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This letter is provided in support of the State Significant Development Modification Application (SSMA) 

reference SSD-80482713, and to advise that Holmes has been engaged by Landcom to provide fire 

engineering services for the proposed residential development, to be located at Site R3, Macarthur Gardens 

North, Campbelltown, NSW.  

Based on Holmes’s review of the project documentation, it is considered that performance based fire 

engineering can be utilised to demonstrate compliance with the Performance Requirements of the BCA 

without substantial changes to the current design. Additional non-compliances may be identified as the 

design is further developed, however it is considered that there are no significant issues that would 

substantially affect the building layout. 

1 INTRODUCTION 

The project relates to the proposed nine storey affordable housing residential development to be located at 

Site R3, Macarthur Gardens North, Campbelltown, NSW.  

The development is for two residential (Class 2) towers to be built over a basement carpark (Class 7a). The 

building will be over 25 m in effective height and more than 6,000 m2 in floor area. It is proposed that the 

building is protected with an automatic fire sprinkler system installed in accordance with AS 2118.1-2017. 

Non-compliances with the Deemed-to-Satisfy Provisions of the Building Code of Australia, 2022 Amendment 

2 (BCA)1 have been identified by Steve Watson & Partners in BCA Assessment Report reference 2024/3089 

R1.1 dated 1 August 2025 in email from Andrew Rys on 5 May 2026 titled ‘RE: MGN R3 - 90% Frozen 

Architectural Set | BCA Compliance Assessment’, and by Holmes based on a preliminary review of the 

Architectural Drawings (refer to Table 3-1).  

2 PROPOSED PERFORMANCE SOLUTIONS 

Holmes will address the identified non-compliances using performance-based fire engineering solutions. The 

performance-based solutions will comply with the relevant Performance Requirements of the BCA. The 

design approach will be in line with the Australian Fire Engineering Guidelines2 and other acceptable 

guideline documents. 

 

 

1 Australian Building Codes Board, National Construction Code Series 2022 Amendment 2, Volume 1, Building Code of Australia, Class 2 

to Class 9 Buildings. Australian Building Codes Board, CAN, Australia, 2022. 

2 Australian Building Codes Board, “Australian Fire Engineering Guidelines,” Australian Building Codes Board, Canberra, 2021 . 
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The Performance Solution designs will be developed in line with BCA Clause A2G2, as applicable; i.e. 

complying with the relevant Performance Requirements or by equivalence comparison with the Deemed-to-

Satisfy Provisions.  

The proposed approach of the Performance Solutions are listed below. Holmes understands that all other 

aspects of the building are intended to comply with the Deemed-to-Satisfy Provisions of the BCA. Additional 

non-compliances may be identified as the design is further developed, however it is considered that there 

are no significant issues that would substantially affect the building layout. 

▪ BCA Clause C2D2 and S5C8 requires that shafts are constructed to have an FRL and must be 

enclosed at the top and bottom by construction having the same Fire Resistance Level (FRL) as the 

shaft walls. A Performance Solution using a comparative approach will be provided to address 

Performance Requirements C1P2 and C1P8 to allow for the base of the garbage shafts to remain 

open into the garbage room. It is proposed that a fire separation is to be provided around the 

garbage rooms at the base of the shaft. 

▪ BCA Clause C3D15 requires residential public corridors exceeding 40 m in length to be divided into 

sections of 40 m or less by smoke proof construction. The residential public corridors on Ground 

Level, Level 1, and Level 2 will be up to 42 m in length, however are not proposed to be divided 

into sections by smoke proof construction. A Performance Solution using a comparative approach 

is proposed to address Performance Requirement E2P2. 

▪ BCA Clause C4D12 requires doorways between a room not within a SOU and a public corridor, to 

be self closing or automatic closing -/60/30 FRL fire rated doorsets. The Ground Floor public 

lobbies / internal public spaces are proposed to not be separated by fire rated doorsets from the 

public corridors. A Performance Solution using an absolute approach will be provided to address 

Performance Requirements C1P2 and E2P2. 

▪ BCA Clause D2D5(1) requires that the travel distance from a Class 2 SOU entry door is no more 

than 6 m to a point of choice where at least two exits are provided. The travel distance will be up to 

15 m. A Performance Solution using a comparative approach will be provided to address 

Performance Requirements D1P4 and E2P2. 

▪ BCA Clause D2D5(1) requires that the travel distance from a Class 2 area that is not in an SOU to be 

no more than 20 m to a point of choice where at least two exits are provided. The travel distance 

will be up to 23 m from the Level 3 communal open spaces. A Performance Solution using a 

comparative approach will be provided to address Performance Requirements D1P4 and E2P2. 

▪ BCA Clause D2D12(3) requires that fire isolated stairways discharge so that the egress path to a 

public road does not require travel within 6 m of unprotected openings measured horizontally at 

right angles to the path of travel. The path of travel from the fire-isolated stairs passes within 6 m 

of glazed doors to the Ground Level residential public corridors. A Performance Solution using an 

absolute approach will be provided to address Performance Requirements C1P2 and D1P5 to 

permit the proposed design. 

▪ BCA Clause D2D15 requires alternative exits to discharge as far apart as practical. The scissor 

stairways serve as alternative exits from the same areas, and have their discharge points located 

adjacent to each other, which is not considered to be as far apart as practical. A Performance 

Solution using an absolute approach will be provided to address Performance Requirement D1P5 

and E2P2, to mitigate the risks with the proposed fire stair discharge arrangement.  
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▪ BCA Clause D3D5 requires smoke proof construction to separate rising and descending flights of a 

fire-isolated stairways where they meet at the discharge level. As illustrated in the Guide to the 

BCA, two doors are required to achieve this. The flights rising from the basement and the stairway 

flights descending from the levels above are separated by a single smoke rated doorway in lieu of 

two separate smoke rated doorways. A Performance Solution utilising an absolute approach is 

proposed to address Performance Requirement D1P4. 

▪ BCA Clause E1D4 requires that sprinklers are provided throughout the building in accordance with 

AS 2118.1-2017. A Performance Solution using an absolute approach will be provided to address 

Performance Requirements E1P4 to allow for the sprinklers to be omitted from the Main Switch 

Room.  

▪ BCA Clause E2D4 requires that fire-isolated stairs serving storeys above an effective height of 25 m 

be provided with an automatic stair pressurisation system servicing the entire stair, including any 

flights that rises from below-ground levels. A Performance Solution using an absolute approach is 

proposed to address Performance Requirement E2P2 to permit the flights that rise from the 

basement level to ground Level to not be serviced by the stair pressurisation system. 

Additionally, special hazards assessments addressing compliance with BCA Clauses E1D17 and E2D21 will be 

provided in relation to potential installation of Electric Vehicle (EV) charging facilities within the carpark and 

Solar Panels on the roof. 
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3 SUMMARY 

Based on Holmes’s review of the project documentation, it is considered that performance based fire 

engineering can be utilised to demonstrate compliance with the Performance Requirements of the BCA 

without substantial changes to the current design. Additional non-compliances may be identified as the 

design is further developed, however it is considered that there are no significant issues that would 

substantially affect the building layout. 

The information contained within this letter is based on the architectural drawings prepared by DKO, as listed 

below. 

Table 3-1: Referenced Architectural Drawings. 

Dwg no. Title Date Issue 

DA200 Basement 1 19/06/2026 C 

DA201 Ground Floor 19/06/2026 C 

DA202 Level 1 19/06/2026 C 

DA203 Level 2 19/06/2026 C 

DA204 Level 3 19/06/2026 B 

DA205 Level 4 – Level 5 19/06/2026 B 

DA206 Level 6 19/06/2026 B 

DA207 Level 7 19/06/2026 B 

DA208 Level 8 19/06/2026 C 

DA300 North and South Elevations 19/06/2026 B 

DA301 East and West Elevations 19/06/2026 C 

DA302 Internal Elevations 19/06/2026 C 

DA303 Sections A & B 19/06/2026 B 

DA304 Sections C & D 19/06/2026 B 

Please do not hesitate to contact Holmes, should there be any queries about the above. 

Regards, 

 

Mathew Freeman 

Technical Development Lead 
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