Municipal Corp. of

Cape Charles

Memo

To: Rick Keuroglian

From: Jeb Brady, Code Official J=r=
Date: January 14, 2026

RE: ADU/STR occupancy considerations

Accessory Dwelling Units is a relatively new concept in Cape Charles when
council passed an aordinance a few years ago to allow them but only for long-
term tenants. Many of the structures that were built with that intention are
designed as such with a small footprint living area. Some have an open
concept with the living/sleeping/cooking area all open and some have defined
bedrooms with walls and doors. These structures were never built to
accommodate more than 2 people except for a couple of non-conforming
ADU’s that have multiple bedrooms per definition.

Bedroom is a room or space within a structure intended for sleeping.
Requirements include:

(1) A minimum size of 70 square feet; if more than one person occupies the
room, there must be 50 square feet per occupant.

(2) Access to a bathroom without crossing another bedroom.

(3) Every bedroom must have access to natural ventilation and have a
permanent heat source.

(4) Two means of egress: one that leads to the rest of the home without
going through another bedroom and one that leads directly to the outside.
If the outside egress is a window, it must be at least five point seven square
feet (5.7 SF) and can be no more than 44 inches from the room floor, unless
there is a permanent step installed. It shall be illegal to have locking bars or
grates covering an egress window.

(5) Ceiling height must be no less than seven feet

Below are some examples of constructed Accessory Dwelling Units
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Example 1is a 440 square foot unit comprised of a kitchen/dining,
living/sleeping area and a 40 square foot bathroom. While you ponder the
allowance of the plus 2 | would like for you te consider how this will be
enforceable from a code standpoint. As the Building Code/Zoning Ordinance
reads a minimum of 50 square foot space per occupant in the bedroom area
is required when serving more than 1 person. This creates a real gray area for
enforcement purposes in determining what is the measurable sleeping area
square footage vs what is the living and kitchen area. What determines the
square footage of the sleeping area?

Example 2 is a 336 square foot unit comprised of a living/kitchen area,
bathroom, and a 100 square foot bedroom. This example would only allow 2
people as-built due to the square footage of the existing bedroom and per the
definition of a bedroom the living area could not be counted as another
bedroom.

Example 3 is a 576 square foot unit comprised of a living room, kitchen,
bathroom, and 144 square foot bedroom. This example would only allow 2
people as built due to the square footage of the existing bedroom and per the
definition of a bedroom the living area could not be counted as another
bedroom.

Example 4 is a 432 square foot unit comprised of a living room, kitchen,
bathroom, and a 120 square foot bedroom. This example would only allow 2
people as built due to the square footage of the existing bedroom and per the
definition of a bedroom the living area could not be counted as another
bedroom.

| understand there is an existing ADU that has multiple bedrooms and when
Katie and | had discussions about the plus 2 concept it was never intended
that a 2 bedroom unit could not sleep 4 it was simply that the examples above
could not comply with the 2 per bedroom plus 2 as these units were never
designed or intended to sleep that amount of people.

The purpose of the Building Code and the job of the Code Official is to protect
the health and safety of the citizens and visitors of this community with the
provisions necessary to prevent overcrowding. Aslam also a first responder



safety is my number one concern and overcrowding accessory dwelling units
will only increase the chances of injures or death.

Determining square footage requirements are clear when the bedroom is a
separate room in the ADU but remains a very gray area when the space is one
hig open room. The argument would be the fact that what appears to be part
of the kitchen the owner may say is part of the sleeping area/badroom. This
simply creates criteria that could be interpreted differently and would not
create a consistency that we are trying to obtain along with all The Town's STR
regulations.

In the same way that we would not allow a +2 with a home that has all of the
bedrooms at 100sqft, why grant an ADU a benefit of the +2 when the ADU
bedroom doesn’t meet the requirement? | know there are exceptions, but
ADL)’s were not designed for more than 2 people, in fact, they were designed
to be a Mother-in-law suite, a bonus room for a family member, an efficiency
space for a family member...not to be a space to potentially house 4 adult
people.

My consistent recommendation would be to limit 2 occupants per
bedroom/sleeping area regardless of the amount of square footage and not
allow the +2.
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DESIGNAFE NEW WORK
WALLS (2X4 STUDAALS

SCALE: 1/4" = 1-C" (11 X 17 DRANNG SHEET)

WITH 172" DRYWALL. ON
FINISH SIDE

1. ALL WORK SHALL CCHFORM TO THE 2015 INTERNATIONAL.
REGDENTIAL CODE (IRC) AND THE 2015 YRGHNA CONSTRUICTION CODE,
AHD ALL OTHER APPLICABLE NHATIONAL, STATE, AND LOCAL BULDING
CODES AND ORDHNANCES, CODE REFERENCES (N FLANS REFLECT THE
2015 IRC,

2 MECHAMICAL YERTILATION MUST BE PROYVIDED FOR BATHROOMS,
MATER CLOSET COMP ARTMENTS AN OTHER SIMILAR ROOMS WHERE A
PENDOW ITH AGGREGATE GLAZNG AREA NOT LESS THAN 3 SAUARE
FEET PNTH OHE-HALF CFPENABLE 15 NOT PROVIDED. IRC R303.4

3. BATHTUB AND SHONER FLOGRS AND FIALLS ABOYE BATHTUBS FNTH
RISTALLED SHOMER HEADS AND Rl SHOPER COMPARTMENTS SHALL BE
FINISHED? IITH A HOHABSCRBENT SURFACE. SUCH WALL SURFACE SHALL
EXTEND T A HEIGHT OF NOT LESS THAN SIX FEET ABOVE THE FLOOR.
R RAOT.2. USE OF AATER-RESISTANT GYPEUM BACKING BOARD SHALL
BE FERMITTE? OH CERING WHERE FRAMMNG SPACHNG DOES NOT EXCEED
12" O/C FOR 172" THICK OR 16" O/ FOR 578" THICK SyPod HALL
BOARD. AATER RESISTANT GTPEUM FALL BOARD SHALL ROT BE
METALLED OVER A VAPOR RETARDER N A SHOWER OR TUB
CAAPARTMENT. CUT OR EXPOSETD? ERGES, INCLUDING THOSE AT FALL

4, THE BNDS OF EACH JGiST, BEA OR GIRDER SHALL HOT HAVE LESS
THAN 1.5 HCHES OF BEARING OH WOCD OR METAL AND HOT LESS THAN
3 HCHES ON MASONRY OR CONCRETE EXCEPT MHERE SUFFPCRTED ON A
1¥4 RIBBON STRIP HAILED T THE ADUACENT STUD OR BY THE USE OF
AFPROVED K55T HANGERS.

5, MREMUM FNISHED HALL YEDTH SHALL BE 36” FER IRC 311.6.

6. HABITABLE ROOMS LIGHT AND YENTILATION PER IRC R303.T.

T, MMUM FSHED HABITABLE ROOMMS SIZE PER IRC R304.1 AND 2.
8. PLUMBMG FIXTURE CLEARAHCES SHALL BE PER IRC F R30T.1.

a4 MINMUM BEGRESS DOOR CLEAR MIDTH PER IRC R3L

10, A FIRE EXTINGUIGHER FITH A RATING OF 2A108:C SHALL BE
NSTALLEDR N THE RITCHEN AREA M ACCORDAMNCE PUITH IRC R325.1.

ARCHITECTURAL NOTES:

1. EXTERIOR DPENSIONS ARE MEASURED TO THE FOLLOWMNG SURFACES:
& WALLS - TO FACE OF SHEATHNG, L.OMN.
b, COLUMNS - CENTERLINE
& DOORS § WNDOWS ~ CENTERLRE
AHD/OR ROUGH OPENNG

2. MNTERICR DIMENSIONS ARE MEASURED TO THE FOLLONNG SURFACES:
a HALLS - FACE OF FRAMING
b. DOOR ANBS - FRAMNG
. DOORS ¢ WHDOWS - CENTERLME
AND/OR ROUGH OFPENRG

NOOD FRAMING NOTES:

1. ALL 9TUD FRAMMNG: SPF, GRADE 2 OR BETTER, $TUDP
GRADE MATERIAL 15 NOT ACCEPTED,

2, ALL FRAMNG LUMBER: #2 SCUTHERN YELLON FINE OR
BETTER. THIS MCLUDES ROOF RAFTERS, CEILIMNG JO9TS,
FLOOR FRAMMNG, SILL BEAMS, FLOOR. GIRDERS, AND
HEADERS,

3. LAMINATED BEAMS, IF OCCURRING, SHALL BE GANG LA
BEAMS AS MANUFACTURED BY TRUSS J0ST FEYERHAUSER
OR APPROVED EQUAL. THE CONTRACTOR SHALL SUBMIT
CATALOG DATA AND LOAD TABLES FOR ANY SUBSTITUTIONS,

4. ALL LUMBER N CONTACT MITH CONCRETE, MASONRY OR
STEEL SHALL BE PRESSURE PRESERVATIVE TREATED (P.P.T.).

5. GENERAL CONTRACTOR AND FRAMER ARE TO
THOROUGHL Y COORDNATE ELECTRICAL DEVICE LOCATIONS
WTH FRAMING MEMBER LOCATIONS, SFFE. FRAMNG 4
ELECTRICAL PLANS.

&, ALl HEADERS SHALL BE 2 - 2 X 85 7P NO2, UNLESS
OTHERWNISE NOTED.

7. INTERIOR WNALL STUDS SHALL BE 2X4s AT 18" O/C, INLESS
COTHERWSE NOTED.

WINDOWS AND DOCORS:

ALL EXTERIOR WNDOWS AN DOORS ARE EXISTING AND
SHALL REMARN,

ALL SLEFPING AREAS SHALL BE PROVIDED WiTH AT LEAST
ONE WNDCW THAT MEETS MNIMUM EGRESS WDTH OF 5.7 5F
PER IRC 310.21

A W Po

HTERSECTIONS, SHALL BE SEALED AS REGURED BY THE MANUFALTURER.

T L R R L P TR ] -

EXTERICR WALLS ADJACENT TC SHONERS AND TUBS SHALL
BE NSULATED, AND AN AR BARRIER. SHALL BE INSTALLED
OHN THE MIERIOR SIDE OF THE EXTERIOR WALL ADIACENT TO
THE SHOWER OR TUB.

PROVIDE NSULATION THAT MEETS OR EXCEEDS IRC CODE
REGQUIREMENTS, THROUGHCOUT, REFER TO DRANNGS FOR
LOCATIONDS AND R-VALUE REGUREMENTS.

FPROVIDE SOUND ATTEHUATING RSULATION AT ALL
BATHROOM WALLS.

PROVIDE NSULATION N ATTIC MALLS.

ELECTRICAL NOTES:

1. PROVIDE A COMPLETE ELECTRICAL WIRING STSTEM THAT
HMEETS ALL CURRENT CODES AND INCLUDES ALL EQUIFMENT;
KITCHEN APPLIANCES, AND HVYAC EGUIFMENT.

2. COORDMATE ELECTRICAL REGUIRFMENTS WiTH
SUBCONTRAGCTORS (LE. HVAC, PLUMBMNG, SECURITY} AND
PROVIDE REGUIRED NRING.

3. ALL WRING sHALL BE COPPER, SIZED PER NE.C. CODE,
LABEL ALL DISCONNECT SINITCHES, SWITCHBOARDS, AND
PANELBOARDS,

4. LON-VOLTAGE CIRCUITS SUCH AS TELEPHONE AND CABLE
TV ARE BY SPECIALTY CONTRACTOR. GENERAL
CONTRACTOR TC COORDINATE W/ OTHER TRADES,

5. SMOKE ALARMS SHALL BE PROVIDED N ACCORDANCE
WITH UL 21T AND SHALL BE NSTALLED N THE FOLLOWNG
LOCATIONS:

= IN BACH SLEEPNG ROOM.

- GUTSBIDE FACH SEPARATE SLITFNG AREA N THE MMEDIATE
VICHNITY OF EACH SLEEPING ROCM.

= ALARMS SHALL BE NTERCONNECTED N
ACCORDANCE WITH 2BCTION R314.4 OF THE RG.

GENERAL PLUMBING NOTES:

- AL 5TACKS 4 VENT FIFES SHALL BE ON THE BACK SIDE OF
THE MAN RCOOF 50 AS NOT TO BE VISBLE FROM THE FRONT
OF THE HOUSE,

- 50IL, WASTE, DRAN, 4 VENT PPING SHALL MEET FHE
CURRENT CODES. NSULATE ALL PIFES [N WALLS AND
CEL]NGS.

- WATER PIPNG SHALL BE COPPER AND SHALL MEET THE

CURRENT CODES, PROVIDE EXPANSION FITTING TO PREVENT
WATER HAMMER.

HVAC:
1. HVALC 16 TO BE DESIGHN/BUILD BY CONTRACTOR.
PAINTING SCHEDULE:

1. PAINT AND PRIMER TO BE TOP GUALITY COATNG
MANUFACTURED By SHERWIM WLLIAMS GR BENJAMN MOORE.

2. HTERIOR TRM

15T CONT - PRIME COAT
2ND/3RID COAT - NTERIOR LATEX ENAMEL ;
SEMI-51.055; BRUSH APPLED

3. NTERIOR. DRYWALL /PLASTER:

15T COAT - PREME COAT

2ND/ARD COAT - NTERIOR LATEX ENAMEL; ROLLER
APPLESD - NO HOLIDAYTS

CEILNGS - 5ATN

HALLS - BATIN

HALF BATH - TIO SHEEN LEVELS ABOVE FLAT

4. COLOR SELECTION - VERIFY COLORS WITH OWNER,

PROVIDE SAMPLES ON ALL PANTED SURFACES FOR
OPNER'S APPROVAL PRIOR TO PANTHG.

MONAUGHTON. |
S awlrchlgec;ture

T57.754.4480
sbm@menaughtonarch.com
www.menaughtonarch.com
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