Building hazard register
OBSERVE. RATE. REFER. RECORD THE REFERRAL.   You do not need to know how to fix it. You need to have seen it, ranked it, sent it to someone who does, and written all of that down with a date.
	#
	HAZARD / WHAT YOU SAW
	LOCATION
	WHAT COULD HAPPEN
	TO WHOM
	L
	C
	RATING
	CONTROL / WHO TO REFER TO
	OWNER
	DUE
	CLOSED

	1
	Broken and lifted floor tiles
	Main entrance
	A fall onto a hard surface at the front door
	Residents, visitors
	5
	4
	EXTREME 20
	Cone today. Tiler to replace
	N. Patel
	14/08/26
	

	
	
	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	
	
	


What you saw is not the finding. Graffiti is not a hazard. What it means is: the building looks unwatched, someone got onto a roof to do it, and residents stop using the rear entrance after dark. Fill in "what could happen" before you rate anything.
Record the nil findings too. A register that only ever shows problems proves you found problems. A register showing you looked eleven times and found nothing, then found something on the twelfth, proves you had a system.
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How to rate what you find
Three steps, in this order. Skip the first and the other two are guesswork.
1. WORK OUT WHAT THE RISK ACTUALLY IS
What you can see is rarely the risk. Graffiti is not a hazard. The risk is that the building looks unwatched, that whoever painted it reached a roof or a balcony nobody has secured, and that residents stop using the rear entrance after dark. Write down what could happen, and to whom, before you rate anything.
2. ASK TWO QUESTIONS, SEPARATELY
LIKELIHOOD.  How probable is it that someone is actually harmed? Not how probable it is that the condition continues. The gutter is definitely blocked. Someone slipping on the wet patch is Possible.
CONSEQUENCE.  If it does happen, how bad is the worst credible outcome? Rate it against the most vulnerable person who could be there, not the fit and healthy one. A broken tile is a trip for the gardener and a fractured hip for an 84-year-old resident.
For life safety systems, rate the failure, not the event.  A fire panel sitting in fault is not rated on how likely a fire is. It is rated on what happens when there is one and nothing detects it.
And do not rate what offends you.  A padlock hanging on a hydrant valve looks wrong. If the valve still turns, it is a short delay, not a system failure. Restraint is as much a part of the method as escalation.
3. MULTIPLY THEM
	LIKELIHOOD \ CONSEQUENCE
	INSIGNIFICANT (1)
	MINOR (2)
	MODERATE (3)
	MAJOR (4)
	CATASTROPHIC (5)

	Almost certain (5)
	MED 5
	HIGH 10
	HIGH 15
	EXT 20
	EXT 25

	Likely (4)
	LOW 4
	MED 8
	HIGH 12
	HIGH 16
	EXT 20

	Possible (3)
	LOW 3
	MED 6
	MED 9
	HIGH 12
	HIGH 15

	Unlikely (2)
	LOW 2
	LOW 4
	MED 6
	MED 8
	HIGH 10

	Rare (1)
	LOW 1
	LOW 2
	LOW 3
	LOW 4
	MED 5


WHAT THE BAND MEANS
	BAND
	WHAT THE COMMITTEE DOES

	EXTREME  20-25
	Now. Do not wait for a meeting. Make safe today, then fix properly.

	HIGH  10-16
	Days to weeks. Put an interim control in place in the meantime.

	MEDIUM  5-9
	Next maintenance cycle or next budget. Give it a date.

	LOW  1-4
	Note it. Re-check at the next inspection.


The rating sets the timeframe. It does not set whether you act. Nothing sits without an owner and a date.
THEN DECIDE WHAT TO DO ABOUT IT
The first two are not a management convention. Section 20(1) of the OHS Act says eliminate the risk, and reduce it only if eliminating it is not reasonably practicable. In that order. Transfer and accept are what you do with what is left.
	DECISION
	WHAT IT MEANS
	IN A STRATA BUILDING

	AVOID
	Remove the hazard entirely
	Take the storage out of the stairwell. Stop using the roof until the anchors are certified.

	REDUCE
	Make it less likely, or less severe
	Replace the tile. Rebuild the barrier. Relocate the keysafe.

	TRANSFER
	Move the risk to someone else
	Insurance. Or a contract that puts the work on someone qualified and insured to do it.

	ACCEPT
	Decide to live with it, on the record
	Only ever for a Low, with a rating, a reason and a review date in the minutes.


If you choose REDUCE, there is an order: remove it, replace it, put something physical in the way, change what people do, and only then rely on signs and protective equipment. Each step relies less on people behaving correctly than the one after it.
Transfer and accept only count if they are recorded decisions. Insurance does not respond well to a hazard you knew about and ignored, and accepting a risk you never rated is not acceptance. It is neglect. A warning sign over a known hazard is evidence you knew. It is not evidence you acted.
Then re-rate. Every closed item gets a residual rating and a closed date. A register with no closed column is a list of complaints, not a management system.


Walk-around checklist
A prompt list, not a compliance audit. Take photographs. Date everything. Record what you looked at and found nothing wrong with, not just what you found.
ACCESS AND EGRESS
□   Paths of travel to exits clear of storage, bikes, prams, rubbish
□   Fire-isolated stairwells free of stored items and combustibles
□   Exit doors open, unlocked, not propped, latching correctly
□   Exit signs and emergency lights illuminated
□   Floor surfaces even. No lifted tiles, broken pavers, trip edges
□   Handrails and balustrades secure, continuous, at height
□   Lighting adequate in stairwells, corridors, car parks, bin areas
FIRE SYSTEMS (VISUAL ONLY)
□   Fire indicator panel showing normal. No faults, no isolations
□   Hydrants, landing valves and hose reels accessible and unobstructed
□   Nothing padlocked, chained or hung on a hydrant valve or booster
□   Booster assembly clear and accessible from the street
□   Extinguishers in place, in date, not blocked
□   Fire doors closing and latching. Not wedged, not damaged
□   Evacuation diagrams present, current, correctly located
CONTRACTOR AND WORKER SAFETY
□   Roof access secure. Anchors tagged and in current certification
□   Barriers at level changes suitable for people, not just vehicles
□   Plant, pump and tank rooms secured and signed
□   Asbestos register available where asbestos is identified, presumed, or likely in an area that cannot be accessed
□   Where material is presumed rather than tested, the committee has been told what that presumption means
□   Contractors have somewhere to report hazards, and it is recorded
□   Lone workers after hours have a check-in arrangement
BUILDING FABRIC AND SERVICES
□   Soffits, ceilings and eaves free of sagging or water damage
□   Gutters and drainage clear. No discharge across walkways
□   Switchboards, substations and meter rooms secure, dry, unobstructed and reachable after hours
□   Car park bollards, wheel stops and line marking intact
□   Pool or spa barriers intact, self-closing, latching
□   Bin rooms and waste areas clean and accessible
SIGNALS THAT SOMETHING ELSE IS GOING ON
□   Graffiti, damage or rubbish suggesting uncontrolled access
□   Evidence of people reaching roofs, balconies or plant areas
□   Areas residents avoid after dark
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