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AGENDA

• What’s New with BOABC
• Education and Training
• Provincial Initiatives
• Member Questions
• Tenant Alteration – Part 9 Review

• Change of Use – Mezzanines 
• Open Discussion



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 



Member Survey
Regional 
Representation
• Kootenay = 6%

• Lower Mainland = 45%
• North Central = 8%
• North West = --

• South Central = 20%
• Vancouver Is. N = 13%
• Vancouver Is. S = 9%

POLL QUESTION

Level of Qualifications
• Bldg. 03 = 41% Bldg. 02 = 22%   Bldg. 01 = 25%

• Plmg. 2 = 3% Plmg. 1 = 3%
• Reg. Prof. = 6%

Is your department currently using a digital permitting 
system?
• No = 32%
• Reviewing or Implementing = 37%
• Yes – (In house, Tempest, Amanda, Cloudpermit, others = 31%



Provincial Changes - SHAS
BC – Single Housing 
Application Service for 
Provincial Permits
https://permitconnect
bc.gov.bc.ca/

https://permitconnectbc.gov.bc.ca/
https://permitconnectbc.gov.bc.ca/


What’s New at the Association
• Course Advisor Service

• One-one one support with online 
courses for a fee

• Code Update Training
• November 21-23 at the River Rock 

Casino resort in Richmond –
registration now open



What’s New at the Association
• Course Advising Service

• One-one one support with online courses for a fee
• Code Update Training

• November 21-23 at the River Rock Casino resort in Richmond –
registration opens soon

• Online Courses available January 2024



Don’t forget about



Upcoming CPD Opportunities
Remaining Calendar events 
for November and 
December.
Lunch and Learn Dec 14th.



CPD Reminder 

Reminder to get 
your CPD points 
updated – via 
login portal. 



Member Question
Exposed box joist ends

• ½lb Spray foam – covered with mineral fiber 
batt. (basement unfinished 

• Appears some communities do not protect 
insulation as outlined in the Code for spray foam 
9.10.17.10. (1) Protection of Foamed Plastics

• a) By interior finishes described in Subsections 
9.29.4. to 9.29.9

• c) by any thermal barrier that meets the 
requirements of Sentence 3.1.5.15.(2).

(See Note A-3.1.4.2.(1)(c).

• Code – is the EA looking at code performance?
• Other code exemptions to allow?
• Department Policy?
• Code interpretation or BC Code Appeal?

• Appeal Board Decision #1726 – Crawl spaces

Crawl Spaces 9.18
9.18.7. Fire Protection
Not referenced in 9.10?

What is the 
flame spread 

rating of 1/2lb 
spray foam 

insul?



Member Question
A-3.1.4.2.(1) Concealed Space. The term “concealed 
space” includes any space that is not visibly apparent 
and that is provided with an opening to allow access 
for repair and periodic inspections

3.1.5.15.(2) Foamed Plastic Insulation
e) any thermal barrier that meets the requirements 
of classification B when tested in conformance with 
CAN/ULC-S124, “Test for the Evaluation of Protective 
Coverings for Foamed Plastic.”
(non-combustible construction)

A-3.1.4.2.(1)(c) Thermal Barrier in Combustible 
Construction. Any thermal barrier that is accepted 
under the requirements of Sentence 3.1.5.15.(2) for 
noncombustible construction is also acceptable for 
combustible construction.

Interior finishes
• 9.29.4. Plastering
• 9.29.5. Gypsum Board Finish (Taped Joints)
• 9.29.6. Plywood Finish
• 9.29.7. Hardboard Finish
• 9.29.8. Insulating Fiberboard Finish
• 9.29.9. Particleboard, OSB or Waferboard 

Finish

What about Section 9.25. Heat Transfer, Air 
Leakage and Condensation Control?



Member Question
Could the mineral fiber batt be considered equivalent or alternative to 
materials noted?
The objectives of this Code are achieved by measures, such as those 
described in the acceptable solutions in Division B, that are intended to 
allow the building or its elements to perform the following functions (see 
Appendix A):
F01 To minimize the risk of accidental ignition.
F02 To limit the severity and effects of fire or explosions.
F05 To retard the effects of fire on emergency egress facilities.
OS1 Fire Safety
An objective of this Code is to limit the probability that, as a result of the 
design or construction of the building, a person in or adjacent to the 
building will be exposed to an unacceptable risk of injury due to fire. The 
risks of injury due to fire addressed in this Code are those caused by—
OS1.5 - persons being delayed in or impeded from moving to a safe place 
during a fire emergency.

What about Functional and Objective Statements for Air/Vapour Barrier
How is insulation secured?

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

2015 NBC Intent Statements

Yes = 42%
No = 40%
Unsure = 17%



Member Question - Forum
Major renovation to an 
existing older SFD.

Poll Question
Code Compliance to 
New Standards of 9.36.6 
- Energy Step Code

Building Bylaw 
Compliance? 

POLL QUESTION
Is the renovated building required to comply 9.36.6

Yes – 9.36.6 compliance = 35%
No = 24%
No (all new works beyond structure to meet current Codes) = 33%
Unsure = 9%



Next L&L Session – December 14 

Are you ready? BC Incentive program (ADU’s) https://permitconnectbc.gov.bc.ca/

How many unqualified designers , builders and trades will enter into this market? 

• Secondary Suite Renovations
• ADU or Carriage house conversions
• Legalization Process

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

https://permitconnectbc.gov.bc.ca/
mailto:kkunka@boabc.org


Part 9 – Project Review
• Code Fundamentals for Existing Buildings – Alterations & Change in 

Occupancy

• Local Government Bylaws and Policies

• Recommendations for establishing and Alternation and Change of 
Occupancy review

• Part 9 Building Code Basics for a plan review

Warning – Information overload!



BC Building Code – Existing Buildings

Division A: Compliance, Objectives and Functional Statements
1.1.1.1. Application of this Code
1) This Code applies to any one or more of the following:
c) a change in occupancy of any building,
d) an alteration of any building
g) the reconstruction of any building that has been damaged by fire, earthquake or other cause,
h) the correction of an unsafe condition in or about any building,
i) all parts of any building that are affected by a change in occupancy,
o) the alteration, rehabilitation and change of occupancy of heritage buildings.

Occupancy means the use or intended use of a building or part thereof for the shelter or support of 
persons, animals or property.
Alteration means a change or extension to any matter or thing or to any occupancy regulated by this Code.



BC Building Code – Existing Buildings

At times using the Alternate Compliance 
Methods for Heritage Buildings is a useful 
tool to focus on priority items.

Areas that may need to be ranked higher is 
Accessibility (#35), Plmg/Mech and Energy 
conservation.

Fire Protection(#1) Exits Mech/Plmg (#37)

Heritage Conservation Act -
https://www.bclaws.gov.bc.ca/civix/document/id/complete/statreg/96187_01

https://www.bclaws.gov.bc.ca/civix/document/id/complete/statreg/96187_01


BC Building Code – Existing Buildings

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).)



BC Building Code – Existing Buildings

Provincial and Federal reviews have been ongoing 
for several years on existing buildings, particularly 
with advancements in Energy conservation and GHG 
reductions.

https://nrc.canada.ca/en/certifications-evaluations-
standards/codes-canada/codes-canada-publications/final-
report-alterations-existing-buildings

https://nrc.canada.ca/en/certifications-evaluations-standards/codes-canada/codes-canada-publications/final-report-alterations-existing-buildings
https://nrc.canada.ca/en/certifications-evaluations-standards/codes-canada/codes-canada-publications/final-report-alterations-existing-buildings
https://nrc.canada.ca/en/certifications-evaluations-standards/codes-canada/codes-canada-publications/final-report-alterations-existing-buildings


BC Building Code – Existing Buildings

Guiding Principles of the Study (2020)
Principle 1: Closing the performance gap between the current code and the existing 
building stock. <get the building a little bit better each time>

Principle 2: Maintaining or increasing the life safety and overall building performance 
level. (An alteration cannot make the building worse.)

Principle 3: Avoiding negative unintended consequences or unrealistic expectations.

Principle 4: Ensuring that when a repair, maintenance or alteration is in progress, the 
building cannot be left in an unsafe state.



BC Building Code – Existing Buildings

Guiding Principles of the Study
Principle 5: All regulatory measures should be reasonable, pragmatic and effective 
(applying Smart Regulation principles).

Principle 6: Requiring flexibility so as to encourage alterations to existing buildings rather than 
placing an undue burden on owners, which could inspire them to avoid alterations altogether 
or turn to the “underground economy”.

Principle 7: Requiring flexibility so as to preserve officially recognized (designated/registered) 
heritage elements.

Principle 8: Regulatory measures and voluntary programs should complement each other.



Bylaws - Limited Application to Existing Buildings
MIABC – Model Core Bylaw (Penticton) 

6.4. Except as provided in the Building Code or to the extent an existing building is 
under construction or  does not have an occupancy permit, when an existing 
building has been constructed before the enactment of this bylaw, the 
enactment of this bylaw is not to be interpreted as requiring that the building must 
be reconstructed and altered, unless it is expressly so provided by this or another 
bylaw, regulation or statute. 

6.5. This bylaw applies if the whole or any part of an existing building is moved 
either within or into the City, including relocation relative to parcel lines created by 
subdivision or consolidation. Part 15 applies to building moves. 



Bylaws - Limited Application to Existing Buildings
MIABC – Model Core Bylaw (Penticton) 

6.6. If an alteration is made to an existing building the alteration must comply with this 
bylaw and the Building Code and the entire building must be made to comply with this 
bylaw and the Building Code, but only to the extent necessary to addresses any new 
infractions in the remainder of the building as a result of the alteration. 

*Note the forum question related to thermal assembly requirements.

6.7. If an alteration creates an addition to an existing building, the alteration or addition 
must comply with this bylaw and the Building Code and the entire building must be made 
to comply with this bylaw and the Building Code, but only to the extent necessary to 
address any new infractions introduced in the remainder of the building as a result of 
the alteration or addition. 

POLL QUESTION
Does your jurisdiction have specific bylaw wording or policy in 
relation to Alterations, Additions and Change of Occupancy?

Yes – Bylaw = 30%
Yes – Policy = 7%
No = 39%
Not sure = 23%



Change of Use or Change in Occupancy?

Many jurisdictions have developed guidelines on Tenant Alterations, 
Additions and Change of Occupancy.

Change of Occupancy is likely one of the more challenging aspects 
for owners, builders and business operators to understand – “why 
do I need a permit if I’m not making structural changes!”

Perhaps an industry review of the code, bylaws and policies would be 
a good project in 2024 to establish a general guide for municipal and 
regional districts?

Did you know the Ontario Building Code has a specific Part 11 
for Existing Buildings – Alterations

Vancouver Building Bylaw 2019 – Part 11



Alterations to Existing Buildings
Tenant Alterations – Part 9

Recommendations –
• Encourage Pre-Applications to review Land Use and Code triggers

• Change in Tenancy Occupancy  may not be permitted in the Zoning Bylaw
• May require different parking regulations

• Establish the base building classification – were there any equivalencies or alternate 
solutions? 
• Civic File Review
• Outstanding Bylaw enforcement? Expired Permits or Illegal construction?

• What is the scope of work proposed - really? 
• Suggest a site walk-thru asap. Works without Permits Or Hazards (maintenance)

• Does your department have a thorough Application and Plan Review checklist – if 
you do, can you forward to kkunka@boabc.org



Example of  
Permit checklist



• Does the proposed project require the services of an 
Architect under the Architects Regulation for 
Alterations? (See BOABC L&L March 9,2023)
• Addition exceeding limits (470 sqm in building 

area)
• Creation of more that 4 dwelling units
• Significant alteration to life safety systems, 

exits?
• Change of Occupancy outside scope of Part 9

• Are there other municipal triggers like Water supply, 
Fire Dept Access or Fire Suppression triggers.

• Accessibility and or Energy Efficiency improvements?

POLL QUESTION
Does your jurisdiction have an easily accessible guide or bulletin or 
checklist to deal with TA – Change of Use?
Yes – Policy = 7%
Yes – Bulletin Checklist = 26%
No = 60%
Not sure = 7%

Alterations to 
Existing Buildings
Tenant Alterations 

– Part 9



Part 9 Project Review

Diagram – Conversion of Existing Part 9 – F2 Building – 598 SqM



Part 9 Project Review
Existing Part 9 Building – 598 SqM
F2 – Manufacturing/Warehouse
One Storey
One Street
Combustible/Non-combustible 
Construction
No Fire Suppression
No original Architectural involvement

Proposal
To convert single use building into three, 
perhaps four tenant spaces, which could 
include different types of occupancy uses.
• What are the major items that should 

be considered in an initial review of the 
proposal?

• Base Building Alt vs Tenant Alts?
• Do mezzanines have a big effect?



Base Building – Demising walls
CONSIDERATIONS OF BASE BUILDING ALTERATOIN – DEMISING WALLS ONLY

WHAT SHOULD BE REVIEWED FIRST?

BASE BUILDING CLASSIFICATION – WORKS WITH PERMITS

PROPOSED DEMISING WALLS

FIRE DEPARTMENT ACCESS TO NEW UNITS?

EXISTING MEZZANINES

EXITS

THERMAL ASSEMBLIES

RADON

ACCESSIBLTIY

OTHER ITEMS?

EXISTING MAIN FLOOR



Base Building – Demising walls

CONSIDERATIONS OF BASE BUILDING ALTERATOIN – DEMISING WALLS

MEZZANINES CONSIDERED A STOREY?

ORGINAL SUITE AREA AND PROPOSED SUITES?

WHAT PROCESS FOR ILLEGAL MEZZANINE?

DEMISING WALLS  - MINIMUM FIRE SEPARATIONS? WITHOUT KNOWING 
SPECIFIC PROPOSED TENANTS? ENGINEERED WALLS REQUIRED?

OTHER ITEMS?

EXISTING MEZZANINE

Mezzanine 01

Mezzanine 02



Mezzanines



Mezzanines

2023 BCBC Changes to  Part 3 and 
Part 9 requirements.



Tenant Alterations

PROPOSED NEW SUITES

CONSIDERATIONS FOR TENANT ATTERATIONS

WHAT SHOULD BE REVIEWED FIRST?

BASE BUILDING CLASSIFICATION – WORKS WITH PERMITS

PROPOSED DEMISING WALLS

SUITE OCCUPANCY

RECLASSIFICATION OF BASE BUILDING

ARCHITECT – STRUCTURAL REVIEW?

ONE STOREY OR TWO? MEZZANINES?

FIRE SEPARATIONS?

EXITS?

WASHROOMS?

RADON?

THERMAL ASSEMBLIES?

FIRE DEPARTMENT ACCESS AND WATER 
SUPPLY FOR FIREFIGHTING

OTHER ITEMS?



Tenant Alterations

MEZZANINE LEVEL – 2ND STOREY?

CONSIDERATIONS FOR TENANT ATTERATIONS

ARE MEZZANINE CONSIDERED 2ND STORY FOR HEIGHT

REQUIREMENTS IF 2ND STOREY?

EXIT PATHS



Next Sessions  
January 2024
Radon Requirements 
Deep Dive
• 9.13 
• 9.25 
• Plan details and site 

installation reviews

November 
No L&L scheduled
Code update training
Nov 21-23 Richmond

PLEASE – forward any checklists, guides or policies related to Tenant Alterations, and suites 
and carriage homes (new, conversions & enforcing) to kkunka@boabc.org (please)

December
Secondary Suites and 
Carriage home 
requirements

• Suite Renovations
• ADU conversions
• Legalizing Suites
• BC Loan program

mailto:kkunka@boabc.org


Questions - Contact Us
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