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Request for comment

The Department of Building and Housing (the Department) is seeking your comments on the proposed Building Code Compliance Document for Backcountry Huts.  
All submissions received by the Department will be carefully considered before a final decision is made on the proposals in this document.

How to comment

Please submit comments in writing, by post, courier, fax or email.
Additional copies of this document, including the Hut Procurement Manual for Backcountry Huts, can be accessed as a PDF from the Department’s website: 
http://www.building.dbh.govt.nz/e/publish/consulting-on.shtml 
A copy of the Consultation Document, including the Hut Procurement Manual for Backcountry Huts, is available for inspection at each of the following offices:

Department of Building and Housing Offices
National Office – Level 6 86 Customhouse Quay Wellington.
Auckland Office – Level 3 AXA Building 41 Shortland Street Auckland.
Christchurch Office – Level 2 10 Nelson Street Riccarton
Hamilton Office – Level 2 36 Bryce Street Hamilton
Manukau Office – Level 1 CST Nexia Centre 22 Amersham Way Manukau.

Department of Conservation Offices
Northland Conservancy - 149-151 Bank Street Whangarei
Auckland Conservancy - Cnr Karangahape Road and Liverpool Street Newton Auckland
Waikato Conservancy – 73 Rostrevor Street Hamilton
Bay of Plenty Conservancy – 99 Sala Street Rotorua
East Coast/Hawkes Bay Conservancy – 63 Carnarvon Street Gisborne
Tongariro/Taupo Conservancy – Turanga Place Turangi
Wanganui Conservancy – 74 Ingestre Street Wanganui
Head Office – 18-32 Manners Street Wellington
Nelson/Marlborough Conservancy – 186 Bridge Street Nelson
West Coast Conservancy – Sewell Street Hokitika
Canterbury Conservancy – 195 Hereford Street Christchurch
Otago Conservancy – Lower Stuart Street Dunedin
Southland Conservancy – 33 Don Street Invercargill

The closing date for submitting comments on the proposed changes is 31 October 2008.
Please post or courier comments to:
Consultation feedback – Backcountry Huts Compliance Document 
Department of Building and Housing -Building Standards 
Level 6, 86 Customhouse Quay
PO Box 10 729, 

Wellington

Or email comments to comments@dbh.govt.nz  with ‘Consultation feedback – Backcountry Huts Compliance Document’ in the subject line.

Or fax to (04) 494 0290, marked ‘Consultation feedback – Backcountry Huts Compliance Document’.
Official Information Act
Please note that all responses will be public information.  Responses may be the subject of requests for information under the Official Information Act 1982 (OIA).  The OIA specifies that information is to be made available to requesters unless there are sufficient grounds for withholding it, as set out in the OIA.  Submitters may wish to indicate grounds for withholding specific information contained in their submission, such as that the information is commercially sensitive or that they wish personal information to be withheld.  Any decision to withhold information requested under the OIA is reviewable by the Ombudsman.
Regulatory Impact Statement

The Ministry of Economic Development “


 states that the Department of Building and Housing must include questions and/or discussion of the substantive regulatory impact analysis elements (problem, what the range of feasible options is, impacts of these options) in this consultation document. The Department of Building and Housing confirms that this consultation document includes the substantive regulatory impact analysis elements as required.
Guide to Regulatory Impact Analysis (March 2007)”
General reasons for the proposals
The Department of Conservation (DoC) manages more than 950 huts for use by trampers, climbers, and hunters (either New Zealanders or international visitors), and DoC staff.  The majority of huts are located in the backcountry – remote, mountainous locations that are not serviced by formed roads (some do not even have tracks to them) and often require specialised experience and equipment to access.  Most backcountry huts have basic facilities and provide essential shelter only.

Huts are a long-established feature of the New Zealand outdoors, with the first being built over a century ago.  Many have been in place for decades and have been used by generations of domestic and foreign visitors alike.  They are a major asset for New Zealanders that allows our backcountry to be enjoyed more fully and are a unique component of New Zealand’s cultural identity.

Although users of huts may have varying degrees of ability and experience, they are expected to reach these huts, or undertake activities from them, on foot, or by boat, and be of reasonable fitness.  Users carry their own provisions and equipment with them, and are expected to be self-sufficient in carrying out their activities.  They will normally stay one night before moving on.

User expectations of huts are different to those of other buildings.  Tramping, climbing and hunting are activities which, among other things, provide recreation, self-reliance, physical challenge and exercise, the opportunity to ‘get away from civilisation’ and to commune with nature, and the social experience of a trip with others.  To enhance the experience sought, instead of diminishing it, only a rudimentary level of services and facilities, including communal style living and sleeping, is expected by users.  Indeed many trampers, climbers and hunters choose not to use huts, or to use them only when the weather is poor.  
As an example of the rudimentary level of services and facilities provided the water supply of many huts is obtained from the roof or a nearby water course or body.  DoC does not and cannot guarantee this water to be potable.  Backcountry hut users understand and accept this, and choose to boil the water, use water purification equipment, otherwise treat it or drink it as it comes.

DoC has an active programme of hut maintenance, replacement and construction.  This task necessitates working together with building consent authorities across New Zealand.  However, the inflexibility of the Building Code on backcountry huts, which was addressed in the previous consultation on changes to the Building Code clauses, as well as inconsistencies between building consent authorities on how the Building Code is interpreted, have increasingly led to consenting problems in areas such as accessibility, sanitation and fire protection.

In the next twenty years, many DoC backcountry huts will be due for replacement.  To ensure consenting processes do not interfere with this task, and to ensure the construction of new huts provides the required level of safety and amenity consistent with their intended use, the Department of Building and Housing and DoC developed a set of proposals to amend the Building Code.  These changes are currently in process.  Now the Department is proposing to issue a compliance document to supplement those Building Code changes.  This will be a new Compliance Document that relates to DoC backcountry huts.  
Background

This consultation document proposes initiatives to improve the building consenting process for backcountry huts by clarifying which New Zealand Building Code provisions will not apply to backcountry huts (when the Building Code changes relating to DoC backcountry huts comes into effect).
The New Zealand Building Code and Compliance Documents
The Building Code sets the performance requirements for buildings but does not prescribe how these are to be achieved.  For those people who prefer specific information, Compliance Documents issued by the Department, provide detailed methods for establishing compliance with the Building Code.
Compliance Documents include Acceptable Solutions and Verifications Methods.  Acceptable Solutions are examples of materials, components and construction methods that, if used or followed, would ensure compliance with the Building Code.  Verification Methods are calculation methods or test methods to ensure compliance with the Building Code.
Proposal

This consultation document proposes a new Compliance Document for Backcountry Huts to align with the changes proposed to the Building Code.  This proposed Compliance Document will apply only to backcountry huts administered by DoC.

The proposed changes to the Building Code were consulted previously and this consultation closed on 23 June 2008.  Cabinet has approved amendment to the Building Code Clauses to exempt DoC backcountry huts from the following requirements:
· Smoke alarms and emergency lighting

· Access and sanitary facilities for wheelchair users

· Potable (drinkable) water supply and artificial lighting

This consultation is currently being undertaken to establish a means of compliance with the likely amendments to the following Building Code Clauses:
	Building Code Clause
	Detail of the change

	A1 Classified Uses 
	Include backcountry huts as an example under Communal Residential, Community Service

	A2 Interpretation
	Include a new definition for backcountry huts

	C3 Spread of Fire
	Add a new Limit on Application so that performance C3.3.9 will not apply to backcountry huts 

	D1 Access Routes
	Amend the Limit on Application so that performance D1.3.2 will not apply to backcountry huts

	F6 Visibility in Escape Routes
	Amend the Limit on Application so that requirement F6.2 will not apply to backcountry huts

	F7 Warning Systems
	Amend the Limit on Application so that performance F7.3.1 will not apply to backcountry huts

	G1 Personal Hygiene
	Amend the Limit on Application so that performance G1.3.4 will not apply to backcountry huts

	G8 Artificial Light
	Amend the Limit on Application so that requirement G8.2 will not apply to backcountry huts

	G12 Water Supplies.
	Add a new Limit on Application so that performance G12.3.1 will not apply to backcountry huts


Options
The objective of the proposed Backcountry Huts Compliance Document is to provide consistency and clarity for building consent process in relation to DoC backcountry huts for both DoC and building consent authorities.
Option 1 – No Compliance Document
The Building Code sets out the requirements that new building work has to achieve.  Building consent authorities have to be satisfied on reasonable grounds that the work detailed in the plans and specifications with building consent applications will comply with the Building Code.  The current changes underway to the Building Code will provide clarification as to the requirements for backcountry huts.  However, in the absence of a Compliance Document, there is still the potential for uncertainty in interpreting the provisions of the Building Code.
The disadvantage of this option is there would be no Compliance Document for designers to develop Building Code-compliant solutions and building consent authorities to use when evaluating a building consent application for compliance with the Building Code.
Costs and benefits

The costs of this option include the cost of building consent authorities, designers and owners familiarising themselves with the Building Code changes and the marginal extra cost to implement them, without the advantage of a Compliance Document.  The corresponding benefit to the building consent authorities is the clear performance requirements are now contained in the Building Code, which will reduce the time and cost to issue a building consent for a backcountry hut.
Extent to which the objective would be promoted or achieved by this option

Relying only on Building Code changes would not adequately meet the objective of the proposed Backcountry Huts Compliance Document.
Option 2 – (Preferred option) Publish a Compliance Document 
This option would provide a means of compliance with the Building Code changes soon to be implemented in relation to backcountry huts.  Building consent authorities would have to accept building consent applications by DoC for backcountry huts that follow the proposed Backcountry huts Compliance Document.  Those applications would be deemed to comply with the Building Code.
Under this option, there would be a Compliance Document that would establish one means of compliance with the Building Code for backcountry huts.  It would not preclude other applications being proposed but those applications would be considered “alternative solutions” and would not be deemed to comply with the Building Code.
Costs and benefits

The costs of this option include the cost of building consent authorities, designers and owners familiarising themselves with the Building Code changes and the Compliance Document. 
There is also a cost to the Department of Building and Housing in preparing and publishing the Compliance Document.

Building consent authorities would benefit from greater clarity in interpreting the changes to the Building Code by having the solution in the Compliance Document.  This would lead to quicker consenting.  DoC estimates that having both Building Code changes and a Compliance Document in place will generate a savings of about 5% to 10% of the construction cost.

Extent to which the objective would be promoted or achieved by this option

The objective would be achieved by having the proposed Backcountry Huts Compliance Document to supplement the changes to the Building Code.
Proposed transitional arrangements
The Backcountry Huts Compliance Document would take effect from the date of publication.  It is anticipated that the Compliance Document would be published in February 2009.  
The proposed Compliance Document would only apply to building work for which a building consent application was lodged after the date of publication of the Compliance Document.  It would not apply to existing backcountry huts.

Commentary
Insulation and double glazing

The “Hut Procurement Manual for Backcountry Huts” (the hut manual) contains provision for insulation and double glazing, which is normally thought of in terms of energy efficiency for maintaining an effective indoor temperature.  However, these provisions are not included for energy efficiency reasons, even though they assist with energy efficiency, but for the control of internal moisture.  Sources of moisture include wet-weather clothing and boots, moisture from food preparation and moisture from respiration.  Because of the small size of the huts in relation to the number of occupants, internal moisture control is more critical than in larger buildings with fewer occupants.
The insulation of the huts is designed so that moisture will not condense on and within the walls.
Control of internal moisture in backcountry huts is also assisted by the ventilation provisions.

Ventilation
Backcountry huts are provided with a passive ventilation design so the huts are continually ventilating.  This has the desirable effect of allowing the removal of moisture-laden respiration and moisture from food preparation when the hut is occupied and removal of any residual moisture when the hut is not occupied.
The combination of insulation, double glazing and ventilation will mean that huts are drier, will not grow mould and fungi, and will provide a better indoor environment to shelter hut users.  Without these provisions, the indoor environment of backcountry huts would be cold, wet and damp.  The huts would also not be as durable.
Durability
By using insulation, double glazing and ventilation the interior of backcountry huts will not be damp, which will significantly reduce the premature decay of the timber products within the building and have a corresponding reduction in maintenance.
Fire design

The fire section of the hut manual contains provisions for safe, simple and effective fire design, which makes allowance for the remote location where the supply and maintenance of electrical equipment is not practical.
Life cycle costing 
The hut manual is based on life cycle costing and factored into this is the relatively expensive cost of maintenance.  Building products that generate maintenance requirements have generally been excluded from the hut manual.

Comfort
Including insulation, double glazing, passive ventilation and using low maintenance building products increases the life of backcountry huts, protecting the asset, and at the same time delivering the side benefit of better comfort for the hut users.
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References

For the purposes of New Zealand Building Code compliance, the acceptable New Zealand and other Standards, and other documents referred to in this Compliance Document (primary reference documents) shall be the editions, along with their specific amendments, listed below.  Where the primary reference documents refer to other Standards or other documents (secondary reference documents), which in turn may also refer to other Standards or other documents, and so on (lower order reference documents), then the applicable version of these secondary and lower order reference documents shall be the version in effect at the date this Compliance Document was published.
Department of Conservation
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BCH/AS1   2.0
(July 2008, Version 3.0)  

Definitions

This is an abbreviated list of definitions for words or terms particularly relevant to this Compliance Document.  The definitions for any other words may be found in the New Zealand Building Code Handbook.
backcountry hut means a building that—
(a) is located on land that is administered by the Department of Conservation for conservation, recreational, scientific, or other related purposes, including any land administered under any of the following:

(i) 
the Conservation Act 1987:

(ii) 
the National Parks Act 1980:

(iii) 
the Reserves Act 1977; and
(b) is intended to provide overnight shelter to any person who may visit and who carries his or her own food, bedding, clothing, and outdoor equipment; and
(c) contains only basic facilities, which may include (but are not limited to) any or all of the following:

(i) 
sleeping platforms or bunks:

(ii) 
mattresses:

(iii) 
food preparation surfaces:

(iv) 
appliances for heating:

(v) 
appliances for cooking:

(vi) 
toilets; and
(d) has been certified by the Director-General as being in a location that wheelchair users are unlikely to be able to visit; and
(e) is intended to be able to sleep—

“(i) 
no more than 20 people in its backcountry hut sleeping area; and

“(ii) 
no more than 40 people in total; and
(f) does not contain any connection, except by radiocommunications, to a network utility operator
“backcountry hut sleeping area means the area of a backcountry hut that contains sleeping platforms, bunks, or beds that are—
(a) within the same room as a food preparation or eating area; or
(b) in a fully-enclosed room that is separate from any food preparation or eating area and has—

(i) 
internal walls that limit the spread of fire; and

(ii)
 the means of direct egress to outside the hut
Department of Conservation means the department of State established by section 5 of the Conservation Act 1987
Director-General has the same meaning as in section 2(1) of the Conservation Act 1987
radiocommunications has the same meaning as in section 2(1) of the Radiocommunications Act 1989”.
Acceptable Solution BCH/AS1

1.0  Scope

This Acceptable Solution applies to backcountry huts.  Using this Acceptable Solution establishes compliance with all the relevant Building Code clauses for the design and construction of backcountry huts.

2.0  Backcountry Huts

2.0.1  The ‘Hut Procurement Manual for Backcountry Huts’ is an acceptable solution for the design and construction of backcountry huts.
2.0.2  This manual is divided into seven parts:

Part A: 2 Bunk Huts: 

Part B: 4-12 Bunk Huts: 

Part C: Larger Huts:

Part D: Fire Safety
Part E: Construction Details:

Part F: Toilets and Grey Water

Part G: Specifications

Dependent on the size of the hut, detailed information is included in parts A, B and C on the process to be followed and the compilation of the necessary information for the design, documentation and procurement of the hut.  

For 2 bunk huts, in addition to Part A, the following parts are to be referred to –

· Part F for toilets and grey water
For 4 -12 bunk huts, in addition to Part B, the following parts are to be referred to –

· Part E for construction details

· Part F for toilets and grey water

· Part G for specifications

For larger huts with a sleeping capacity of more than 12, in addition to Part C, the following parts are to be referred to –

· Part D for fire safety

· Part E for construction details

· Part F for toilets and grey water

· Part G for specifications

The process that is followed for larger huts, in particular the application of Part D, will also be applicable to: – 

· huts with a sleeping capacity of 12 or less that are not derived from the base drawings included in the manual

· huts that include staff quarters 

Index

Backcountry huts








BCH/AS1 2.0
Appendix 2: Submission form

Submission form:
Backcountry Huts Compliance Document, including comments on the “Hut Procurement Manual for Backcountry Huts”
Submitter: 
Name 





Organisation


Question 1: Do you agree with the options, cost and benefits?

	(
	(
	(

	Support it
	Support but with changes described below
	Oppose with reasons described below


Your comments on the options, costs and benefits:

	

	

	


Question 2: Do you agree with the proposed transitional arrangement?

	(
	(
	(

	Support it
	Support but with changes described below
	Oppose with reasons described below


Your comments on the transitional arrangement:

	

	

	


Submission form:
Backcountry Huts Compliance Document, including comments on the “Hut Procurement Manual for Backcountry Huts”

	Part
	Section
	Para
Fig
Table
	Agree,
Agree with comment, 
Oppose with reason
	Comment or Reason

	
	
	
	(
Agree
(
Agree with comment
(
Oppose with reason
	

	
	
	
	(
Agree
(
Agree with comment
(
Oppose with reason
	

	
	
	
	(
Agree
(
Agree with comment
(
Oppose with reason
	

	
	
	
	(
Agree
(
Agree with comment
(
Oppose with reason
	

	
	
	
	(
Agree
(
Agree with comment
(
Oppose with reason
	

	
	
	
	(
Agree
(
Agree with comment
(
Oppose with reason
	

	
	
	
	(
Agree
(
Agree with comment
(
Oppose with reason
	

	
	
	
	(
Agree
(
Agree with comment
(
Oppose with reason
	

	
	
	
	(
Agree
(
Agree with comment
(
Oppose with reason
	

	
	
	
	(
Agree
(
Agree with comment
(
Oppose with reason
	


