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Important message 
This document is one of a set of standards developed solely and specifically for use on 

Transport Assets (as defined in the Asset Standards Authority Charter). It is not suitable for any 

other purpose. 

The copyright and any other intellectual property in this document will at all times remain the 

property of the State of New South Wales (Transport for NSW). 

You must not use or adapt this document or rely upon it in any way unless you are providing 

products or services to a NSW Government agency and that agency has expressly authorised 

you in writing to do so. If this document forms part of a contract with, or is a condition of 

approval by a NSW Government agency, use of the document is subject to the terms of the 

contract or approval. To be clear, the content of this document is not licensed under any 

Creative Commons Licence. 

This document may contain third party material. The inclusion of third party material is for 

illustrative purposes only and does not represent an endorsement by NSW Government of any 

third party product or service. 

If you use this document or rely upon it without authorisation under these terms, the State of 

New South Wales (including Transport for NSW) and its personnel does not accept any liability 

to you or any other person for any loss, damage, costs and expenses that you or anyone else 

may suffer or incur from your use and reliance on the content contained in this document. Users 

should exercise their own skill and care in the use of the document. 

This document may not be current and is uncontrolled when printed or downloaded. Standards 

may be accessed from the Transport for NSW website at www.transport.nsw.gov.au 

For queries regarding this document, please email the ASA at 
standards@transport.nsw.gov.au or visit www.transport.nsw.gov.au 
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Preface 
The Asset Standards Authority (ASA) is a key strategic branch of Transport for NSW (TfNSW). 

As the network design and standards authority for NSW Transport Assets, as specified in the 

ASA Charter, the ASA identifies, selects, develops, publishes, maintains and controls a suite of 

requirements documents on behalf of TfNSW, the asset owner. 

The ASA deploys TfNSW requirements for asset and safety assurance by creating and 

managing TfNSW's governance models, documents and processes. To achieve this, the ASA 

focuses on four primary tasks: 

• publishing and managing TfNSW's process and requirements documents including TfNSW 

plans, standards, manuals and guides 

• deploying TfNSW's Authorised Engineering Organisation (AEO) framework 

• continuously improving TfNSW’s Asset Management Framework 

• collaborating with the Transport cluster and industry through open engagement 

The AEO framework authorises engineering organisations to supply and provide asset related 

products and services to TfNSW. It works to assure the safety, quality and fitness for purpose of 

those products and services over the asset's whole-of-life. AEOs are expected to demonstrate 

how they have applied the requirements of ASA documents, including TfNSW plans, standards 

and guides, when delivering assets and related services for TfNSW. 

Compliance with ASA requirements by itself is not sufficient to ensure satisfactory outcomes for 

NSW Transport Assets. The ASA expects that professional judgement be used by competent 

personnel when using ASA requirements to produce those outcomes. 

About this document 

This standard sets the minimum requirements for building services for commercial tenancies in 

TfNSW train stations and provides guidelines to achieve them. 

This document contains technical and operational requirements and was developed by the ASA 

in consultation with other TfNSW divisions and agencies. 

This is a first issue. 



T MU SS 80007 ST 
Building Services for Commercial Tenancies in Public Transport Facilities 

Version 1.0 
Issue date: 03 December 2020 

 

 
© State of NSW through Transport for NSW 2020  Page 5 of 38 
 

Table of contents 
1. Introduction .............................................................................................................................................. 6 

2. Purpose .................................................................................................................................................... 6 
2.1. Scope ..................................................................................................................................................... 6 
2.2. Application ............................................................................................................................................. 6 

3. Reference documents ............................................................................................................................. 7 

4. Terms and definitions ............................................................................................................................. 8 

5. Types of commercial tenants ................................................................................................................. 9 
5.1. Non food ................................................................................................................................................ 9 
5.2. Food without cooking facilities ............................................................................................................. 10 
5.3. Food with cooking facilities .................................................................................................................. 10 
5.4. Commercial installations ...................................................................................................................... 10 

6. Base build assessment process .......................................................................................................... 11 
6.1. General ................................................................................................................................................ 11 
6.2. Space assessment .............................................................................................................................. 13 
6.3. Building services assessment.............................................................................................................. 13 
6.4. Integration with station assessment .................................................................................................... 13 
6.5. Assessment of base build adaptation options ..................................................................................... 18 
6.6. Heritage ............................................................................................................................................... 19 

7. Base build building services provisions ............................................................................................. 19 
7.1. General ................................................................................................................................................ 20 
7.2. Electrical .............................................................................................................................................. 21 
7.3. HVAC and refrigeration ........................................................................................................................ 23 
7.4. Hydraulic systems ................................................................................................................................ 24 
7.5. Telecommunications ............................................................................................................................ 25 
7.6. Security and CCTV .............................................................................................................................. 26 
7.7. Fire ....................................................................................................................................................... 26 
7.8. Building services provisions for commercial installations .................................................................... 27 
7.9. Base build assurance .......................................................................................................................... 27 

8. Fit-out by tenant..................................................................................................................................... 29 
8.1. Tenant electrical responsibilities .......................................................................................................... 31 
8.2. Tenant HVAC responsibilities .............................................................................................................. 32 
8.3. Tenant hydraulic systems responsibilities ........................................................................................... 34 
8.4. Tenant telecommunications responsibilities ........................................................................................ 35 
8.5. Tenant security responsibilities ........................................................................................................... 35 
8.6. Tenant fire and life safety responsibilities ............................................................................................ 36 
8.7. Tenant environmental care responsibilities ......................................................................................... 37 
8.8. Decommissioning ................................................................................................................................ 37 
8.9. Fit-out assurance ................................................................................................................................. 37 

  



T MU SS 80007 ST 
Building Services for Commercial Tenancies in Public Transport Facilities 

Version 1.0 
Issue date: 03 December 2020 

 

 
© State of NSW through Transport for NSW 2020  Page 6 of 38 
 

1. Introduction 
This standard addresses engineering aspects related to commercial tenancies located in train 

stations operated by Sydney Trains. It has been developed to address landlord (TfNSW and its 

agencies) concerns about a lack of comprehensive, practical guidance on the subject.  

The document is intended to assist landlords and commercial tenants to ensure that 

engineering infrastructure, services and subsequent fit-outs meet landlord’s objectives and 

commercial tenant needs. 

2. Purpose 
This standard sets requirements for, and provides a single point of reference for the design and 

implementation of engineering services necessary for commercial tenancies in train stations on 

the Sydney Trains network. It includes guidelines for achieving the requirements. 

This document also provides methodology for assessment of building services intended to 

serve spaces to be leased for specific types of retail. 

2.1. Scope 
This standard sets out of methods for determining the following: 

• viability of building services for use by commercial tenant in a given space 

• actions by landlord to manage or modify these services  

• actions by commercial tenant to effect a compliant fit-out  

This document specifies the requirements for the design and construction of  building services 

that serve retail shops and other commercial installations such as kiosks, vending machines, 

advertising screens and parcel lockers which may or may not be enclosed by walls. 

This standard does not cover the following: 

• requirements not directly related to building services such as commercial lease conditions, 

functional adequacy of leased space or commercial viability of the asset, building process 

approvals, architectural and interior requirements 

• areas located outside of TfNSW train stations boundaries 

2.2. Application 
This standard applies to commercial tenants in train stations on the Sydney Trains network. It 

applies to all stages of assets life cycle including planning, design, construction, operation, 

maintenance, decommissioning and restoration of the fitted spaces to the condition prior to the 

lease. 
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This standard is intended to be used by personnel involved in selection, planning, approval, 

construction and operation of all types of commercial tenant facilities and should be applied in 

conjunction with Tenancy Fit-out Criteria Version 2.0 however this may be superseded by other 

documents for specific projects. 

3. Reference documents 
The following documents are cited in the text. For dated references, only the cited edition 

applies. For undated references, the latest edition of the referenced document applies. 

Australian standards 

AS 1345 Identification of the contents of pipes, conduits and ducts 

AS 1668 (all parts) The use of ventilation and airconditioning in buildings 

AS 1668.1 The use of ventilation and air conditioning in buildings - Part 1: Fire and smoke 

control in buildings 

AS 1668.2 The use of ventilation and air conditioning in buildings – Part 2 Mechanical 

ventilation in buildings 

AS 60038 Standard voltages 

AS/CA S009 Installation requirements for customer cabling (Wiring rules) 

AS/NZS ISO 817 Refrigerants - Designation and safety classification. 

AS/NZS 3000 Electrical installations (known as the Australian/New Zealand Wiring Rules) 

AS/NZS 3500 (all parts) Plumbing and drainage 

AS/NZS 4282 Control of the obtrusive effects of outdoor lighting 

Transport for NSW standards and documents 

T HR CI 12075 ST Airspace Developments 

T HR EL 12004 ST Low Voltage Distribution and Installations Earthing 

T HR EL 17000 ST Demarcation of RailCorp Low Voltage Distribution System 

T HR EL 17001 ST Electrical Distribution System Installation Connection and Inspection 

T HR SS 80002 ST Low Voltage Electrical Installations 

T HR SS 80003 ST Infrastructure Emergency Lighting 

T HR TE 01001 ST - Communication Outdoor Cabling  

SPG 0705 - Construction of Cable Routes and Signalling Civil Works. 
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Legislation 

Disability Discrimination Act 1992 

Electricity Supply (Safety and Network Management) Regulation 2014. 

Environmental Planning and Assessment Act 1979 

Gas and Electricity (Consumer Safety) Regulation 2018 

Heritage Act 1977 

Rail Safety National Law (NSW) 

Retail Leases Act 1994 

Transport Administration Act 1988 

Work Health and Safety Act 2011 

Other reference documents 

EPA Victoria, October 2008, Noise Control Guidelines, Publication 1254 

Sydney Trains, May 2018 Tenancy Fit-out Criteria Version 2.0 

The Australian Building Codes Board, National Construction Code, Volume one 

The Australian Building Codes Board, National Construction Code, Volume three 

Transport for NSW, May 2017, Sustainable Design Guidelines Version 4.0 

4. Terms and definitions 
The following terms and definitions apply in this document: 

ASA Asset Standards Authority 

AEO Authorised Engineering Organisation 

AFFS annual fire safety statement 

base build building elements provided by a landlord in order to accommodate future tenants. 

These elements commonly include the building’s structure, envelope, spaces such as lobbies, 

hallways, stairwells, engineering services and systems like the electrical, HVAC, elevators, 

telephone, water supply and so on  

base build building services building services provided by the landlord to a commercial 

tenancy 

CCTV closed circuit television 

commercial tenant the leaseholder holding a commercial lease over a space or site that 

accommodates retail and commercial, industrial, residential and community uses 

DDA Disability Discrimination Act 1992 
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DNSP distribution network service provider 

EWIS emergency warning and intercommunication system 

HVAC heating, ventilation and air conditioning 

landlord the owner of the building in which the tenancy is located 

NCC National Construction Code 

paid area area within the station inside the barriers or the ticket control point 

SFAIRP so far as is reasonably practicable 

station means a train station built, maintained or operated by Sydney Trains, including stations 

refurbished by Sydney Metro 

tenant the leaseholder of the leased space  

TfNSW Transport for NSW 

unpaid area area of a train station outside the barriers or ticket control point 

5. Types of commercial tenants 
In general, commercial tenants operate different forms of retail trade in leased spaces. 

Commercial tenancies designations in this standard are based on the nature of building 

services provided by the landlord required for the tenancy types outlined in Section 5.1 to 

Section 5.4: 

5.1. Non food 
The following building services are usually necessary for non food commercial premises and 

retail areas: 

• Electrical power. 

• Heating, ventilation and air conditioning (HVAC): provision of fresh air supply and exhaust 

air ducts or space to install new ducts. Where appropriate, spaces can be naturally 

ventilated. 

• HVAC: provision of external space for tenant air conditioning condensing units or a 

connection to a central water or chilled water system. Suitable route through landlord areas 

to connect the piped services with the tenancy space. 

• Telecommunications. 

• Fire detection and alarm (if required by the National Construction Code (NCC), Volume 

one, or to comply with station integration requirements). 
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• Fire protection or suppression system (if required by the NCC, Volume one or to comply 

with station integration requirements) 

• Security and closed circuit television (CCTV) (if required to comply with station integration 

requirements) 

5.2. Food without cooking facilities 
Coffee shops, kiosks and similar food outlets are included in this category. No cooking is 

permitted, with the exception of reheating food using microwaves, electric grills and toasters or 

similar. The following services are usually necessary in addition to the services listed in 

Section 5.1: 

• cold running water 

• sanitary drainage 

Fridge and freezers should be integrated units with no provision for external condensing units is 

normally offered. 

5.3. Food with cooking facilities 
Leased spaces where full cooking facilities are permitted. Facilities using open flames for 

cooking shall not be permitted unless explicit landlord’s permission is obtained. The following 

services are usually necessary in addition to the services listed in Section 5.1 and Section 5.2: 

• provision of ducting or duct spaces for kitchen exhaust with external exhaust points 

coordinated with HVAC installations fresh air supply points and neighbouring natural 

ventilation devices 

• external spaces for fridge and freezer condensing units and a suitable route through 

landlord areas to connect the piped services with the tenancy space 

• provision for grease trap connection is not always necessary.  

5.4. Commercial installations 
Commercial installations are defined for the purposes of this standard as commercial property 

not enclosed by walls. Commercial installations include non TfNSW assets for example, food or 

coffee carts, vending machines, parcel lockers, automatic teller machines, payphones and any 

other appliances that dispense consumer goods or services and other assets that can be owned 

by TfNSW or other agencies such as electronic advertising screens. Commercial installations 

also applies to temporary agreements for activations for marketing and promotions and casual 

mall leasing. 
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6. Base build assessment process 
Base build services are those provided by the landlord to a tenant. Commercial tenancies can 

be located in paid and unpaid areas of a station. There are differences in sizes and 

configuration of spaces that would best serve specific types of retail. While some shops require 

a considerable amount of enclosed space, others, such as coffee carts or vending machines 

can be positioned in a designated open area that does not impede movement of people. 

6.1. General 
A base build assessment shall be carried out by the landlord or their appointed representatives. 

The main purpose of the base build assessment is to aid the leasing process by determining the 

technical ability of a space to be used as a commercial tenancy of a particular type, as detailed 

in Section 5. The size and location within the train station and available building services will 

determine how the space can be used. 

The assessment also provides more detailed information on the capacities of the available 

building services to help determine the types of commercial tenants that can be accommodated 

within available leasable spaces. For example, a space can be classified as ’food with cooking 

facilities’ and while that can be suitable for some restaurants where food preparation process 

requires limited resources, it may not be suitable for a food outlet that requires high capacity 

building services in order to operate. For example, some stores may utilise gas for most of their 

cooking and only require a limited electricity supply (~50 Amps), while others may require higher 

electrical capacity (~300Amps) with no gas cooking facilities. 

The assessment process may exclude some types of retail in leasable spaces. 

Commonly, new retail lease areas are constructed as ’core and shell’ with subsequent fit-out 

carried out to suit specific, pre-planned tenancy types. The interior core structure of the building 

and the exterior building envelope are fully designed and constructed as the first phase of the 

project. Once it is built, tenant fit-out can be integrated into the building. 

New areas may differ from the equivalent areas in existing buildings because in many instances 

some elements of previous tenant fit-out or other interior construction may be present in older 

stations. Heritage elements may also be present, which require separate considerations. See 

Section 6.6. 

In this standard, the term ’base build’ is used for both new areas (core and shell) and the 

already existing areas (that may include both core and shell plus some elements of architectural 

or interior design and some engineering services) intended to be commercially leased. Building 

services that serve base build spaces can be connected to: 

• landlord infrastructure 

• public service providers' infrastructure subject to landlord approval 
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6.1.1. Risk and compliance 
Train stations are considered an increased risk environment that subjects commercial tenants to 

technical and legal constraints that may not be present in other buildings. The constraints relate 

to the following: 

• Compliance with the NCC, Volume one is mandatory. In addition, the proximity to and 

integration with a station assigns considerably more additional obligations under the Rail 

Safety National Law (NSW) and the Transport Administration Act 1988. The interpretation 

of the NCC, Volume one should not assume that the leased area and the station are 

classified the same just because both are housed in the same building. Any retail use shall 

not be assessed in terms of the station use alone and shall not be classified the same as 

the station unless the risk is assessed the same. 

• Obligations under the Environmental Planning and Assessment Act 1979, Disability 

Discrimination Act 1992 (DDA) and Work Health and Safety Act 2011  require 

consideration of impact of the commercial tenant on the station and the impact of the 

station on the commercial tenant. Commercial tenant arrangements at a station shall 

facilitate, contribute and assist in fulfilling these obligations. 

6.1.2. Pre-lease assessment 
The assessment shall be carried out by personnel with substantial buildings and retail 

construction experience and include relevant stakeholders. The process shall include the 

following: 

• Space assessment: feasibility of the space to accommodate specific type of retail, including 

architectural, interior design, building services and structural considerations for example, 

assessment of allowable floor loading.  

• Assessment of any restrictions or requirements under relevant environmental planning 

instruments and local council development control plans. 

• Building services assessment: availability of necessary building services provisions in 

appropriate capacities to support specific retail type. These shall be assessed to confirm 

feasibility and determine the likely cost of any changes or building services upgrades that 

would be required for different leasing options. 

• Integration with station assessment: impact of proposed retail type on the station operation. 

A comprehensive fire and life safety risk assessment in accordance with the guidance in 

this standard and the TfNSW risk matrices is required in each case. 
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• Assessment of tenant’s operational plan for supply of goods and removal of waste, 

including time periods, travel paths and whether use of vertical transportation is required. 

Assessment of available storage of goods and waste for each leased site. 

• Assessment of base build adaptation options: estimate of base build modifications 

including costs related to the preceding items in this list. 

6.2. Space assessment 
A detailed amenities and dilapidation survey shall be carried out when a leasable space has 

been identified. This survey shall determine the location, size, layout and structural and interior 

features of the space including assessment of the existing condition including associated 

documentation. The survey includes consideration of adjacent areas that provide integral 

access and egress to both the retail area and the station. 

6.3. Building services assessment 
A detailed technical assessment of available infrastructure shall be carried out when the space 

to be offered for lease has been identified. The assessment shall include the following: 

• Determination of building services infrastructure capacities. 

• Assessment of building services infrastructure capacities to cater for both the station and 

the necessities of proposed tenancy types. Industry standards related to specific tenancy 

types shall be used to quantify the required services capacities for different types of 

tenancies. 

• Assessment of the condition of existing building services infrastructure. 

• Resultant determination of prospective tenancy type or alternatively, assessment of 

technical feasibility and cost of necessary changes or building services upgrade. 

See Section 7 for discipline-specific considerations. 

6.4. Integration with station assessment 
Public access to retail areas is usually through areas that provide integral access and egress to 

a station, so station retail areas need to be considered to be part of a station. 

The assessment shall take into account the requirements of this standard and guidance in the 

Tenancy Fit-out Criteria Version 2.0. 

6.4.1. Common considerations 
Base build and fit-out design needs to simultaneously consider the train station, retail area and 

the necessary links in between the two and to external areas as well as common spaces and 

amenities. These considerations include access and egress to both the retail area and the 
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station and any impact of the retail area on the station operation and the reverse. Safe egress 

from both the station and the adjacent retail areas shall be assured not only during normal 

operation but also in case of a fire or other emergency. 

Risks that can impact the egress from the station and from the retail areas adjacent to station 

public spaces, such as fire, terrorism, or accidents resulting in damage to building fabric, shall 

either be eliminated or mitigated so far as is reasonably practicable (SFAIRP). To address this, 

an in depth assessment shall be carried out to facilitate development of appropriate mitigation 

strategies. 

Fire safety 

The landlord fire safety strategy shall assess all likely fire scenarios including fires within the 

tenancy and the station and consider possible ways to mitigate the identified risks. Fire risk 

controls commonly considered for retail tenants include the following: 

• minimising ignition risk 

• compartmentation of separate higher risk areas 

• fire separation with appropriate ratings of walls, partitions, floors and ceilings to prevent 

spread of fire in either direction 

• fire shutters on retail shopfronts and self-closing doors 

• dedicated exhaust to prevent spread of smoke into common egress routes 

• dedicated suppression systems for example, sprinklers to limit the size of a fire 

The egress route adjacent to retail areas shall be kept free from any permanent or movable 

obstructions. 

Food tenancies with gas cooking facilities shall not be located underground. 

Food tenancies with cooking facilities other than gas shall not be located underground without 

the landlord’s approval. The landlord shall stipulate the requirements and processes to be 

followed, for example a fire engineers report and relevant fire agencies approval may be 

required. 

Special attention shall be paid to the spaces with cooking provisions, kitchen exhaust and 

grease traps. 

Fire safety requirements may place constraints on tenancy spatial arrangements, construction, 

features of the shopfront, the operation of tenancy internal fire detection, alarm and fire 

protection systems or other specific aspects. 
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Non fire risks 

Identification and assessment of relevant risks for example security including terrorism, damage 

resulting from accidents, crowding, power outages and so on in conjunction with the relevant 

adjacent spaces and station escape routes shall be carried out for every commercial tenant. 

Identified risks shall be eliminated where possible and where not possible specific measures 

shall be implemented to mitigate the risks SFAIRP. 

Assessment of any special conditions to be imposed on internal fit-out 

The assessment shall identify any specific requirements particular to the space to be tenanted 

including the following: 

• requirements for using low smoke zero halogen cabling within tenancies where tenancy 

ventilation arrangements would not guarantee absence of toxic smoke from a tenancy fire 

spilling into the fire evacuation route adjacent to the tenancy 

• requirements for limiting fire load within a tenancy which excludes tenancies with large 

amounts of flammable merchandise 

Common amenities 

Where appropriate, the use of common amenities should be offered as part of the base build. 

Common amenities may include, but are not limited to, the following: 

• loading docks 

• toilets 

• ablution facilities 

• refreshment areas 

• waste or other garbage area for likely garbage volumes 

Building services provisions for the facilities in the preceding list form part of a station. 

6.4.2. Integration of retail facilities into existing base build spaces 
Existing spaces are usually available as core and shell with some elements of interior design 

and architectural features often present within the space. 

Once the initial determination of prospective tenancy type has been carried out, the 

considerations need to be broadened to include the following: 

• Assessment of safety based on a comprehensive risk assessment of probability and 

likelihood of all relevant risks that consider the proposed retail type, as detailed in Section 

5, in conjunction with the relevant adjacent spaces and station evacuation routes. The 

assessment shall include all relevant scenarios including normal operation as well as fire 
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and non fire emergencies. The assessment shall determine the sufficiency of the proposed 

means of egress (that combine the requirements of the  rail station  and the proposed 

specific retail type) including; spatial adequacy of combined egress routes for the number 

of people expected; the number of egress points; ability to maintain tenable condition within 

the common egress route for the required duration which in case of an underground station 

may extend to four hours; and other relevant factors such as the following: 

o retail fire detection and alarm should form part of the station-wide fire detection and 

alarm system. 

o retail emergency warning and intercommunication system (EWIS) should form part of 

the station-wide EWIS system 

o retail fire protection and suppression system should form part of the station-wide 

system 

• Assessment of common amenities which includes determination of availability of common 

amenities for the tenancy use such as loading dock, toilets, waste storage and removal 

facilities. 

6.4.3. Integration of retail facilities into new base build spaces 
Brand new retail spaces shall be designed as core and shell in coordination with stakeholders 

and retail consultants where required. The design Authorised Engineering Organisation (AEO) 

shall do the following: 

• Designate retail areas and determine types of retail that can be accommodated within the 

designated spaces. Where relevant, the leased areas shall be designed in compliance with 

T HR CI 12075 ST Airspace Developments. Industry standards as related to specific 

tenancy types shall be used to quantify the necessary services capacities. 

• Carry out a comprehensive risk assessment of the probability and likelihood of all relevant 

risks that consider the proposed type of retail, as detailed in Section 5, in conjunction with 

the relevant adjacent spaces and station evacuation routes, integrated and carried out in 

coordination with overall rail station design. The assessment shall include all relevant 

scenarios including normal operation as well as fire and non fire emergencies. 

Based on the risk assessment, the design AEO shall do the following: 

• Determine the sufficiency of the proposed means of egress that combine requirements of 

the rail station and requirements of the proposed specific type of retail. That includes but is 

not limited to; nominated retail space use; spatial adequacy of the common egress route 

for the number of people expected; the number of egress points; ability to maintain tenable 

condition within the common egress route for the required duration; and other relevant 

factors. 
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• Nominate the possible tenancy types and sizes for various proposed leasable spaces. 

• Ensure availability of necessary common amenities for the tenancy use such as loading 

dock, storage, ablution and toilets, waste storage and removal facilities. 

• Design the extent and relevant elements of core and shell spaces. 

• Design necessary building services provisions in required capacities and locations to suit 

proposed agreed retail types. Industry standards related to specific tenancy types shall be 

used to quantify the necessary services capacities. Nominate service connection points for 

future fit-out, for all services required for the designated tenancy type such as the following: 

o retail fire detection and alarm shall form part of the station-wide fire detection and 

alarm system 

o retail EWIS shall form part of the station-wide EWIS system 

o retail fire protection and suppression system shall form part of the station-wide system 

• Document the design of the spaces and services provisions for future fit-out, including the 

requisite building services systems (for example fire detection, alarm and protection) for the 

core and shell areas to comply with legal requirements for building occupation in an 

absence of a fit-out. 

6.4.4. Integration of commercial installations not enclosed by walls 
Commercial installations can be located in paid or unpaid areas. Each location shall be selected 

to ensure that either the installation or related provisions shall not do any of the following: 

• impede passengers traffic flows 

• impinge on an accessible path 

• impede the inspection and maintenance tasks of structural or protective components 

• impede access to other assets or equipment in particular emergency equipment 

• obstruct clear lines of view through the stations for example staff’s line of sight, CCTV 

viewing lines or create a security-related risk 

• create or contribute to creating a fire hazard 

• create or contribute to creating a slip, trip, fall or any other hazard identified by the risk 

assessment, for example advertising signage shall not be placed on the risers of staircases 

in order to prevent customer injury 

• provide a means of climbing onto adjacent infrastructure 

The mounting of a commercial installation shall minimise the possibility of an antisocial 

behaviour by the installation user, for example it shall prevent unauthorised movement or 

overturning of the asset. 
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The commercial installations shall be connected to landlord or public service provider 

infrastructure. 

6.5. Assessment of base build adaptation options 
The evaluation process shall determine if any alteration or augmentation of base build building 

services is required to facilitate necessary building services configuration and adequate 

capacities for use by the proposed tenancy type. See Section 7 for a description of specific 

base build building services. 

The following base build adaptation options should be explored as part of the overall leasing 

considerations. 

• No adaptation - some spaces may be able to be leased without the need for any adaptation 

or building services augmentation. 

• Limited adaptation that identify specific options that would suit a range of different 

tenancies within the designated tenancy type. It will require no significant modifications to 

existing building services. Identified options shall be quantified and related adaptation costs 

evaluated as part of the assessment. 

• Adaptation to a use that is not an approved use; the tenant is responsible for any additional 

investigations to confirm or disprove the feasibility of the proposed changes, including 

regulatory compliance, technical feasibility, and works definition to enable cost estimation 

of any additional base build work needed to convert the space to commercial tenant’s 

preferred use, for landlord consideration. All subsequent activities shall be agreed and 

approved by the landlord, for example: 

o change of approved tenancy type 

o change to existing base build space layout to accommodate the tenancy requirements 

o change to the type, capacity or location of building services that would be required to 

accommodate the tenancy requirements 

o any other changes that may be requested by tenant 

o any consequential changes or modifications to ensure compliance with legislated 

requirements 

o required modifications shall be quantified and related costs evaluated as part of the 

assessment 
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6.6. Heritage 
The following principles for planning and preparing a retail tenancy lease in a heritage place or 

building shall be adhered to: 

• Leasing activities shall be planned and undertaken to avoid impacts to identified heritage 

significance, including but not limited to heritage fabric, visual character, and setting when 

heritage-listed places and buildings (in their entirety or in part) are considered for retail 

leasing. This applies to engineering, architectural and interior aspects of buildings, and 

building services arrangements. 

• Changes to heritage places and buildings to accommodate retail facilities shall be guided 

by a competent heritage professional with relevant expertise (in most cases, this will be 

architectural or interiors expertise). This guidance shall continue through the lifecycle of the 

lease planning, from initial planning stage, design, planning and heritage applications, to 

fit-out construction works. 

• Proposed designs shall not compromise significant heritage fabric, shall not mitigate any 

visual impact in consideration of the form, bulk, scale and appearance of fit-out elements 

and fixings, and shall not conceal or damage heritage fabric. 

• Detailed design for retail fit-outs shall be reviewed and shall not proceed without the 

approval of a competent heritage professional who is also a registered architect. 

• Heritage impacts that may result from a lease arrangement shall be assessed by a 

competent heritage professional with relevant expertise. 

The following principles for tenancy fit-out in a heritage place or building shall be adhered to: 

o All required legislative approvals shall be obtained prior to any works commencing. 

o Fit-out of heritage-listed buildings shall be undertaken in accordance with approved 

heritage applications and by a tradesperson with appropriate competency to do so. 

o Fixings to heritage fabric shall be reversible, with a preference for fixing into sacrificial 

fabric (for example, into a mortar bed rather than into face brick). 

o A heritage professional with relevant expertise shall assess the works for compliance 

with regulatory approvals upon completion of a tenancy fit-out. 

7. Base build building services provisions 
Base build building services are building services provided by a landlord to a tenant. 

Different sizes and capacities of various building services shall be provided to tenancy 

boundaries depends on the intended use, size and configuration of leased spaces. 



T MU SS 80007 ST 
Building Services for Commercial Tenancies in Public Transport Facilities 

Version 1.0 
Issue date: 03 December 2020 

 

 
© State of NSW through Transport for NSW 2020  Page 20 of 38 
 

The most common building services provided to commercial tenants are described in Section 

7.1 to Section 7.9. Other services can be provided at the landlord’s discretion. The choice of 

service provider as well as the nature, size, and location of each building service connection to 

the tenancy shall be stipulated by the landlord. 

7.1. General 
The capacity and manner in which building services are provided to commercial tenants shall be 

assessed by suitably qualified professionals. Building services infrastructure that serves 

commercial tenants and is located in landlord areas (outside of tenancy boundaries) is subject 

to the same design and installation requirements as the infrastructure that serves other parts of 

a train station. 

All piped and cabled services within landlord areas shall be routed to protect and to minimise 

the risk of vandalism and accidental or intentional damage. No service shall be permitted to run 

across overhead wiring, or in areas that are accessible only by securing a possession, that is, 

taking a rail track or tracks out of use for maintenance or construction work to be able to 

proceed. 

All equipment shall be mounted such that they do not impede circulation routes or create a 

hazard to train station users. No service or containment shall interfere with access to any 

equipment. 

The requirements of different engineering systems and related equipment shall be fully 

coordinated with the requirements of all other systems, trades, architectural features, building 

fabric and structural constraints. 

7.1.1. Cabled services 
All wiring shall be installed in a landlord approved wiring containment. The containment and 

cabling location shall determine specific requirements for the following: 

• mechanical and environmental protection 

• specific fire rating 

• low smoke zero halogen and flame retardant properties 

7.1.2. Piped services 
Piped services shall be routed to facilitate easy access for inspection and maintenance. 

Cleaning and rodding points shall be provided in locations enabling maintenance access and 

servicing. No piped services shall run above cabled services. 
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7.1.3. Metering 
The landlord shall determine metering arrangements. The following services to tenants are 

expected to be metered with revenue grade meters: 

• electrical energy 

• water 

• thermal energy for tenant HVAC facilities connected to central water or a central chilled 

water system 

If metering is not practical and usage can be estimated, the cost of relevant service per square 

meter of leased space can be assessed and used as base of a lease agreement. 

7.1.4. Colour coding and labelling 
Services containment shall be colour coded and labelled as recommended by AS 1345 

Identification of the contents of pipes, conduits and ducts. 

7.1.5. Compliance 
Any work modifying or affecting the base build condition including any work outside or inside the 

tenancy boundary is subject to the following: 

• approval of relevant authority and stakeholders 

• compliance with the NCC, Volume one  

• removing or mitigating pertinent risks where relevant to facilitate the safety level required 

by the Rail Safety National Law (NSW) and the Transport Administration Act 1988,  

7.2. Electrical 
Sydney Trains is the distribution network service provider (DNSP) for electrical installations on 

railway land, from which power to commercial tenant is provided. Alternatively, power to 

commercial tenants can be derived from a local service provider, for example Ausgrid, 

Endeavour Energy and Essential Energy. An application for connection shall be submitted to 

the relevant DNSP in accordance with T HR EL 17001 ST Electrical Distribution System 

Installation Connection and Inspection. 

Each tenant shall be powered by a dedicated submain of specified capacity and separately 

metered.  

Refer to T HR SS 80002 ST Low Voltage Electrical Installations for further requirements. 
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7.2.1. Supply from Sydney Trains network 
In most locations Sydney Trains is the DNSP and supply authority. In these circumstances base 

build shall supply the leased areas with electrical energy in accordance with 

T HR SS 80002 ST, T HR EL 17000 ST Demarcation of RailCorp Low Voltage Distribution 

System and T HR EL 17001 ST. 

As part of the building services assessment described in Section 6, the landlord shall examine 

the power supply network and assess the following: 

• the station maximum demand at different times of each day in a preceding year including 

consideration of any prospective upgrades or changes to the station electrical installation 

during the anticipated lease term 

• the power system supply capacity 

The landlord shall establish the extent of spare capacity that could be made available for 

commercial tenants, determine their connection points and metering arrangements. 

While alterations to the agreed buildings services provided to commercial tenancy may be 

necessary in case of a train station refurbishment or other circumstances, the agreed service 

provisions to a tenant shall not be restricted or reduced during the duration of the lease. 

All power to operate the tenancy will be provided from a nominated distribution board through a 

submain (normally terminated in an on-load isolation switch or similar arrangement installed 

within the tenancy space) for connection to the tenant distribution board. The tenancy submain 

may originate from the following: 

• A dedicated tenancy switchboard (that supplies multiple tenancies) located in a separate 

metering room; this arrangement is preferable where there are multiple tenancies. Where a 

separate tenancy switchboard does not exist the Sydney Trains will nominate the source 

distribution switchboard. 

• Installation main switchboard (IMSB). 

• Distribution supply main switchboard (DSMSB) which should not be used as tenancy 

power supply origin although it may be permitted in older stations that do not have ISMB. 

An energy meter compliant with the service provider requirements shall be installed at the origin 

of the tenancy submain. In cases where retail energy meters cannot be accommodated at the 

tenant submain's origin, the meters may be located in the tenancy distribution board, provided 

that the tenant agrees to provide access to the tenanted space for meter reading and other work 

that may be required from time to time. Where required, the tenant may provide and install their 

own meter board and compliant meters in strict observance of landlord requirements. 

Where metering is impractical, the cost of electricity can be estimated if agreed by the landlord. 
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Due to the nature of the Sydney Trains electrical distribution network, voltage and voltage 

tolerances at the tenant installation supply terminals may vary from values given in AS 60038 

Standard voltages (230/400V +10% to -6%). Supply voltage total harmonic distortion may 

exceed values typical for commercial power supply networks in Australia, which may affect the 

ability of tenant’s electrical and telecommunications equipment to perform without degradation. 

The landlord shall evaluate the extent of a nonconformances and advise tenant accordingly. 

7.2.2. Supply from local distribution network service provider 
Connection arrangements shall be subject to the connection arrangements with the DNSP, 

including the requirement to utilise suitably accredited service provider as defined by the 

Electricity Supply (Safety and Network Management) Regulation 2014. 

For commercial tenants within the rail network in locations where Sydney Trains is not the 

DNSP, Sydney Trains property division or the leasing manager shall advise who the local DNSP 

is to be. A copy of the application for connection shall be provided to Sydney Trains. 

The tenancy energy metering arrangements are subject to the local DNSP requirements and 

subject to approval by the landlord. 

7.2.3. Earthing, lightning protection and surge protection 
A tenancy earthing connection shall be provided at the tenancy submain isolator or tenancy 

distribution board as part of incoming power supply. When power is supplied by a local DNSP 

the earthing arrangement is subject to a no objection endorsement of the landlord. 

Where necessary, additional requirements shall be advised by the landlord. 

Lightning protection is normally provided as part of the building protection system. Surge 

protection for tenancy electrical installation is a tenant responsibility. 

7.3. HVAC and refrigeration 
Sufficient base build provisions shall be provided to facilitate an HVAC fit-out that is compliant 

with the NCC Volume one. These provisions can include the following: 

• Means to draw fresh air into the leased space and discharge the exhaust air to outside. 

These include vertical or horizontal ducting or services paths between the tenancy and 

external location outside of tenanted spaces. 

• Condenser water or a chilled water system (operational for agreed number of hours per 

day) may be provided to each tenancy in the form of capped isolation valves. Generally, 

such system connections are available at the boundary of the leased space, but different 

arrangements are possible. Connection to condenser water or chilled water systems may 

attract user charges, negotiated as part of the lease agreement. 
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• Space for installation of additional HVAC or refrigeration equipment, with the ability to 

freely discharge hot air to the external environment, risers for pipework, access to fresh air 

for ventilation purposes, access to a suitable location for exhaust air removal. Suitable 

routes through landlord areas to route the piped services to the lease boundary shall be 

provided by landlord. 

All provisions shall comply with AS 1668 (all parts) The use of ventilation and airconditioning in 

buildings. 

As the available provisions may differ depending on specific location of the tenancy space and 

HVAC arrangements for the train station, full information shall be provided as part of lease. 

7.3.1. Kitchen exhausts for food tenancies with cooking facilities 
Kitchen exhausts with exhaust external discharge points sufficiently separated from an HVAC 

fresh air supply may be required for food tenancies. 

The available provisions shall be advised by landlord as part of the lease offering 

documentation. 

7.3.2. Refrigeration 
External space for condensing units that serve tenant cold rooms or other refrigeration plant 

may be required for food tenancies. Vertical or horizontal services paths to connect the piped 

services between the tenancy space and the external space location shall be indicated as part 

of the lease offering documentation. 

7.4. Hydraulic systems 
Requirements for hydraulic systems including water supply and drainage are detailed in Section 

7.4.1 to Section 7.4.4. Unless specifically agreed, water service is not provided to non food 

tenants. 

7.4.1. Water supplies 
Water connection can be to either landlord infrastructure or a local service provider, such as 

Sydney Water.  

Water supplies to tenancies shall be individually metered with a water meter installed in the 

source pipe to enable accounting. Depending on the lease conditions, the connection (through 

an isolating joint in the water supply line) may be available at the lease boundary, or a new 

water line from the tenancy space to the nominated interface point in the building shall be run 

along the route agreed and approved by the landlord. The connection interface point shall be 

nominated by the landlord. 
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While hot water may be required by some tenants, it is normally produced within the tenanted 

space and not provided as part of the base build services arrangement. 

Cold water metering details and charges are dependent on the lease agreement. Water meters 

shall be placed in locations that are available to the landlord at all times. 

All meters shall be mounted at location and height approved by the landlord. 

7.4.2. Rainwater and stormwater 
Unless specifically advised, rainwater and stormwater installations external to the leased areas 

are the landlord’s responsibility. 

7.4.3. Sanitary drainage 
A connection point to the sanitary sewerage system is required by food tenants, to either 

landlord infrastructure or a local service provider for example, Sydney Water.  

The connection interface point shall be nominated by the landlord.  

7.4.4. Grease traps 
Trade waste requirements, including engineering design and specification, shall be advised 

either by the landlord or through the local service provider. The tenant shall provide certification 

of compliance. Sydney Trains will only accept trade waste for commercial tenancies in rail 

stations and facilities if approved by Sydney Water. 

The landlord shall advise the capacity and operational arrangements for existing provisions as 

part of the lease offering documentation. Grease traps shall be provided and fitted by the tenant 

during fit-out. 

7.5. Telecommunications 
Tenant telecommunications requirements typically comprise landlines provisioned through 

copper or fibre cabling to facilitate point of sale, internet and telephone services. These services 

are usually delivered directly from an external service provider such as Telstra or Optus, and not 

the landlord infrastructure. 

Telecommunications connections may need to be extended from the service provider building 

entrance facilities, main or intermediate telecommunications distribution frame to the tenancy 

space, along the route agreed and approved by the landlord. 

Cabling and installation shall comply with AS/CA S009 Installation requirements for customer 

cabling (Wiring rules), T HR TE 01001 ST Communication Outdoor Cabling and SPG 0705 

Construction of Cable Routes and Signalling Civil Works. 
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All conduits and communications cabling running between the building main distribution frame 

(MDF) and the tenancy shall be low smoke zero halogen cabling. 

7.6. Security and CCTV 
While it is usual for the fit-out to make standalone arrangements, in some atypical situations 

tenanted areas may need to be equipped with security system elements that form part of a 

facility-wide system for the train station. 

In these rare cases, a security brief issued as part of the lease offering documentation shall 

nominate specific security provisions to be installed either by the tenant or the landlord within 

the tenanted space as part of the fit-out. 

7.7. Fire 
7.7.1. Compliance requirements prior to fit-out 

To comply with the NCC, Volume one, empty base build areas to be leased but not yet 

occupied by tenants may have to be equipped with a fire or smoke detection and alarm system, 

a fire suppression system, or a security system, either integrated or not into the landlord facility 

system. 

7.7.2. Fit-out compliance requirements 
Where required by the base build assessment process tenanted areas shall be equipped with a 

fire detection and alarm system, EWIS, a fire protection and suppression system. 

For each of these systems, the landlord shall decide if a tenant’s system shall be fully integrated 

with the respective facility, or if partial or no integration is sufficient in the case of existing 

buildings. 

Where integration is required the landlord shall: 

• nominate the interface point between the respective base build system and the tenancy 

system  

• ensure the base build system has adequate capacity to accommodate additional devices 

within tenancy fit-out areas  

The following should also be considered: 

• The spatial configuration of commercial tenant areas may require the base build hydrant 

system to be extended. 

• The spatial configuration of commercial tenant areas may require the base build hose reel 

system to be extended. If the base building hose reel system does not cover the tenancy, 

the tenant shall install a hose reel within the tenancy space as part of the fitout. 
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The integration, including any extension or augmentation work, shall be carried out by a 

contractor nominated or approved by the lessor. 

7.8. Building services provisions for commercial 
installations 
See Section 5.4 for the description of commercial installations. 

Commercial installations shall not be installed on platforms without explicit landlord permission. 

Provision of power and telecommunications connection is usually sufficient to cover the needs 

of the commercial installations. Water or sanitary drainage is not normally provided but may be 

required for some facilities. Commercial installations requiring electrical power to operate shall 

be powered through dedicated circuits. Each installation shall be controlled by an individual, 

lockable isolation switch located in the direct vicinity of the installation. Where a group of the 

same or similar installations are collocated (that is touching) they can be supplied from one 

dedicated circuit. 

Commercial installations shall comply with AS/NZS 3000 Electrical installations (known as the 

Australian/New Zealand Wiring Rules) as required by Gas and Electricity (Consumer Safety) 

Regulation 2018. 

Dedicated circuits shall be used to power each life safety equipment for example a defibrillator. 

In addition to the electrical requirements specified in T HR EL 12004 ST Low Voltage 

Distribution and Installations Earthing, these installations shall also be located at least 2.5 m 

from a water tap. 

Under no circumstances is a circuit dedicated for a commercial installation to be connected to a 

distribution board which supplies a safety service or a service listed in Table 5 in Appendix A of 

T HR SS 80002 ST. 

Electrical energy metering arrangements shall be specified by the landlord. Where metering is 

impractical, the cost of electricity can be estimated if agreed by the landlord. 

All electrical works shall conform to requirements of T HR SS 80002 ST. 

Commercial installations requiring telecommunication provisions to operate shall be connected 

to the building main distribution frame via dedicated low smoke zero halogen cabling, following 

the route approved by the landlord, and in compliance with landlord’s requirements. 

7.9. Base build assurance 
Section 7.9.1 to Section 7.9.2 detail base build assurance requirements. 

7.9.1. Base build compliance requirements 
The landlord shall ensure that the base build complies with the following: 
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• the NCC, Volume one 

• specific risk mitigation requirements and measures resulting from the process described in 

Section 6 

The landlord shall keep all documented evidence for future reference and audit. 

Base build documentation requirements 

The landlord shall establish and document relevant base build information that shall include, as 

a minimum, the following: 

• information  required by the Retail Leases Act 1994 

• designation of approved use retail types 

• architectural and structural plan sections and elevation drawings that indicate the tenancy 

extent, core and shell arrangements and document other details that are relevant to the 

lease 

• details of any existing features or elements that are over and above what would be 

expected in a core and shell space 

• detailed information about available building services provisions including the following: 

o services drawings indicating the route and size (capacity) of each available building 

service from its immediate origin to the tenancy boundary (or a service connection 

point outside the tenanted space as applicable) for each service 

o drawings shall include locations, capacities and technical details of each service 

connection point and include the designated location and details of the existing or 

proposed metering arrangements for each service meter 

o drawings shall indicate service spaces and service routes within the landlord areas 

available for tenant's use 

o drawings shall indicate known additional work (usually within the landlord area) that 

shall need to be done to extend the service to a location within the leased space (or 

any other known work to be carried out) 

o service drawings shall include single line drawings where applicable 

7.9.2. Recommendations for commercial tenants 
The landlord should provide prospective tenants with a brief of technical information that is 

specific to the lease location and project circumstances including the following: 

• description of the design and construction features incorporated in the base build and any 

information that facilitates fit-out design and construction to properly integrate tenancy 

building services with the building systems 
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• recommendations for sustainable strategies, products, materials, and services to be 

included in the building services fit-out 

Data gathering requirements 

The landlord shall develop a database of leased commercial spaces for future use and 

reference. The database shall include the following general and engineering services 

information, and usage data for each retail space: 

• retail category as detailed in Section 5 

• retail designation within retail category for example, newsagent, cafe, restaurant and so on 

• tenancy size in square metres 

• list of building services provided and their capacities 

• electrical capacity provided in kilowatts or amps per phase and leasing statistical data, or 

industry standard data for the particular tenancy type (watt per square metre of the 

tenancy) 

• electrical maximum demand or monthly and annualised electricity usage 

• the following where available: 

o annualised or monthly electricity usage 

o annualised or monthly water usage 

o any other metered service data 

The landlord shall develop a database of commercial installations including the following 

general information, engineering services information and usage data: 

• asset type for example, vending machine 

• list of building services provided and their capacities 

• where available 

o annualised or monthly electricity usage 

o annualised or monthly water usage 

o any other metered service data 

8. Fit-out by tenant 
Tenant fit-out includes all work within the lease boundary that is constructed after the base build 

is handed over to the tenant but before the tenant occupies the space. Where agreed with the 

landlord, tenant fitout may occur in tandem with base building work. Examples of fit-out work 

include ceilings, flooring, internal walls, electrical, lighting, HVAC and so on. 
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The tenant is responsible for all connections to the landlord’s infrastructure. This may include 

specific, agreed and approved work necessary to extend the required building services from 

their existing or designated location (interface point) to within the tenancy area. 

The use of landlord nominated or landlord approved contractors may be required for any works 

in either the landlord’s or tenanted areas. 

AEOs are normally not expected to be involved in internal fit-outs. However, where directed by 

the landlord, the tenant shall use service providers and contractors nominated by the lessor, 

subject to lessor specified conditions. Examples of such work includes alteration, modification or 

extension to existing building services or systems for example, ventilation ducting, risers and 

horizontal services paths, fire rating, and installation of energy or water meters. 

Where redirection of existing services within the lease boundary is required, the design, 

construction, disconnection and reconnection (or preservation of continuity of service operation 

where required) is subject to a bespoke design, construction, verification and certification 

process agreed with and approved by the landlord in writing before any work starts..  

Any modifications to structural elements within the lease boundary proposed by the commercial 

tenant are subject to the following: 

• determination of the proposed nature of the structure, wall, slab, and its function compared 

with its current function such as structural capacity and maximum permitted loading, fire 

rating, existing service capacity and any other relevant aspect 

• determination of the design action to ensure safety and regulatory compliance 

• design, certification, supervision of the construction and verification by an AEO or an 

independent verifier 

• acceptance of the proposed changes by stakeholders and the landlord 

• assurance by an AEO 

Wall, floor and ceiling penetrations, chasing of services, or trenching shall not be permitted 

without prior written approval from the landlord. 

The tenant is responsible for statutory compliance and technical correctness of all fit-out works 

within the lease boundary including the following: 

• Fit-out works shall comply with the NCC, Volume one. In addition, works shall comply with 

landlord’s requirements and equipment manufacturers’ recommendations. Where 

applicable, fit-out works shall comply with the requirements of the DNSP for electrical 

installations and relevant public service provider for water and telecommunication services.  

• Fit-out work shall comply with requirements identified by the landlord resulting from the 

requirements of Section 6. 
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• Fit-out construction and subsequent operation, maintenance and decommissioning of any 

equipment shall be compliant with landlord requirements that include the requirements of 

this standard.  

• All work shall be carried out in accordance with accepted and approved design drawings 

and specifications. All aspects of the fit-out design are subject to prior acceptance by the 

landlord. 

• All work shall be carried out by competent persons who are suitably qualified, experienced 

and suitably licenced. 

• The tenant is responsible for ensuring safe working practices and all appropriate 

insurances including those of any contractor or subcontractor for design and construction 

of the fit-out. 

Prior to fit-out design start, the tenant shall verify the tenancy requirements in relation to 

electrical power, condenser water, chilled water, fresh air supply and exhaust air, and any other 

services provisions to confirm that the base build provisions are sufficient. 

Approval to alter, amend or extend existing systems or equipment installed within the tenancy 

area shall be obtained from the landlord. 

Ongoing usage charges for water, energy, and telecommunications and so on shall be 

determined in the tenancy agreement. 

Tenants shall provide access to the landlord’s staff and contractors for inspections and any 

other work deemed necessary by the landlord. 

All the tenant's equipment for example, distribution boards, condenser units, fans, refrigerant 

pipes, ducts and so on shall be clearly labelled with permanent labels to facilitate easy 

identification by landlord. 

8.1. Tenant electrical responsibilities 
Electrical installations shall comply with AS/NZS 3000. 

Normally, a dedicated submain is provided to each leased area as part of base build services 

terminated in an on-load isolation switch installed within the tenancy space. The tenancy 

distribution board shall connect to it as part of the fit-out work. If the electrical energy meter has 

not been provided as part of the base build, the tenant shall include the required metering 

arrangement within the tenancy board, in strict accordance with technical details and 

requirements advised by the landlord. 

Where required by Section 6, tenancies located in enclosed stations, underground stations or in 

areas adjacent to enclosed evacuation routes from such stations, shall employ low smoke zero 

halogen electrical conduits and wiring within the tenancy space. 
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Tenants shall not install solar or battery backup systems without prior approval from the 

landlord. 

8.1.1. Lighting 
The advice of a lighting consultant should be obtained to carry out tenant lighting design. 

A mixture of ambient general lighting and task lighting should be utilised with designer fittings 

being encouraged. The use of energy efficient light fittings is encouraged. 

Spill light shall not adversely affect the surrounding environment and shall comply with 

AS/NZS 4282 Control of the obtrusive effects of outdoor lighting. External shopfronts should 

have consideration for timed night solutions in accordance with the landlord and local 

authorities' requirements. 

8.1.2. Emergency lighting and exit signs 
Emergency lighting and exit signs shall be installed as required by the NCC, Volume one. 

Additional compliance with T HR SS 80003 ST Infrastructure Emergency Lighting shall be 

required in specific locations identified by the landlord. 

8.2. Tenant HVAC responsibilities 
Tenant HVAC installations shall comply with AS 1668 (all parts). 

Where access to base build condenser water or chilled water system is provided, the tenant 

shall extend the system piping to their fan coil units or air handling plant as required. Where 

appropriate, balancing valves from landlord approved manufacturers shall be used in the 

tenant’s system to automatically balance water flows. The landlord condenser water system is 

not designed for refrigeration use. 

Where access to condenser water or chilled water system is not provided, the tenant is required 

to install an air cooled air conditioning system with outdoor units located in spaces designated 

by the landlord. The tenant is responsible for connecting their outdoor and indoor units along 

the route designated by, and in a manner approved by the landlord. 

Where fresh air and exhaust air ducting connections are provided, the tenant is responsible for 

all work related to the following: 

• connection of the tenancy HVAC systems to landlord's ducting 

• removal of existing and installation of new ducting if required by tenant's design 

Removal or any modification to the landlord's ducting is subject to the landlord's approval. 
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Where fresh air and exhaust air ducting connections are not provided, the tenant shall install 

their own ducting in the landlord service spaces and along service routes indicated as available 

for the tenant's use. 

In certain areas, access may be required by maintenance staff to access panels located in the 

ducting. Access through adjoining tenancies is not normally permitted. The design of the 

mechanical systems shall be coordinated with existing services. 

All HVAC and refrigeration equipment shall contain refrigerants in accordance with AS/NZS ISO 

817 Refrigerants - Designation and safety classification. Only class A1 (no flame propagating 

low toxicity) refrigerants are allowed. 

Cold rooms, freezer rooms, refrigeration and HVAC equipment shall not be installed above 

overhead wiring where there is a potential for condensation on the slab soffit or a condensate 

leak to occur. 

All cold room panelling and piping insulation shall be non-flammable. Suitable certification and 

assurance shall be provided by the tenant to the landlord. 

All freezer rooms shall designed and constructed to prevent ice build-up. 

8.2.1. Air handling units and exhaust systems 
During a fire emergency in either tenanted areas or train station areas, tenant air handling units 

or other ventilation devices may need to operate in fire mode or be shut down in order not to 

adversely affect the neighbouring train station areas or other tenants. Such specific 

requirements shall be determined during fit-out design and resulting relevant measures 

approved by the landlord and implemented by tenant. 

8.2.2. Kitchen exhaust systems 
Commercial kitchen tenancies require specific designs that depend on the type of foods being 

prepared and cooking methods used. The primary concern is fire safety as the majority of 

kitchen fires involve kitchen exhaust hoods or ducting. The risk increases exponentially when a 

commercial kitchen is located in an underground location. 

In addition to fire concerns, moisture, grease, smoke, odour and noise emitted while cooking 

are all required to be addressed during kitchen ventilation design. The design shall ensure 

adequate particulate collection and load reduction, odour control, dilution and removal of 

exhaust gases away from the building envelope. The air intake and discharge shall be 

coordinated with existing systems in adjacent locations. The length of a kitchen exhaust 

ductwork may necessitate additional measures. 

Design of a kitchen ventilation system shall be tailored to the specific needs and style of 

cooking and carried out in compliance with AS/NZS 1668.1 The use of ventilation and air 
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conditioning in buildings - Part 1: Fire and smoke control in buildings and AS 1668.2 The use of 

ventilation and air conditioning in buildings – Part 2 Mechanical ventilation in buildings.  

Where located in a building required to have fire sprinkler protection, the kitchen exhaust 

system shall also be protected with sprinklers. 

While the kitchen hood and filter are located within the tenancy, the exhaust duct and fan can 

be located in a common or core building area. The tenant shall ensure that access panels large 

enough to enable cleaning of ducts are provided in the entire kitchen exhaust ductwork at 

appropriate locations and at every change in duct direction, to facilitate inspection and cleaning. 

All kitchen exhaust systems shall have an interlock between the filters’ sensors and the cooking 

appliance to ensure the required level of maintenance. For example, if the filter exceeds the 

recommended capacity (pressure drop) the cooking device shall automatically shut down. 

The kitchen exhaust system shall be designed to ensure that if the kitchen exhaust filters are 

removed the cooking device shall automatically shut down. 

The tenant shall have sole responsibility for maintenance of the entire system. As part of the 

lease obligations, the tenant shall assure the landlord that the necessary maintenance is carried 

out correctly, the prescribed maintenance intervals have not been exceeded and that the 

ongoing safety has been achieved by providing contractor maintenance and compliance 

records. 

8.3. Tenant hydraulic systems responsibilities 
Hydraulic systems shall comply with NCC, volume three and shall be designed, installed and 

operated in accordance with AS/NZS 3500 (all parts) Plumbing and drainage. 

The tenant shall utilise the single water and drainage connections provided as part of base build 

services. 

8.3.1. Water 
Relevant landlord or local service provider approval of the proposed use of a commercial 

tenancy is required before a water service is connected to a tenancy. 

No hydraulic pipes shall run across overhead wiring installations, due to potential leaks and 

required maintenance access. 

Where the water meter is not provided as part of base build, the tenant shall install a compliant 

water meter in the location that is available 24 hours a day, 7 days a week and approved by the 

landlord. 

Only water efficient appliances shall be used in accordance with Sustainable Design Guidelines 

Version 4.0. 
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8.3.2. Sanitary drainage 
Relevant landlord or local service provider approval of the proposed use of a commercial 

tenancy is required before the installation is connected to sanitary drainage. 

8.3.3. Grease traps 
Trade waste requirements shall be advised either by the landlord or through the local service 

provider approval. 

Grease traps shall be provided by the tenant during the fit-out stage utilising provision made as 

part of base build services. 

8.4. Tenant telecommunications responsibilities 
The landlord shall advise the type and capacity of available telecommunication connections. 

Any additional services requested by the tenant are at landlord discretion and will be carried out 

by landlord nominated contractors. Tenants are responsible for connecting to their own service 

provider including ongoing maintenance. 

Cabling and installation within tenancies shall comply with AS/CA S009. All conduits and 

communications cabling within the tenancy itself shall be low smoke zero halogen. 

8.5. Tenant security responsibilities 
Access control, intrusion detection, CCTV and any other security services within the tenancy 

area are the tenant's responsibility. 

The position of alarms, lights and equipment of any security system installed within a tenancy 

are subject to review and acceptance by the landlord. Loud alarms shall not be permitted. All 

alarms shall be connected back-to-base, as the lessor will not be responsible for attending to 

any alarm activations. 

The tenant shall not rely upon any existing security or CCTV system operating in the landlord 

areas as a means of protecting their tenancy. The tenant shall not be entitled to access any 

CCTV recording belonging to landlord or other retail tenants. 

The tenant may be issued a guide to the fit-out design of the security or CCTV system within 

retail spaces adjacent to an escape route and its possible integration to the train station security 

or CCTV system, for implementation by the tenant. 

Tenant contact numbers shall be provided to the landlord and updated as required for 

afterhours or emergency contact purposes. 
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8.6. Tenant fire and life safety responsibilities 
The tenant shall provide fire detection and alarm systems, fire protection systems, and portable 

fire equipment appropriate to the risk within the tenancy and in accordance with the 

requirements of the following: 

• NCC, Volume one 

• Fire and Rescue NSW and any local authority 

• the lessor 

Commercial tenants shall provide a certified fire design from a certified fire practitioner. 

Tenants shall provide documented evidence of ongoing compliance with the appropriate level of 

maintenance for all installed systems by providing an annual fire safety statement (AFSS). The 

AFSS shall align with the station and precinct AFSS. 

Concealed spaces created as part of, or as a result of tenancy fit-out, form part of the tenancy 

areas (leased spaces). 

Where required by the landlord, as a result of the assessment process in Section 6, tenancies 

located in enclosed stations, underground stations or in areas adjacent to enclosed evacuation 

routes from such stations shall limit possible harmful emissions during a fire, by limiting fire load 

of a specific type (for example specific merchandise types) within the tenancy space. 

Where notified by the landlord, a commercial tenant shall form part of the station emergency 

plan and in case of a fire event or other emergency, shall report to the station chief warden. In 

such cases, the tenant and their staff shall be required to familiarise and conform to the train 

station emergency procedures including inclusion and participation in drills and exercises. 

8.6.1. Detection and alarm 
Where required by the NCC, Volume one, tenancy areas shall be equipped with fire detection 

and alarm system. 

Where required by the landlord, tenancy areas shall be equipped with a fire detection and alarm 

system that forms part of a station-wide fire detection and alarm system. The system shall utilise 

spare capacity of the base build fire detection and alarm wiring loop to connect such additional 

fire detection and alarm devices as may be required. 

Where required by the landlord, tenancy areas shall be equipped with an EWIS that forms part 

of the station-wide EWIS system. 

8.6.2. Protection and suppression 
Where required by the NCC, Volume one, tenancy areas shall be equipped with a fire protection 

system. 



T MU SS 80007 ST 
Building Services for Commercial Tenancies in Public Transport Facilities 

Version 1.0 
Issue date: 03 December 2020 

 

 
© State of NSW through Transport for NSW 2020  Page 37 of 38 
 

Where required by the landlord, tenancy areas shall be equipped with a fire protection system 

that forms part of a station-wide system. The system shall utilise spare capacity of the base 

build system to connect such additional fire protection devices as may be required.  Portable 

extinguishers shall be provided in retail staff areas. Portable fire extinguishers and fire blankets 

shall be provided in the following locations: 

• commercial kitchen 

• tenant plantrooms 

• any other location required by the NCC, Volume one 

Tenants may be required to implement specific fire protection and suppression measures within 

retail spaces adjacent to the escape route. 

8.7. Tenant environmental care responsibilities 
Fit-outs shall comply with the minimum energy efficiency requirements in conformance with the 

NCC, Volume one. Any improvements on the minimum performance levels required by law are 

strongly encouraged. 

Noise from shops shall not adversely affect the operation of the train station public address (PA) 

system. Noise control measures shall comply with the requirements defined in the Noise Control 

Guidelines, Publication 1254. 

Amplified speech or music within the tenant area shall be limited for the sound level not to 

exceed 65 dB LAeq (A-weighted equivalent continuous sound level in decibels) two metres from 

the facade. 

Tenant loudspeakers shall be located entirely inside the tenant area and not less than three 

metres from any public entrance to the retail area. Loudspeakers shall be directed so that they 

do not point towards the retail area entrance or any wall which contains an external window that 

is less than 15 metres from the device. 

Fit-out construction activities shall be organised to minimise any adverse impact on the 

environment. 

8.8. Decommissioning 
On expiry of the lease, the tenant shall decommission and restore the fit-out spaces to the 

condition prior to the lease. 

8.9. Fit-out assurance 
Fit-out shall not commence without approved design documentation and drawings. Fit-out 

assurance includes the following: 
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8.9.1. Fit-out technical compliance requirements 
Tenants shall provide documentary evidence that the fit-out complies with the following: 

• NCC, Volume one 

• specific risk mitigation measures resulting from the process described in Section 6 

• fit-out construction management plan including landlord-approved measures for reduction 

of environmental pollution including evidence of full enforcement of these measures 

• any other relevant requirements notified by landlord 

Documentary evidence shall be forwarded to the landlord after fit-out completion and prior to 

occupancy by the tenant for future reference and audit. 

8.9.2. Fit-out documentation requirements 
The tenant shall provide the landlord with relevant information to prove compliance of materials 

and equipment intended for use in the fit-out with the approved tenancy design prior to 

commencement of the fit-out. The fit-out shall not commence without landlord approval. 

Prior to occupancy, the tenant shall provide the landlord with the following: 

• Approved design documentation and construction drawings. 

• Testing and commissioning results and compliance certificates for all building services 

installations within the tenancy. 

• Certification of the electrical installation including confirmation that all associated electrical 

equipment has been tested, commissioned and certified compliant. 

• Certification that specific risk mitigation measures resulting from the process described in 

Section 6 have been implemented. 

• Schedule of items that require regular maintenance to maintain the effectiveness of the 

equipment or systems. Tenants shall enter into a maintenance contract with a suitable 

contractor and provide a certificate on completion of the fit-out and annually to the landlord 

confirming that the equipment is being regularly maintained. 

• Certification that all previously identified defects and discrepancies have been rectified. 

• DDA access to premises compliance  

• Occupation certificate. 

• Any other requirement stipulated in lease documentation. 
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