
 
 
 
 
 
 
 
 
 
 
 

 

August 25, 2021 
 
Andrew Reece 
C3 Studio, LLC 
PO Box 2044 
Knoxville, TN 37931 
 
RE: Applicability of the NC Residential Code for Multiple Detached One- and Two-Family Dwellings 

on a Single Lot 
2018 NCAC Section 101.3.2.1 

Mr. Reece: 

This letter is in response to your request for formal interpretation dated August 6, 2021 that was 
received in NCDOI by email on that same date.  Your request for formal interpretation states: 

1. Do the cottages of this project (Westgate Cottages, Leland, NC) meet the classification of one-
family dwellings of not more than 3 stories above grade plane in height with separate means of 
egress as required by NCRC section R101.2? 

2. Are the single family dwellings (of Westgate Cottages) exempt from the standards of the NCBC 
by virtue of the language contained in 101.3.2.1 of the Administrative Codes? 

3. Does the occupancy classification for a structure change from that of a one-family dwelling 
under section R101.2 of the NCRC because of the number of detached dwellings on a lot? 

4. Does the NCRC expect or have a maximum number of one- and two-family dwellings that can be 
permitted on a lot? 

a. Does the NCRC allow for several structures on the same parcel with the use of “imaginary 
separation lines” between buildings? 

b. If the NCRC does expect a maximum (number of detached one- and two-family dwellings), 
can you identify the provision of the code that would quantify that expectation? 

5. If multiple one-family dwellings are permitted to be on the same lot, will they be expected to 
meet the requirements of R302.1.1 for Soffit Protections, or would Exception #4 apply? 

Attachment A is comprised of the request for formal interpretation as well as all supporting information 
submitted with the request except I was unable to attach the “Cape Cottages, LP” plan set to this letter 
because of the drawing size and quantity of sheets. 

Remarks: 

Code sections noted in this letter are referring to the 2018 edition of the NC State Building Codes unless 
otherwise noted. 

“NCBC” refers to the NC Building Code. 

“NCRC” refers to the NC Residential Code. 



 

 

“NCAC” refers to the NC Administrative Code and Policies. 

Code Analysis: 

NCAC, Section 101.3.2.1 – North Carolina Building Code states: 

101.3.2.1 – North Carolina Building Code. The provisions of the Building Code shall apply to the 
construction, alteration, relocation, enlargement, replacement, repair, equipment, use and 
occupancy, location, maintenance, removal and demolition of every building or structure or any 
appurtenances connected or attached to such buildings or structures, other than one- and two-
family dwellings and townhouses. 

NCAC, Section 101.3.2.10 – North Carolina Residential Code states: 

101.3.2.10 – North Carolina Residential Code. The provisions of the Residential Code shall apply to 
the construction, alteration, movement, enlargement, replacement, repair, equipment, use and 
occupancy, location, removal and demolition of detached one- and two-family dwellings and 
multiple single-family dwellings (townhouses) not more than three stories above in height with a 
separate means of egress and their accessory structures. 

Comment: Section 101.3.2 is included in the NCAC as a brief description of the codes that make up the NC 
State Building Codes.  It is not intended as a formal scope for each code volume or a full description of 
each code volume as sections 101.3.2.1 and 101.3.2.10 do not include any of the exceptions that make 
up the scope of the NCBC and NCRC. 

NCRC, Section R101.2 – Scope states: 

R101.2 Scope. The provisions of the International Residential Code for One- and Two-family 
Dwellings shall apply to the construction, alteration, movement, enlargement, replacement, repair, 
equipment, use and occupancy, location, removal and demolition of detached one- and two-family 
dwellings and townhouses not more than three stories above grade plane in height with a separate 
means of egress and their accessory structures not more than three stories above grade plane in 
height. Single family dwellings otherwise permitted by this code shall include bed and breakfast 
homes. 

Exceptions: 
1. Live/work units located in townhouses and complying with the requirements of Section 419 of 

the International Building Code shall be permitted to be built as one- and two- family 
dwellings or townhouses. Fire suppression required by Section 419.5 of the International 
Building Code where constructed under the International Residential Code for One- and Two-
family Dwellings shall conform to Section P2904. 

2. Deleted. 

Comment: The code could have been clearer in this section regarding multiple dwellings on a single 
parcel of land. 

NCBC, Section 101.2 – Scope states in part: 

101.2 Scope. The provisions of this code shall apply to the construction, alteration, relocation, 
enlargement, replacement, repair, equipment, use and occupancy, location, maintenance, removal 
and demolition of every building or structure or any appurtenances connected or attached to such 
buildings or structures. 

Exceptions: If any of the following apply, then the building or structure is exempt from the 
provisions of this code: 



 

 

1. Detached one- and two-family dwellings and townhouses not more than three stories above 
grade plane in height with a separate means of egress, and their accessory structures not more 
than three stories above grade plane in height, shall comply with this code or the International 
Residential Code. 

Comment: The code could have been clearer in this section regarding multiple dwellings on a single 
parcel of land. 

NCBC, Chapter 2 defines “townhouses” as follows: 

Townhouse. A single-family dwelling unit constructed in a group of three or more attached units 
separated by property lines in which each unit extends from foundation to roof and with open space 
on at least two sides, 

Comment: Townhomes are limited to one unit per parcel of land by a NC amendment to the definition to 
add the phrase ”separated by property lines”. 

NCBC, Table 602 – Fire-Resistance Rating Requirements for Exterior Walls Based on Fire Separation 
Distance, footnotes i and j state: 

Table 602 – Fire-Resistance Rating Requirements for Exterior Walls Based on Fire Separation 
Distance  
i. For Group R-3 detached one- and two-family dwellings of any construction type and not more than 
three stories above grade plane in height with a separate means of egress, a fire separation distance 
of 5 feet or less shall be 1-hour fire-resistant rated and shall be 0-hour fire-resistant rated for 
distances greater than 5 feet. 
j. For Group R-3 attached one- and two-family dwellings of any construction type separated with fire 
walls complying with Section 706, containing no other occupancy classification, and not more than 
three stories above grade plane in height with a separate means of egress, a fire separation distance 
of 5 feet or less shall be 1-hour fire-resistant rated and shall be 0-hour fire-resistant rated for 
distances greater than 5 feet. 

Comment: These footnotes were added in conjunction with exception #5 that was added to Section 
903.2.8.  These footnotes are specifically added to address detached one- and two-family dwellings and 
townhouses not more than 3 stories above grade plane with a separate means of egress because the 
expectation is that the NCBC applies when more than one of these dwellings is located on a single parcel 
of land.  The expectation is then that the NCRC can be used for the construction of the actual dwelling, 
but the requirements of the footnotes and NCBC, Section 903.2.8, exception #5 must be met. 

NCBC, Section 903.2.8 – Group R states in part:  

903.2.8 Group R. An automatic sprinkler system installed in accordance with Section 903.3 shall be 
provided throughout all buildings with a Group R fire area, except as provided for in Section 
903.2.8.5.  

Exceptions:  

5. An automatic sprinkler system is not required in the following Group R-3 buildings not more than 
three stories above grade plane in height with a separate means of egress: 

5.1. Detached one- and two-family dwellings. 

5.2. Attached one- and two-family dwellings separated with fire walls complying with Section 706 
and containing no other occupancy classification. 



 

 

Comment: An exception is specifically added to Section 903.2.8 to address detached one- and two-family 
dwellings and townhouses not more than 3 stories above grade plane with a separate means of egress 
because the expectation is that the NCBC applies when more than one of these dwellings is located on a 
single parcel of land.  The NCRC can then be used for the construction of the actual dwelling, but the 
requirements of exception #5 and NCBC, Table 602, footnotes i and j must be met. 

NCBC, Section 2308.1 - General states:  

2308.1 General. The requirements of this section are intended for conventional light-frame 
construction. Other construction methods are permitted to be used, provided a satisfactory design is 
submitted showing compliance with other provisions of this code. Interior nonload-bearing 
partitions, ceilings and curtain walls of conventional light-frame-construction are subject to the 
limitations of Section 2308.2. Detached one- and two-family dwellings and multiple single-family 
dwellings (townhouses) not more than three stories above grade plane in height with a separate 
means of egress and their accessory structures shall comply with the International Residential Code. 

Comment: If the NCBC was not being used for multiple dwellings on a single parcel of land there would 
be no need for the final sentence of Section 2308.1 (underlined here for clarity). 

NCRC, Section R302.1.1 – Soffit Protection states in part:  

R302.1.1 Soffit protection. In construction using vinyl or aluminum soffit material the following 
application shall apply. Soffit assemblies located on buildings with less than a 10 feet (3048 mm) fire 
separation distance shall be securely attached to framing members and applied over fire retardant 
treated wood, 23/32-inch (18.3 mm) wood sheathing or 5/8-inch (15.9 mm) exterior grade or 
moisture resistant gypsum board. Venting requirements shall be provided in both soffit and 
underlayments. Vents shall be either nominal 2-inch (51 mm) continuous or equivalent intermittent 
and shall not exceed the minimum net free air requirements established in Section R806.2 by more 
than 50 percent. Townhouse construction shall meet the additional requirements of Sections 
R302.2.5 and R302.2.6.  
Exceptions:  
4. Soffits between buildings located on the same lot. 

Comment: The body of the paragraph uses the word “building” (underlined here for clarity) as does 
exception #4 

Conclusions: 

1. The dwellings appear to be detached single-family dwellings 3-stories or less in height which the 
NCRC would allow if there were only one such dwelling on the site and as would be allowed by 
the NCBC for multiple such dwellings on a site. 

2. No, NCAC, Section 101.3.2.1 is only intended as a general description of each of the NC codes 
and is not intended as “scoping” for each of the codes.  This is proven by the fact that the NCAC 
does not include any of the exceptions that occur in the NCRC and NCBC “scoping” sections. 

3. Yes, because the NCBC is the applicable code for multiple dwellings on a single lot (see answer 
#4 below) the “occupancy classification” is Group R-3 from NCBC, Section 310.5.  However, 
occupancy classification Group R-3 can also be a detached one-family dwelling. 

4. The NCRC is not a standalone code.  It functions in conjunction with other NC State Building 
Codes.  As shown in the “Code Analysis” section above, the NCBC is expecting to control the 
construction of multiple one- and two-family dwellings and townhouses located on a single 
parcel of land.  The NCBC then allows use of the NCRC for multiple detached one- and two-
family dwellings and townhouses on a site with limits regarding separation of buildings or 



 

 

automatic fire sprinkler systems.  The result is that the NCRC is limited to a single one- or two- 
family dwelling on a parcel of land unless the building separation or automatic fire sprinkler 
system requirements of the NCBC are met.  The definition of “townhouse” in the NCRC limits 
townhouses to a single dwelling unit on a parcel of land.  

a. The NCRC allows the construction of a single detached one- or two-family dwelling or a 
townhouse on a site along with multiple accessory buildings and structures.  According 
to NCRC, Section 302.1, exception #2 there is no separation requirement between a 
dwelling and the associated accessory buildings on the same lot; so, “imaginary 
separation lines” become a nonissue. 

b. See the explanation provided above. 
5. My response assumes you are asking about detached one-family dwellings.  Yes, NCRC, Section 

R302.1.1, exception #4 would apply to multiple detached one-family dwellings on the same 
parcel of land if the provisions of the NCBC for multiple detached one-family dwellings is met.  It 
would also apply to multiple two-family dwelling (duplex) buildings on the same parcel of land 
but not to the separation of the two dwellings in the same building.  Likewise, the exception 
does not apply to connected townhouses, but would apply to detached townhouse buildings. 

Remarks: 

The “scoping” sections of the NCRC and the NCBC are not as clear as they could be on the matter of 
application of multiple detached one- and two-family dwellings on a single parcel of land; therefore, it is 
the recommendation of DOI that the 2024 NC editions of the NCRC and NCBC be amended to clarify the 
scope of each. 
 
Please call if you have comments or questions. 

 
Sincerely, 
 
 
Carl Martin, RA 
Deputy Commissioner 
Division Chief of Engineering 
 
cc: File 

Bridget Herring, Chair – BCC 
Danny Priest, Vice-Chairman – BCC 
David Smith, Chairman – BCC Residential Standing Committee 
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