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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.​



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 



Jan 18/24 – Secondary Suites & ADUs
Secondary Suites/ADU review – Part 01 Dec12/23 (Posted)
Today
• BOABC What's New – Education
• Interpretations and Appeals
• Industry Partner Updates
• Suite and Accessory Dwelling Units
• Existing
• Conversion
• New



What’s New at the Association

Office closed Dec 18 to 
Jan 02

Saved sessions under 
CPD



2024 BC Codes

Office closed Dec 18 to 
Jan 02

Search Tip
“Ctrl + f”
secondary suite



2024 NEW Code - Energy Code Update

Office closed Dec 18 to 
Jan 02



2024 NEW Code - Energy Code Update

Poll Question 
Is your local government using the updated Energy Step 
Code compliance forms? (has Zero Carbon option)
• Yes – 79%
• No – 21%

POLL QUESTIONS



2024 NEW Code – Revisions List

Office closed Dec 18 to 
Jan 02



Architects Regulation Update



2023 BC Code Interpretations



2023 BC Code Appeals now posted!



#1921 – Roof Top - Storey
Is there a drawing 
example for comparison 
with other proposals?



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/

Zone Meetings this month!

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


Industry Partner Events
Will installers be 

certified?
Does your LG require 

Mech. permits?

Zero Carbon Step Code

Jan 23/24 – Pre-Reviewed Drawings &
New Code impacts to mid-density house



Member Question – Follow up

The existing installation detail does not 
meet the ROCKWOOL Technical Bulletin

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 – Feb 22
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 &
Accessory Dwelling Units - Part 02
• Secondary Suite Code Basics Recap
• Local Government Guide comparison
• Existing Suites – Conversions (Change of Occupancy)
• Legalization Options
• New Suites – Fire Separations and Exit Protection
Please forward questions, bulletins or plan review checklists to Ken Kunka at 
kkunka@boabc.org OR Forum Chat



POLL QUESTIONS

Poll Question
Does your Local Government have a 
Residential Rental Maintenance 
Bylaw?
• Yes – 7%
•No – 65%
•Not sure – 28%

2. Some examples 
- Vancouver
- Delta
- Surrey
- Pitt Meadows
- Victoria 
- North Van
- Terrace



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?

NOTE! – all code references to 9.10 sections should be 
reviewed for updated numbering!

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


Secondary Suites Guide Research 

Insert Chart



Secondary Suite -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)



Secondary Suites – 2024 BCBC 

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

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

Building Act 
List of Temporarily Unrestricted Matters 
with Time Limitations

Fire Sprinklers and Fire Sprinkler Systems Currently, 
about 30 local governments in B.C. have bylaws that 
include fire sprinkler requirements that vary from those 
in the B.C. Building Code, and other local governments 
have expressed an interest in establishing similar 
requirements. To address the eventual elimination of 
local fire sprinkler requirements under the Building Act, 
the Building and Safety Standards Branch convened a 
Fire Sprinklers Working Group in 2015. The working 
group’s recommendations for a provincial fire sprinkler 
regulation were approved in principle in fall 2015. 
Further policy work and legal analysis is still needed. 
Temporarily unrestricting fire sprinklers and fire 
sprinkler systems, with the time limitations noted 
above, ensures existing bylaw requirements remain 
effective.

Has anyone heard if the Province is finalizing allowance of fire suppression by LG?



Building Types - Suites

Secondary suite Service space



Existing Buildings – Suites & ADU’s

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

Note - Homes still under 10-year warranty should have owner review with original Reg. Builder for suite renovations.
BC Housing outlines limitations to Accessory Buildings to dwelling conversions - 10 years.



Works without Permits - Suites & ADU’s
Existing Buildings with illegal construction

Unfortunately, there are many illegally created secondary suites and 
carriage homes/ADU’s in BC. There is a tension between enforcing 
regulations related to neighbourhood complaints and safety with 
the hardships of displacing renters who are stuck in the middle and 
have difficulty finding new accommodations.

How is your community handling permits to either legalize or 
decommission secondary suites or accessory suites.

Where do you stop and start with works that have already been 
completed and covered? Fire blocking, Thermal assemblies, 
damaged structure – notching. 

Should a Note be placed on Title regardless of some form of 
legalization or decommission due to the fact most construction is 
covered? (Tax Certificate?)

OWNERCITY

RENTER

Who’s is most unaware and exposed to the most Risk?

Penticton illegal suite review process
• Initial investigation (site/files)
• Risk Assessment – High/Med/Low
• Escalating enforcement including notice on Title by 

Risk Assessment
• Alert on Tempest & Note on Tax Cert.
• If Renter – immediate life safety concerns (14 days)
• 90 days for owner to decide legalize or 

decommission
• Possible fines and no Occupancy



POLL QUESTIONS

Poll Question
Does your Local 
Government have a Bylaw or 
Policy related to Legalizing 
or Decommission Suites? 
• Yes – 48% 
•No – 33%
•Not sure – 17%



Existing Buildings – Secondary Suites

Section 1.1. General (2024 BCBC)
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).)

No Code changes for Existing



Existing Buildings – Secondary Suites

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 allowed intumescent paint 
as considered as an Alternative Solution for a required Fire 
Separation?

Who could provide an Alternative Solution related to a 
secondary suite?



Existing Buildings – Secondary Suites
Finished Spaces and unfinished basements with Occupancy + 1day?



Existing Buildings – Secondary Suites

Are we all asking for this?

Does intumescent paint suffice? Alternative Solution?



Carriage House or ADU’s
What is a Carriage House or Accessory Dwelling Unit (ADU) 
or Backyard Suite or Laneway House in the code?

A standalone single family dwelling unit.
• New – Site built or Manufactured
• Converted Accessory

Single storey, Loft over garage – more controlled by Zoning – 
height, site coverage or floor area ratio.

Homeowner Protection Office warranty. (10-year limit for 
conversion for garages)

Development Permits – Design Guidelines

Separate Services – Electrical, water, sewer, storm

Can a ADU be attached to a house – fully isolated - HPO?



Carriage House or ADU’s
What is attached?

Does your community have rules for what is attached?

Secondary Suite addition – fully enclosed connection Carriage House - attached?



Example 01 - New Carriage House/ADU’s

Should there be Radon provisions for suites over garages? Yes – No - Unsure

FRR

?

F/
S 

Code Requirements
Suite over Garage
• Fire Sep – Floor and walls
• Radon?

1.0Hr F/S

F/S Req’d?

Mn house garage

9.10.9.18 - Required Fire 
Separation between garage 
and secondary suite = 1.0 Hr 
Code Interpretation 18-0172 
see also reference to Int. 06-

0051

FRR



Change of Occupancy

Typical Permit example drawing



POLL QUESTIONS

Poll Question
Does your LG have a Bylaw/Policy for 
Change of Occupancy (Suites)? 
• Yes – 24%
•No – 56%
•Not sure – 20%



Accessory Dwellings – Change of Occupancy

Reference Guide for Conversions – Illustrated Guide 
NBC 2015 – what's important? 
- Not just life safety anymore -

- Legal vs Illegal Non-Conforming –
- Development Permits –
- Parking exemptions – 

- Service Upgrades -

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

Note Ontario Building Code – Section 11

BC Existing buildings renewal strategy
Retrofit Code still under review.



Example 02 - Change of Occupancy

Attached Garage Conversion

Existing house built in 1989
(Hazardous Materials Survey required)

No existing issues – all original permits completed

Owners wishing to convert attached garage to 
bachelor suite – no direct connection to house.

No issues with Zoning/Parking

Existing 3/4” Copper Water Service and 100mm 
Sanitary

What should be required for conversion?



Example 02 - Change of Occupancy

Fire Separation requirements? Wall into Attic?
Major Code considerations for conversion?



Example 02 - Change of Occupancy

What areas of the existing should be 
upgraded to substantially conform to 

code?

Step Code or Prescriptive for Thermal 
Assemblies – Zone 5

Radon Provisions
Alternative proposal to leave existing 
slab and overlay with Radon Guard

Separate Heating
(Note Cooling Requirements)

Suite Conversion has added 3p bath, 
kitchen sink, laundry and dishwasher Total 

house now at 23.9 fixture load  = 1” 
service. 

Upgrade?



Example 03 – New Basement Suite

Main House

Floor Plan - Basement Suite

New SFD with Basement Suite
• Direct access only to front yard via a door well
• Home not sprinklered.
• Mech Rm (Service Room) serves main home only with elect 

baseboard heating for suite. Supply and Return ducting can 
only be routed thru the suite.

Bedroom

B. F/S=30min

House not sprinklered

2nd Suite
(elec. heat)

Mech 
Rm

Laundry
Bathroom

Door well

Garage

Su
pp

ly
/R

et
ur

n 
Ai

r  
Dr

op

Window

W
in

do
w

C. F/S= 1hr

A. F/S= 30min

Window

Window

ST
RE

ET Stairs

C. 9.10.9.18 - Required Fire Separation between garage and secondary suite = 1.0 Hr 
Code Interpretation 18-0172 see also reference to Int. 06-0051

A. 9.10.9.16.(4)(b) Separation of Residential Suites-Fire Separation between main 
house and secondary suite is proposed 30 minutes with required sound 

separation (STC 43) 9.11.1.1.(2).
New Code 9.10.9. Fire Separations and Smoke-tight Barriers between 

Rooms and Spaces within Buildings

B. 9.10.9.14.(4) Required Fire Separation between secondary suite and mechanical 
(service) room. Gas fired furnace only for main house = 30min?? (smoke alarms - 

9.10.19.5.(2).(b))
Code Interpretation 18 -0253



Example 03 – New Basement Suite

Main House

Floor Plan - Basement Suite

Taken from West Kelowna secondary suite construction requirements guide

Bedroom

B. F/S=30min

House not sprinklered

2nd Suite
(elec. heat)
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Example 03

Main House

Floor Plan - Basement Suite

Fire Separation Details - Section

Bedroom

What is the Mech Drop construction required to maintain F/S? 

2nd Suite
(elec. heat)

Mech 
Rm

Laundry
Bathroom

Door well

Garage

Su
pp

ly
/R

et
ur

n 
Ai

r  
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op

Window

W
in
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w

F/S= 30min

Window

Window

ST
RE

ET Stairs

A - Fire Separation at Mech Drops. Ducts 
only servicing Main Dwelling.
Code Ref. - 
Membrane Only F/S – Appendix D? 
Table D-2.3.4.-B – Floors & Notes to Table 
D-2.3.4.-B:
Framing support requirements 
D-2.3.6. Framing Members

A

S/AF/S= 30min R/A

+1.2m

F/
S=

 3
0m

in

Main 
House

Main House Floor

Suite

Mech drop framing

(exhaust)

(kitchen hood)

Return 
Air



Example 03 – New Basement Suite

Main House

Floor Plan - Basement Suite

Fire Separation Details

Bedroom

C

Is this a problem?

2nd Suite
(elec. heat)

Mech 
Rm

Laundry
Bathroom

Door well

Garage

Su
pp

ly
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Window
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F/S= 30min

Window

Window

ST
RE

ET Stairs C. 9.10.5. Permitted 
Openings in Wall and 
Ceiling Membranes & 
9.10.9.8. Penetrations by 
Outlet Boxes or Service 
Equipment in Concealed 
Spaces.

B - Duct Through Mech Rm wall (Fire Separation). Does 
it need a damper? Ducts serve only the main home.
Code Ref - 9.10.13.13.(2) Fire Dampers

B

Note – Dwelling Unit 
Cooling Requirements!



Example 03 – New Basement Suite

W

W W

W

W

Exterior Exit Protection
• Direct access only to front yard via a door well
• Is there an issue with this hillside design and 

exit protection?
• Is there an exception of dwelling units have 

a separate egress window?
• Is that an egress or exit route?

Elevation - Basement Suite

Door well Street
Gar.

2.0m

Exit means that part of a means of egress, including doorways, that leads from the floor 
area it serves to a separate building, an open public thoroughfare, or an exterior open 
space protected from fire exposure from the building and having access to an open 
public thoroughfare. (See  Note A-1.4.1.2.(1).)



Questions - Suggestions
Thinking like an Owner or 
Builder may help in the long run.

Recommend checking out 
website & videos from Suite 
Additions Pro for a developers 
point of view.
(Ontario Building Code)



Next L&L Sessions  
April, 2024
Open for suggestions
• Accessibility
• 9.10 Fire Protection
• Lateral/Wind Load 

design
• Other areas of Code?

Feb 22, 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

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

Fire Supp, Fire Alarms, 
Racking, Commercial 
ventilation

mailto:kkunka@boabc.org


Questions - Contact Us
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