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PREFACE

Introduction
Internationally, code officials recognize the need for a modern, up-to-date property maintenance code governing the maintenance of
existing buildings. The International Property Maintenance Code®, in this 2009 edition, is designed to meet this need through
model code regulations that contain clear and specific property maintenance requirements with required property improvement pro-
visions.

This 2009 edition is fully compatible with all International Codes® (I-Codes®) published by the International Code Council
(ICC)®, including the International Building Code®, International Energy Conservation Code®, International Existing Building
Code®, International Fire Code®, International Fuel Gas Code®, International Mechanical Code®, ICC Performance Code®, Inter-
national Plumbing Code®, International Private Sewage Disposal Code®, International Residential Code®, International
Wildland-Urban Interface Code� and International Zoning Code®.

The International Property Maintenance Code provisions provide many benefits, among which is the model code development
process that offers an international forum for code officials and other interested parties to discuss performance and prescriptive code
requirements. This forum provides an excellent arena to debate proposed revisions. This model code also encourages international
consistency in the application of provisions.

Development
The first edition of the International Property Maintenance Code (1998) was the culmination of an effort initiated in 1996 by a code
development committee appointed by ICC and consisting of representatives of the three statutory members of the International
Code Council at that time, including: Building Officials and Code Administrators International, Inc. (BOCA), International Con-
ference of Building Officials (ICBO) and Southern Building Code Congress International (SBCCI). The committee drafted a com-
prehensive set of regulations for existing buildings that was consistent with the existing model property maintenance codes at the
time. This 2009 edition presents the code as originally issued, with changes reflected through the previous 2006 editions and further
changes developed through the ICC Code Development Process through 2008. A new edition of the code is promulgated every three
years.

This code is founded on principles intended to establish provisions consistent with the scope of a property maintenance code that
adequately protects public health, safety and welfare; provisions that do not unnecessarily increase construction costs; provisions
that do not restrict the use of new materials, products or methods of construction; and provisions that do not give preferential treat-
ment to particular types or classes of materials, products or methods of construction.

Adoption
The International Property Maintenance Code is available for adoption and use by jurisdictions internationally. Its use within a
governmental jurisdiction is intended to be accomplished through adoption by reference in accordance with proceedings estab-
lished in the jurisdiction’s laws. At the time of adoption, jurisdictions should insert the appropriate information in provisions requir-
ing specific local information, such as the name of the adopting jurisdiction. These locations are shown in bracketed words in small
capital letters in the code and in the sample ordinance. The sample adoption ordinance on page vii addresses several key elements of
a code adoption ordinance, including the information required for insertion into the code text.

Maintenance
The International Property Maintenance Code is kept up to date through the review of proposed changes submitted by code enforc-
ing officials, industry representatives, design professionals and other interested parties. Proposed changes are carefully considered
through an open code development process in which all interested and affected parties may participate.

The contents of this work are subject to change both through the Code Development Cycles and the governmental body that
enacts the code into law. For more information regarding the code development process, contact the Codes and Standards Develop-
ment Department of the International Code Council.

While the development procedure of the International Property Maintenance Code ensures the highest degree of care, ICC, its
membership and those participating in the development of this code do not accept any liability resulting from compliance or non-
compliance with the provisions because ICC does not have the power or authority to police or enforce compliance with the contents
of this code. Only the governmental body that enacts the code into law has such authority.
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Letter Designations in Front of Section Numbers
In each code development cycle, proposed changes to this code are considered at the Code Development Hearings by the ICC Prop-
erty Maintenance/Zoning Code Development Committee, whose action constitutes a recommendation to the voting membership
for final action on the proposed changes. Proposed changes to a code section having a number beginning with a letter in brackets are
considered by a different code development committee. For example, proposed changes to code sections that have the letter [F] in
front of them (e.g., [F] 704.1) are considered by the International Fire Code Development Committee at the Code Development
Hearings.

The content of sections in this code that begin with a letter designation are maintained by another code development committee in
accordance with the following:

[F] = International Fire Code Development Committee;

[P] = International Plumbing Code Development Committee; and

[B] = International Building Code Development Committee.

Marginal Markings
Solid vertical lines in the margins within the body of the code indicating a technical change from the requirements of the previous
edition. Deletion indicators in the form of an arrow (➡) are provided in the margin where an entire section, paragraph, exception or
table has been deleted or an item in a list of items or a table has been deleted.

Italicized Terms
Selected terms set forth in Chapter 2, Definitions, are italicized where they appear in code text. Such terms are not italicized where
the definition set forth in Chapter 2 does not impart the intended meaning in the use of the term. The terms selected have definitions
which the user should read carefully to facilitate better understanding of the code.
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Effective Use of the International Property Maintenance Code

The International Property Maintenance Code (IPMC) is a model code that regulates the minimum maintenance requirements for
existing buildings.

The IPMC is a maintenance document intended to establish minimum maintenance standards for basic equipment, light, ventila-
tion, heating, sanitation and fire safety. Responsibility is fixed among owners, operators and occupants for code compliance. The
IPMC provides for the regulation and safe use of existing structures in the interest of the social and economic welfare of the commu-
nity.

Arrangement and Format of the 2009 IPMC
Before applying the requirements of the IPMC it is beneficial to understand its arrangement and format. The IPMC, like other codes
published by ICC, is arranged and organized to follow sequential steps that generally occur during an inspection. The IPMC is
divided into eight different parts:

Chapters Subjects

1 Administration

2 Definitions

3 General Requirements

4 Light, Ventilation and Occupancy Limitations

5 Plumbing Facilities and Fixture Requirements

6 Mechanical and Electrical Requirements

7 Fire Safety Requirements

8 Referenced Standards

The following is a chapter-by-chapter synopsis of the scope and intent of the provisions of the International Property Maintenance
Code:

Chapter 1 Administration. This chapter contains provisions for the application, enforcement and administration of subsequent
requirements of the code. In addition to establishing the scope of the code, Chapter 1 identifies which buildings and structures come
under its purview. Chapter 1 is largely concerned with maintaining “due process of law” in enforcing the property maintenance cri-
teria contained in the body of the code. Only through careful observation of the administrative provisions can the building official
reasonably expect to demonstrate that “equal protection under the law” has been provided.

Chapter 2 Definitions. All terms that are defined in the code are listed alphabetically in Chapter 2. While a defined term may be
used in one chapter or another, the meaning provided in Chapter 2 is applicable throughout the code.

Where understanding of a term’s definition is especially key to or necessary for understanding of a particular code provision, the
term is show in italics wherever it appears in the code. This is true only for those terms that have a meaning that is unique to the code.
In other words, the generally understood meaning of a term or phrase might not be sufficient or consistent with the meaning pre-
scribed by the code; therefore, it is essential that the code-defined meaning be known.

Guidance regarding tense, gender and plurality of defined terms as well as guidance regarding terms not defined in this code is
provided.

Chapter 3 General Requirements. Chapter 3, “General Requirements,” is broad in scope. It includes a variety of requirements for
the exterior property areas as well as the interior and exterior elements of the structure. This chapter provides requirements that are
intended to maintain a minimum level of safety and sanitation for both the general public and the occupants of a structure, and to
maintain a building’s structural and weather-resistance performance. Chapter 3 provides specific criteria for regulating the installa-
tion and maintenance of specific building components; maintenance requirements for vacant structures and land; requirements reg-
ulating the safety, sanitation and appearance of the interior and exterior of structures and all exterior property areas; accessory
structures; vehicle storage regulations and establishes who is responsible for complying with the chapter’s provisions. This chapter
also contains the requirements for swimming pools, spas and hot tubs and the requirements for protective barriers and gates in these
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barriers. Chapter 3 establishes the responsible parties for exterminating insects and rodents, and maintaining sanitary conditions in
all types of occupancies.

Chapter 4 Light, Ventilation and Occupancy Limitations. The purpose of Chapter 4 is to set forth these requirements in the code
and to establish the minimum environment for occupiable and habitable buildings, by establishing the minimum criteria for light
and ventilation and identifies occupancy limitations including minimum room width and area, minimum ceiling height and restric-
tions to prevent overcrowding. This chapter also provides for alternative arrangements of windows and other devices to comply with
the requirements for light and ventilation and prohibits certain room arrangements and occupancy uses.

Chapter 5 Plumbing Facilities and Fixture Requirements. Chapter 5 establishes the minimum criteria for the installation, main-
tenance and location of plumbing systems and facilities, including the water supply system, water heating appliances, sewage dis-
posal system and related plumbing fixtures.

Sanitary and clean conditions in occupied buildings are dependent upon certain basic plumbing principles, including providing
potable water to a building, providing the basic fixtures to effectively utilize that water and properly removing waste from the build-
ing.  Chapter 5 establishes the minimum criteria to verify that these principles are maintained throughout the life of a building.

Chapter 6 Mechanical and Electrical Requirements. The purpose of Chapter 6 is to establish minimum performance require-
ments for heating, electrical and mechanical facilities and to establish minimum standards for the safety of these facilities.

This chapter establishes minimum criteria for the installation and maintenance of the following: heating and air-conditioning
equipment, appliances and their supporting systems; water-heating equipment, appliances and systems; cooking equipment and
appliances; ventilation and exhaust equipment; gas and liquid fuel distribution piping and components; fireplaces and solid
fuel-burning appliances; chimneys and vents; electrical services; lighting fixtures; electrical receptacle outlets; electrical distribu-
tion system equipment, devices and wiring; and elevators, escalators and dumbwaiters.

Chapter 7 Fire Safety Requirements. The purpose of Chapter 7 is to address those fire hazards that arise as the result of a build-
ing’s occupancy. It also provides minimum requirements for fire safety issues that are most likely to arise in older buildings.

This chapter contains requirements for means of egress in existing buildings, including path of travel, required egress width,
means of egress doors and emergency escape openings.

Chapter 7 establishes the minimum requirements for fire safety facilities and fire protection systems, as these are essential fire
safety systems.

Chapter 8 Referenced Standards. The code contains numerous references to standards that are used to regulate materials and
methods of construction. Chapter 8 contains a comprehensive list of all standards that are referenced in the code. The standards are
part of the code to the extent of the reference to the standard. Compliance with the referenced standard is necessary for compliance
with this code. By providing specifically adopted standards, the construction and installation requirements necessary for compli-
ance with the code can be readily determined. The basis for code compliance is, therefore, established and available on an equal
basis to the code official, contractor, designer and owner.

Chapter 8 is organized in a manner that makes it easy to locate specific standards. It lists all of the referenced standards, alphabeti-
cally, by acronym of the promulgating agency of the standard. Each agency’s standards are then listed in either alphabetical or
numeric order based upon the standard identification. The list also contains the title of the standard; the edition (date) of the stan-
dard referenced; any addenda included as part of the ICC adoption; and the section or sections of this code that reference the stan-
dard.
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ORDINANCE

The International Codes are designed and promulgated to be adopted by reference by ordinance. Jurisdictions wishing to adopt the
2009 International Property Maintenance Code as an enforceable regulation governing existing structures and premises should
ensure that certain factual information is included in the adopting ordinance at the time adoption is being considered by the appro-
priate governmental body. The following sample adoption ordinance addresses several key elements of a code adoption ordinance,
including the information required for insertion into the code text.

SAMPLE ORDINANCE FOR ADOPTION OF
THE INTERNATIONAL PROPERTY MAINTENANCE CODE

ORDINANCE NO.________

An ordinance of the [JURISDICTION] adopting the 2009 edition of the International Property Maintenance Code, regulating and
governing the conditions and maintenance of all property, buildings and structures; by providing the standards for supplied utilities
and facilities and other physical things and conditions essential to ensure that structures are safe, sanitary and fit for occupation and
use; and the condemnation of buildings and structures unfit for human occupancy and use, and the demolition of such existing struc-
tures in the [JURISDICTION]; providing for the issuance of permits and collection of fees therefor; repealing Ordinance No. ______
of the [JURISDICTION] and all other ordinances and parts of the ordinances in conflict therewith.

The [GOVERNING BODY] of the [JURISDICTION] does ordain as follows:

Section 1. That a certain document, three (3) copies of which are on file in the office of the [TITLE OF JURISDICTION’S KEEPER OF
RECORDS] of [NAME OF JURISDICTION], being marked and designated as the International Property Maintenance Code, 2009 edi-
tion, as published by the International Code Council, be and is hereby adopted as the Property Maintenance Code of the [JURISDIC-
TION], in the State of [STATE NAME] for regulating and governing the conditions and maintenance of all property, buildings and
structures; by providing the standards for supplied utilities and facilities and other physical things and conditions essential to ensure
that structures are safe, sanitary and fit for occupation and use; and the condemnation of buildings and structures unfit for human
occupancy and use, and the demolition of such existing structures as herein provided; providing for the issuance of permits and col-
lection of fees therefor; and each and all of the regulations, provisions, penalties, conditions and terms of said Property Maintenance
Code on file in the office of the [JURISDICTION] are hereby referred to, adopted, and made a part hereof, as if fully set out in this ordi-
nance, with the additions, insertions, deletions and changes, if any, prescribed in Section 2 of this ordinance.

Section 2. The following sections are hereby revised:

Section 101.1. Insert: [NAME OF JURISDICTION]

Section 103.5. Insert: [APPROPRIATE SCHEDULE]

Section 112.4. Insert: [DOLLAR AMOUNT IN TWO LOCATIONS]

Section 302.4. Insert: [HEIGHT IN INCHES]

Section 304.14. Insert: [DATES IN TWO LOCATIONS]

Section 602.3. Insert: [DATES IN TWO LOCATIONS]

Section 602.4. Insert: [DATES IN TWO LOCATIONS]

Section 3. That Ordinance No. ______ of [JURISDICTION] entitled [FILL IN HERE THE COMPLETE TITLE OF THE ORDINANCE OR
ORDINANCES IN EFFECT AT THE PRESENT TIME SO THAT THEY WILL BE REPEALED BY DEFINITE MENTION] and all other ordinances
or parts of ordinances in conflict herewith are hereby repealed.

Section 4. That if any section, subsection, sentence, clause or phrase of this ordinance is, for any reason, held to be unconstitutional,
such decision shall not affect the validity of the remaining portions of this ordinance. The [GOVERNING BODY] hereby declares that it
would have passed this ordinance, and each section, subsection, clause or phrase thereof, irrespective of the fact that any one or more
sections, subsections, sentences, clauses and phrases be declared unconstitutional.

Section 5. That nothing in this ordinance or in the Property Maintenance Code hereby adopted shall be construed to affect any suit
or proceeding impending in any court, or any rights acquired, or liability incurred, or any cause or causes of action acquired or exist-
ing, under any act or ordinance hereby repealed as cited in Section 3 of this ordinance; nor shall any just or legal right or remedy of
any character be lost, impaired or affected by this ordinance.
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Section 6. That the [JURISDICTION’S KEEPER OF RECORDS] is hereby ordered and directed to cause this ordinance to be published.
(An additional provision may be required to direct the number of times the ordinance is to be published and to specify that it is to be
in a newspaper in general circulation. Posting may also be required.)

Section 7. That this ordinance and the rules, regulations, provisions, requirements, orders and matters established and adopted
hereby shall take effect and be in full force and effect [TIME PERIOD] from and after the date of its final passage and adoption.
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CHAPTER 1

SCOPE AND ADMINISTRATION

PART 1—SCOPE AND APPLICATION

SECTION 101
GENERAL

101.1 Title. These regulations shall be known as the Interna-
tional Property Maintenance Code of [NAME OF JURISDIC-
TION], hereinafter referred to as “this code.”

101.2 Scope. The provisions of this code shall apply to all
existing residential and nonresidential structures and all exist-
ing premises and constitute minimum requirements and stan-
dards for premises, structures, equipment and facilities for
light, ventilation, space, heating, sanitation, protection from
the elements, life safety, safety from fire and other hazards, and
for safe and sanitary maintenance; the responsibility of owners,
operators and occupants; the occupancy of existing structures
and premises, and for administration, enforcement and penal-
ties.

101.3 Intent. This code shall be construed to secure its
expressed intent, which is to ensure public health, safety and
welfare insofar as they are affected by the continued occupancy
and maintenance of structures and premises. Existing struc-
tures and premises that do not comply with these provisions
shall be altered or repaired to provide a minimum level of
health and safety as required herein.

101.4 Severability. If a section, subsection, sentence, clause or
phrase of this code is, for any reason, held to be unconstitu-
tional, such decision shall not affect the validity of the remain-
ing portions of this code.

SECTION 102
APPLICABILITY

102.1 General. Where there is a conflict between a general
requirement and a specific requirement, the specific require-
ment shall govern. Where differences occur between provi-
sions of this code and the referenced standards, the provisions
of this code shall apply. Where, in a specific case, different sec-
tions of this code specify different requirements, the most
restrictive shall govern.

102.2 Maintenance. Equipment, systems, devices and
safeguards required by this code or a previous regulation or
code under which the structure or premises was constructed,
altered or repaired shall be maintained in good working order.
No owner, operator or occupant shall cause any service, facil-
ity, equipment or utility which is required under this section to
be removed from or shut off from or discontinued for any occu-
pied dwelling, except for such temporary interruption as neces-
sary while repairs or alterations are in progress. The
requirements of this code are not intended to provide the basis
for removal or abrogation of fire protection and safety systems
and devices in existing structures. Except as otherwise speci-
fied herein, the owner or the owner’s designated agent shall be

responsible for the maintenance of buildings, structures and
premises.

102.3 Application of other codes. Repairs, additions or alter-
ations to a structure, or changes of occupancy, shall be done in
accordance with the procedures and provisions of the Interna-
tional Building Code, International Fuel Gas Code, Interna-
tional Mechanical Code and NFPA 70. Nothing in this code
shall be construed to cancel, modify or set aside any provision
of the International Zoning Code.

102.4 Existing remedies. The provisions in this code shall not
be construed to abolish or impair existing remedies of the juris-
diction or its officers or agencies relating to the removal or
demolition of any structure which is dangerous, unsafe and
insanitary.

102.5 Workmanship. Repairs, maintenance work, alterations
or installations which are caused directly or indirectly by the
enforcement of this code shall be executed and installed in a
workmanlike manner and installed in accordance with the man-
ufacturer’s installation instructions.

102.6 Historic buildings. The provisions of this code shall not
be mandatory for existing buildings or structures designated as
historic buildings when such buildings or structures are judged
by the code official to be safe and in the public interest of
health, safety and welfare.

102.7 Referenced codes and standards. The codes and stan-
dards referenced in this code shall be those that are listed in
Chapter 8 and considered part of the requirements of this code
to the prescribed extent of each such reference. Where differ-
ences occur between provisions of this code and the referenced
standards, the provisions of this code shall apply.

Exception: Where enforcement of a code provision would
violate the conditions of the listing of the equipment or
appliance, the conditions of the listing shall apply.

102.8 Requirements not covered by code. Requirements nec-
essary for the strength, stability or proper operation of an exist-
ing fixture, structure or equipment, or for the public safety,
health and general welfare, not specifically covered by this
code, shall be determined by the code official.

102.9 Application of references. References to chapter or sec-
tion numbers, or to provisions not specifically identified by
number, shall be construed to refer to such chapter, section or
provision of this code.

102.10 Other laws. The provisions of this code shall not be
deemed to nullify any provisions of local, state or federal law.
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PART 2—ADMINISTRATION AND ENFORCEMENT

SECTION 103
DEPARTMENT OF PROPERTY
MAINTENANCE INSPECTION

103.1 General. The department of property maintenance
inspection is hereby created and the executive official in charge
thereof shall be known as the code official.

103.2 Appointment. The code official shall be appointed by
the chief appointing authority of the jurisdiction.

103.3 Deputies. In accordance with the prescribed procedures
of this jurisdiction and with the concurrence of the appointing
authority, the code official shall have the authority to appoint a
deputy(s). Such employees shall have powers as delegated by
the code official.

103.4 Liability. The code official, member of the board of
appeals or employee charged with the enforcement of this
code, while acting for the jurisdiction, in good faith and with-
out malice in the discharge of the duties required by this code or
other pertinent law or ordinance, shall not thereby be rendered
liable personally, and is hereby relieved from all personal lia-
bility for any damage accruing to persons or property as a result
of an act or by reason of an act or omission in the discharge of
official duties. Any suit instituted against any officer or
employee because of an act performed by that officer or
employee in the lawful discharge of duties and under the provi-
sions of this code shall be defended by the legal representative
of the jurisdiction until the final termination of the proceed-
ings. The code official or any subordinate shall not be liable for
costs in an action, suit or proceeding that is instituted in pursu-
ance of the provisions of this code.

103.5 Fees. The fees for activities and services performed by
the department in carrying out its responsibilities under this
code shall be as indicated in the following schedule.

[JURISDICTION TO INSERT APPROPRIATE SCHEDULE.]

SECTION 104
DUTIES AND POWERS OF THE CODE OFFICIAL

104.1 General. The code official is hereby authorized and
directed to enforce the provisions of this code. The code official
shall have the authority to render interpretations of this code
and to adopt policies and procedures in order to clarify the
application of its provisions. Such interpretations, policies and
procedures shall be in compliance with the intent and purpose
of this code. Such policies and procedures shall not have the
effect of waiving requirements specifically provided for in this
code.

104.2 Inspections. The code official shall make all of the
required inspections, or shall accept reports of inspection by
approved agencies or individuals. All reports of such inspec-
tions shall be in writing and be certified by a responsible officer
of such approved agency or by the responsible individual. The
code official is authorized to engage such expert opinion as

deemed necessary to report upon unusual technical issues that
arise, subject to the approval of the appointing authority.

104.3 Right of entry. Where it is necessary to make an inspec-
tion to enforce the provisions of this code, or whenever the
code official has reasonable cause to believe that there exists in
a structure or upon a premises a condition in violation of this
code, the code official is authorized to enter the structure or pre-
mises at reasonable times to inspect or perform the duties
imposed by this code, provided that if such structure or pre-
mises is occupied the code official shall present credentials to
the occupant and request entry. If such structure or premises is
unoccupied, the code official shall first make a reasonable
effort to locate the owner or other person having charge or con-
trol of the structure or premises and request entry. If entry is
refused, the code official shall have recourse to the remedies
provided by law to secure entry.

104.4 Identification. The code official shall carry proper iden-
tification when inspecting structures or premises in the perfor-
mance of duties under this code.

104.5 Notices and orders. The code official shall issue all nec-
essary notices or orders to ensure compliance with this code.

104.6 Department records. The code official shall keep offi-
cial records of all business and activities of the department
specified in the provisions of this code. Such records shall be
retained in the official records for the period required for reten-
tion of public records.

SECTION 105
APPROVAL

105.1 Modifications. Whenever there are practical difficulties
involved in carrying out the provisions of this code, the code
official shall have the authority to grant modifications for indi-
vidual cases upon application of the owner or owner’s repre-
sentative, provided the code official shall first find that special
individual reason makes the strict letter of this code impractical
and the modification is in compliance with the intent and pur-
pose of this code and that such modification does not lessen
health, life and fire safety requirements. The details of action
granting modifications shall be recorded and entered in the
department files.

105.2 Alternative materials, methods and equipment. The
provisions of this code are not intended to prevent the installa-
tion of any material or to prohibit any method of construction
not specifically prescribed by this code, provided that any such
alternative has been approved. An alternative material or
method of construction shall be approved where the code offi-
cial finds that the proposed design is satisfactory and complies
with the intent of the provisions of this code, and that the mate-
rial, method or work offered is, for the purpose intended, at
least the equivalent of that prescribed in this code in quality,
strength, effectiveness, fire resistance, durability and safety.

105.3 Required testing. Whenever there is insufficient evi-
dence of compliance with the provisions of this code, or evi-
dence that a material or method does not conform to the
requirements of this code, or in order to substantiate claims for
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alternative materials or methods, the code official shall have the
authority to require tests to be made as evidence of compliance
at no expense to the jurisdiction.

105.3.1 Test methods. Test methods shall be as specified in
this code or by other recognized test standards. In the
absence of recognized and accepted test methods, the code
official shall be permitted to approve appropriate testing
procedures performed by an approved agency.

105.3.2 Test reports. Reports of tests shall be retained by
the code official for the period required for retention of pub-
lic records.

105.4 Used material and equipment. The use of used materi-
als which meet the requirements of this code for new materials
is permitted. Materials, equipment and devices shall not be
reused unless such elements are in good repair or have been
reconditioned and tested when necessary, placed in good and
proper working condition and approved by the code official.

105.5 Approved materials and equipment. Materials, equip-
ment and devices approved by the code official shall be con-
structed and installed in accordance with such approval.

105.6 Research reports. Supporting data, where necessary to
assist in the approval of materials or assemblies not specifically
provided for in this code, shall consist of valid research reports
from approved sources.

SECTION 106
VIOLATIONS

106.1 Unlawful acts. It shall be unlawful for a person, firm or
corporation to be in conflict with or in violation of any of the
provisions of this code.

106.2 Notice of violation. The code official shall serve a notice
of violation or order in accordance with Section 107.

106.3 Prosecution of violation. Any person failing to comply
with a notice of violation or order served in accordance with
Section 107 shall be deemed guilty of a misdemeanor or civil
infraction as determined by the local municipality, and the vio-
lation shall be deemed a strict liability offense. If the notice of
violation is not complied with, the code official shall institute
the appropriate proceeding at law or in equity to restrain, cor-
rect or abate such violation, or to require the removal or termi-
nation of the unlawful occupancy of the structure in violation
of the provisions of this code or of the order or direction made
pursuant thereto. Any action taken by the authority having
jurisdiction on such premises shall be charged against the real
estate upon which the structure is located and shall be a lien
upon such real estate.

106.4 Violation penalties. Any person who shall violate a pro-
vision of this code, or fail to comply therewith, or with any of
the requirements thereof, shall be prosecuted within the limits
provided by state or local laws. Each day that a violation con-
tinues after due notice has been served shall be deemed a sepa-
rate offense.

106.5 Abatement of violation. The imposition of the penalties
herein prescribed shall not preclude the legal officer of the
jurisdiction from instituting appropriate action to restrain, cor-

rect or abate a violation, or to prevent illegal occupancy of a
building, structure or premises, or to stop an illegal act, con-
duct, business or utilization of the building, structure or pre-
mises.

SECTION 107
NOTICES AND ORDERS

107.1 Notice to person responsible. Whenever the code offi-
cial determines that there has been a violation of this code or
has grounds to believe that a violation has occurred, notice
shall be given in the manner prescribed in Sections 107.2 and
107.3 to the person responsible for the violation as specified in
this code. Notices for condemnation procedures shall also
comply with Section 108.3.

107.2 Form. Such notice prescribed in Section 107.1 shall be
in accordance with all of the following:

1. Be in writing.

2. Include a description of the real estate sufficient for iden-
tification.

3. Include a statement of the violation or violations and
why the notice is being issued.

4. Include a correction order allowing a reasonable time to
make the repairs and improvements required to bring the
dwelling unit or structure into compliance with the provi-
sions of this code.

5. Inform the property owner of the right to appeal.

6. Include a statement of the right to file a lien in accor-
dance with Section 106.3.

107.3 Method of service. Such notice shall be deemed to be
properly served if a copy thereof is:

1. Delivered personally;

2. Sent by certified or first-class mail addressed to the last
known address; or

3. If the notice is returned showing that the letter was not
delivered, a copy thereof shall be posted in a conspicuous
place in or about the structure affected by such notice.

107.4 Unauthorized tampering. Signs, tags or seals posted or
affixed by the code official shall not be mutilated, destroyed or
tampered with, or removed without authorization from the
code official.

107.5 Penalties. Penalties for noncompliance with orders and
notices shall be as set forth in Section 106.4.

107.6 Transfer of ownership. It shall be unlawful for the
owner of any dwelling unit or structure who has received a
compliance order or upon whom a notice of violation has been
served to sell, transfer, mortgage, lease or otherwise dispose of
such dwelling unit or structure to another until the provisions of
the compliance order or notice of violation have been complied
with, or until such owner shall first furnish the grantee, trans-
feree, mortgagee or lessee a true copy of any compliance order
or notice of violation issued by the code official and shall fur-
nish to the code official a signed and notarized statement from
the grantee, transferee, mortgagee or lessee, acknowledging
the receipt of such compliance order or notice of violation and
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fully accepting the responsibility without condition for making
the corrections or repairs required by such compliance order or
notice of violation.

SECTION 108
UNSAFE STRUCTURES AND EQUIPMENT

108.1 General. When a structure or equipment is found by the
code official to be unsafe, or when a structure is found unfit for
human occupancy, or is found unlawful, such structure shall be
condemned pursuant to the provisions of this code.

108.1.1 Unsafe structures. An unsafe structure is one that
is found to be dangerous to the life, health, property or
safety of the public or the occupants of the structure by not
providing minimum safeguards to protect or warn occu-
pants in the event of fire, or because such structure contains
unsafe equipment or is so damaged, decayed, dilapidated,
structurally unsafe or of such faulty construction or unstable
foundation, that partial or complete collapse is possible.

108.1.2 Unsafe equipment. Unsafe equipment includes
any boiler, heating equipment, elevator, moving stairway,
electrical wiring or device, flammable liquid containers or
other equipment on the premises or within the structure
which is in such disrepair or condition that such equipment
is a hazard to life, health, property or safety of the public or
occupants of the premises or structure.

108.1.3 Structure unfit for human occupancy. A structure
is unfit for human occupancy whenever the code official
finds that such structure is unsafe, unlawful or, because of
the degree to which the structure is in disrepair or lacks
maintenance, is insanitary, vermin or rat infested, contains
filth and contamination, or lacks ventilation, illumination,
sanitary or heating facilities or other essential equipment
required by this code, or because the location of the struc-
ture constitutes a hazard to the occupants of the structure or
to the public.

108.1.4 Unlawful structure. An unlawful structure is one
found in whole or in part to be occupied by more persons
than permitted under this code, or was erected, altered or
occupied contrary to law.

108.1.5 Dangerous structure or premises. For the purpose
of this code, any structure or premises that has any or all of
the conditions or defects described below shall be consid-
ered dangerous:

1. Any door, aisle, passageway, stairway, exit or other
means of egress that does not conform to the
approved building or fire code of the jurisdiction as
related to the requirements for existing buildings.

2. The walking surface of any aisle, passageway, stair-
way, exit or other means of egress is so warped,
worn loose, torn or otherwise unsafe as to not pro-
vide safe and adequate means of egress.

3. Any portion of a building, structure or appurtenance
that has been damaged by fire, earthquake, wind,
flood, deterioration, neglect, abandonment, vandal-
ism or by any other cause to such an extent that it is

likely to partially or completely collapse, or to
become detached or dislodged.

4. Any portion of a building, or any member, appurte-
nance or ornamentation on the exterior thereof that
is not of sufficient strength or stability, or is not so
anchored, attached or fastened in place so as to be
capable of resisting natural or artificial loads of one
and one-half the original designed value.

5. The building or structure, or part of the building or
structure, because of dilapidation, deterioration,
decay, faulty construction, the removal or move-
ment of some portion of the ground necessary for
the support, or for any other reason, is likely to par-
tially or completely collapse, or some portion of the
foundation or underpinning of the building or struc-
ture is likely to fail or give way.

6. The building or structure, or any portion thereof, is
clearly unsafe for its use and occupancy.

7. The building or structure is neglected, damaged,
dilapidated, unsecured or abandoned so as to
become an attractive nuisance to children who
might play in the building or structure to their dan-
ger, becomes a harbor for vagrants, criminals or
immoral persons, or enables persons to resort to the
building or structure for committing a nuisance or
an unlawful act.

8. Any building or structure has been constructed,
exists or is maintained in violation of any specific
requirement or prohibition applicable to such build-
ing or structure provided by the approved building
or fire code of the jurisdiction, or of any law or ordi-
nance to such an extent as to present either a sub-
stantial risk of fire, building collapse or any other
threat to life and safety.

9. A building or structure, used or intended to be used
for dwelling purposes, because of inadequate main-
tenance, dilapidation, decay, damage, faulty con-
struction or arrangement, inadequate light,
ventilation, mechanical or plumbing system, or oth-
erwise, is determined by the code official to be
unsanitary, unfit for human habitation or in such a
condition that is likely to cause sickness or disease.

10. Any building or structure, because of a lack of suffi-
cient or proper fire-resistance-rated construction,
fire protection systems, electrical system, fuel con-
nections, mechanical system, plumbing system or
other cause, is determined by the code official to be a
threat to life or health.

11. Any portion of a building remains on a site after the
demolition or destruction of the building or struc-
ture or whenever any building or structure is aban-
doned so as to constitute such building or portion
thereof as an attractive nuisance or hazard to the
public.

108.2 Closing of vacant structures. If the structure is vacant
and unfit for human habitation and occupancy, and is not in
danger of structural collapse, the code official is authorized to
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post a placard of condemnation on the premises and order the
structure closed up so as not to be an attractive nuisance. Upon
failure of the owner to close up the premises within the time
specified in the order, the code official shall cause the premises
to be closed and secured through any available public agency or
by contract or arrangement by private persons and the cost
thereof shall be charged against the real estate upon which the
structure is located and shall be a lien upon such real estate and
may be collected by any other legal resource.

108.2.1 Authority to disconnect service utilities. The code
official shall have the authority to authorize disconnection
of utility service to the building, structure or system regu-
lated by this code and the referenced codes and standards set
forth in Section 102.7 in case of emergency where necessary
to eliminate an immediate hazard to life or property or when
such utility connection has been made without approval.
The code official shall notify the serving utility and, when-
ever possible, the owner and occupant of the building, struc-
ture or service system of the decision to disconnect prior to
taking such action. If not notified prior to disconnection the
owner or occupant of the building structure or service sys-
tem shall be notified in writing as soon as practical thereaf-
ter.

108.3 Notice. Whenever the code official has condemned a
structure or equipment under the provisions of this section,
notice shall be posted in a conspicuous place in or about the
structure affected by such notice and served on the owner or the
person or persons responsible for the structure or equipment in
accordance with Section 107.3. If the notice pertains to equip-
ment, it shall also be placed on the condemned equipment. The
notice shall be in the form prescribed in Section 107.2.

108.4 Placarding. Upon failure of the owner or person respon-
sible to comply with the notice provisions within the time
given, the code official shall post on the premises or on defec-
tive equipment a placard bearing the word “Condemned” and a
statement of the penalties provided for occupying the premises,
operating the equipment or removing the placard.

108.4.1 Placard removal. The code official shall remove
the condemnation placard whenever the defect or defects
upon which the condemnation and placarding action were
based have been eliminated. Any person who defaces or
removes a condemnation placard without the approval of
the code official shall be subject to the penalties provided by
this code.

108.5 Prohibited occupancy. Any occupied structure con-
demned and placarded by the code official shall be vacated as
ordered by the code official. Any person who shall occupy a
placarded premises or shall operate placarded equipment, and
any owner or any person responsible for the premises who shall
let anyone occupy a placarded premises or operate placarded
equipment shall be liable for the penalties provided by this
code.

108.6 Abatement methods. The owner, operator or occupant
of a building, premises or equipment deemed unsafe by the
code official shall abate or cause to be abated or corrected such
unsafe conditions either by repair, rehabilitation, demolition or
other approved corrective action.

108.7 Record. The code official shall cause a report to be filed
on an unsafe condition. The report shall state the occupancy of
the structure and the nature of the unsafe condition.

SECTION 109
EMERGENCY MEASURES

109.1 Imminent danger. When, in the opinion of the code offi-
cial, there is imminent danger of failure or collapse of a build-
ing or structure which endangers life, or when any structure or
part of a structure has fallen and life is endangered by the occu-
pation of the structure, or when there is actual or potential dan-
ger to the building occupants or those in the proximity of any
structure because of explosives, explosive fumes or vapors or
the presence of toxic fumes, gases or materials, or operation of
defective or dangerous equipment, the code official is hereby
authorized and empowered to order and require the occupants
to vacate the premises forthwith. The code official shall cause
to be posted at each entrance to such structure a notice reading
as follows: “This Structure Is Unsafe and Its Occupancy Has
Been Prohibited by the Code Official.” It shall be unlawful for
any person to enter such structure except for the purpose of
securing the structure, making the required repairs, removing
the hazardous condition or of demolishing the same.

109.2 Temporary safeguards. Notwithstanding other provi-
sions of this code, whenever, in the opinion of the code official,
there is imminent danger due to an unsafe condition, the code
official shall order the necessary work to be done, including the
boarding up of openings, to render such structure temporarily
safe whether or not the legal procedure herein described has
been instituted; and shall cause such other action to be taken as
the code official deems necessary to meet such emergency.

109.3 Closing streets. When necessary for public safety, the
code official shall temporarily close structures and close, or
order the authority having jurisdiction to close, sidewalks,
streets, public ways and places adjacent to unsafe structures,
and prohibit the same from being utilized.

109.4 Emergency repairs. For the purposes of this section, the
code official shall employ the necessary labor and materials to
perform the required work as expeditiously as possible.

109.5 Costs of emergency repairs. Costs incurred in the per-
formance of emergency work shall be paid by the jurisdiction.
The legal counsel of the jurisdiction shall institute appropriate
action against the owner of the premises where the unsafe
structure is or was located for the recovery of such costs.

109.6 Hearing. Any person ordered to take emergency mea-
sures shall comply with such order forthwith. Any affected per-
son shall thereafter, upon petition directed to the appeals board,
be afforded a hearing as described in this code.

SECTION 110
DEMOLITION

110.1 General. The code official shall order the owner of any
premises upon which is located any structure, which in the code
official judgment after review is so deteriorated or dilapidated
or has become so out of repair as to be dangerous, unsafe,
insanitary or otherwise unfit for human habitation or occu-
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pancy, and such that it is unreasonable to repair the structure, to
demolish and remove such structure; or if such structure is
capable of being made safe by repairs, to repair and make safe
and sanitary, or to board up and hold for future repair or to
demolish and remove at the owner’s option; or where there has
been a cessation of normal construction of any structure for a
period of more than two years, the code official shall order the
owner to demolish and remove such structure, or board up until
future repair. Boarding the building up for future repair shall
not extend beyond one year, unless approved by the building
official.

110.2 Notices and orders. All notices and orders shall comply
with Section 107.

110.3 Failure to comply. If the owner of a premises fails to
comply with a demolition order within the time prescribed, the
code official shall cause the structure to be demolished and
removed, either through an available public agency or by con-
tract or arrangement with private persons, and the cost of such
demolition and removal shall be charged against the real estate
upon which the structure is located and shall be a lien upon
such real estate.

110.4 Salvage materials. When any structure has been
ordered demolished and removed, the governing body or other
designated officer under said contract or arrangement afore-
said shall have the right to sell the salvage and valuable materi-
als at the highest price obtainable. The net proceeds of such
sale, after deducting the expenses of such demolition and
removal, shall be promptly remitted with a report of such sale
or transaction, including the items of expense and the amounts
deducted, for the person who is entitled thereto, subject to any
order of a court. If such a surplus does not remain to be turned
over, the report shall so state.

SECTION 111
MEANS OF APPEAL

111.1 Application for appeal. Any person directly affected by
a decision of the code official or a notice or order issued under
this code shall have the right to appeal to the board of appeals,
provided that a written application for appeal is filed within 20
days after the day the decision, notice or order was served. An
application for appeal shall be based on a claim that the true
intent of this code or the rules legally adopted thereunder have
been incorrectly interpreted, the provisions of this code do not
fully apply, or the requirements of this code are adequately sat-
isfied by other means.

111.2 Membership of board. The board of appeals shall con-
sist of a minimum of three members who are qualified by expe-
rience and training to pass on matters pertaining to property
maintenance and who are not employees of the jurisdiction.
The code official shall be an ex-officio member but shall have
no vote on any matter before the board. The board shall be
appointed by the chief appointing authority, and shall serve
staggered and overlapping terms.

111.2.1 Alternate members. The chief appointing author-
ity shall appoint two or more alternate members who shall
be called by the board chairman to hear appeals during the
absence or disqualification of a member. Alternate mem-

bers shall possess the qualifications required for board
membership.

111.2.2 Chairman. The board shall annually select one of
its members to serve as chairman.

111.2.3 Disqualification of member. A member shall not
hear an appeal in which that member has a personal, profes-
sional or financial interest.

111.2.4 Secretary. The chief administrative officer shall
designate a qualified person to serve as secretary to the
board. The secretary shall file a detailed record of all pro-
ceedings in the office of the chief administrative officer.

111.2.5 Compensation of members. Compensation of
members shall be determined by law.

111.3 Notice of meeting. The board shall meet upon notice
from the chairman, within 20 days of the filing of an appeal, or
at stated periodic meetings.

111.4 Open hearing. All hearings before the board shall be
open to the public. The appellant, the appellant’s representa-
tive, the code official and any person whose interests are
affected shall be given an opportunity to be heard. A quorum
shall consist of not less than two-thirds of the board member-
ship.

111.4.1 Procedure. The board shall adopt and make avail-
able to the public through the secretary procedures under
which a hearing will be conducted. The procedures shall not
require compliance with strict rules of evidence, but shall
mandate that only relevant information be received.

111.5 Postponed hearing. When the full board is not present
to hear an appeal, either the appellant or the appellant’s repre-
sentative shall have the right to request a postponement of the
hearing.

111.6 Board decision. The board shall modify or reverse the
decision of the code official only by a concurring vote of a
majority of the total number of appointed board members.

111.6.1 Records and copies. The decision of the board
shall be recorded. Copies shall be furnished to the appellant
and to the code official.

111.6.2 Administration. The code official shall take imme-
diate action in accordance with the decision of the board.

111.7 Court review. Any person, whether or not a previous
party of the appeal, shall have the right to apply to the appropri-
ate court for a writ of certiorari to correct errors of law. Appli-
cation for review shall be made in the manner and time required
by law following the filing of the decision in the office of the
chief administrative officer.

111.8 Stays of enforcement. Appeals of notice and orders
(other than Imminent Danger notices) shall stay the enforce-
ment of the notice and order until the appeal is heard by the
appeals board.

SECTION 112
STOP WORK ORDER

112.1 Authority. Whenever the code official finds any work
regulated by this code being performed in a manner contrary to
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the provisions of this code or in a dangerous or unsafe manner,
the code official is authorized to issue a stop work order.

112.2 Issuance. A stop work order shall be in writing and shall
be given to the owner of the property, to the owner’s agent, or to
the person doing the work. Upon issuance of a stop work order,
the cited work shall immediately cease. The stop work order
shall state the reason for the order and the conditions under
which the cited work is authorized to resume.

112.3 Emergencies. Where an emergency exists, the code offi-
cial shall not be required to give a written notice prior to stop-
ping the work.

112.4 Failure to comply. Any person who shall continue any
work after having been served with a stop work order, except
such work as that person is directed to perform to remove a vio-
lation or unsafe condition, shall be liable to a fine of not less
than [AMOUNT] dollars or more than [AMOUNT] dollars.
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CHAPTER 2

DEFINITIONS

SECTION 201
GENERAL

201.1 Scope. Unless otherwise expressly stated, the following
terms shall, for the purposes of this code, have the meanings
shown in this chapter.

201.2 Interchangeability. Words stated in the present tense
include the future; words stated in the masculine gender
include the feminine and neuter; the singular number includes
the plural and the plural, the singular.

201.3 Terms defined in other codes. Where terms are not
defined in this code and are defined in the International Build-
ing Code, International Fire Code, International Zoning Code,
International Plumbing Code, International Mechanical Code
or NFPA 70, such terms shall have the meanings ascribed to
them as stated in those codes.

201.4 Terms not defined. Where terms are not defined
through the methods authorized by this section, such terms
shall have ordinarily accepted meanings such as the context
implies.

201.5 Parts. Whenever the words “dwelling unit,” “dwelling,”
“premises,” “building,” “rooming house,” “rooming unit,”
“housekeeping unit” or “story” are stated in this code, they
shall be construed as though they were followed by the words
“or any part thereof.”

SECTION 202
GENERAL DEFINITIONS

ANCHORED. Secured in a manner that provides positive con-
nection.

APPROVED. Approved by the code official.

BASEMENT. That portion of a building which is partly or
completely below grade.

BATHROOM. A room containing plumbing fixtures includ-
ing a bathtub or shower.

BEDROOM. Any room or space used or intended to be used
for sleeping purposes in either a dwelling or sleeping unit.

CODE OFFICIAL. The official who is charged with the
administration and enforcement of this code, or any duly
authorized representative.

CONDEMN. To adjudge unfit for occupancy.

DETACHED. When a structural element is physically discon-
nected from another and that connection is necessary to pro-
vide a positive connection.

DETERIORATION. To weaken, disintegrate, corrode, rust or
decay and lose effectiveness.

[B] DWELLING UNIT. A single unit providing complete,
independent living facilities for one or more persons, including

permanent provisions for living, sleeping, eating, cooking and
sanitation.

EASEMENT. That portion of land or property reserved for
present or future use by a person or agency other than the legal
fee owner(s) of the property. The easement shall be permitted
to be for use under, on or above a said lot or lots.

EQUIPMENT SUPPORT. Those structural members or
assemblies of members or manufactured elements, including
braces, frames, lugs, snuggers, hangers or saddles, that trans-
mit gravity load, lateral load and operating load between the
equipment and the structure.

EXTERIOR PROPERTY. The open space on the premises
and on adjoining property under the control of owners or oper-
ators of such premises.

GARBAGE. The animal or vegetable waste resulting from the
handling, preparation, cooking and consumption of food.

GUARD. A building component or a system of building com-
ponents located at or near the open sides of elevated walking
surfaces that minimizes the possibility of a fall from the walk-
ing surface to a lower level.

HABITABLE SPACE. Space in a structure for living, sleep-
ing, eating or cooking. Bathrooms, toilet rooms, closets, halls,
storage or utility spaces, and similar areas are not considered
habitable spaces.

HOUSEKEEPING UNIT. A room or group of rooms forming
a single habitable space equipped and intended to be used for
living, sleeping, cooking and eating which does not contain,
within such a unit, a toilet, lavatory and bathtub or shower.

IMMINENT DANGER. A condition which could cause seri-
ous or life-threatening injury or death at any time.

INFESTATION. The presence, within or contiguous to, a
structure or premises of insects, rats, vermin or other pests.

INOPERABLE MOTOR VEHICLE. A vehicle which can-
not be driven upon the public streets for reason including but
not limited to being unlicensed, wrecked, abandoned, in a state
of disrepair, or incapable of being moved under its own power.

LABELED. Equipment, materials or products to which have
been affixed a label, seal, symbol or other identifying mark of a
nationally recognized testing laboratory, inspection agency or
other organization concerned with product evaluation that
maintains periodic inspection of the production of the above-
labeled items and whose labeling indicates either that the
equipment, material or product meets identified standards or
has been tested and found suitable for a specified purpose.

LET FOR OCCUPANCY OR LET. To permit, provide or
offer possession or occupancy of a dwelling, dwelling unit,
rooming unit, building, premise or structure by a person who is
or is not the legal owner of record thereof, pursuant to a written
or unwritten lease, agreement or license, or pursuant to a
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