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 Fire Door Defects  
Fire doors are an integral component of fire protection in buildings and are known as ‘passive 
fire protection systems’. They are installed in walls constructed as fire barriers and each fire 
door has a fire rating known as a fire resistance level (FRL) as does the fire wall itself.   
  
The term ‘fire door’ is the common short form used for a ‘fire-resistant-doorset’. A fire resistant-
doorset consists of a door leaf, doorframe, and associated hardware such as closers, handles, 
locks, vision panels and air grills. Fire doors are also required to be self-closing and self-latching.  
  
Fire doors contain the spread of fire and assist in providing occupants the time to safely 
evacuate a burning building. Most fire doors are kept closed at all times, however some doors 
are held open with magnetic devices and will shut automatically upon alarm in the event of fire. 
The movement (opening and closing) of a fire door must never be impaired by a door 
wedge/chock or other obstacle.   
  
If your building is a class 2 (e.g. apartment building), it is most likely apartment doors are fire 
doors which require yearly testing. Generally, the obligation to test fire safety installations is 
placed on occupiers and, in the first instance, the requirements to maintain these doors is 
placed upon the unit occupier because the unit occupier controls full access to the door. 
However, in practice, the body corporate is responsible for maintaining the common property 
and unit doors typically intersect with the common property pathways. Therefore, unit 
occupiers may accept the common practice of allowing the body corporate to undertake the 
testing on their behalf. It is recommended that owners, occupiers and the relevant body 
corporate put in place standing arrangements to facilitate how each apartment door can be 
accessed for testing as required. Where occupiers do not allow the body corporate to test and 
maintain the unit fire doors, the occupier must ensure their door is tested and maintained in 
compliance with the Queensland Development Code.  
 
Common defects of fire doors  

Fire doors are often installed in areas where they may be subject to regular traffic (movement of 
people and/or equipment) resulting in damage, defects, or wear and tear that may affect the 
door’s efficiency during a fire. Further, aggressive environmental conditions such as constant 
heat or humidity, chemicals and salt air can also affect the operation of and/or the individual 
components that make up a fire door.   
  
Work is sometimes undertaken in buildings such as refurbishing, where the fire doors are not 
touched, but the installation of new floor covering might affect the required performance of a 
door. For example, the gaps around a fire door must not exceed certain distances. Replacing 
existing floor tiles with new thinner tiles could increase the gap between the door and the floor, 
allowing for fire to spread from one side of the door to the other.   Some of the more common 
defects observed during routine maintenance procedures are outlined below.   
  
• Door hardware is inoperative - Fire doors have a number of moving parts that are integral to 
its operation. All the hardware components associated with a fire door are key elements that 
combine to achieve the overall Fire Resistance Level that a door complies with and is certified 
to. These components are tested and approved by a registered testing authority and must be 
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installed or repaired by an appropriately qualified person. For example, oil leaking from a door 
closer may affect the performance of the closer during closing and stop the door from shutting 
to a fully closed position.  
  
• Door leaves are warped, twisted, delaminated or buckled, creating a situation where they no 
longer close against the frame within acceptable gap limits. The edging of the door should also 
be in good condition where it is free from splitting or other damage on all sides. These defects 
can occur from aggressive environments such as heat, humidity, chemicals and exposure to 
weather.   
  
• Door frames not being adequately anchored to the wall, free from distortion or with 
obstructions that could prevent the door from closing properly. With metal door frames 
exposed to aggressive elements including salt air in coastal regions they may become corroded 
and require regular additional maintenance to maintain compliance.   
  
• Vision panels (windows) are damaged or cracked or framing is not secure. Typically, vision 
panels need to be made from materials of a type approved for use and securely held in place 

What can be repaired and / or changed?  

The implementation of the Queensland Building Fire Safety Regulation 2008 and Queensland 
Development Code MP6.1 requires that building owners and occupiers have certain building 
elements and systems (such as fire doors) inspected and maintained according to Australian 
Standard AS1851-2012.  

These inspections can reveal various levels of defects being reported to the building 
owners/occupiers in the form of “Defect Notices”.  Fortifire has noted that in some instances the 
customer will not have sufficient details on site to allow our technicians to properly assess the 
Fire Doors against the original installation and building approval criteria.  

 1. Fire Door leaf and / or Fire Door frame tag is missing or damaged 

The first action would be to source the original installation Certificates (AS1905.1 Appendix E) 
and the Form 16. The original installer should be consulted as to the possibility of retagging the 
leaf or frame. In a building with many fire doors and if the one with the missing tag can 
confidently be assessed as being of the same batch, this should not be a problem. However, in 
older buildings or when it is obvious that the door leaf is not matched to others in the same 
building, the original installer is likely not to retag. In this case the only solution is a replacement 
Fire Door. Replacement of the frame is unlikely to be required.  

This issue reminds us that Fire Door tags on the door leaves and frames should not be removed 
or painted over.   

2. Minor superficial damage to a Fire Door 
 
It may be possible for repairs to be carried out by a suitably qualified and licensed tradesman 
strictly in accordance with the Manufacturer Specifications and Limitations. Note that in our 
experience, an approved fire door manufacturer or installer is often reluctant to recommend 
repairs and Fire Door replacement may be recommended.  
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3. Door leaf clearances not within the tolerances as specified in AS1905.1 
 
Approved Fire Doors are allowed gaps between the door edge and the frame that must be 
within specified measurements. Where gaps do not comply, the customer should source the 
original installation Certificates (AS1905.1 Appendix E) and the Form 16. The original installer 
should be consulted because (especially in newer buildings) it is unlikely that the building 
structure (walls, door frame or floor) has moved and the gaps changed. (i.e. The doors were 
never installed correctly in the first place and the doors should be remedied under warranty 
terms.)  

Another rare possibility is that on certain door approvals, the Testing Authority may have tested 
and approved the assembly with gaps greater than that specified in AS1905.1, In this case, the 
installer should have noted this fact in the Certification Documentation.  

In some situations, it may be possible to use special intumescent edge, bottom and top seals 
that can be installed to reduce the gaps. Where this remedial work is completed, be sure that 
proper Certification is provided by the Contractor and specific details of all doors so modified is 
recorded as part of the site Fire Door records.  

4. Hardware Damage (hinges, door closer and lock / latch)  
 
Any remedial work should include replacement using identical makes and models. Otherwise 
alternative Fire Rated approved hardware may be available. Contact the Manufacturer who 
should have a list of alternative hardware that was originally approved. 

Similarly, if the owner/occupier wishes to change the hardware, contact the Manufacturer to 
obtain a list of approved, compatible hardware for the tested Fire Door.  
 
Should the owner/occupier wish to have additional hardware such as security latches or “peep 
holes” the requirements are quite clear. Firstly, the legislative requirements state that the Fire 
Door must self-close and latch shut from an open position. This means that any additional 
hardware shall not prevent this happening. Fortifire has seen many cases where inappropriate 
hardware such as deadbolts and security devices have been fitted which prevent the door from 
latching closed.  

 A simple test for compliance is to hold the door open, activate any locking/latching/security 
device and release the door. If the door closes and latches shut, the operation of the device is 
acceptable. This is typically achievable when the latch has a chamfered leading edge. A fire door 
may not be held in an open position by chocks, wedges, hooks or the like or by the removal or 
disablement of the automatic door closing device.  

Any device attached to the door or frame should be as tested and approved. Again, contact the 
Manufacturer who should have a list of alternative hardware that was originally tested and 
approved.  

Installing additional hardware must also take into account the location which may not 
necessarily coincide with the reinforcing sections in the door leaf. 
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Important Note – Class 2 and 3 Buildings – Typical Residential Issue 

Fire Service Contractors cannot issue meaningful Defects Notices without having proper 
understanding and access to site information with respect to allowable changes to, or the 
installation of, additional hardware. In some situations, Fortifire has observed Defect Notices 
being issued to owners/occupiers suggesting that “it is unlawful to lock a door in such a way that 
the occupants cannot evacuate from the apartment without a key”. This advice may have been 
based on Clause D2.21 (Operation of latch) from the BCA 2009 and all earlier editions which 
states: -   

A door in a required exit, forming part of a required exit or in the path of travel to a required exit 
must be readily openable without a key from the  side that faces a  person seeking egress, by a 
single hand downward  action or pushing action on a single device which is located between 900  
mm and 1.2 m from the floor.  

They mistakenly think that this Clause applies because they forget to note that Clause D2.21 
then goes on to say: -   

except if it-     
(b) serves only, or is within-    

(i) a sole-occupancy unit in a Class 2 or 3 building or a Class 4 part 

Therefore apartments, which are Class 2 or 3, are exempt, and an owner/occupier may lock him 
or herself in. However, Fortifire recommends that if the owner/occupier elects to provide added 
security, such device should be operable without a key, or if a key is required, that key should be 
left in the lock at all times during occupancy. 

 
Do I have to repair defects on my Fire Doors? Yes you do! 
 
If you are an owner, or a business or a person, that is occupying, or managing a building in Queensland, 
you have a legal obligation to ensure the safety of any person in that building in the event of a fire or 
other emergency. 
 
The occupier of a building must maintain at all times every prescribed fire safety installation to a standard 
of safety and reliability in the event of fire. 
 
The Owner/ Occupier should be aware that failure to rectify a defect with a fire safety installation is in 
breach of Section 104D of the Fire and Rescue Service Act 1990 and penalties (fines and/or 
imprisonment) apply. 
 
Classifications for defects are defined in the Building Fire Safey Regulation 2008 and Australian Standard 
1851-2012. The following information includes extracts of the definitions from AS1851 shown in Italics: 
 
1.5.6.1 Critical defect - A defect that renders a system inoperative. 
 
NOTE: Examples of critical defects include an impaired water supply which is unable to provide water to a 
sprinkler system or an inoperative fire indicator panel which is unable to warn the building occupants of 
fire. A critical defect is reasonably likely to have a significant adverse impact upon the safety of occupants 
of part, or all, of the building. 
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1.5.6.2 Non-conformance - A missing or incorrect feature that does not affect the system operation but is 
required to facilitate ongoing routine service. 
 
NOTE: Examples of non-conformance include missing or incorrect zone block plans and non-availability of 
baseline data required as part of the approved design, missing spare sprinklers, missing sprinkler guards, 
missing equipment location signs or illegible labels.  
 
 1.5.6.3 Non-critical defect - A system impairment or faulty component not likely to critically affect the 
operation of the system. 
 
NOTE: Examples of non-critical defects include, local alarm bell not operating, water motor alarm failure 
 
The Queensland Fire and Emergency Services would usually determine a critical defect as something that 
affects a fire safety installation sufficiently so as to prevent it from performing its normal function. If a 
defect is only in part of the installation but constitutes a life risk, such as where people are sleeping or 
where people have special needs, the defect may be classified as a critical defect.   

Fortifire contacted the QFES (7th August 2017) for further clarification and we were provided advice that: 
- QFES would consider most Fire Door defects will be categorised as either Non-Critical or Non-
Conformances and Critical Defects were usually reserved for Systems (e.g. Sprinklers and Fire Alarms); and 
 
- The owner/occupier has an ongoing and continuous responsibility to ensure prescribed fire safety 
installations (i.e. Fire Doors) are always operable; and  
 
- As per the Queensland Building Fire Safety Regulation 2008, repairs required to prescribed fire safety 
installations must be carried out within one month unless there is a reasonable excuse, such as availability 
of appropriately qualified persons, the remoteness of the site or scarcity of parts. However more serious 
faults classified as critical defects require immediate attention. 

If you have any further concerns, you might consider searching for information at www.fire.qld.gov.au 
and select the web page under Building Fire Safety, or download the Building Fire Safety Regulations 2008 
page 38 to 43. You might also ask for advice by calling the Queensland Fire and Rescue Service Community 
Services department to seek further clarification regarding defects on fire doors and the owner/occupiers 
obligations to repair. 

For more information: https://www.qfes.qld.gov.au/buildingsafety/Pages/owner-occupier.aspx  
 

 
If you are installing or maintaining Fire Doors for a building you are required to be 
appropriately licensed. Any certification of Fire Doors must be carried out by a QBCC 
licensee with the certify class of licence.  

 

Need more information? 

Contact Fortifire and we will be able to provide advice – peter@fortifire.com.au  

 


