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Department of Urban Services, City Services,
Facilities Management Condition Assessments

Limitations of Use

It is important to note that the terms of reference for this asset condition assessment
limit the scope of the assessment to assessing the current condition of the assets
relative to the Building Code of Australia (BCA) which applied at the time of
construction of the asset.

This assessment does not attempt to outline the scope, and in turn the costs,
associated with upgrading the assets to reflect legislative changes to the BCA which
have been introduced during the life of the assets. This includes but is not limited
to:-

e Disabled access and amenities;

EEO issues resulting from a change in the user’s staffing policies and EEO
legislation;

Trade waste issues including the washing of vehicles;

Redundant Fuel tank issues;

Hazardous goods storage issues; and

Locations of and the need for Fire Hose Reels.

A full BCA compliance audit would need to be conducted to assess these issues.

It is also important to note that if these issues were to be taken into consideration the
resulting costs would in many cases far out weigh anything which this assessment
has identified, particularly for the older assets.

This assessment outlines a program of rectification works over a five year period with
most works being programmed during the initial two years to address the major
problems on a prioritised basis. Again the assessment does not try to determine a
scope of work for the building asset elements in order to give the asset a new lease
of life for another 25/30 years. Such an approach would dictate major structural and
services upgrades again on a cost scale far in excess of anything outlined in this
assessment.

In short, this assessment should not be considered the basis for a Capital Works
Project Budget estimate, rather, it is an assessment which would:-

e On a case by case basis form the scope for a Minor New Works project to
address existing condition deficiencies to the building and the level of amenity
it provides;

e act as a tool to assist the Department with it’s strategic short to medium range
MNW program planning; and

e form a picture of the general condition of the Departmental Building Assets
which it's Facilities Maintenance Service Provider can use to report against on
a year by year basis in terms of the ongoing building condition index.

As such, it should not be considered on a standalone basis, by the Department or it's
Agencies, to form the basis for a strategic approach to its Capital Works needs.



DEPARTMENT OF TERRITORY AND MUNICIPAL SERVICES

PROPERTY BRANCH, FACILITIES MANAGEMENT CONDITION ASSESSMENT

FACILITY NAME:
LOCATION :
ADDRESS:

DATE OF INSPECTION:
CONSTRUCTION DATE:
GROSS FLOOR AREA :

STAGE 1

CONDITION RATING

WESTON PRIMARY SCHOOL
Block 1, Section 21, Weston

Hilder Street,

Weston

September to November 2006

1971
3,661

PHYSICAL CONDITION

SQM

THE "CONDITION ASSESSMENT" OF THE FACILITY COMPRISES OF 5 STAGES

DEFINE THE STANDARD REQUIRED TO SUPPORT THE OPERATION OF THE FACILITY.
NOTE: REQUIRED BUILDING STANDARD IS CATEGORY 3 (NORMAL).

STANDARD RATING DEFINITIONS FOR THE ACTUAL FACILITY CONDITIONS

FUNCTIONALITY

COMPLIANCE

All elements must function correctly at all

Complies with current Australian Standards

5 EXCELLENT As new or highest quality achievable. intended times of use. Fully meets for the age of the building. All legal
designed function. responsibilities must be met.
Minor signs of deterioration when viewed - - . . .
N Generally the building meets the existing Complies with current Australian Standards
closely may be acceptable. No deterioration . . .
4 GOOD . X function and all elements function as for the age of the building. All legal
when viewed from normal distance. Some . . . . P
R . intended with low probability of failure. responsibilities should be met.
deterioration may be acceptable.
In this category physical appearance is not All required elements should function as
the ma'or?:or\{siriie{ation apnrzj some minor intended and the building adequately meet All requirements with respect to Health,
3 NORMAL . ) S . the purpose for which it was built. Minor Safety and Standards for the age of the
signs of deterioration when viewed from . . ) X .
X failures, excluding those which bring a threat building must be met.
normal distances are acceptable. .
to safety or security, may be acceptable.
2 POOR Significant mate.nal dama‘geA .Slgnmcam Barely meets current function. Does not comply with Australian Standards.
mechanical deterioration.
1 RUN DOWN Extreme matgnal damage 9' decay. No longer meets designed function. Does not comply with Australian Standards
Extreme mechanical deterioration or decay.
STAGE 2 ON-SITE CONDITION ASSESSMENT TO DETERMINE THE ACTUAL FACILITY CONDITION

ACTUAL AVERAGE FACILITY CONDITION RATING - REFER ABOVE

Building No. 3.5 Grounds No. 3.0 Irrigation No. N/R
Trees No. 1.6 Hydraulics No. 2.8 Fire Protection No. 2.8
Security No. N/R Locking No. N/R Electrical No. 2.3
Lifts and Hoists No. N /A |Mechanical No. 3.1 Hazardous Materials 3.8
STAGE 3 ON-SITE CONDITION ASSESSMENT TO DETERMINE THE ACTUAL MAINTENANCE RATING ON WORK ITEMS

MAINTENANCE RATINGS

Critical repair or replacement work necessary to remedy or avoid breakdown. This
A. CRITICAL includes OH&S issues. The "Year 1" Column should identify the required funding to Year 1
remedy during the first year of the programme.
B. ESSENTIAL Essential worI.< to ensure thgt the cgndltlon complles.wnh the minimum service Year 1-2
requirements. This may include Preventative Maintenance.
C. IMPORTANT Important work to prevent a potential r.|sk or ldete.rloratlng situation. This may include Year 3-4
work that is cyclical in nature.
D. DISCRETIONARY Desirable work to preserve the long term performance and / or appearance. Year 4-5
STAGE 4 DEVELOP A COMPREHENSIVE 5 YEAR MAINTENANCE PLAN FOR THE FACILITY
INCLUDING REPAIRS AND MAINTENANCE INCLUDING COST STRUCTURE.
TOTAL ESTIMATED COST FOR 5 YEAR PLAN $428,071
5 YEAR MAINTENANCE PLAN
YEAR 1 2 3 4 5
COST 41,684 107,287 19,000 43,300 216,800
STAGE 5 ANALYSIS OF BUILDING PERFORMANCE COMPARED TO SIMILAR FACILITIES:
(A) COST PER SQ M FOR THIS FACILITY,
(B) AVERAGE COST PER SQ M ACROSS ALL SIMILAR FACILITIES,
©) DIFFERENCE BETWEEN AVERAGE AND THIS FACILITY.
ANALYSIS OF BUILDING PERFORMANCE
COST YEAR 1 YEAR 2 YEAR 3 YEAR 4 YEAR 5
(A) 11.39 29.31 5.19 11.83 59.22
(B) 19.02 16.71 10.70 22.99 24.68
(C) -7.63 12.59 -5.51 -11.16 34.54

All given figures are at the date of the preparation of this condition assessment and exclude GST

Page 1 of 1 Pages

Prepared by TAMS Property Branch, Facilities Management for
Department of Education and Training - November 2006

Printed at 1:18 PM on 11/09/2007
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1 INTRODUCTION

The report has been commissioned by the Department of Territory and Municipal
Services, Facilities Management to identify the condition of the existing fire safety
systems and shortfalls in those systems at the Weston Creek Primary School on
Block 1 Section 21 Weston.

1.1 EXECUTIVE SUMMARY

Generally the systems installed are of a high standard and appropriate for the
risk and therefore are considered adequate. However, the systems must be
maintained in accordance with AS 1851 to ensure correct operation in the event
of a fire or other emergency.

1.2 LIMITATIONS

This report has been prepared in good faith and due care. It has been based on
walk through inspection and review of the available documentation referred to.
Some areas were locked and not available for inspection at the time of survey.

Verification of design, disassembly of equipment, or inspection of services in
concealed spaces has not been included.

The standards used and referred to in this report are those that were in operation
at the time of installation of the equipment. Where the equipment does not meet
current standards, this is noted in the report. We note that any new and some
replacement works required are to be in accordance with all current standards
and the Building Code of Australia.

The audit was undertaken on the date of this report and any additional issues
occurred after that date has not been included in this report.

18 October 2006 STEVE COOMBE (856)
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2 THE BUILDING

This facility was constructed as a primary school to a very high standard relative
to fire safety.

Summary of Construction Results
Determination

Classification Class 9b
Number of storeys contained 2
Type of construction required Type C

2.1 TAMS DOCUMENTATION

As this facility has had maintenance conducted by others other than TAMS there
were no outstanding fire related issues on their building file.

2.2 MAINTENANCE

Fire Safety facilities in this facility have been maintained by Tyco.

18 October 2006 STEVE COOMBE (856)
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3 FIRE SAFETY SYSTEMS SUMMARY

PROVIDED | ADEQUACY BCA RECOMMENDATION
Egress Yes Yes Compliant Nil
Doors & locks | Satisfactory Yes Compliant Nil
Sprinkler Not required Not Compliant Nil
systems applicable
Thermal Yes Yes Compliant Nil
Alarms
Smoke alarms No Yes Compliant Recommended
upgrade during next
refurbishment
Occupant Yes Yes Compliant Recommended
Warning upgrade as funds
permit
Fire Yes Yes Compliant Nil
extinguishers
Fire blankets Yes Yes Compliant Nil
Fire Hose Yes Yes Compliant Nil
Reels
Internal Not Provided Not Compliant Nil
Hydrants applicable
External Satisfactory Yes Complaint Nil
Hydrants
Emergency Yes Yes Compliant Installation and
lighting and maintenance details
Exit signs not available
House Satisfactory Yes Compliant Nil
keeping
Fire doors Yes Yes Compliant Nil
Smoke Doors Yes Yes Compliant Nil

18 October 2006

STEVE COOMBE (856)
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4 FIRE ALARM SYSTEMS (50)

An AMPAC AB 1000 Fire Indicator Panel is installed in an entry to this building.
This panel was installed in about 1988.

No faults were noted on arrival for the survey.

The system is connected to a monitoring service who notifies the Fire Brigade in
the event of an alarm in the building.

The onsite log book has been completed by Tyco indicating that they are
maintaining the system in accordance with AS 1851.

No additional work required.

5 FIRE AND SMOKE DETECTORS (51)

The walk through inspection would suggest compliance with AS 1670 at the time
of installation.

Minimal smoke detectors are installed i.e. in corridors adjacent to fire/smoke
doors.

As smoke detectors would be the preferred option in this facility and required by
current standards their installation would be recommended as areas are
refurbished.

It is suggested that all detectors are connected to the Fire Indication Panel.

Consider detector replacement of thermals with Smoke/thermal as funds are
available or areas are refurbished. Estimated Cost $20,000.

No additional work required at this time.

6 FIRE SPRINKLER SYSTEMS (52)

A Sprinkler system is not installed, required or recommended.

No additional work required.

18 October 2006 STEVE COOMBE (856)
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7  FIRE HOSE REELS (53)

The following fire hose reels are installed in this facility.

FHR Nbr | Estimated | Location Last

Length Inspected
6 36 Outside hall July 2006
13 36 First floor July 2006
5 36 Ground floor under first floor July 2006
4 36 Eastern wing July 2006
3 36 Opposite Library July 2006
8 36 West rented area July 2006
9 36 Opposite room 45 July 2006

The Hose reel numbers (FHR Nbr) used is the contractor's number which may
not be accurate and continuos or may not represent the exact facilities installed

Hose reels are tagged as having been maintained as required.

Locations may not be in accordance with present requirements (not within 4 m of
an exit) and water supplies may not met current requirements but there is no
requirement or recommendation to up grade unless substantial upgrade of the
building is undertaken.

No additional work required.

8 FIRE HYDRANTS (54)
Internal hydrants are not provided within this facility.

Ball valve street hydrants are available which will provide adequate coverage for
the building. These hydrants are maintained by ActewAGL.

No works required.

18 October 2006 STEVE COOMBE (856)
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9

FIRE DOORS (55)

While not required in accordance with the requirements of the BCA fire and
smoke doors have been strategically located to divide the building into smaller
compartments.

It was not possible to inspect the remainder of the fire barrier in ceiling spaces
and throughout the building. .

No additional work required.

10 FIRE EXTINGUISHERS (56)

The following fire extinguishers are installed throughout the building;

Ext Type Location/Comments Last Test | Pressure
Nbr Inspected | Level | Test
1 CO, | Staff Room July 2006 2 2000
7 ABE | Hall 2006
8 ABE | Hall 2006
10 | CO, Opposite room 32 2002
FB Canteen NA
ABE Canteen 2003
ABE Plant room 2006
CO; Plant Room 2000

The extinguisher numbers (Ext Nbr) used is the contractor’'s number which may
not be accurate and continuos or may not represent the exact facilities installed.

Installed extinguishers are considered satisfactory in number and location.

No additional work required.

11 FIRE BLANKETS (57)

Refer to item on fire extinguishers for details of installed fire blankets

No additional work required.

18 October 2006 STEVE COOMBE (856)
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12 EVACUATION SYSTEMS (58)

A May-Oatway Emergency Warning and Intercommunications system is installed
in this school.

The system is connected to the FIP and operates automatically on fire alarm.

Horn speakers are installed through out and it is understood that these can be
heard throughout all areas.

Warden intercommunications phones are installed which can be removed if they
cause trouble.

An EWIS system is not required by current standards in this facility an occupant
warning only would be required.

As this system is ageing and parts no longer available it's replacement with an
OWS Tone Generator in the FIP, as funds permit is recommended.

Recommend installation of OWS as funds are available. Estimated Cost
$10,000.

No additional work required at this time.

13 EMERGENCY LIGHTS (59)

Emergency lighting and illuminated exit sign are provided throughout all areas.
Generally the fittings are in good order and condition and are considered
serviceable.

No installation or maintenance details were available on site, Tyco provide
electronic recording of emergency lighting maintenance and no details were
available on site.

Ensure emergency lights are maintained as required.

14  SITE FIRE PROTECTION (60)

The issue regarding external hydrants has been covered previously and there are
no additional comments in this regard.

No work required

18 October 2006 STEVE COOMBE (856)
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15 GENERAL

15.1.1 Egress
The distance of travel to exits was considered satisfactory

15.1.2 Housekeeping

Generally the level of housekeeping as considered satisfactory and there are
no recommendations in this regard.

18 October 2006 STEVE COOMBE (856)
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16 FLOOR PLAN
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