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Flashings & other Part 9 Building Envelope Components

12pm August 21st, 2025

Presenter: Tim Warner
Email: twarner@boabc.org
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Disclaimer
Information presented today does not directly represent the opinions of the Building 

Officials Association of BC (BOABC). This presentation is conceptual and for informal 
educational purposes only. The presenter and Association takes no responsibility for 

application of any concepts or interpretations in this presentation to specific projects. The 
slides must not be considered complete or exhaustive. Code provisions have been generally 

represented and may not reflect all exceptions.
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Land Acknowledgement
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Welcome!
Today's Session:

- International Flashing Awareness Day
- The Building Envelope

- Water Management System
- Flashings

- BCAB 1965
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International Flashing Awareness Day
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What is it?

Celebrated annually on August 26th each year!

Started by Canadians!

Lots of great, fun content focused on the 
importance of flashings!

Search Google, Instagram, Youtube etc.
Photo: YorkFlashings.com

Good opportunities to network with industry!



International Flashing Awareness Day
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What is it?



Building Envelope
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What is it?

The building envelope is the system of 
assemblies and materials that separate 
the inside of a building from the outside 

environment.
 This separation is achieved through a 

series of control layers that work together 
to protect the structure and create a 

durable, safe, and comfortable indoor 
environment.

Inside

Outside

Also Outside



Building Envelope
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How Does it Work?

The "Big 4"
Control Layers

Bulk Water Control Layer

Air Control Layer

Vapor Control Layer*

Thermal Control Layer

also Sound, Light, Pests...



Building Envelope
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How Does it Work

1. The Hierarchy (Most to Least Important)
Building scientists generally agree on this order of importance:

• Rain / Bulk Water Control
• Keep liquid water out first (rain, snow, groundwater).
• If you lose this battle, nothing else matters — rot, corrosion, and mold follow.
• Examples: cladding, overhangs, flashings, WRB, pan flashings.

• Air Control
• Air leaks can move 100× more moisture than diffusion.
• Uncontrolled airflow also destroys energy efficiency and comfort.
• Examples: sealed sheathing, taped WRB, airtight drywall, spray foam.

• Vapour Control
• Slows the molecular diffusion of water vapour through assemblies.
• Important for condensation control but less critical than bulk water/air.
• Examples: polyethylene sheet, vapour-retardant paints, smart membranes.

• Thermal Control
• Insulation to keep inside warm in winter, cool in summer.
• Last in hierarchy because insulation fails if wet or bypassed by air leakage.
• Examples: batt, board, spray foam, continuous exterior insulation.



Bulk Water Control Layer

10

How Does it Work?

Bulk Water Sources

Water Control Layer

Rain/Snow

Water in the 
Ground

Wind Driven Rain/Snow

Plumbing Leaks

Interstitial Condensation



Bulk Water Control Layer
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How Does it Work?

Bulk Water Control Layer Components

Water Control Layer

Roofing

Cladding

Sealants

Windows

Doors

Eaves

Sheathing 
Membrane

Gutters/Downspouts

Trim

Drainage 
Plane

Flashings

Foundation 
Drainage

Rainwater 
Leaders Sump Pumps Storm Connections, Ditches 

and Rockpits



Bulk Water Control Layer
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How Does it Work?

Roofing Eaves Gutters/Downspouts

CladdingSheathing 
Membrane

Drainage 
Plane

SealantsWindows Doors Trim Flashings

Foundation 
Drainage

Rainwater 
Leaders Sump Pumps Storm Connections, Ditches 

and Rockpits

Bulk Water Control Layer Components

Water Management Strategy/System



Water Management System
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What is it?

Water Management System

A water management strategy is the planned system of design features, materials, and 
details that control, shed, drain, and dry water before it can cause damage. It relies on 

redundancy—if water bypasses one layer, the next manages it safely—and adapts to the 
climate zone and building type, since risk and consequence vary with rainfall, snow, and 

wind exposure.

These principles are often described as the 4 D’s of water management: 
Deflection, Drainage, Drying, and Durability.



Water Management System
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How Does it Work?

Four D's of a Water Management Strategy

Deflect

Drain

Dry

Durability

Keep as much water off the building as possible with roofs, overhangs, and 
cladding. The "Shingle Principle".

Provide clear pathways (flashings, gaps, weeps) for water that gets in to flow 
back out.

Use materials and designs that allow assemblies to release moisture through 
evaporation or ventilation.

Choose components that can safely tolerate occasional wetting without 
failing.



Water Management System
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How Does it Work?

Four D's of Water Management Strategy

Deflect

Drain

Dry

Durability

Roofing Eaves

Gutters/Downspouts

Cladding

Sheathing 
Membrane

Drainage 
Plane

Sealants

Flashings

Foundation 
Drainage

Rainwater 
Leaders

Standards



Water Management System
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Where does Part 9 of the BC Building Code fit in?

9.7. Windows, Doors and Skylights 

9.13. Dampproofing, Waterproofing and Soil Gas Control

9.16. Floors-on-Ground 

9.14. Drainage 9.25. Heat Transfer, Air Leakage and Condensation Control

9.20. Masonry and Insulating Concrete Form Walls Not In Contact with the Ground 

9.27. Cladding 

9.3. Materials, Systems and Equipment 9.18. Crawl Spaces 

9.19. Roof Spaces 9.26. Roofing 

9.28. Stucco 



Water Management System
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Where does Part 9 of the BC Building Code fit in?

9.27. Cladding 

But what about Flashings?



Water Management System
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Where does Part 9 of the BC Building Code fit in?

9.27.2 Required Protection From Precipitation

9.27.3 Second Plane of Protection

9.27. Cladding 

9.27.3.8. Flashing Installation 

9.27.2.3 First and Second Planes of Protection



Water Management System
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Where does Part 9 of the BC Building Code fit in?

9.27. Cladding 

Source: BC Building Code 2024, Province of British Columbia



Water Management System
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Where does Part 9 of the BC Building Code fit in?

9.27.2 Required Protection From Precipitation

Source: BC Building Code 2024, Province of British Columbia



Water Management System
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Where does Part 9 of the BC Building Code fit in?

9.27.2.3 First and Second Planes of Protection

Source: BC Building Code 2024, Province of British Columbia



Water Management System
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Where does Part 9 of the BC Building Code fit in?

9.27.3 Second Plane of Protection

Source: BC Building Code 2024, Province of British Columbia



Water Management System
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Where does Part 9 of the BC Building Code fit in?

Planes of Protection

InsideOutside



Water Management System
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Where does Part 9 of the BC Building Code fit in?

9.27.3.8. Flashing Installation Where to install:

Source: BC Building Code 2024, Province of British Columbia



Water Management System
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Where does Part 9 of the BC Building Code fit in?

9.27.3.8. Flashing Installation Construction Definition:

Source: BC Building Code 2024, Province of British Columbia



Flashings
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How Does it Work

No code "definition"

50mm lap behind sheathing membrane

Minimum 6% slope after building shrinkage

10mm drop below component below

5mm horizontal offset at termination

InsideOutside



BCAB 1965
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How Did We Get here?



?

BCAB 1965
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How Did We Get here?

50mm lap outboard of sheathing membrane
InsideOutside

Negative lap taped with proprietary flashing tape

?



BCAB 1965
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How Did We Get here?



?

BCAB 1965
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How Did We Get here?

InsideOutside
"Will this perform as constructed?"

?

"Is this Code compliant as presented?"



High Performance Designs
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Building Science Corporation Documentation

Source: Building Science Corporation, BSI-067: Stuck On You



High Performance Designs

32

Building Science Corporation Documentation

Source: Building Science Corporation, BSI-067: Stuck On You



New and Novel Products
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Henry Blueskin SA – no CCMC Listing Found

Source: Henry.com



New and Novel Products
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Henry Blueskin SA – no CCMC Listing Found

Source: Henry.com



New and Novel Products
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Henry WP200 CCMC Listing

Source: Henry.com



New and Novel Products
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Henry WP200 CCMC Listing



New and Novel Products
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Henry CCMC Listing



New and Novel Products
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Zip Sheathing System CCMC Listing

InsideOutside



New and Novel Products
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Zip Sheathing System CCMC Listing



New and Novel Products
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Zip Sheathing System CCMC Listing



New and Novel Products
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Zip Sheathing System CCMC Listing



New and Novel Products
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Zip Sheathing System CCMC Listing

InsideOutside



Association News
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Draft Bylaws for Comment



End/Questions:
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Tim Warner
Twarner@boabc.org
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