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Overview

Information presented today does not directly represent the opinions of the City of 
Penticton or the Building Officials Association of BC.

This presentation is conceptual and for informal educational purposes only. The 
presenters and association takes no responsibility for application of any concepts or 
interpretations in this presentation to specific projects.
(it may ask more questions than provide answers)

The slides must not be considered complete or exhaustive. Code provisions have 
been generally represented and may not reflect all exceptions.



AGENDA – Secondary Suites & ADUs

• BOABC – Year End
• What’s New
• CPD and Year End reporting
• Education and Training - 2024

• Secondary Suites/ADU review
• Higher Density Housing
• BC Housing Suite Incentive Program
• Local Government Guides
• Interpretations
• New Code updates
• Consistent Interpretation – New & Existing Buildings*

*Goal for Secondary Suites and 
Accessory Dwellings is to create a 
single source  Technical Guide by 

Spring of 2024 (March)
- New -

- Renovations -
- Conversions -

- Legalizing -

Interested in participating? 
kkunka@boabc.org



Rules of the Room

• Registration will be tracked
• Presentation is not recorded but PowerPoint will be posted
• Please use raise hand icon if you have a question or comment
• PUT IT in the CHAT
• Please mute your microphone
• You may need to turn off your camera
• Please follow up by email if you have specific question or 

example to share with the membership.
• kkunka@boabc.org 



Member Survey

1. Regional 
Representation
• Kootenay = 

• Lower Mainland = 

• North Central = 

• North West = 

• South Central = 

• Vancouver Is. N = 

• Vancouver Is. S =

POLL QUESTION

2. Level of Qualifications
• Bldg. 03 =  Bldg. 02 =    Bldg. 01 = 

• Plmg. 2 =           Plmg. 1 = 
• Reg. Prof. = 

3. Are you currently or enrolling in BOIT training in 
2024? 
• No

• Yes



What’s New at the Association

Office closed Dec 18 to 
Jan 02

Saved sessions under 
CPD



2024 BC Building Code

Office closed Dec 18 to 
Jan 02

Adoption - March 08, 2024

March 10, 2025 
Adaptive Housing

Seismic

Further research ongoing for 
Care Homes and Farm Code



2024 BC Codes

Office closed Dec 18 to 
Jan 02

Does anyone see 
residential solar 
hot water systems 
anymore?



2024 Energy Code Update

Office closed Dec 18 to 
Jan 02



Don’t forget about
Note – 2023 Appeals not yet posted

2018 & 2012 secondary suites



CPD Reminder Reminder to get your 

• CPD points updated – via 
login portal, and 

• Complete Annual Report



2024 CPD Education & Zone Meetings

Lunch and Learns

CPD Eligibility: 1 point/presentation 
(Category A4).  You will need to self 
report this point.  Initial next to the 
presentation and then save it as a pdf to 
upload as proof. Previous Lunch and 
Learns can be found:

https://boabc.org/cpd-opportunity-
lunch-learn-webinars/

https://boabc.org/cpd-opportunity-lunch-learn-webinars/
https://boabc.org/cpd-opportunity-lunch-learn-webinars/


Industry Partner Event

Small Housing has big solutions to the housing 
crisis. 

At Small Housing, our mission is to accelerate 
the adoption of gentle density housing in 
communities across British Columbia. With 
single-detached housing representing upwards 
of 50% of the housing options across the 
province, there is a big opportunity to create 
more homes in existing neighbourhoods and 
more homes within reach.



Member Question – Follow up
October 26/23 – Lunch and Learn

Exposed box joist ends – Part 9 SFD
• ½lb Spray foam – covered with mineral 

fiber batt. (basement unfinished) 

Member follow up - Approval of Rockwool – 
Thermal & Ignition barrier for foamed insulation.

However, is this the right application & installed 
correctly.

POLL QUESTION
Would mineral fiber provide required protection as outlined in 
in 9.10.17.10 for exposed spray foam – unfinished bsmt.



Member Question – Follow up

Not sure installed matches manufactures 
specifications? Can someone review and 
follow up.

POLL QUESTION
Would mineral fiber provide required protection as outlined in 
in 9.10.17.10 for exposed spray foam – unfinished bsmt.



Next Lunch and Learn – Jan 25

Radon (2024 BC Building Code)
• 9.13.4 – Soil Gas Control
• 9.25. Heat Transfer, Air Leakage 
and Condensation Control
• Plan and On-site reviews

Please forward questions, bulletins or 
plan review checklists to Ken Kunka at 
kkunka@boabc.org OR Forum Chat. Image used with permission from Radon Corp.

mailto:kkunka@boabc.org


Secondary Suites & ADUs
• More Homes for People
• BC Housing Suite Incentive Program
• Did you know?
• Local Government Guide examples
• Definitions
• Interpretations & Forum questions
• New Code search – secondary suites
• Consistent Interpretation – New & Existing Buildings

Please forward questions, bulletins or plan review checklists to Ken 
Kunka at kkunka@boabc.org OR Forum Chat

mailto:kkunka@boabc.org


More Homes for People
BC Government Updates
https://news.gov.bc.ca/ 
More Housing – Bill 35 (STR), Bill 44, Housing 
Statutes (Residential Development) Amendment 
Act, Bill 47 (Transit-Orientated)
https://news.gov.bc.ca/releases/2023HOUS0171
-001945 

https://news.gov.bc.ca/releases/2023HOUS0158-001798 

https://news.gov.bc.ca/
https://news.gov.bc.ca/releases/2023HOUS0171-001945
https://news.gov.bc.ca/releases/2023HOUS0171-001945
https://news.gov.bc.ca/releases/2023HOUS0158-001798


Secondary Suites & ADUs
https://www2.gov.bc.ca/gov/content/housing-
tenancy/secondary-suites#suite 

https://www2.gov.bc.ca/gov/content/housing-tenancy/secondary-suites#suite
https://www2.gov.bc.ca/gov/content/housing-tenancy/secondary-suites#suite


Secondary Suites Incentive program

https://www.bchousing.org/housing-
assistance/secondary-suite 

https://www.bchousing.org/housing-assistance/secondary-suite
https://www.bchousing.org/housing-assistance/secondary-suite


Secondary Suites Guide Examples

https://www.coquitlam.ca/371/Se
condary-Suites 

https://www.coquitlam.ca/371/Se
condary-Suites 

https://www.coquitlam.ca/371/Secondary-Suites
https://www.coquitlam.ca/371/Secondary-Suites
https://www.coquitlam.ca/371/Secondary-Suites
https://www.coquitlam.ca/371/Secondary-Suites


Secondary Suites - Guide Examples
https://www.westkelownacity.ca/
en/building-business-and-
development/resources/Docume
nts/Bulletins/Secondary-Suite-
Construction-Requirements---
Aug-2022.pdf 

https://www.centralsaanich.ca/sit
es/default/files/2023-
12/Secondary%20Suites%202023
%20FINAL.pdf 

Would it be possible to 
create one generic 
Technical Guide?

https://www.westkelownacity.ca/en/building-business-and-development/resources/Documents/Bulletins/Secondary-Suite-Construction-Requirements---Aug-2022.pdf
https://www.westkelownacity.ca/en/building-business-and-development/resources/Documents/Bulletins/Secondary-Suite-Construction-Requirements---Aug-2022.pdf
https://www.westkelownacity.ca/en/building-business-and-development/resources/Documents/Bulletins/Secondary-Suite-Construction-Requirements---Aug-2022.pdf
https://www.westkelownacity.ca/en/building-business-and-development/resources/Documents/Bulletins/Secondary-Suite-Construction-Requirements---Aug-2022.pdf
https://www.westkelownacity.ca/en/building-business-and-development/resources/Documents/Bulletins/Secondary-Suite-Construction-Requirements---Aug-2022.pdf
https://www.westkelownacity.ca/en/building-business-and-development/resources/Documents/Bulletins/Secondary-Suite-Construction-Requirements---Aug-2022.pdf
https://www.centralsaanich.ca/sites/default/files/2023-12/Secondary%20Suites%202023%20FINAL.pdf
https://www.centralsaanich.ca/sites/default/files/2023-12/Secondary%20Suites%202023%20FINAL.pdf
https://www.centralsaanich.ca/sites/default/files/2023-12/Secondary%20Suites%202023%20FINAL.pdf
https://www.centralsaanich.ca/sites/default/files/2023-12/Secondary%20Suites%202023%20FINAL.pdf


Interpretations

2018 18-0172
Fire Separation 
between Secondary 
Suite and Garage

15/03/2022

NEW 2018 18-0253

Fire Separation of a 
Service Room in a 
House with a 
Secondary Suite

17/10/2023



Interpretations
What’s required if the house mechanical room is 

located solely within the secondary suite and does 
not serve the suite?



Interpretation – 18-0253

Main HouseMain House

Basement Suite – shared furnace 
(Mech Rm - service room)

Basement Suite – furnace for main house only (Mech Rm 
- service room) Suite converted to elec/split ductless

Grade

Floor Floor

2nd Suite 2nd Suite

Service room means a room provided in a building to contain 
equipment associated with building services. (See Note A-
1.4.1.2.(1).)

Mech Rm Mech Rm

Service space means space provided in a building to 
facilitate or conceal the installation of building service 
facilities such as chutes, ducts, pipes, shafts or wires.

F/S=?

F/S=?

F/S=?

House not sprinklered – 30m F/S for suite to house

F/S=3
0

m

F/S=3
0

m



Interpretation-18-0172
Reference to Int. 06-0051 – Fire Separation between 

a Dwelling Unit & Secondary Suite. Is there a limit 
on how old interpretations can be valid for?

House

Suite

Garage - house

House not sprinklered – 30m F/S for suite to house

Section – house with suite entry level 
and over garage servicing house only

Does deck 
need F/S?

1hr F/S

3
0

 m
in

. F/S1
h

r F/S



BOABC Forum Discussion

How Deep into the Code?
- Change of Occupancy –

- What are Associated Risks –
To Occupants?
Neighbours?

Liability to City?
 - Legal vs Illegal Non-Conforming –

- Development Permits –
- Parking exemptions – 

- Service Upgrades -

Will conversions be a more economical way 
to create ADU’s? 



BOABC Forum Discussion

Reference Guide for Conversions – Illustrated 
Guide NBC 2015 – what's important? Not just 

life safety anymore.

Does your local government have a Building 
Bylaw section, Policy or Bulletin related to 

Change of Occupancy. 

Should this be left to the individual AHJ or 
would it be helpful to have one reference 

guide?

Note Ontario Building Code – Section 11

BC Existing buildings renewal strategy
Retrofit Code still under review.



Did you know – Existing Suites

In 2018 a working group was organized 
to look at changes to the Code when 
dealing with Existing Suites. 
Recommendations were provided to 
reduce some code requirements but 
were not adopted in Code.



Did you know – Home Warranty

My home is less than ten years old, and it is covered by home 
warranty insurance. Will adding a secondary suite affect the 
warranty coverage? 

Your home warranty insurance may be limited if changes, 
alterations, or additions are made to your home after initial 
occupancy by anyone other than the builder.  You should 
contact your home warranty insurance provider if you have 
questions about how a renovation to add a secondary 
suite may impact the home warranty insurance coverage for 
your home. Would 10 years after original 

occupancy be a good reference for 
“existing building”?



Did you know – Technical Safety BC



Did you know – ALR(2022)



Definitions – 2024 BCBC

Secondary suite means a self-contained dwelling unit located within a building or portion 
of a building 
• completely separated from other parts of the building by a vertical fire separation that 
has a fire-resistance rating of not less than 1 h and extends from the ground or lowermost 
assembly continuously through or adjacent to all storeys and spaces including service 
spaces of the separated portions, 
• of only residential occupancy that contains only one other dwelling unit and common 
spaces, and 
• where both dwelling units constitute a single real estate entity. (See Note A-1.4.1.2.(1) of 
Division B.)

Service space means space provided in 
a building to facilitate or conceal the 
installation of building service facilities 
such as chutes, ducts, pipes, shafts or 
wires.

Service Room (A-1.4.1.2.(1)) Typical 
examples of service rooms include 
boiler rooms, furnace rooms, 
incinerator rooms, garbage handling 
rooms and rooms to accommodate air-
conditioning or heating appliances, 
pumps, compressors and electrical 
equipment. Rooms such as elevator 
machine rooms and common laundry 
rooms are not considered to be service 
rooms

Secondary Suite (A-1.4.1.2.(1))
A secondary suite is a self-contained dwelling unit that is part of a house containing not more than two 
dwelling units (including the secondary suite) and any common spaces such as common storage, common 
service rooms, common laundry facilities or common areas used for egress. Secondary suites are typically 
created within an existing single dwelling unit—commonly called a “house”—either constructed as an 
addition or an alteration to an existing house or incorporated during the construction of a new house. A 
secondary suite may have more than one storey and may be on the same level as the other dwelling unit 
of the house or be above or below it. (not new but interesting option – KK)



Building Types - Suites

Secondary suite Service space



Definitions – 2024 BCBC

Fire Separation (A-1.4.1.2.(1)
It is generally understood that the term “fire” refers to all products of 
combustion, including heat and smoke. Although a fire separation is not 
always required to have a fire-resistance rating, it should act as a barrier 
to the spread of smoke and fire until some type of response is initiated. If 
the fire-resistance rating of a fire separation is permitted to be waived on 
the basis of the presence of an automatic sprinkler system, it is 
nonetheless the intent of the Code that the fire separation be 
constructed so that it will remain in place and act as a barrier against the 
spread of smoke until the sprinklers have actuated.

Fire-resistance rating means the time in minutes or hours 
that a material or assembly of materials will withstand the 
passage of flame and the transmission of heat when 
exposed to fire under specified conditions of test and 
performance criteria, or as determined by extension or  
interpretation of information derived therefrom as 
prescribed in this Code. (See Sentence D-1.2.1.(2) in 
Appendix D of Division B.)

D-1.2.1 Limitations
2) Since it is not practicable to measure the fire resistance 
of constructions in situ, they must be evaluated under 
some agreed test conditions. A specified fire-resistance 
rating is not necessarily the actual time that the assembly 
would endure in situ in a building fire, but is that which the 
particular construction must meet under the specified 
methods of test. (situ - in the natural or original position or 
place.)

Fire separation means a construction assembly that acts as 
a barrier against the spread of fire. (See Note A-1.4.1.2.(1).)



2024 BCBC – Secondary Suites

Majority of changes related to Secondary 
Suites are in 9.10 Fire Protection.
• Continuous Smoke barriers
• FRRs – 9.10.8.3.(2) new sentence
• Fire stopping – solid backing at joints. Could be some 

additional work with assemblies with resilient 
channels.

• Penetrations – rewritten sections (outlet boxes)

BC Code retains requirements of fire separations.

Word search (Ctrl F) - 178 references to secondary 
suite(s).



2024 BCBC - Sprinklers -Suites
Referenced standards for sprinklered building 
(suites) have been updated in the 2024 BCBC.

Penticton has retained the service of Senzco Comp. to ascertain 
NFPA 13D and 13R to create a residential guide for sprinkler 
systems for low density housing (Feb 2024) 

9.10.19.5. Interconnection of Smoke Alarms
3) Additional smoke alarms and 
interconnection of smoke alarms between 
dwelling units and 
common spaces in a house with a secondary 
suite is not required if
a) the fire separations described in Articles 
9.10.9.16. and 9.10.9.17. have a fire-
resistance rating
not less than 45 min, or
b) the building is sprinklered.

There are XX communities with 
existing sprinkler bylaws…..



2024 BCBC – Adaptable Design

To confirm if this has been delayed until 2025.
Note – Table 1.1.1.1.(6) – Existing Buildings 
exemption

Section 9.31. Plumbing Facilities



Existing Buildings – Secondary Suites

Existing Buildings – There is no defined term for 
what an existing building is in the BC Building 
Code.

• Could that be = Occupancy plus a day?

Word search in new Code has 57 locations for 
existing buildings – no definition.

1.1.1.2. Application to Existing Buildings 
1) Where a building is altered, rehabilitated, 
renovated or repaired, or there is a change in 
occupancy, the level of life safety and building 
performance shall not be decreased below a level 
that already exists. (See Note A-1.1.1.2.(1).)

Existing Buildings – Ontario Building Code



Existing Buildings – Secondary Suites

Section 1.1. General
1.1.1. Application of this Code
1.1.1.1. Application of this Code

6) For the design and construction of alterations 
to existing buildings to add a secondary suite,
not including the design and construction of new 
additions or new buildings, the Alternate 
Compliance Methods for Alterations to Existing 
Buildings to Add a Secondary Suite in Table 
1.1.1.1.(6) may be substituted for requirements 
contained elsewhere in this Code. (See Note A-
1.1.1.1.(6).)

Division B – Acceptable Solutions



Existing Buildings – Secondary Suites

Section 1.1. General
1.1.1. Application of this Code
1.1.1.1. Application of this Code

6) For the design and construction of alterations 
to existing buildings to add a secondary suite,
not including the design and construction of new 
additions or new buildings, the Alternate 
Compliance Methods for Alterations to Existing 
Buildings to Add a Secondary Suite in Table 
1.1.1.1.(6) may be substituted for requirements 
contained elsewhere in this Code. (See Note A-
1.1.1.1.(6).)

Division B – Acceptable Solutions



Member Question

Fire Separation and Drops.
What should be done at drops for ductwork using 
for a 30 Fire Separation in an Existing Dwelling?

Would it be different in a new Build?

Alternate Compliance



Existing Buildings – Secondary Suites

Division B – Acceptable Solutions

Table A-1.1.1.1.(6) is not mandatory, and an owner may 
choose to 
• apply acceptable solutions in Division B,
• apply alternative solutions under Clause 1.2.1.1.(1)(b), 
• apply alternate compliance methods in Table A-1.1.1.1.(6), 
or 
• combined these options.

Question – Has your department intumescent paint be 
considered as an Alternative Solution for a required Fire 
Separation?



Questions - Suggestions

• New

• Alterations - Additions

• Conversions

• Existing Illegal

Recommend checking out 
website & videos from Suite 
Additions Pro for a 
developers point of view.

(Ontario Building Code)



Next L&L Sessions  

March 28, 2024

Open for suggestions

• Accessibility

• 9.10 Fire Protection

• Lateral/Wind Load 
design

• Other areas of Code?

January 25, 2024

Radon Requirements 
Deep Dive

9.13.4

9.25 

Plan details and site 
installation reviews

Note – Interested in helping create a single source Secondary Suite/ADU guide - 
kkunka@boabc.org

February 22, 2024
Involvement of 
Professionals
• Part 3
• Part 9
• Specialized areas – 

Fire Supp, Fire Alarms, 
Racking, Commercial 
ventilation



Questions - Contact Us


