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1.0 INTRODUCTION 
 
This report summarises the details from the Building Audit, commissioned by the Yarra Ranges Council for the 
Anderson Street Buildings occupied by the Council in Lilydale. The Building Audit reviews the existing conditions 
of the Yarra Ranges Council Anderson Street Buildings, detailing the compliance and end of life issues with the 
existing buildings, before providing a rectification recommendation with cost estimates. 
 
The Consultant Team that contributed to the production of this report are: 
 
Principal Coordinating Consultant & Architects  H2o Architects  
Services Engineers Lucid Consulting 
Structural / Civil Engineer Vert Engineering  
Certification Wilsmore Nelson  
Disabled Design Access Consultant Architecture and Access  
Traffic Consultant  Traffix Group 
 
This report summarises the Building Audit details from these members of the Consultant Team, with these details 
being explained at length in separate reports from each member of the Consultant Team.  In addition Wilde and 
Woollard provided cost estimate summaries for the rectification works recommended for the issues identified by 
the Building Audit. 
 
 

1.1 ASSUMPTIONS 
 
This report has been developed with the following assumption: 
 
• The Library can be relocated from its current location in the southern area of the Anderson Street Building. 
 
 

1.2 DEFINITIONS 
 
YRC Yarra Ranges Council 
Council Yarra Ranges Council 
ABW Activity Based Working 
DDA Disabled Design Access 
OH&S Occupational Health & Safety 
LG Lower Ground 
G Ground 
L1 Level 1 
WS Workstation 
CEO Chief Executive Officer 
MECC Municipal Emergency Command Centre 
AS Australian Standards  
BCA Building Codes Australia 
PAO Public Acquisition Overlay for Vicroads Bypass 
Veldhoen Veldhoen & Company Pty Ltd 
Project Team Consultant Project Team 
RCD Residual Current Device (Safety switches)  
CB Circuit Breakers  
DB Distribution Board 
AHU Air Handling Unit 
TGSI Tactile Ground Surface Indicator  
WC Water Closet / Toilet Pan 
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1.3 EXECUTIVE SUMMARY 
 
This report studies the existing Council accommodation at Anderson Street in Lilydale and establishes that these 
facilities are typically in very poor condition, with several aspects having compliance issues and much of the 
building fabric and services at the end of their operational life and in need of replacement.   
 
In addition, the existing buildings are not fit for purpose with the philosophy, objectives and key principles of the 
Yarra Ranges Council, including the desire to create a high performing organisation based on innovation, trust 
and empowerment.   
 
The internals of most existing buildings, including the portables, do not display equity of access or contain 
suitable conditions. Equity of access from the existing car parks, foot paths, entries, internal circulation, 
amenities, and vertical movement don’t conform to current disability access requirements.  Dignified disabled 
access is required to all levels, between all levels, between all buildings, including between the portables - and a 
major problem will occur for the Yarra Ranges Council if an employee or visitor lodges a complaint. 
 
With this background, rectification of the existing buildings is a potential outcome, but is not good value for 
money and instead the recommended approach is the consolidation into a redevelopment of the existing 
Anderson Street Building. 
 
Rectifying the existing Anderson Street building resolves the following existing accommodation issues: 
 
• Existing buildings have certification gaps and anomalies. 
• Buildings and surrounds have compliance & end of life issues. 
 
These issues cannot be rectified in isolation.  The current Building Code of Australia requires that if the Council 
undertakes works on 50% of the volume of the building, then the entire building is required to be bought into 
conformance with the Building Regulations. In addition, due to the nature of the issues mentioned in this report, 
the Council has a Duty of Care to undertake a process for resolution of the issues. In addition, undertaking these 
works will encounter asbestos and hazardous material that will require to be removed.  
 
The details for this Building Audit were presented as a draft to the Council Forum on 29 March 2016 and were 
informed by the site reviews from 25 January to 8 February, plus a review of the electrical distribution boards on 
21 March 2016. 
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2.0 SUMMARY OF EXISTING ISSUES 
 
The inspection of the existing Yarra Ranges Council buildings revealed the following items: 
 
KEY ISSUES SUMMARY 
 
• Buildings are not fit for purpose with the philosophy, objectives and key principles of the Yarra Ranges 

Council, including the desire to create a high performing organisation based on innovation, trust and 
empowerment.   

• The Council buildings need to represent to the community in a way that is consistent with the codes and 
regulations administered by the Council.  

• The existing Yarra Ranges Council Anderson Street Building is unable to cater for all civic events, due to the 
existing spaces being small, inflexible and underutilised. 

• The existing buildings at Anderson Street have unresolved issues needing to be addressed with the current 
Certificates of Occupancy. Any rectification works or redevelopment of the existing building can resolve these 
issues by having the works re-certified. 

• Currently the Anderson Street Buildings have several issues that contravene the approach that the Council 
would require for applications made to the Council for town planning permits and this reflects poorly on the 
Council. 

• Mechanical plant equipment and electrical switchboards are at the point where replacement is needed to 
avoid excessive maintenance costs and potential failure that would cause significant operational disruption. 

• The distribution boards at the Anderson Street Building and the West Portables are old and in need of 
replacement. The distribution boards lack Residual Circuit Devices (RCD) and fire seals, making them non-
compliant and requiring rectification.  

• Equity of access from the existing car parks, foot paths, entries, internal circulation, amenities, and vertical 
movement don’t conform to current disability access requirements.  No continuous accessible path of travel 
from the property boundary and the car park to the building entrance. Dignified disabled access is required to 
all levels, between all levels, between all buildings, including between the portables - and a major problem will 
occur for the Yarra Ranges Council, if an employee or visitor lodges a complaint. Most of the disabled carpark 
bays, toilets, corridors, and ramps also do not suit current requirements in size and configuration. 

• The existing fire hydrant between the tapping and treehouse is undersized which subsequently result 
insufficient water pressure and non-compliance. Internal hydrants are installed without a booster assembly, 
existing hydrants are single head instead of dual, with many hydrant locations not fire protected and some 
existing hydrant and hose reels have non-conforming accessibility and mounting heights.  These issues 
combine to create an inability to provide minimum required pressures and flows in the event of fire, 
compromising the inability to respond fully to a fire. 

• The thermal efficiency of the building envelop for the roof, walls, openings, windows and floors is very poor, 
causing costly additional power consumption for the heating of the building in winter and the cooling of the 
building in summer. 

• External and internal walls has cracking due to moisture level changes, requiring stabilisation and repair.  The 
poor condition for the downpipes, stormwater and drainage systems of the Anderson Street Building, 
particularly on the east area of the building, is causing the resulting water to flow by an alternative path that is 
under and through the Anderson Street Building, causing movement in the subsoils founding the building and 
resulting in internal damping and wall cracking. 

 
COMPLIANCE ISSUES 
 
Certification Issues 
• Many areas of disabled access from carparks, paths, entries, internal circulation, amenities, and vertical 

movement don’t conform to current requirements. 
• Most stair configurations and handrails don’t conform to current requirements. 
• Exit signs need replacements to make them uniform and to suit current requirements. 
• Exposed steel columns on the Ground and Sub-Ground levels require a two hour fire enclosure.  
• No access walkways on roof, unable to have safe roof access for roof plant maintenance.  
• The existing buildings have unresolved issues needing to be addressed with the current Certificates of 

Occupancy.  Any rectification works or redevelopment of the existing building can resolve these issues by 
having the works re-certified.  
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Mechanical Issues 
• The mechanical units located on the roof have inadequate access which is not compliant. It creates a potential 

health and safety risk for employees and contractors servicing the units. 
• The three main Air Handling Units have passed their useful life and do not comply with current standards 
• The reticulation of the duct work in the ceiling appears in good condition, but does not have the sufficient 

insulation on the duct to comply with the current standards and is increasing the energy consumption of the 
building.  
 

Electrical Issues  
• Thermal imaging was conducted for the distribution boards and has confirmed that the distribution boards at 

the Anderson Street Building and the West Portables are old and in need of replacement. The distribution 
boards lack Residual Circuit Devices (RCD) and fire seals, which is non-compliant and is required to be 
rectified. 

• Most exit signs are not compliant with current codes and need replacement if the building is being rectified or 
redeveloped. 

• Cable management is chaotic and hazardous within the ceiling spaces. Many cables are not installed in cable 
trays as required by the current Australian Standards. 
 

Hydraulic Issues 
• The temperature of hot water delivered to sanitary fixtures from the hot water systems is excessively high and 

not code compliant. Currently the hot water at the hot tap is being delivered at 60 degrees Celsius or over, 
which can cause burning or scalding. Sanitary outlets are required to be altered to have temperature control 
devices. Thermostatic mixing valves are to be installed prior to all fixtures being used, to comply with 
Australian Standards. 
 

Disabled Access Issues:  
• A continuous accessible path of travel from the property boundary, through the car parking and  to building 

entrances does not exist. 
• No dignified disabled access exists to all levels, between all levels and between all buildings, including to the 

portables. 
• No dignified disabled access exists into the West Portables, Sub-Ground Level and First Level. 
• No lift allows dignified disabled access the upper and lower levels of the main Anderson Street Building. 
• Some disabled toilets configurations are non-compliant and many areas do not have access to a disabled 

toilet. 
• Some internal passages are too narrow, with non-compliant paths and doors. 
• Externally, there are many steep and uneven roads, non-compliant stairs and ramps. 

 
Fire Issues 
• The existing fire hydrant between the tapping and treehouse is too small at 80mm, the hydrant should be 

100mm in diameter to have sufficient water pressure to fight fire and to meet compliance.  
• Internal fire hydrants are installed without a booster assembly. 
• Existing hydrants are single head instead of dual. 
• Many hydrant locations are non-fire protected. 
• Some existing hydrant and hose reels have non-conforming accessibility and mounting heights 
• These issues are combining to create an inability to provide minimum required pressures and flows in the 

event of fire compromising, the inability to respond fully to a fire. 
• Require thermal detection to ceiling space to meet current code requirements. 
 
Traffic Issues:  
• External path lighting and carpark lighting do not conform to current requirements and currently is a security 

risk for users of the carpark after dark. 
• Disabled parking needs re-painting and is non-compliant to current requirements due to incorrect sizing and 

lack of access aisle and bollards. 
• If the Lilydale Bypass is built, this will impact on the existing carparks.  
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END OF LIFE ISSUES 
 
Structural Issues 
• External and internal walls has cracking due to moisture level changes and require stabilisation and repair. 
• Some eaves are damaged, mostly from water ingress and require the water ingress to be resolved and eaves 

replaced in some locations. 
• The front eastern section of the Library slab has failed and requires replacement. 
• Termite damage to the timber ground level flooring in the northern section of the Anderson Street building. 
• The roofs are at the end of their useful life, with several sections requiring replacement, but the roofing profile 

is no longer available, making localised replacement costly and entire replacement the best outcome. 
 
Mechanical Issues 
• Existing air conditioning units are at the end of their useful life and currently running on refrigerant 22, which is 

being phased out, creating limited supply. Any minor building alteration or significant mechanical equipment 
failure, will necessitate the replacement of parts of the system. 

• The condensers for the mechanical system are located on the roof with many of them in poor condition and 
showing signs of rust.  

• If the existing air-conditioning units are not scheduled for replacement and remain in operation until they fail, it 
will take several weeks to supply and install new units. This will leave sections of the building without air 
conditioning during the replacement. 

• The three main Air Handling Units have passed their useful life and do not comply with current standards. Any 
minor building alteration will result in the need to replace all units. The coils and fan located in these units are 
consuming more energy than is required due to their age and constant operation with very little control.  

• The generator is in good condition but requires expansion to achieve the required site loads, for data storage 
and full operation of the MECC. 

 
Electrical Issues  
• As the electrical boards are older than 25-30 years they are subject to cracked or damaged busbar insulation, 

rust and/or corrosion, as well as increased risk of redundant components within the switchboards being 
inappropriately disconnected, leading to the potential for exposure of live parts.  

• Lighting could be more energy efficient with replacement by less consumptive light types and improved 
sensors to reduce operation durations and lower energy consumption. 

 
Fire Issues  
• The Fire Indication Panel is at the end of its useful life, replacement parts are unavailable, so replacement is 

recommended.  
 
Civil Issues: 
• Many of the stormwater pits are blocked and are filled with debris, preventing adequate drainage onsite. 
• Stormwater pits do not adequately discharge stormwater to the adjacent kerb and channel via gravity and 

need to be reconstructed to improve flows. 
• Underground stormwater systems are required to be upgraded to avoid potential flooding and ponding. 
• Many drainage areas are in a poor state causing ponding.  
• The above civil issues relate the poor condition for the downpipes, stormwater and drainage systems of the 

Anderson Street Building, particularly on the east area of the building.  This problem is causing the resulting 
water to flow by an alternative path that is under and through the Anderson Street Building, causing movement 
in the subsoils founding the building and resulting in internal damp and walling cracking. 

 
Traffic Issues:  
• Areas of the roadway and carpark asphalt surfaces are suffering from distress and are in need of repair.  
 
These issues cannot be rectified in isolation.  The current Building Code of Australia requires that if the Council 
undertakes works on 50% of the volume of the building, then the entire building is required to be bought into 
conformance with the Building Regulations. In addition, due to the nature of the issues mentioned in this report, 
the Council has a Duty of Care to undertake a process for resolution of the issues. In addition, undertaking these 
works will encounter asbestos and hazardous material that will need to be removed.  
 
Refer to separate consultant reports for more detail on these issues.  Refer to Appendix B for a detailed summary 
of existing conditions and issues.  
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2.1 RECTIFICATION COSTS FOR EXISTING ISSUES 
 
Summary of Existing Building Rectification Costs: 
Cost of rectifying the existing Lilydale Buildings $4,690,000 
Contingency / Escalation/Professional & Authority Fees $1,320,000 
Out of Hours Works $520,000 
Total Rectification Cost excluding GST $6,530,000 
 
Detail of Existing Building Rectification Costs: 
Fire rating to existing steel columns $37,000 
Making existing stairs compliant including balustrades, handrails, stair nosings, tactiles $130,000 
Rectify disabled access including: 
- External access  $291,000 
- External disabled carparks, pathway cross falls, kerb heights, steep pathways $146,000 
- Vertical lift transportation connecting levels of the building $397,000  
Upgrade fire extinguishers $10,000 
Make existing toilets DDA compliant $74,000 
Rectify internal and external wall cracking due to moisture level changes, including: 
- Internal/external wall cracking and repair, walls, plaster, paint, grout $370,000 
- Structure repairs including underpinning, local strengthening to walls $259,000 
Rectify eaves damaged, from water ingress, plus replace leaf guards $88,000 
Replace front eastern section of the broken Library slab, including:  
- Front eastern section slab replacement $139,000 
- Underpinning slab corner $111,000 
- Re-compaction with stabilised sand $74,000 
- Making good existing conditions $93,000 
Replace roofs at the end of their useful life, including: 
- Roof over Ground Floor $85,000 
- Roof over level 1 $213,000 
- Roof over level 2  $78,000 
Stormwater rectification to prevent ingress to the eastern side of the building     $508,000 
General repairs, to stormwater pits, cleaning asphalt repairs etc. $73,000 
Replace air condition units at the end of their useful life $446,000 
Replace air chiller and pumps, on the roof in poor condition $311,000 
Compliant chiller roof access and roof access ways  $31,000 
Other compliant roof safety systems $35,000 
New roof services platforms $77,000 
Replace Electrical switchboards  $336,000 
More energy efficient lighting and improved sensors to reduce operation durations. $122,000 
Replace non-compliant exit signs $16,000 
Additional generator to allow capacity for combined MECC and data room back-up $153,000 
External path lighting and carpark lighting $153,000 
Replace system for hot water delivery to sanitary fixtures currently at 60deg C or over  $19,000 
New 100mm fire services tapping, new external head hydrants and new booster assembly $276,000 
Removal and replacement of asbestos and other contaminated materials $185,000 
Improve the thermal efficiency of the building envelope, with window and door replacement $554,000 
Replacement of existing eaves linings $59,000 
Temporary accommodation to allow staged services replacement $581,000 
Total Rectification Cost excluding GST $6,530,000 
 
These details have the following allowances and exclusions: 
Procurement process using expected to be competitive Tender 
Sensible allowance for latent site conditions 
Costs exclude GST 
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3.0 EXISTING PLANS SUMMARISING ISSUES 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

PEDESTRIAN CROSSOVERS ARE 
TOO STEEP (EXCEEDING THE 
COMPLIANCE OF 1:40) AND ARE 
MISSING TACTILE INDICATORS.   

THE TREEHOUSE FIRE MAIN IS NOT 
COMPLIANT WITH CURRENT 
REQUIREMENTS & WILL RESULT 
INADEQUATE WATER PRESSURE 
FOR FIRE EMERGENCY.  

DISABLED PARKING NEEDS 
RE-PAINTING. MOST LACK 
ACCESS AISLE, PROTECTION, 
SIDE ACCESS AND CORRECT 
SIZES FOR CURRENT CODES. 

EXTERNAL HYDRANT SUPPLIED BY 
THE EXISTING 80mm FIRE 
CONNECTION IS NON-COMPLIANT. 
CODE-REQUIRED PRESSURE AND 
FLOWS ARE NOT BEING ACHIEVED 

DRIVEWAY & CARPARK 
SUFFERING FROM DISTRESS & IN 
NEED OF REPAIR  

CONTACT CENTRE 
INACCESSIBLE FOR 
DISABLED WITH A 
CHANGE IN LEVEL 

SITE AND SURROUNDING 
 

LV SUPPLY 

SEWAGE 

STORMWATER PITS 
CONFIGURATION NOT ABLE TO 
ADEQUATELY DISCHARGE 
STORMWATER VIA GRAVITY INTO 
THE KERBS AND CHANNEL 

PATHWAYS SUFFERING FROM 
DISTRESS AND CRACKS, POSING 
TRIP HAZARDS 

RAMP ACCESS TO TREEHOUSE 
NON-COMPLIANT 

UNDERSIZED RUSTED 
STORMWATER PIPES. WATER NOT 
PROPERLY DRAINED INCREASING 
CRACKING OF WALLS AND 
FLOORS, PONDING OF WATER IN 
SUBFLOOR PLANT  
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AHU HAVE PASSED THEIR 
USEFUL LIFE. THE COILS AND 
FAN IN THE AHU ARE 
CONSUMING MORE ENERGY 
THAN IT IS REQUIRED DUE TO 
THEIR AGE.  
 

SUB-GROUND LEVEL 
 

NON-COMPLIANT EXIT 
SIGNS AND NO 
DISCHARGE TEST 
FACILITY PROVIDED. 
 

SUBFLOOR VOID COLUMN 
FOUNDATIONS AT VARYING 
DEPTHS DUE TO GROUND 
LEVEL CHANGE. ATTEMPTS 
TO EXCAVATE SUBFLOOR 
VOID WOULD REQUIRE 
COLUMN FOUNDATIONS.TO 
BE UNDERPINED 

PUMP IS AGED AND 
DOES NOT COMPLY 
WITH CURRENT 
STANDARDS. 
 

HYDRANT LOCATED BELOW 
WALKWAY. MAY NOT BE 
ACCESSIBLE OR VISIBLE TO FIRE 
CREW IN A FIRE SCENARIO. ALSO IT 
IS AN OH&S ISSUE TO ATTENDING 
FIRE CREW.  
 

LOAD CENTRE WITH EXPOSED 
LIVE PORTS. HIGH OH&S RISK 
 

MECHANICAL PLANT 
CAPACITY TOO LOW AND 
UNDER PERFORMING. 
REPLACEMENT IS 
ESSENTIAL TO AVOID 
EXCESSIVE MAINTENANCE 
COSTS AND SYSTEM 
FAILURE MAINTENANCE 
COSTS  
 

FAN COIL UNIT SERVING 
LUNCH ROOM IS AGED AND 
IN NEED OF REPLACING. 
ISSUES WITH 
TEMPERATURE CONTROL. 
NO OUTSIDE AIR PROVIDED 
WHICH DOES NOT MEET 
CURRENT STANDARDS. 
 

CONDENSER SERVING 
SUB-FLOOR LEVEL NOT 
RECEIVING SUFFICIENT 
VENTILATION.  
 

AGED SWITCHBOARD 
WITH NO RCD 
PROTECTION FOR  
THE POWER AND 
LIGHTING CIRCUIT. 
 

HYDRANT LOCATED 
ADJACENT BUILDING 
OPENING. NOT ACCESSIBLE 
FOR FIRE CREW IN A FIRE 
SCENARIO. 
 

LIBRARY AHU IS AGED AND IN 
NEED OF REPLACING. OUTSIDE 
AIR QUANTITIES ARE NOT TO 
CURRENT STANDARDS. 
 

CRACKING IN PIPES. NO 
LONGER EFFECTIVE TO BE 
USED  

DAMAGED DOWNPIPES, 
POOR DRAINAGE 
DISCHARGE ROUTE.  

EXTENSIVE WATER DAMAGE 
ON INTERNAL WALLS 
LEAVING RESIDUE 
CONSEQUENTLY CLOGGING 
AND MALFUNCTIONING 
EQUIPMENT. 

NO TACTILE INDICATORS. 
NOT COMPLIANT.  

INGRESS OF WATER INTO 
PLANT ROOM, OH&S RISK 
AND MECHANICAL FAIL. 

POOR CABLING 
METHODOLOGY UTILISED 
WITHIN SUB-GROUND LEVEL 
PLANTROOM. CABLES 
RETICULATING/ COILED ON 
GROUND POSE A TRIPPING 
HAZARD. 
 

NON COMPLIANT 80MM 
HYDRANT PIPE. DIAMETER 
SHOULD BE 100MM TO 
HAVE ADEQUATE WATER 
PRESSURE 
 

EXPOSED CABLING AND 
ELECTRICAL WIRING 
THROUGHOUT SUB-GROUND. 
OH&S RISK TO STAFF.   

WATER DAMAGE ON CEILINGS 
SUBSEQUENTLY MAKING 
INSULATION INEFFECTIVE. 

INTERNAL CRACKING OF 
BRICKWALL IN STAIRWELL 
&CORRIDOR DUE TO 
MOVEMENT OF THE 
BUILDING CAUSED BY 
MOISTURE CHANGES IN 
THE GROUND 

ASBESTOS MATERIALS 
PRESENT IN MANY AREAS 
OF THE BUILDING. 
PRESENCE OF ASBESTOS 
ABIDES VICTORIAN OH&S 
REGULATIONS.  

MAIN AHU IS AGED IN 
NEED OF REPLACING. 
OUTSIDE AIR QUANTITIES 
NO LONGER MATCH 
CURRENT STANDARDS. 
 

HIGHLY ENERGY 
CONSUMPTIVE LIGHTS THAT 
ARE MALFUNCTIONING AND 
NOT PROVIDING ADEQUATE 
LIGHTING INTO WORKING 
SPACES   
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HOSEREEL HEIGHT 
NOT COMPLIANT  

MAIN SWITCHBOARD 
OVERHEATING. FAILING 
CIRCUIT BREAKER. WITH NO 
ELECTRICAL CURRENT 
PROTECTION. POTENTAIL FIRE 
RISK. 

HYDRANT LOCATED 
ADJACENT BUILDING 
WINDOW OPENING. 
INACCESSIBLE FOR FIRE 
CREW IN A FIRE SCENARIO. 

WEST PORTABLE OFFICE 
 

WEST PORTABLE OFFICE 
 

CABLE MANAGEMENT 
CHAOTIC POSING 
ELECTRICAL HAZARD 

CRACKING ALONG WESTERN 
EXTERNAL BRICKWALL DUE TO 
MOVEMENT OF BUILDING 
CAUSED BY MOISTURE CHANGES 
IN GROUND  

UNSEALED WALL 
PENETRATION WITH 
EXPOSED CABLING.  

COUNCIL CHAMBERS 
DISTRIBUTION BOARD 
IS OUT DATED WITH 
NO RCD PROTECTION 
PROVIDED 

THE LOCATION OF 
CONDENSER UNITS IS NOT IN 
IDEAL LOCATION AS AIR 
CIRCULATION IS POOR. 
 

INDOOR AIR UNITS IS NOT 
PROVIDING SUFFICIENT OUTSIDE AIR. 
IT IS NOT COMPLYING WITH THE 
CURRENT STANDARDS, RESULTING 
POOR INDOOR ENVIRONMENT 
QUALITY. 
 

CRACKING OF EASTERN 
BRICKWALL EXTENDING 
THROUGH TO INTERIOR OF 
THE LIBRARY  

CLEARANCE IN FRONT OF 
THE METER PANEL IS NON-
COMPLIANT WITH AS3003. 

EXTENSIVE CRACKING OF 
EXTERNAL BRICKWALL 
ALONG EASTERN SIDE 
 

GROUND LEVEL 
 

GENERAL WATER DAMAGE/ 
BROKEN CEILING TILES. 
 

GAP FORMING AT BASE OF 
INTERNAL WALLS DUE TO 
DEFLECTION OF THE 
FLOOR SLAB 

HYDRANT LOCATED 
ADJACENT TO WINDOW. 
NOT ACCESSIBLE FOR 
FIRE CREW IN AN 
EMERGENCY 

DEFLECTED SLAB CAUSED 
BY LACK OF COMPACTION 
AND SOIL MOVEMENT  

INTERNAL STAIRS TOO 
NARROW, NO TACTILE 
INDICTORS, HANDRAIL 
NOT COMPLIANT.  
 

DISABLED TOILET SIZE, 
LAYOUT AND FIXINGS ARE 
NOT COMPLIANT 
 

STEEL COLUMNS NOT FIRE-
PROTECTED 

THERMOSTATIC VALVES NOT 
INSTALLED FOR TAPWARE, HOT 
WATER BEING DELIVERED 60 
DEGREES CELCIUS OR OVER, 
WHICH CAN CAUSE CHURNING  

WEST PORTABLE NOT DDA 
ACCESSIBLE. NOT PROVIDING 
EQUALITY FOR THE DISABLED.  

 

LIBRARY SWITCHBOARD 
LOAD IS  UNBALANCED 
POSES  FIRE HAZARD 

UNDERSIZED, UNEVEN AND 
RUSTED STORMWATER PIPES, 
UNEVEN INGROUND STORMWATER  
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 FIRST LEVEL   

 
 
 

CHILLER SERVING FOR MAIN AHU HAS 
EXCEEDED SERVICABLE LIFE, ALSO 
CURRENTLY RUNNING ON 
REFRIGERANT 22 THAT IS THE 
CURRENTLY BEING PHASED OUT. 
 

INTERNAL HYDRANT AND HOSEREEL 
INCORRECTLY MOUNTED. HYDRANT OUTLET 
INACCESSIBLE AND WILL NOT PROVIDE 
REQUIRED WATER PRESSURE FOR SAFE 
ATTACK OF FIRE. 
 

STAIRS NOT COMPLIANT. 
HANDRAIL NOT COMPLIANT. 
NO DISABLED ACCESS TO THIS LEVEL 

UNABLE TO HAVE SAFE ROOF 
ACCESS FOR ROOF PLANT 
MAINTENANCE. RISK TO SAFETY FOR 
EMPLOYEES AND CONTRACTORS 
WORKING ON THE ROOF.  
 

GENERAL WATER DAMAGE/ BROKEN 
CEILING TILES. 

 

NO THERMAL INSULATION 
UNDER THE ROOF. 

BOX GUTTERS BLOCKED WITH DEBRIS 
CAUSING INEFFECTIVE DRAINAGE 
WHICH RESULTS WATER DAMAGES 
INTO THE BUILDING  

RUST DEGRADING ROOFS & 
DAMAGED EAVES. THE ROOFS ARE 
AT THE END OF ITS USEFUL LIFE. 
REPAIR COST EXCEEDS 
REPLACEMENT COST.  
 

POOLING OF WATER IN BOX 
GUTTERS, INEFFECTIVE DRAINAGE 
 

NON-COMPLIANT EXIT SIGNS 
AND NO DISCHARGE TEST 
FACILITY PROVIDED. 
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APPENDIX A – ASSESSED SUMMARY OF EXISTING BUILDING 
 
Building upgrade requirements critical to business activities:  
 
 
A.1 SITE AND SURROUNDING 
 
 Location Issue Rectification  Status 
 Throughout    Dedicated parking 

spaces for disabled 
are provided but not in 
compliance with 
AS2890.6. No access 
bays, bollards and 
some of the bay widths 
are non-compliant.   

Provide compliant 
spaces close to 
building entry points.  
 

Critical  
 

 Throughout    Kerb ramps adjacent  
accessible car spaces 

   are non-compliant. 

Provide appropriate 
kerb ramps linking 
accessible car spaces 
to paths. 

Critical 

 Throughout Crossfalls on pathways 
exceed 1:40 

Provide cross fall, no 
stepper than 1:40 

Critical 

 Throughout A path of travel does 
not connect from the 
property boundary to 
the building entry, 
car park and other 
buildings on the site. 

Provide a continuous 
accessible path of 
travel from the property 
boundary and the 
car park to the building 
entrance. 

Critical 

 Rear of 
Portable 
4,5,6 

Paving surface is unsealed, not safe for 
disabled wheel access.  

Provide a firm, slip 
resistant surface.  

Important 

 Throughout  Asphalt pavements, 
crossovers and pits 
require repair. It is a 
hazard to pedestrians 
using the external areas  

Pavement to be 
repaired and made 
good 

Important 

 North end 
Carpark 

Stormwater pits 
configuration not able 
to adequately 
discharge stormwater 
via gravity into the 
kerbs and channel 
 

New kerb and channel 
to be constructed  

Critical 

 Throughout  Stormwater pits are 
blocked and full of 
debris, preventing 
adequate drainage on-
site.  

Construct new 
stormwater pits 

Critical 
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A.2 EXTERIOR OF ANDERSON ST MAIN BUILDING 
 
 Location Issue Rectification  Status 
 Chamber 

Entry/ 
South West/ 
East Wall/ 
West Wall 

External cracking of 
brick wall caused by 
improper stormwater 
drainage and ground 
moisture changes due 
to movement of the 
building. 

Fill crack.  
 

Medium 
 
 
 

 West 
Elevation 

Aged downpipe 
discharging to ground 
surface without an 
outlet causing 
ineffective drainage  

Replace downpipe and 
connect to stormwater 
system.  

Critical 

 West 
Elevation 

Poor drainage & 
ingress of water. 

Re-design of area, 
including new drainage 
system.  

Important 

 West 
Elevation 

Damaged sunshades Repair / replace 
damaged sunshade. 

Important 

 North West 
Corner / 
Portable 

Portable within 3m fire 
set back of main 
building. 

Relocate / Remove  
Obtain independent fire 
report. 

Important 

 North Steps Open raisers, 
inedequate handrail 
extension, no tactiles at 
landings, no DDA 
access. 

Adjust stair in 
accordance with 
standards. Provide 
ramp. 

Important 

 Stairs in 
West 
Courtyard 
Alcove 

External stairs not DDA 
compliant.  

Upgrade to BCA 
compliance.  

Important 

 West 
Elevation 

Inaccessible Fire 
Hydrant may be 
unusable by the fire 
crew and an OH&S 
issue for fire crew 
members. 

Remove stair / landing 
over, or relocate the fire 
hydrant.  
 

Critical 
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 Throughout  External hydrants not 
shielded by fire rated 
construction. Risk that 
multiple hydrants will 
be unusable by the fire 
crew. It is an OH&S 
issue for fire crew 
members. 

Request letter of 
opinion from local 
Country Fire Authority 
station on suitability of 
safety and effectiveness 
of installed hydrant 
system. 

Important 

 Near 
Treehouse 
Portable 

External hydrant 
pressure inadequate. 
80mm needs to be 
100mm to be compliant 
and have sufficient 
pressure to fight fire. 

Upgrade hydrant to 
100mm.  

Critical 

 Ground Level 
Roof  

Access platform to the 
mechanical plant is 
unstable and not 
compliant posing 
OH&S risk for 
employees and 
contractors.  

New access platform to 
roof plants.  

Critical 

 First Level 
Roof 

 Soffit damage. Replace temporary 
hatch & repair damage. 

Important 

 Service 
Ramp 

Extensive cracking at 
base of ramp due to 
movement of the 
building caused by 
ground moisture 
changes. 

Seal cracks.  Important 

 Service 
Ramp  

Kerb ramp TGSIs not 
provided in all cases. 

Provide TGSIs set back 
300mm from the road 
edge for a depth of 
600-800mm, 
perpendicular to the 
direction of travel. 

Critical 

 First Level 
Roof  

Distressed roof sheeting  
Rust damage/wear.  

Replace roof. Critical 

 Municipal 
Offices Roof 
  

Rusted degrading roofs 
and damaged eaves 

The roofs are at the end 
of their useful life with 
several sections 
requiring replacement, 
but the roofing profile is 
no longer available off 
the shelf, making the 
temporal fix costly and 
replacement of the 
entire roof more likely. 

Critical 



 
YARRA RANGES COUNCIL BUILDING AUDIT, APRIL 2016. PAGE 16 

 Library Roof/ 
Municipal 
Offices Roof 
 

Blocking of box gutter & 
pooling of water in box 
gutters. Ineffective 
drainage causes the 
water damages into the 
building. 

Replace box gutters. Critical 

 East 
Elevation 

Downpipes are rusted 
and not connected to 
outlet, causing ponding 
of water and water 
ingressing into footings 
increasing moisture 
which causes cracks on 
walls and floors.  

Replace and re-connect 
downpipe.  
 

Critical 

 
 
 
A.3 INTERIOR OF ANDERSON ST MAIN BUILDING 
 
 Location Issue Rectification  Status 
 Main 

Switchboard 
Overheated Circuit 
Breakers, no RCD 
protection, missing 
escutcheon screw.  

Replace faulty CB’s 
Install RCD protection  
Install escutcheon 
screws.  

Critical 

 Library 
Entrance 
Switchboard 

Unbalanced load, no 
fire seal around entries 
to Distribution Boards, 
no RCD protection, 
outdated equipments.  

Balance loads, add 
RCD protection, fire 
seal DB. 

Critical 

 Throughout Distribution Board and 
Switchboards lack RCD 
protection and fire seal. 
It is a duty of care issue 
for both the employees 
and public as no RCD 
can cause electrocution 
and fire spread.  

Fire seal and provide 
RCD protection to 
power and lighting to 
comply with AS3000. 

Critical 

 Ceiling 
Cavity  

No thermal detection to 
ceiling space. 

Upgrade to minimum 
BCA compliance. 

Important 

 Council 
Chamber 
entrance  

DDA compliant access 
is not provided through 
the principal 
pedestrian entry to the 
council chambers.  

Rebuild to make entry 
doors provide a 
minimum clear opening 
through the active leaf.  

Critical 
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 Throughout The majority of doors 
are not provided 
with compliant clear 
open width of 850mm 
and door circulation 
spaces as per 
AS1428.1 

Modification to the 
existing fitout will be 
required to achieve 
compliance. 

Critical 

 Throughout A continuous 
accessible path of 
travel is not provided 
from the building entry 
to all areas of the 
building required to be 
accessible. 

Compliance can be 
achieved if fitout 
modified to meet 
AS1428.1, including the 
installation of a lift 
connecting all levels. 

Critical 

 Throughout  TGSIs are not provided 
to internal stairs as per 
AS1428.4.1. Handrails 
not compliant.  

Provide TGSIs at top 
and base of stairs, 
across the full width & 
in a colour which 
provides a compliant 
luminance contrast. 
Provide compliant 
handrails. 

Important 

 Throughout  Asbestos materials present in many areas of the 
building. Presence of asbestos abides Victorian 
OH&S regulations. Includes asbestos on pipe 
insulation, AC sheeting, vinyl floor tiles & 
zelemite to switchboards 

Remove asbestos Critical 

 Near Fire 
Stairs 

Extensive cracking in 
internal corridor and 
stairwell walls. 
Significant damage 
impacting the 
operability of the 
existing doors into 
stairwell  

Seal cracks and 
reinforce walls.  

Critical 

 Sub-ground 
Stairs 

Internal stairs are not 
provided with 
compliant handrails 
and contrast nosings in 
accordance with 
AS1428.1 

Provide compliant 
handrail and nosings to 
stairs  

Important 

 Throughout No lift access provided between levels Provide lift in 
accordance with 
AS1735.12. 

Critical 

 Server Room Exposed and chaotic 
cabling. 

Improve cable 
management. 

Important 
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 West 
Elevation 

Exposed electrical 
wiring & non-compliant 
Fire Hose Reels. 

Both to comply with 
Australian Standards. 

Critical 

 Subfloor Void 
below Library 

80mm fire service 
supplying new 100mm 
fire hydrant pipework 
installation. Risk - this 
installation is non-
compliant and may not 
provide adequate 
pressure and flow 
required to fight a 
building fire as 
intended. 

Non-compliant hydrant 
service. Upgrade 
existing fire service 
tapping and pipework 
supplying the existing 
building and new 
external hydrant outlets 
to current code 
requirements. 

Critical 

 First Level  Internal hydrant below 
hosereel. Non-
compliant due to 
hydrant and hose reel 
height above floor level. 
Risk – attending fire 
crew may not be able 
to fight a building fire 

using this outlet. 

Non-compliant hydrant 
service. 
Upgrade hydrant 
service to current code 
requirements. 

Critical 

  Hose reel height is non-
compliant. Risk – OH&S 
issues for user. 

Raise hose reel to 
comply with Australian 
Standards. 

Important 

 Sub-ground 
Print Room 

Exposed electrical 
cabling. 

Provide conduit / cable 
tray.  

Critical 

 Sub-ground 
Print Room 

Exposed electrical 
cabling & egress of 
water, water damage. 

Waterproofing 
membrane, external 
drainage upgrade & 
conduit, cable tray 
management.  

Critical 

 Sub-ground 
Print Room 

Wall residue of cladding 
left behind. Parts float 
around room and clog 
up equipment, causing 
them to fail. 

Remove, clean walls 
and repaint. 

Important 
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 Sub-ground 
Plant Room 

Temporary Electrical 
Services Intall, risk to 
staff. 

Conduit & cable tray 
management. 

Critical 

 Sub-ground 
Plant Room 

Exposed cabling 
coupled with water  
ingress may cause 
mech. Failure and risk 
to employee safety.  

Connect back to 
stormwater. Re-connect 
downpipes.  
Provide conduit / cable 
tray. 

Critical 

 Sub-ground 
Level 

Water ingress into wall. Rectify leak & reinstate 
new damp proof 
course. 

Critical 

 First Level Server cabinetry 
unable to close. 

Larger cabinet may be 
required to safely 
enclose required 
equipment. 

Important 

 Throughout Ceiling damage 
caused by water 
ingress & punctures 
due to previous works. 

Assess roof for leak & 
repair. 
Replace all damaged 
ceiling tiles as required. 

Important 

 Throughout No lighting cover on 
fixtures. Non-
compliant. 

Place cover back on 
exposed bulbs/replace 
with new light fitting. 

Important 

 Throughout Exposed cabling, 
posing danger to staff 
members and 
equipment failure.  

Conduit & cable tray 
management as 
required. 

Critical 

 Throughout  Some Universal 
Access WC’s size and 
layout comply however 
the absent of backrest 
and shelf, the location 
of toilet paper holder, 
shelf hand dryer, soap 
dispenser and hooks 
doesn’t comply.  

Room can comply with 
AS1428.1:2001 under 
concession available 
with modification to 
existing fitout. 

Important 
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 Throughout  Universal Access WC 
layout and fitout 
doesn’t comply with 
AS 1428.1:2001 

Modify fitout and 
increase size to meet 
AS1428.1 
 
 

Important 

 Shire Main 
Switchboard 

Overloaded 
switchboard with failing 
Circuit Breakers, no 
RCD protection.  

Relocate meter panel 
and label switchboard 
as required by AS3000.  

Important 

 Sub-Ground 
Level 
Distribution 
Board 

Aged switchboard with 
redundant meter and 
no RCD protection 
provided to the power 
and lighting circuit. 
Inadequate clearance in 
front of the 
switchboard. 

Relocate and install new 
switchboard and provide 
RCD protection to power 
and lighting to comply 
with AS3000. 

Critical 

 Sub-Ground 
Level Load 
Centre 

Load Centre with 
exposed live ports. 

Redundant breaker to be 
completely removed and 
provide plastic infills to 
the spare ports. 

Critical 

 Shire 
Building 

Unsealed wall 
penetration within Shire 
Building with exposed 
cabling. 

Provide blank plates to 
the unused penetrations. 

Important 

 Sub-Ground 
Level Lunch 
Room / 
Kitchen 

Faulty time switch for 
the boiling water unit 
located within the Sub-
Ground Level. 

Replace faulty time 
switch. 

Important 

 Throughout Several light fittings 
were non-operational 
and missing 
lamp/diffusers. 

Undertake repair or 
replace.  

Important 

 Sub-Ground 
Level Plant 
Room 

Poor cabling 
methodology utilised 
within Sub-Ground Level 
plantroom. Cables 
reticulating on ground 
poses a tripping 
hazard. 

Remove cable from 
ground and provide 
appropriate cable 
support. 

Critical 
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 Sub-Ground 
Level Plant 
Room 

AHU serving Ground 
Level  south zone and 
Sub-Ground Level are 
aged and in need of 
replacing. Outside air 
quantities no longer 
match current 
standards. Currently 
running on Refrigerant 
22, which is being 
phased out. 

Replace AHU to suit new 
layout and size, the 
outside air requirement 
to AS1668.1&2. 

Important 

 Sub-Ground 
Level Plant 
Room 

Condenser serving 
Sub-Ground Level 
meeting room is 
receiving insufficient 
ventilation. 

Relocate condenser in a 
location that receives 
sufficient ventilation 

Medium 

 Plant Room 
3 

Main AHU is aged and 
in need of replacing. 
Outside air quantities 
no longer match 
current standards. 

 

Demolish and replace 
with new. Provide 
ducted outside air to 
unit. 

Important 

 Plant Room 
3 

Pump is aged and may 
not comply with current 
standards. 

Replace system with 
new efficient system to 
suit the new load of the 
building with corrected 
zoning. 

Important 

 Lunch 
Room 

Fan Coil Unit serving 
lunch room is aged and 
in need of replacing. 
Issues with temperature 
control. No outside air 
is provided, which does 
not meet current 
standards. 

Replace with new air 
condition to meet current 
AS1668.1&2 standards. 

Critical 

 Roof Condenser serving 
main AHU has 
exceeded its servicable 
life. It is running on 
Refrigerant 22, which is 
currently being phased 
out.  

Resize condenser to 
serve all air handling 
units. 

Important 

 East Portion Gap forming at base of 
the internal walls due to 
deflection of the floor 
slab.  

Demolish existing 
internal wall. 
 

Important 
 
 

 East Portion Gap forming between 
external and internal wall 
due to movement of 
both floor slab and 
external wall.  

Demolish existing 
internal wall. 

Important 
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 East Portion Deflected slab caused 
by lack of compaction 
and soil movement due 
to moisture changes.  

Replace floor slab. Critical 
 

 Library Office Wall cracking as a result 
of library slab failure. 

Replace failed slab, 
patch/ paint wall. 

Medium 

 East Portion/ 
South 
Elevation 

Cracking at window lintel 
locations due to 
movement of the 
building caused by 
ground moisture 
changes.  

Seal cracks, 
strengthening walls. 
Resolve stormwater 
issue that causes the 
substantial ground 
moisture changes.  

Medium 

 Library 
Entrance  

Luminance contrast of doors does not achieve 
the required 30%. 

Provide a means of 
identifying door 
opening within the 
glazed wall. 

Important  

 Library Back 
of House  

Light control panel within 
Library Back of House 
with unsealed ports 
taped off. 

Provide blank plates to 
the unused ports. 

Critical 

 Library 
Distribution 
Board 

Aged switchboard with 
no RCD protection 
provided to the power 
and lighting circuit. Past 
record of corrosion 
control noted on site. 

Install new switchboard 
and provide RCD 
protection to power 
and lighting to comply 
with AS3000. 
 

Critical 

 Throughout Non-compliant exit signs 
and no discharge test 
facility provided. 

All non-compliant exit 
signs to be replaced 
with new exit signs. 
Provide discharge test 
facilities as required by 
the AS2293.  

Medium 

 Library AHU Library AHU is aged and 
in need of replacing. 
Outside air quantities are 
not to current standard. 

Replace with new air 
condition to meet 
current AS1668.1&2 
standards. 

Critical 
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 Library Boiler 
and Pump 

Boiler and pump 
serving Library are aged 
and pass the 
economical serviceable 
life.  

Replace with a more 
energy efficient plant. 

Critical 

 Library 
Condensing 
Unit 

Library condensing unit 
running off R22, which 
is no longer compliant 
and currently being 
phased out.  

Replace with compliant 
Library condensing 
unit. 

Medium 

 
 
 
A.4 PORTABLE BUILDINGS  
 
 Location Issue Rectification  Status 
 Treehouse 

Main 
Distribution 
Board 
 

Cables too small for Circuit 
Breaker size, poses risk. 
CB appears to be failing. 
No RCD protection and fire 
seal around entries to DB 

Change CB’s to correct 
size for cables 
(immediate action 
required)  
Add RCD protection for 
employee safety. Fire 
seal DB 

Critical 

 Transporta
ble Load 
Centre 

Load Centre does not 
comply with the current 
Australian Standards as the 
load centre is installed 
behind a door swing with 
inadequate clearance in 
front. 

Relocate Load Centre to 
comply with clearance 
requirement of AS3000. 

Important 

 Under Floor The location of the units is 
not ideal as air circulation is 
poor.  

Unit can be reused, new 
location to be found for 
condensers.  

Medium 

 Throughout 
Treehouse 
Portables 

Indoor units providing 
insufficient outside air 
based on current 
requirements. Resulting 
poor Indoor Environment 
Quality. 

Replace unit to comply 
with current AS1668.1&2.  

Important 

 Treehouse Non-compliant ramp and 
insufficient turning space 
for disabled in the 
Treehouse.  

Make ramp compliant. 
Provide turning space.   

Critical 



 
YARRA RANGES COUNCIL BUILDING AUDIT, APRIL 2016. PAGE 24 

 Contact 
Centre 

No DDA access for 
disabled into Contact 
Centre with no ramp for 
the change in level.  

Provide an accessible 
path of travel through the 
principal pedestrian 
entry. 

Critical 

 West 
Portables 

No DDA access into West 
Portables.   

Provide lift chair if 
redevelopment will 
involve keeping this 
portable. 

Critical 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
END OF REPORT 
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