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Council investigation officer Inspection and Recommendation Report 
Clause 17(2), Part 8 of Schedule 5, of the Environmental Planning and Assessment 

Act 1979 (the Act) 
 

File: CSM 3035873                     Officer: B Badyari       Date: 17 October 2023 
 
Premises: 333 Bulwara Road, Ultimo 

 

Executive Summary:  
 

Council received correspondence from the Commissioner of Fire and Rescue NSW (FRNSW) on 
18 August 2023 in relation to the premises with respect to matters of fire safety, dealing with both 
333 Bulwara Road, Ultimo and the adjoining building 460-482 Jones Street, Ultimo. This report 
relates to 333 Bulwara Road, Ultimo only. The adjoining building at 460-482 Jones Street, Ultimo is 
the subject of a separate report at Attachment K. 

The premises is located on the corner of Jones Street and William Henry Street, Ultimo, and 
contains an eight-storey mixed commercial building, with ground floor retail and parking, and 
residential units above.  

An inspection of the premises undertaken by a Council investigation officer in the presence of the 
building manager, revealed no significant fire safety issues occurring within the building. 
 
There is a current fire order on the premises, and the owners are working towards compliance. The 
annual fire safety certification is overdue, and the most recent fire safety statement is prominently 
displayed within the foyers of the building. Despite this, the premises are equipped with numerous 
fire safety systems, both active and passive, that would provide adequate provision for fire safety 
for occupants in the event of a fire.  
 
Observation of the external features of the building did not identify the existence of any 
combustible composite cladding on the façade of the building. 

 
 
Chronology:  
 

Date Event 

18/08/2023 FRNSW correspondence received concerning correspondence relating to fire 
safety at the premises, relating to correspondence dated 18/08/2023 
 

23/08/2023 A review of City records shows:  
-The fire safety schedule for the premises contains thirteen fire safety measures, 
including an automatic smoke detection and alarm system, automatic fire 
suppression system, and a building occupant warning system 
-A fire safety statement since 22/08/2008 has not been provided for the premises 
and an was Order served. Majority of upgrades have been done but not all issues 
resolved. 
-A final fire safety statement for the premises is overdue 
-Enforcement action is in process and has resulted to date in issue to the owner of 
fire safety order and a penalty notice 
-Matter referred to legal for non-compliance with the terms of the fire safety order 
reference  
 

23/08/2023 A copy of issues raised by FRNSW provided to the owner in relation to required 
maintenance of fire safety measures. 
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Date Event 

10/10/2023 Met with strata manager and strata committee member and discussed fire safety 
issues: 
-Inspected premises, noting that whilst certain items in the current fire safety order 
are complete, there is evidence that maintenance of some of the fire safety 
measures is incomplete, including outstanding certifications and hose reels and fire 
hydrants, e.g. missing current maintenance tags/logs 
-The strata manager advised that a related scoping report/quote from the fire 
safety practitioner to repair the fire safety measures has been obtained, accepted, 
and that the recommendations in the report are in various stages of being carried 
out to complete required maintenance to fire safety measures and to enable issue 
of a current final fire safety certificate 

 

 
FIRE AND RESCUE NSW REPORT: 

 
References: [BFS22/5762; 2023/486931] 
 
Fire and Rescue NSW conducted an inspection of the subject premises after receiving 
correspondence alleging fire safety issues at the premises. 
 
Issues  
 
The report from FRNSW detailed the following issues as referenced in the Fire Rescue 
correspondence shown at the end of this report: 
 

Ref. Issue City response 

Essential Fire Safety Measures 

1A Automatic Smoke Detection and Alarm System and Building Occupant 
Warning System (BOWS): 

A Relates to 460 Jones Street building, subject of Attachment K 

B 333 Bulwara Road Building.  

i. Zone Block Plan – A permanent, water and fade 
resistant zone block plan, depicting all the relevant 
information of the installation, was not securely 
mounted adjacent to the Fire Control Panel (FIP) (or at 
the Sub FIP).  

This has been required 
under the existing fire safety 
order, issued on 19 June 
2018, further inspections 
will be conducted to ensure 
this is upgraded. 

ii. Maintenance – The smoke detectors appeared to be 
older than 10 years old, which generally exceeds the 
manufacturer’s recommended life span. 

This has been required 
under the existing fire safety 
order, issued on 19 June 
2018, further inspections 
will be conducted to ensure 
this is upgraded. 

1B Fire Hydrant System 

A-F Relates to 460 Jones Street building, subject of Attachment K 

G 333 Bulwara Road Building: 
The hydrant booster assembly 

i. A permanent and fade resistant or engraved sign 
indicating the boost pressure and test pressure was not 
provided at the booster assembly, contrary to the 
requirements of Clause 7.10.1 of AS 2419.1-2005. 

This has been required 
under the existing fire safety 
order, issued on 19 June 
2018, further inspections 
will be conducted to ensure 
this is upgraded. 

ii. A permanent water and fade resistant block plan of the 
fire hydrant system had not been provided at the 

This has been required 
under the existing fire safety 

91



 

Ref. Issue City response 

booster assembly (or within the pumproom), contrary to 
the requirements of Clause 7.11 of AS 2419.1-2005. 

order, issued on 19 June 
2018, further inspections 
will be conducted to ensure 
this is upgraded. 

iii. Storz couplings, compatible with FRNSW firefighting 
hose connections were not provided to the boost inlet 
connections and feed outlet connections at the booster 
assembly. 

This has been required 
under the existing fire safety 
order, issued on 19 June 
2018, further inspections 
will be conducted to ensure 
this is upgraded. 

iv. Maintenance – The boost/inlet connections contained 
service labels/tags which indicated the hydrants have 
not received any routine servicing since April 2018, 
contrary to the requirements of Clause 4.4 of AS 1851-
2012 and Section 81 of the EPAR 2021. 

This has been required 
under the existing fire safety 
order, issued on 19 June 
2018, further inspections 
will be conducted to ensure 
this is upgraded. 

H The hydrant electric pumpset: 
i. Maintenance – The last entry in the ‘Fire and Jacking 
Pumpsets – Maintenance Record and Report’, dated 10 
May 2023 noted “JP OFFLINE”. Similar comments in 
the maintenance logbook “JP Not Kicking In” & “Not 
Run – Not Start – Service Needed” dated back to April 
2022, indicating the pump had not been serviced and 
may not be operational. 

This has been required 
under the existing fire safety 
order, issued on 19 June 
2018, further inspections 
will be conducted to ensure 
this is upgraded. 

I The required system performance of each internal fire 
hydrant outlet would likely fail to achieve the required 
flow rates and pressures stipulated in Clause 2.3 of 
AS2419.1-2005. 

This has been required 
under the existing fire safety 
order, issued on 19 June 
2018, further inspections 
will be conducted to ensure 
this is upgraded. 

J The internal hydrants throughout the premises are 
located outside the fire isolated exits, contrary to the 
requirements of Clause 3.2.3.2 of AS2419.1-2005. 

This has been required 
under the existing fire safety 
order, issued on 19 June 
2018, further inspections 
will be conducted to ensure 
this is upgraded. 

 It is recommended that the existing fire hydrant 
systems for 460 Jones Street and 333 Bulwara Road, 
both be upgraded to meet the requirements of the 
current Australian Standard AS 2419.1 for an 
equivalent new building, as the current system no 
longer suits the operational needs of FRNSW. 

This has been required 
under the existing fire safety 
order, issued on 19 June 
2018, further inspections 
will be conducted to ensure 
this is upgraded. 

1C Automatic Fire Suppression System  

A The sprinkler booster assembly: 

i. The sprinkler booster connections are not clearly 
marked with signage, contrary to the requirements of 
Clause 4.4.3 of AS2118.1-1999. 

This has been required 
under the existing fire safety 
order, issued on 19 June 
2018, further inspections 
will be conducted to ensure 
this is upgraded. 

Ii A sign marked with the maximum allowable inlet 
pressure at the connection was not provided at the 
booster assembly, contrary to the requirements of 
Clause 4.4.3 of AS2118.1–1999. 

This has been required 
under the existing fire safety 
order, issued on 19 June 
2018, further inspections 
will be conducted to ensure 
this is upgraded. 
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Ref. Issue City response 

B The sprinkler valves: 

i. The sprinkler control valve sets were not provided with 
a notice identifying the installation number and the area 
served by each installation, contrary to the 
requirements of Clause 8.1 of AS2118.1-1999. 
 

This has been required 
under the existing fire safety 
order, issued on 19 June 
2018, further inspections 
will be conducted to ensure 
this is upgraded. 

ii The main stop valves have not been secured open by a 
padlocked or riveted strap, contrary to the requirements 
of Clause 8.2 of AS2118.1-1999. 

This has been required 
under the existing fire safety 
order, issued on 19 June 
2018, further inspections 
will be conducted to ensure 
this is upgraded. 

iii A complete stock of spare sprinklers and a spanner had 
not been provided at the sprinkler control valves, 
contrary to the requirements of Clause 6.7 of 
AS2118.1-1999. 

This has been required 
under the existing fire safety 
order, issued on 19 June 
2018, further inspections 
will be conducted to ensure 
this is upgraded. 

C Maintenance 

i The boost/inlet and feed/outlet connections lacked 
service labels/tags to confirm each valve was receiving 
the required six-monthly service check, contrary to the 
requirements of Section 2.4 of AS1851-2012 and 
Clause 81 of the EPAR 2021. 

This has been required 
under the existing fire safety 
order, issued on 19 June 
2018, further inspections 
will be conducted to ensure 
this is upgraded. 

ii The last entry in the ‘General Sprinkler Systems – 
Maintenance Record and Report’, dated 3 July 2023 
noted “Failed – Requires service”. Similar comments in 
the maintenance logbook dated back to May 2022, 
indicating the system had either not been tested or 
failed the monthly test. 

This has been required 
under the existing fire safety 
order, issued on 19 June 
2018, further inspections 
will be conducted to ensure 
this is upgraded. 

1D. Fire Doors 

A Maintenance – Multiple fire doors throughout ‘the 
premises’ had not been maintained in accordance with 
the requirements of Section 81 of the EPAR 2021. 

This has been required 
under the existing fire safety 
order, issued on 19 June 
2018, further inspections 
will be conducted to ensure 
this is upgraded. 

1E Fire Hose Reels 

A Non-fire equipment or services were installed within 
multiple fire hose reel cabinets throughout ‘the 
premises’, contrary to Clause 10.4.4 of AS2441–2005. 

This has been required 
under the existing fire safety 
order, issued on 19 June 
2018, further inspections 
will be conducted to ensure 
this is upgraded. 

1F (Relates to 460 Jones Street building, subject of Attachment K) 

1G Annual Fire Safety Statement (AFSS) 

A (Relates to 460 Jones Street building, subject of Attachment K) 

B 333 Bulwara Street Building. A copy of the current 
AFSS was not prominently displayed within the building 
in accordance with Section 89 of the EPAR 2021. 

This has been required 
under the existing fire safety 
order, issued on 19 June 
2018, further inspections 
will be conducted to ensure 
this is installed. 
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Ref. Issue City response 

2 Relates to 460 Jones Street building, subject of Attachment K 

3 Fire Resistance 

3A Public corridors – The public corridors, in the 8-storey 
portion of the 333 Bulwara Road building (Units 25-84), 
appear to be more than 40m in length and are not 
divided with smoke proof walls and smoke doors, 
contrary to the requirements of Clause C3D15 of the 
NCC. 

Not to be upgraded 
because building was 
constructed under 
Ordinance 70 requirements, 
upgrade to current code not 
warranted at this stage due 
to the other fire safety 
measures in the building 
(e.g. sprinkler protected), 
and another egress through 
the Jones St building is 
available.  

 
 
FRNSW is therefore of the opinion that there are inadequate provisions for fire safety within the 
building. 
 
FRNSW Recommendations  
 
FRNSW have made recommendations within their report to:  
 
1. Review the report 
 
2. Address any other deficiencies identified at the premises. 
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COUNCIL INVESTIGATION OFFICER RECOMMENDATIONS: 

Issue 
Order 
(NOI) 

Issue 
emergency 
Order 

Issue a 
compliance 
letter of 
instruction 

Cited 
Matters 
rectified 

Continue to undertake 
compliance action in 
response to issued 
Council correspondence 

Continue with 

compliance 

actions under the 

current Council 

fire safety order 

Other  
(to 
specify) 

 

 
As a result of a site inspection undertaken by Council’s investigation officer, it observed that the 
owner is taking steps to comply with the City’s fire safety Order dated 19 June 2018. In addition, 
compliance instruction correspondence sent d23 August 2023 to rectify the identified fire safety 
deficiencies noted by Council and FRNSW in the recent inspection.  
 
The above correspondence has requested that building management carry out remedial works to 
existing fire systems to cause compliance with required standards of performance. 
 
Follow-up compliance inspections will continue to be undertaken by a Council investigation officer to 
ensure already identified fire safety matters are suitably addressed in order to comply with the fire 
safety order. 
 
It is recommended that Council continue to follow up outstanding items under the fire safety order 

dated 19 June 2018. 

Referenced/Attached Documents: 

2023/486931 Fire & Rescue NSW letter dated 18 August 2023 

 
Trim Reference: 2023/486931-04    CSM reference No: 3035873 
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