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Risk Summary 

The content of this report was prepared from information collected during a facility 
survey by BFL Loss Control Engineering. A full facility review was conducted including 
physical inspections, program reviews and interviews with site personnel. In addition to 
basic underwriting data, the report will detail relevant occupancy, special hazards, 
machinery and associated perils associated with the property, as well as physical and 
procedural systems in place to mitigate potential damage to physical assets and any 
resulting time element disruptions. 
 
Sonoma Pines is a large master plan phased development in West Kelowna, BC. The 
site consists of a large number of private residences, with local roads and infrastructure 
as well as a common amenities building for the site. 
 
Excellent fire protection is provided to the property given the presence of a strong water 
supply and an excellent network of private fire hydrants across the development. Locally 
alarming smoke detection systems are provided for all residences. 
 
This property does not have any higher risk operations or occupancies such as 
pools/spas, playgrounds or commercial operations. 
 
Natural hazards for the site are all considered slight.  
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Facility Details 

Site Layout 
Sonoma Pines is located on First Nations designated reserve land in Westbank, BC. 
The property consists of a large number of single family, multi-level and single level 
townhomes. Site access is provided at the north and south ends of the master plan 
community through controlled gates. Local roads cover the property.  
 

 
Image 1.  Satellite image of Sonoma Pines property. 

 

Construction & Utilities 
Construction across the site is wood framed residential. 
 
There is one common amenities building for the development that houses the fitness 
center, meeting rooms and banquet space. This structure is a two storey wood framed 
building that has stucco exterior finishes, asphalt shingles and drywall interior partitions. 
This building is two storeys and has a total finished area that is estimated to be 8,000 
ft2.  
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Image 2. Amenities building exterior. 
Image 3. Amenities building showing lower 

entrance. 

 

Occupancy 

The entire site constitutes a phased master plan residential development. With the 
exception of the amenities building, all structures are private residences. There are no 
commercial or industrial buildings on the property.  
 
As previously noted, the amenities building houses a fitness center with standard club 
quality cardio machines, weights and washrooms/change rooms. No spas, hot tubs or 
steam rooms are present. 
 
The upper level of the amenities building houses a meeting/party space that is used by 
the residents for private events or other functions. No commercial kitchens or food retail 
operations are in place. 
 

  
Image 4. Local roads and private hydrants. Image 5. Fitness room interior. 
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Protection 

Water Supplies 
The entire development is covered with a full municipal water main system as well as a 
full network of public hydrants. There are a total of 21 hydrants that cover the entire 
property. All fire hydrants are connected to the municipal water system provided by the 
City of Westbank, as contractual secured in numerous agreements with the First 
Nations band. The site is considered to have an excellent water supply in place. 
 
No sprinkler protection is provided on the site.  
 

Extinguishers 
Fire extinguishers are provided throughout the amenities building. 

 

External Fire Department Response 
Fire department response is provided by a contract arrangement with the West Kelowna 
Fire Department. This hall is staffed with a combination force of part paid, part volunteer 
fire fighters. The hall is located approximately 1.8 kilometers distant from the site.  
 
Fire Underwriters protection summary is provided in the following two figures. Based on 
the initial survey of the fire service, the FUS Public Fire Protection Classification is a 6 
for this development. As noted below, this is adjusted (incorrectly by the system) to a 
rating of 9 based on the lack of fire hydrants. As previously noted, the site is covered by 
a municipal main system with 21 hydrants across the site. All buildings on the property 
are within 150 meters of at least one hydrant and within 300 meters of 2.  
 
The correct, unadjusted FUS PFPC classification for this property is 6. 
 
Figure 1. Fire Underwriter’s Survey protection rating. 
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Figure 2. FUS fire department details. 
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Natural Hazards 
Figure 3. Natural hazards summary for subject location. (Munich RE Global Hazards Mapping) 

 

Earthquake 
The facility is zoned for slight earthquake damage according to the National Building 
Code of Canada. The site is zoned for 0.28g (0.2 secs, 2% chance of exceedence in 50 
years). This rating would be analogous to the 10000 year zone for the FM Global 
Seismic Hazard maps, Zone 1 (MMI V) for Munich Re hazard maps, or 1 out of 6 as per 
the 1995 version of the building code. Liquefaction is not considered a factor for this 
general region of British Columbia.  
 

Flood 
The development is located well above riverine or lake flood levels. There are two water 
catchment ponds on the property that accept rainwater and surface water from the 
development. Both catchments are concrete constructed with both regular underflow 
outflow and emergency overflow level regulation. The catchment ponds are located to 
the east and south of the property well below property lines and do not present a 
surface water hazard to the site. 
 

Other Natural Hazards 
All other natural hazards are rated as slight for this property.  
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Recommendations 

Classification 
The recommendations are submitted in the interests of improved protection to limit the 
potential of physical damage and resultant business interruption losses. 
Recommendations are categorized in the following manner: 
 

Critical – Procedures or conditions that are present at a site that present an imminent loss 
scenario to the facility. Immediate action should be taken to remove the hazard to your facility. 

Priority - Any priority items are considered to be key loss control measures or systems and 
should be completed to maintain risk quality. Recommendations of this category typically 
relate to the potential severity of a loss rather than the frequency, ie. sprinkler system 
installation. 

Advisory – Advisory recommendations should be considered for completion as part of 
continuous risk improvement for the facility. These would be considered Best Practices. 

 

Fire & Property Recommendations 
 
BFL – 01 Fire alarm and emergency lighting maintenance. (Important) 

As per the BC Fire Code, the emergency lighting and alarm systems in the 
amenities building must be serviced and certified on an annual basis by a 
licensed fire protection contractor. Annual testing and certification of the 
fire panel, initiating devices and annunciator devices should be completed 
by a licensed fire alarm contractor as detailed in NFPA 72 National Fire 
Alarm Code. 
 
In addition, battery charger testing, discharge testing and illumination level 
testing should be conducted on the emergency lighting systems in the 
building. Battery packs should be changed in the units as per the original 
equipment manufacturer’s guidelines.  
 
Failure to properly service the emergency systems in this building could 
seriously impair the ability of occupants to vacate the structure during a 
fire or other emergency.  

 
 
BFL – 02 Fire extinguisher inspection and maintenance. (Important) 

Portable handheld fire extinguishers are extremely effective on small 
incipient fires. In order to maintain all fire extinguishers in peak operating 
condition, the following inspection and maintenance activities should be 
completed: 
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1. Monthly inspections of the extinguishers should be considered to 
ensure they are in place and fully charged. Fire extinguishers can 
leak, losing pressure or be moved out of position. 

2. All extinguishers should be properly and conspicuously marked. 

3. All fire extinguishers should be annually inspected for charge and 
operation by a licensed fire protection contractor.  

4. Stored pressure fire extinguishers should be emptied and 
recharged every six years. 

5. Hydrostatic testing may be required, depending on the type of 
extinguishers used, every 12 years. 

 
Comments:  NFPA 10: Standard for Portable Fire Extinguishers applies to 

equipment testing and maintenance.  

 
 
BFL – 03 Flushing of underground private fire mains and hydrants. (Advisory) 

Fire water mains and private fire hydrants on the property should be 
serviced as per the BC Fire Code and NFPA 25: 
 

1. All fire hydrants should be visually inspected on an annual basis by 
a certified fire protection contractor. Regular annual maintenance on 
the hydrants and exercise of components should also be completed 
at that time. 

2. All private hydrants should be opened and flowed for one minute on 
an annual basis.  

3. A full flow performance test should be completed on the fire main 
system to verify system pressure and flow every five years. The 
most remote (or hydraulically demanding) hydrant should be used 
for the test to give the most conservative value. 

 
 
BFL – 04 Replacement of tenant unit smoke detectors. (Important) 

Photoelectric and ionization (or combination type) smoke detectors that 
are installed inside residential buildings should be replaced every 10 
years, regardless of the power type for the unit. Age reduces the 
effectiveness and accuracy of a smoke detector and these units should be 
replaced in accordance with the BC Fire Code and NFPA 72 as follows: 
 
10.4.7 Replacement of Smoke Alarms in One- and Two Family Dwellings. Unless 
otherwise recommended by the manufacturer's published instructions, single- 
and multiple-stations smoke alarms installed in one- and two-family dwellings 



 BFL CANADA Loss Control Engineering 

July 2, 2015 
 

 
 

 
 

Sonoma Pines HOA – Westbank, BC 
11 

 

shall be replaced when they fail to respond to operability tests, but shall not 
remain in service longer than 10 years from the date of manufacture. 

 
 

Human Element Recommendations 
 
BFL – 05 Develop documented water damage emergency plans. (Advisory) 

Water from domestic potable lines, grey water or sanitary systems can 
cause severe and widespread damage within a building in a rapid fashion. 
To mitigate against severe water damage, the facility should consider the 
creation of a formal water damage and response procedure as follows: 
 

• Documentation and tagging of all important main and sectional 
water, sprinkler and circulation valves.  

• Formalizing emergency notification procedures for residents to 
allow swift response to water damage emergencies. This can 
include after-hours or on-site numbers. 

• Formalize business continuity plans with a preferred restoration or 
damage control firm. 

• Perform regular visual inspections of sprinkler valve rooms, pump 
rooms, and other access points to water based systems. 

• Consider installation campaigns for residents regarding water 
damage limiting devices such as braided hoses for 
laundry/refrigerator appliances and overflow devices for toilets. 

These items will serve to increase overall response time, limit the severity 
of water spread and possibly prevent losses from occurring if properly 
implemented. 

 
 

Life Safety & Liability 
 
BFL – 06 Implement a documented snow removal/deicing program. (Advisory) 

As a best practice risk management policy, the property should maintain a 
documented log of de-icing and snow removal activities on the property. 
The log should be kept throughout the winter season and should highlight 
the completion of visual inspections or common areas, action taken with 
regards to improving traction and safety, and comments on when 
conditions were found to be satisfactory. 
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Documented logs can be useful in refuting liability claims against the 
property by demonstrating care and attention as well as highlighting 
positive conditions of public walks. 

 
 
BFL – 07 Address non-conforming stairs on the property. (Important) 

There are a number of exterior staircases on the property that do not 
conform to the BC Building Code. These staircases were largely created 
by unit owners, often with natural materials such timbers or stones and 
frequently with poured concrete.  
 
As the stairs are on common property within the development and as such 
may be called upon to service more than one dwelling unit on the site, the 
BC Building Code, Division B – Part 9, Section 9.8 is applicable. The 
following requirements should be considered when constructed stairs and 
walks: 
 

1. Exterior staircases must have a minimum width of 900 mm 

2. Curved sets of stairs are permitted  

3. A minimum rise per stair of 125 mm and a maximum rise of 180 
mm 

4. Uniform risers on the stair with a maximum tolerance of ±5 mm 
between adjacent stairs and ±10 mm between the tallest and 
shortest rise 

5. Uniform tread depth across the set of stairs with a minimum depth 
of 280 mm 

6. Tactile warning strips and visible indicators to be provided on 
nosings to stairs 

7. Landings to be provided at the top and bottom of the stair with 
dimensions of 900 mm x 900 mm 

8. No single set of stairs may have a height exceeding 3.7 meters 
(additional landings must be provided) 

9. Handrails must be provided for all sets of stairs with more than 
three risers: 

a. Handrails must be continuous along the set of stairs 

b. Handrails must be installed between 865-965 mm in height 
as measured from the tread to the top of the rail 

c. There must be nothing installed on the handrails that could 
impede grasping along the entire length of the rail 

d. All rails must terminate at the top and bottom such that they 
do not impede pedestrian traffic 

10. Construction of stairs must comply with: 
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a. All exterior stairs must be designed for strength and rigidity 
to accept loading of 4.8 kPa 

b. Wooden stairs must employ suitably pressure treated lumber 
or not have any direct ground contact 

c. Wooden stringers must have minimum effective depth of 90 
mm and be not less than 25 mm in thickness if supported 
along their length or 38 mm if unsupported 

d. Exterior concrete stairs with more than 2 risers and 2 treads 
must be supported by masonry or concrete piers not less 
than 150 mm in cross section 

e. Concrete stair foundations must comply with Section 9.12 of 
the BC Building Code 

 

  
Image 6. Stone laid stairs. Image 7.Winding concrete stairs. 

 
Non-conforming stairs present a tripping/fall hazard for occupants and 
visitors to the property. Liability attaches to the development for stairs and 
structures that do not conform to accepted codes and standards.  
 
Any set of stairs found not conforming to the above general guidelines 
should be removed or remediated as necessary. 

 
 
BFL – 08 Consider guards or rails for the clubhouse ramp. (Advisory) 

The access ramp to the amenities building could be altered as follows to 
increase general safety and eliminate the potential for golf cart or other 
vehicle traffic up the ramp: 
 

1. Bollards could be installed at the base of the ramp spaced to permit 
passage of mobility devices while excluding carts and other 
vehicles 
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2. Given the grade of the surrounding terrain a series of guards could 
be provided using bollards and chain/wire to prohibit passage 
beyond the ramp (BC Building Code Division B – Part 9, Section 
9.8.8) 

3. A continuous set of handrails could be constructed along the length 
of the ramp using bolt attached posts or another methodology to 
create a suitable rail (BC Building Code Division B – Part 9, Section 
9.8.7) 
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Fire Hydrant Diagrams 

 



 BFL CANADA Loss Control Engineering 

July 2, 2015 
 

 
 

 
 

Sonoma Pines HOA – Westbank, BC 
16 

 

 

 


