PROPERTY MAINTENANCE CODE 29-9-19

CHAPTER 29
PROPERTY MAINTENANCE CODE

ARTICLE I – GENERAL PROVISIONS


29-1-1

TITLE.  These regulations shall be known as the Property Maintenance Code of the City of Lawrenceville, Illinois.


29-1-2

LEGISLATIVE FINDINGS.  It is hereby found and declared that premises used, designed, or intended for human habitation exist within the corporate boundaries, which are or may become substandard with respect to structure, equipment or maintenance, and further that such conditions, together with inadequate provisions for light and air, lack of proper heating, unsanitary conditions and overcrowding, constitute a menace to the health, safety, welfare and reasonable comfort of the inhabitants and general public.  It is further found and declared that the existence of such conditions, factors, or characteristics has created or will continue to create slum and blighted areas requiring large scale clearance, and further that in the absence of correcting measures such areas will experience a deterioration of economic values and a curtailment of investment and tax revenues.  It is further found and declared that the establishment and maintenance of minimum housing standards are essential to the prevention of blight and decay and the safeguarding of the public’s health, safety and welfare.

29-1-3

INTENT.  The intent of the Property Maintenance Code is to protect the public health, safety and general welfare of the residents of the City.  These general objectives include the following specific purposes:


(A)

To protect the character and stability of residential areas within the City;


(B)

To provide minimum standards for the heating and sanitary equipment necessary to the health and safety of occupants of residential dwellings;


(C)

To provide facilities for light and ventilation necessary to the health and safety of occupants of residential dwellings;


(D)

To provide minimum standards for the maintenance of existing residential dwellings and to prohibit unsuitable residential dwellings;


(E)

To preserve the taxable value of land and buildings throughout the City;


(F)

To fix responsibility and duties of owners and occupants of residential dwellings unfit for human habitation;


(G)

To establish penalties and remedies for the violations declared to be essential to the public interest.


Nothing in this Code shall be deemed to abolish or impair existing remedies of the City or its officers or agents relating to the removal or demolition of any buildings which are deemed to be dangerous, unsafe or unsanitary or the abatement of any nuisance.


29-1-4

SCOPE.  The provisions of this Code shall apply to all existing residential structures and constitute minimum requirements and standards for premises, structures, equipment and facilities for light, ventilation, space, heating, sanitation, protection from the elements, 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 penalties.


29-1-5

SEVERABILITY.  If a section, subsection, sentence, clause or phrase of this Code is, for any reason, held to be unconstitutional, such decision shall not affect the validity of the remaining portions of this Code.

29-1-6

EXISTING REMEDIES.  The provision of this Code shall not be construed to abolish or impair existing remedies of the jurisdiction or its officers or agencies relating to the removal or demolition of any structure which is dangerous, unsafe and unsanitary.


29-1-7

CODES AND STANDARDS.  The codes and standards in this Code shall be those that are listed in the Appendix and considered part of the requirements of this Code to the prescribed extent of each such reference.  Where differences occur between provisions of this Code and the referenced standards, the provisions of this Code shall apply.
ARTICLE II - DEFINITIONS

29-2-1

SCOPE.  Unless otherwise expressly stated, the following terms shall, for the purposes of this Code, have the meanings shown in this Article.


29-2-2

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


29-2-3

TERMINS DEFINED IN OTHER CODES.  Where terms are not defined in this Code and are defined in the International Building Code, International Fire Code, International Zoning Code, International Plumbing Code, International Mechanical Code, International Existing Building Code or the ICC Electrical Code, such terms shall have the meanings ascribed to them as in those codes.

29-2-4

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”.

29-2-5

DEFINITIONS.

“ACCESSORY STRUCTURE”:  A detached structure which is not used and not intended to be used for living or sleeping by human occupants and which is located on the premises of a dwelling.

"APPROVED":  Approved by the Code Enforcement Officer.


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


“BATHROOM":  A room containing plumbing fixtures including a bathtub or shower.


“BEDROOM”:  Any room or space used or intended to be used for sleeping purposes.

"CODE ENFORCEMENT OFFICER":  The official who is charged with the administration and enforcement of this Code, or any duly authorized representative.


“DWELLING”:  Any building, manufactured home, or mobile home, which is wholly or partly used, designed, or intended to be used for living or sleeping by human occupants; provided that “temporary housing” as hereinafter defined shall not be regarded as a dwelling.

"DWELLING UNIT":  Any room or group of rooms located within the dwelling forming a single habitable unit with facilities which are used, designed, or intended to be used for living, sleeping, working, and eating.


"EXTERIOR PROPERTY AREAS":  Open spaces on the premises and vacant open space on adjacent premises.


"GARBAGE":  Anything that may decompose and become offensive or dangerous to health, including, but not limited to waste products resulting from the handling, storage, preparation, cooking and consumption of food.


"HABITABLE ROOM":  A room or enclosed floor space in a structure for living, sleeping, eating or cooking.  Bathrooms, toilet rooms, closets, halls, storage or utility spaces, and similar areas are not considered habitable rooms.


"INFESTATION":  The presence, within or contiguous to a dwelling, dwelling unit, rooming house, multiple dwelling, rooming unit, or premises, of insects, rodents, vermin or other pests.


“KITCHEN”:  Any room containing any or all of the following equipment, or any area of a room within three (3) feet of such equipment; sink or other device for dishwashing, stove or other device for cooking, refrigerator or other device or cold storage of foods, cabinets or shelves for storage or cooking equipment and utensils, and counter or table for food preparation.

"LET FOR OCCUPANCY OR LET":  To permit, provide or offer possession or occupancy of a dwelling, dwelling unit, rooming unit, building, premises 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 recorded or unrecorded agreement of contract for the sale of land.

“MULTIPLE DWELLING”:  Any dwelling containing more than one (1) dwelling unit or rooming unit.

“OCCUPANT”:  Any individual living or sleeping in a building or having possession of a space within a building.


"OPERATOR":  Any person who has charge, care or control of a structure or premises which is let or offered for occupancy.

“ORDINARY WINTER CONDITIONS”:  A temperature of 15°F (-9.4°C) above the lowest recorded temperature in the City for the prior 10-year period.

"OWNER":  Any person, agent, operator, firm or corporation having a legal or equitable interest in the property; or recorded in the official records of the state, county or municipality as holding title to the property; or otherwise having control of the property, including the guardian of the estate of any such person, and the executor or administrator of the estate of such deceased person.


"PERSON":  An individual, corporation, partnership or any other group acting as a unit.

“PLUMBING”:  All of the following facilities and equipment; gas pipes, gas burning equipment, water pipes, garbage disposal units, waste pipes, water closets, sinks, installed dishwashers, lavatories, bathtubs, showers, installed clothes washing machines, catch basins, drains, vents, and any other similar equipment and fixtures, and the installation thereof, together with all connections to water, sewer or gas lines.

"PREMISES":  A lot, plot or parcel of land, easement or public way, including any structures thereon.

“RENTAL DWELLING”:  Any dwelling or dwelling unit which is occupied pursuant to a lease or other agreement or arrangement including a contract for deed or agreement to purchase or unrecorded deed permitting occupancy in exchange for any consideration.  Rental Dwelling does not include a dwelling unit which is occupied by a named grantee within a deed recorded within the Office of the Recorder of Lawrence County, Illinois.

"ROOMING HOUSE":  A building arranged or occupied for lodging, with or without meals, for compensation and not occupied as a one- or two-family dwelling.


“ROOMING UNIT”:  Any room or group of rooms forming a single habitable unit occupied or intended to be occupied for sleeping or living, but not for cooking purposes.


"RUBBISH": Combustible and noncombustible waste materials, except garbage; the term shall include the residue from the burning of wood, coal, coke and other combustible materials, paper, rags, cartons, boxes, wood, excelsior, rubber, leather, tree branches, yard trimmings, tin cans, metals, mineral matter, glass, crockery and dust and other similar materials.

“SUPPLIED FACILITIES”:  Facilities paid for, furnished or provided by, or under the control of the owner or operator.


“TEMPORARY HOUSING”:  Any tent, recreational vehicle as defined by the Illinois Compiled Statutes, or other structure used for human shelter which is designed to be transportable and which is not attached to the ground, to another structure or, to any utility system for more than fifteen (15) consecutive days or thirty (30) days during any calendar year.

"VENTILATION": The natural or mechanical process of supplying conditioned or unconditioned air to, or removing such air from, any space.

“VERMIN HARBORAGE”:  Any place where rats, mice, raccoons, opossums, groundhogs, stray cats or other animals that are pests can live, nest or find shelter.


“VERMIN PROOFING”:  A form of construction which will prevent the ingress or egress of vermin to or from a given space or building, or gaining access to food, water, or vermin harborage.  It consists of the closing and keeping closed of every opening in foundations, basements, cellars, exterior and interior walls, ground or first floors, roofs, sidewalk gratings, sidewalk openings, and other places that may be reached and entered by vermin by climbing, burrowing or other methods, by the use of material impervious to vermin gnawing and other methods approved by the appropriate authority.
ARTICLE III - GENERAL REQUIREMENTS

DIVISION I - GENERAL


29-3-1

SCOPE.  The provisions of this Chapter shall govern the minimum conditions and the responsibilities of persons for maintenance of structures, equipment and exterior property.


29-3-2

RESPONSIBILITY.  The owner of the premises shall maintain the exterior and interior structures, and exterior property in compliance with these requirements, except as otherwise provided for in this Code.  A person shall not occupy as owner-occupant or permit another person to occupy premises which are not in a sanitary and safe condition, and which do not comply with the requirements of this Chapter.  Occupants of a dwelling unit, rooming unit or housekeeping unit are responsible for keeping in a clean, sanitary and safe condition that part of the dwelling unit, rooming unit, housekeeping unit or premises which they occupy and control.

DIVISION II - EXTERIOR PROPERTY AREAS


29-3-3

HAZARD FREE.  Exterior property areas shall be free from conditions which might create a health, accident or fire hazard, or which might endanger the public welfare, including but not limited to holes and excavations, sharp protrusions, barbed wire (unless six (6) feet above the ground stop a chain link, solid, or other approved fence), sheer embankments, inoperative or abandoned vehicles or machinery, unused household goods or appliances and other objects or materials.  Walks, steps, and driveways that contain holes or tripping hazards shall be filled, repaired, or replaced as necessary.  Open wells, cesspools, septic tanks or cisterns shall be kept securely closed if in approved use.  If they are not in approved use, they must be filled with natural soil.  No unlicensed, inoperable, junk, or nuisance motor vehicle nor other nuisance as defined within Chapter 25 of the Revised Code of Ordinances shall be permitted on the premises.


29-3-4

GARBAGE/RUBBISH REMOVAL.  Disposal of rubbish and other refuse shall be done in accordance with all regulations of the City.  The property shall be free of accumulating rubbish and garbage.


29-3-5

ACCESSORY STRUCTURES.  Accessory structures present or provided by the owner or tenant occupant on the premises of a dwelling shall be structurally sound, and be maintained in good repair and free from insects and rats, or such structures shall be removed from the premises.  The exterior of such structure shall be made weather resistant through the use of decay-resistant materials or the use of paint or other preservatives.  Paint or other protective coverings must be maintained free of deterioration, in sound condition and good repair.  The owner of the premises shall be responsible for compliance with this Section, except for accessory structures placed upon the premises by a tenant occupant.


29-3-6

NOXIOUS WEEDS.  Exterior property areas shall be kept free of all weeds which are detrimental to the public health, including, but not limited to ragweed, poison ivy, poison oak, and poison sumac.


29-3-7

VERMIN HARBORAGE.  Where insect and vermin breeding areas, harborage, or infestation exist, the same shall be eliminated.


29-3-8

ACCUMULATION OF WATER.  Water shall not be permitted to accumulate or stand on the premises so as to create any stagnant condition, mosquito breeding ground, offensive smell, unsightly condition, unsafe or hazardous condition or other condition potentially harmful to the public health or safety.

DIVISION III – EXTERIOR STRUCTURE

29-3-9

GENERAL.  The exterior of a structure shall be maintained in good repair, structurally sound and sanitary so as not to pose a threat to the public health, safety or welfare.


29-3-10

FOUNDATION WALLS.  All foundation walls shall be maintained and kept in such condition so as to prevent the entry of rodents and other pests.


29-3-11

EXTERIOR WALLS.  All exterior walls shall be free from holes, breaks, and loose or rotting materials; and maintained weatherproof and property surface coated where required to prevent deterioration.


29-3-12

ROOFS AND DRAINAGE.  The roof and flashing shall be constructed with proper materials and not have defects that admit rain.  Roof drainage shall be adequate to present dampers or deterioration in the walls or interior portion of the structure.  Roof drains, gutters and downspout shall be maintained in good repair and free from obstructions.  Roof water shall not be discharged in a manner that creates a public nuisance.


29-3-13

WINDOWS, SKYLIGHTS AND DOOR FRAMES.  Every window, skylight, door and frame shall be kept in sound condition, good repair and weather tight.


(A)

Glazing.  All glazing materials shall be maintained free from cracks and holes.


(B)

Openable Windows.  Every window, other than a fixed window, shall be easily openable and capable of being held in position by window hardware.


29-3-14  -  29-3-19
RESERVED.
DIVISION IV – INTERIOR STRUCTURE

29-3-20

GENERAL.  The interior of a structure and equipment therein shall be maintained in good repair, structurally sound and in a sanitary condition.  Occupants shall keep that part of the structure which they occupy or control in a clean and sanitary condition.  Every owner of a structure containing a rooming house, housekeeping units, a hotel, a dormitory, two (2) or more dwelling units or two (2) or more nonresidential occupancies, shall maintain, in a clean and sanitary condition, the shared or public areas of the structure and exterior property.


29-3-21 
STRUCTURAL MEMBERS.  All structural members shall be maintained structurally sound and be capable of supporting the imposed loads.


29-3-22

INTERIOR SURFACES.  Broken doors and windows shall be repaired.  Peeling, chipping, flaking or abraded paint shall be repaired, removed or covered.  Cracked or loose plaster, decayed wood and other defective surface conditions shall be corrected.


29-3-23  -  29-3-24
RESERVED.
DIVISION V - EXTERMINATION

29-3-25

INFESTATION.  All structures shall be kept free from insect and rodent infestation.  All structures in which insects or rodents are found shall be promptly exterminated by approved processes that will not be injurious to human health.  After extermination, proper precautions shall be taken to prevent reinfestation.


29-3-26

OWNER.  The owner of any structure shall be responsible for extermination within the structure prior to renting or leasing the structure.


29-3-27

SINGLE OCCUPANT.  The occupant of a one-family dwelling or of a single-family nonresidential structure shall be responsible for extermination on the premises.


29-3-28

MULTIPLE OCCUPANCY.  The owner of a structure containing two (2) or more dwelling units, a multiple occupancy, a rooming house or a nonresidential structure shall be responsible for extermination in the public or shared areas of the structure and exterior property.  If infestation is caused by failure of an occupant to prevent such infestation in the area occupied, the occupant shall be responsible for extermination.

29-3-29

OCCUPANT.  The occupant of any structure shall be responsible for the continued rodent and pest-free condition of the structure.

(A)

Exception:  Where rat infestations are caused by defects in the structure, the owner shall be responsible for extermination.

ARTICLE IV – LIGHT, VENTILATION, HEATING STANDARDS

DIVISION I - GENERAL

29-4-1

SCOPE.  The provisions of this Chapter shall govern the minimum conditions and standards for light, ventilation and space for occupying a structure.


29-4-2

RESPONSIBILITY.  The owner of the structure shall provide and maintain light, ventilation and space conditions in compliance with these requirements.  A person shall not occupy as owner-occupant, or permit another person to occupy, any premises that do not comply with the requirements of this Chapter.


29-4-3

RESERVED.
DIVISION II - LIGHT


29-4-4

HABITABLE SPACES.  Every habitable space shall have at least one (1) window or skylight facing outdoors or artificial lighting capable of producing at least an average illumination of six (6) footcandles over the area of the room at a height of thirty (30) inches above the floor, excepting that such rooms that are connected to another room or area and such other room or area is used only seasonally (such as, but not limited to, porches) and adequate daylight enters the said habitable room through the interconnection, are not required to have such windows or skylights.  The minimum total window or skylight area shall be measured between stops and shall be for every room where required, equal to at least eight percent (8%) of the floor area of the room in which located.  No window shall be deemed to be facing outdoors if any light-obstructing structures are located less than three (3) feet from such window and extend to a level above that of the ceiling of the room in which such window is located, and the shame shall not be included as contributing to the required minimum total window area.


29-4-5

COMMON HALLS AND STAIRWAYS.  Every public hall and every stairway in every multiple dwelling shall be adequately lighted by natural or electrical light at all times, so as to provide in all parts thereof at least ten (10) footcandles of light at the tread or floor level.  Every public hall and every stairway in structures containing not more than two (2) dwelling units or not more than two (2) rooms used as rooming units shall comply with the provisions of this subsection relating to multiple-dwellings, or in the alternative, shall be supplied with conveniently located light switches controlling an adequate lighting system to be turned on when needed with full-time lighting not being required.


29-4-6

RESERVED.
DIVISION III - VENTILATION


29-4-7

HABITABLE SPACES.  Every habitable room, excepting those connected to another room or area that is used only seasonally and adequate ventilation is provided through such interconnection and further excepting those rooms ventilated by some other approved device, shall have at least one (1) window or skylight facing outdoors which can be easily opened, or provided mechanical exhaust of sixty (60) cfm, exhausted to the atmosphere above the roof line or secured into a vented soffit area and away from openable windows into which foul air might be blown.  The total of openable window or skylight area required shall be equal to at least four percent (4%) of the floor area of the room in which it is located.


29-4-8

BATHROOMS.  Every bathroom and toilet room shall comply with the ventilation requirements for habitable spaces as required by Section 29-4-7, except that a window shall not be required in such spaces equipped with a mechanical ventilation system.  Air exhausted by a mechanical ventilation system from a bathroom or toilet room shall discharge to the outdoors and shall not be recirculated.


29-4-9

CLOTHES DRYER EXHAUST.  Clothes dryer exhaust systems shall be independent of all other systems and shall be exhausted in accordance with the manufacturer's instructions.


29-4-10

RESERVED.
DIVISION IV – HEATING FACILITIES


29-4-11

HEATING FACILITIES.  Every dwelling shall have permanent heating facilities which are properly installed, maintained in safe and good working condition with proper safety devices, and which are capable of safely and adequately heating all habitable rooms, bathrooms and water closet compartments in every dwelling unit located therein, to a temperature of at least sixty-eight degrees Fahrenheit (68°F) at a distance of thirty-six (36) inches above floor level under ordinary winter conditions.  Permanent heating facilities are not capable of being readily moved around the dwelling and are generally affixed directly to the building.  Examples of permanent heating facilities include but are not limited to oil, gas, electric and coal furnaces or boilers; electrical heat pumps; wood furnaces or stoves; electric baseboard heaters, active or passive solar devices; or devices connected to a district heating system.  Permanent heating facilities can be used singly or in combination to meet the performance standards contained herein. Any auxiliary heater shall be UL approved and equipped with automatic shutoff.  All auxiliary heaters must be used in accordance with manufacturer’s instructions.  Auxiliary heaters are intended to supplement the permanent heating facilities.  Auxiliary heating devices include but are not limited to portable electric space heaters and portable kerosene or oil heaters.  The capacity of auxiliary heaters shall not be counted in determining whether the performance standards for heating are met in a dwelling.

ARTICLE V - PLUMBING FACILITIES
DIVISION I - GENERAL


29-5-1

SCOPE.  The provisions of this Chapter shall govern the minimum plumbing systems, facilities and plumbing fixtures to be provided.


29-5-2

RESPONSIBILITY.  The owner of the structure shall provide and maintain such plumbing facilities and plumbing fixtures in compliance with these requirements. A person shall not occupy as owner-occupant or permit another person to occupy any structure or premises which does not comply with the requirements of this Chapter.


29-5-3

RESERVED. 

DIVISION II - REQUIRED FACILITIES


29-5-4

DWELLING UNITS.  Every dwelling unit shall contain its own bathroom or shower, lavatory, water closet and kitchen sink which shall be maintained in a sanitary, safe working condition.  The lavatory shall be placed in the same room as the water closet or located in close proximity to the door leading directly into the room in which such water closet is located.  A kitchen sink shall not be used as a substitute for the required lavatory.


29-5-5

ROOMING HOUSES.  At least one (1) water closet, lavatory and bathtub or shower shall be supplied for each four (4) rooming units.


29-5-6

HOTELS.  Where private water closets, lavatories and baths are not provided, one (1) water closet, one (1) lavatory and one (1) bathtub or shower having access from a public hallway shall be provided for each ten (10) occupants.


29-5-7  -  29-5-8

RESERVED.
DIVISION III - TOILET ROOMS


29-5-9

PRIVACY.  Toilet rooms and bathrooms shall provide privacy and shall not constitute the only passageway to a hall or other space, or to the exterior.  A door and interior locking device shall be provided for all common or shared bathrooms and toilet rooms in a multiple dwelling.


29-5-10 
LOCATION.  Toilet rooms and bathrooms serving hotel units, rooming units or dormitory units or housekeeping units, shall have access by traversing not more than one (1) flight of stairs and shall have access from a common hall or passageway.

29-5-11  -  29-5-13
RESERVED.

DIVISION IV – PLUMBING SYSTEMS


29-5-14

GENERAL.  All plumbing fixtures shall be properly installed and maintained in working order, and shall be kept free from obstructions, leaks and defects and be capable of performing the function for which such plumbing fixtures are designed. All plumbing fixtures shall be maintained in a safe, sanitary and functional condition.


29-5-15

FIXTURE CLEARANCES.  Plumbing fixtures shall have adequate clearance for usage and cleaning.

29-5-16

HAZARDS.  Where it is found that a plumbing system in a structure constitutes a hazard to the occupants or the structure by reason of inadequate service, inadequate venting, cross connection, back siphonage, improper installation, deterioration or damage or for similar reasons, the Code Enforcement Officer shall require the defects to be corrected to eliminate the hazard.

29-5-17

RESERVED.

DIVISION V - WATER SYSTEM


29-5-18

GENERAL.  Every sink, lavatory, bathtub or shower, drinking fountain, water closet or other plumbing fixtures shall be properly connected to either a public water system or to an approved private water system.  All kitchen sinks, lavatories, laundry facilities, bathtubs and showers shall be supplied with hot or tempered and cold running water in accordance with the International Plumbing Code.


29-5-19

SUPPLY.  The water supply system shall be installed and maintained to provide a supply of water to plumbing fixtures, devices and appurtenances in sufficient volume and at pressures adequate to enable the fixture to function properly, safely, and free from defects and leaks.


29-5-20

WATER HEATING.  Water heating facilities shall be properly installed, maintained and capable of providing an adequate amount of water to be drawn at every required sink, lavatory, bathtub, shower and laundry facility at a temperature of not less than one hundred ten (110) degrees F. (43 degrees C.).  A gas-burning water heater shall not be located in any bathroom, toilet room, bedroom or other occupied room normally kept closed, unless adequate combustion air is provided.  An approved combination temperature and pressure-relief valve and relief valve discharge pipe shall be properly installed and maintained on water heaters.


29-5-21
 - 29-5-22
RESERVED.
DIVISION VI – DRAINAGE

29-5-23

GENERAL.  All plumbing fixtures shall be properly connected to either a public sewer system or to an approved private sewage disposal system.


29-5-24

MAINTENANCE.  Every plumbing stack, vent, waste and sewer line shall function properly and be kept free from obstruc​tions, leaks and defects.

29-5-25

STORM DRAINAGE.  Drainage of roofs and paved areas, yards and courts, and other open areas on the premises shall not be discharged in a manner that creates a public nuisance.
ARTICLE VI - ELECTRICAL REQUIREMENTS


29-6-1

SCOPE.  The provisions of this Article shall govern the minimum mechanical and electrical facilities and equipment to be provided.


29-6-2

RESPONSIBILITY.  The owner of the structure shall provide and maintain mechanical and electrical facilities and equipment in compliance with these requirements.  A person shall not occupy as owner-occupant or permit another person to occupy the premises which does not comply with the requirements of this Article.

29-6-3

FACILITIES REQUIRED.  Every occupied building shall be provided with an electrical system in compliance with the requirements of this Article and properly connected to a public electric utility service.


29-6-4

SERVICE.  The size and usage of appliances and equipment shall serve as a basis for determining the need for additional facilities in accordance with the ICC Electrical Code.  Dwelling units shall be served by a three wire, 120/240-volt, single-phase electrical service having a rating of not less than sixty (60) amperes.

29-6-5

ELECTRICAL SYSTEMS HAZARDS.  Where it is found that the electrical system is a structure constitutes a hazard to the occupants or the structure by reason of inadequate service, improper fusing, insufficient receptacle and lighting outlets, improper wiring or installation, deterioration or damage, or for similar reasons, the Code Enforcement Officer shall require the defects to be corrected to eliminate the hazard.


29-6-6

INSTALLATION.  All electrical equipment, wiring and appliances shall be properly installed and maintained in a safe and approved manner.


29-6-7

RECEPTACLES.  Every habitable space in a dwelling shall contain at least two (2) separate and remote receptacle outlets.  Every laundry area shall contain at least one (1) ground-type receptacle or a receptacle with a round fault circuit interrupter.  Every bathroom shall contain at least one (1) receptacle.  Any new bathroom receptacle outlet shall have ground fault circuit interrupter protection.

ARTICLE VII – SPACE REQUIREMENTS


29-7-1

MINIMUM SPACE IN DWELLING UNITS.  The minimum habitable room space of any dwelling unit shall be not less than one hundred fifty (150) square feet of floor area for the first occupant and not less than an additional one hundred (100) square feet of floor area for every additional occupant.


29-7-2

MINIMUM SPACE IN SLEEPING ROOMS.  Every room occupied for sleeping purposes by one occupant shall have a minimum floor area of at least seventy (70) square feet.  Every room occupied for sleeping purposes by more than one occupant shall contain at least fifty (50) square feet of floor area for each occupant.


29-7-3

ACCESS TO BATHROOMS.  Any dwelling or dwelling unit containing two (2) or more sleeping rooms shall have such room arrangement so as to provide access to a bathroom or water closet compartment so as to permit persons using each of such sleeping rooms to have access to a bathroom or water closet compartment without the necessity of passing through another sleeping room and shall further have such room arrangement so as to provide access to each sleeping room so as to permit persons using such sleeping room to have access thereto without the necessity of passing through another sleeping room or through any bathroom or water closet compartment.  Provided however that if a dwelling, constructed in full compliance with the applicable Codes on the date of its construction, because of its structural design is noncompliant with the provisions of this subsection, such nonconformity may continue but shall not be expanded.

29-7-4

CEILING HEIGHT REQUIREMENTS.  At least one-half (1/2) the floor area of every habitable room shall have a ceiling height of at least seven (7) feet.  The floor area of that part of any room where the ceiling height is less than five (5) feet shall not be considered as a part of the floor area in computing the total floor area of the room for the purpose of determining the minimum permissible occupancy thereof.  Provided however that if a dwelling, constructed in full compliance with the applicable Codes on the date of its construction, because of its structural design is noncompliance with the provisions of this subsection, such nonconformity may continue but shall not be expanded.


29-7-5

ROOMS BELOW GRADE.  Basements may be used as dwelling units if they meet the light, ventilation, heating, egress and all other applicable portions of this Article.  No basement space shall be deemed fit for or used as a habitable room or dwelling unit unless the floor and walls thereof are impervious to leakage of underground and surface runoff water and dampness.


29-7-6

EFFICIENCY UNIT.  Nothing in this Section shall prohibit an efficiency living unit from meeting the following requirements:


(A)

A unit occupied by not more than two (2) occupants shall have a clear floor area of not less than two hundred twenty (220) square feet (20.5 m2).  A unit occupied by three (3) occupants shall have a clear floor area of not less than three hundred twenty (320) square feet (29.6 m2).  These required areas shall be exclusive of the areas required by paragraphs (B) and (C).


(B)

The unit shall be provided with a kitchen sink, cooking appliances and refrigeration facilities, each having a clear working space of not less than thirty (30) inches (762 mm) in front.  Light and ventilation conforming to this Code shall be provided.


(C)

The unit shall be provided with a separate bathroom containing a water closet, lavatory and bathtub or shower.


(D)

The maximum number of occupants shall be three (3).


29-7-7

RESERVED.
ARTICLE VIII – PRIMARY RESPONSIBILITIES


29-8-1

GENERAL.  It is the intent of this Section to establish primary responsibilities in certain areas of compliance with the provisions of this Article.  Each owner or occupant shall have responsibility for compliance with this Article and be subject to enforcement, notwithstanding any agreement assigning primary or other responsibility to the other or to a third person.

29-8-2

PRIMARY RESPONSIBILITIES OF OCCUPANTS.  Every occupant above the age of eighteen (18) years shall be primarily responsible as to that part of any building, structure or premises over which such occupant shall have a right to possession or control, for the following:


(A)

To keep the premises in a clean and sanitary condition.


(B)

To not permit rubbish, garbage or other materials to accumulate so as to create a vermin harborage.


(C)

To dispose of rubbish, garbage and other material in the manner provided by City ordinances.


(D)

The extermination of insects and vermin, after twenty-one (21) continuous days of occupancy where: (1) the dwelling contains only one dwelling unit, or only the occupant’s dwelling unit of a dwelling containing more than one dwelling unit is infested, and (2) infestation has resulted from some cause other than the failure of an owner to maintain the dwelling in a vermin proof or reasonably insect proof condition prior to the commencement of the occupancy.

(E)

Not to do anything to cause intentional interruption or disconnection of any utility for which the occupant is liable.

(F)

To maintain and replace required screens after the owner has fulfilled all his primary responsibilities regarding the same, as hereinafter set forth in Section 29-8-3.

(G)

To remove any abandoned or inoperative vehicle or machinery owned by the occupant as provided by City ordinance.

29-8-3

PRIMARY RESPONSIBILITIES OF OWNERS.  Every owner shall be responsible as to that part of any building, structure or premises over which such owner has the right to possession or control, including but not limited to areas used by the public or used in common by occupants of two (2) or more dwelling units, as hereinafter set forth (such responsibilities shall likewise apply to any other part of a building, structure or premises where the content of any such responsibility so implies) as follows:

(A)

To provide and install all required screens once each calendar year.


(B)

To keep areas used by the public or used in common by the occupants in a clean and sanitary condition.


(C)

To not permit rubbish, garbage or other materials to accumulate in public common areas so as to create a vermin harborage.


(D)

To provide adequate and suitable containers for rubbish, garbage or other waste materials where the premises in question contains three (3) or more dwelling units.

(E)

“Vermin proofing” as defined in Section 29-2-5 of this Code.

(F)

The extermination of insects and vermin in all instances excepting those instances where the occupant is primarily responsible therefor as herein above provided in Section 29-8-2 of this Code.

(G)

To keep and maintain all required facilities in good and proper condition and operation.

(H)

To provide and maintain in working order a permanent heating system as specified in Section 29-4-11 of this Code.  In structures in which the permanent heating system supplies heat to two (2) or more dwelling units, or rooming units, the owner shall be responsible for supplying heat in accordance with the standard in Section 29-4-11 of this Code.  Where compliance is not reasonably possible because of general shortage of fuel or because of some act of an occupant, the provisions of this subsection shall not apply until such causes have been corrected.

(I)

To remove any abandoned or inoperative vehicle or machinery not owned by the current occupants from the premises as provided by City ordinance.

(J)

To keep and maintain all accessory structures in good and proper condition.

29-8-4

RESERVED.
ARTICLE IX – ENFORCEMENT AND PENALTIES
DIVISION I – CODE ENFORCEMENT OFFICER


29-9-1

GENERAL.  The Code Enforcement Officer shall enforce the provisions of this Article.


29-9-2

INSPECTIONS.  The Code Enforcement Officer shall make all of the required inspections or shall accept reports of inspection by approved agencies or individuals.  All reports of such inspections shall be in writing and be certified by a responsible officer of such approved agency or by the responsible individual.  The Code Enforcement Officer 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.

29-9-3

RIGHT OF ENTRY.  The Code Enforcement Officer is authorized to enter the structure or premises at reasonable times to inspect subject to constitutional restrictions on unreasonable searches and seizures.  If entry is refused or not obtained, the Code Enforcement Officer is authorized to pursue recourse as provided by law.

29-9-4

IDENTIFICATION.  The Code Enforcement Officer shall carry proper identification when inspecting structures or premises in the performance of duties under this Code.

29-9-5

NOTICES AND ORDERS.  The Code Enforcement Officer shall issue all necessary notices or orders to ensure compliance with this Code.

29-9-6

MODIFICATIONS.  Whenever there are practical difficulties involved in carrying out the provisions of this Code, the Code Enforcement Officer shall have the authority to grant modifications for individual cases, provided the Code Enforcement Officer shall first find that a special individual reason makes the strict letter of this Code impractical, and the 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.

29-9-7

RESERVED.
DIVISION II - VIOLATIONS

29-9-8

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.

29-9-9

PENALTIES.  In addition to any other remedies provided herein, any person who shall violate a provision of this Code shall be subject to the following procedures and penalties:

(A)

The Code Enforcement Officer shall serve a notice of violation upon the responsible person in accordance with Division III of this Article.

(B)

If the responsible person fails to remedy the violation upon which the Notice was issued within the time set forth in the Notice, the Code Enforcement Officer may issue a citation 

for violation of this Code.  Failure of the responsible party to remedy the violation within thirty (30) days of issuance of the first citation shall constitute a separate violation, and the Code Enforcement Officer may issue a second citation, without further notice.  Failure of the responsible person to remedy the violation within thirty (30) days after the issuance of the second citation shall constitute a separate and continuing violation, and the Code Enforcement Officer may issue a third citation without further notice.

(C)

The fine for failure to remedy a violation of this Article upon the issuance of the first citation shall be Two Hundred Fifty Dollars ($250.00).  The fine for failure to remedy a violation of this Article upon issuance of a second citation shall be Five Hundred Dollars ($500.00).  The fine for failure to remedy a violation of this Article upon the issuance of a third citation shall be Seven Hundred Fifty Dollars ($750.00), and each day thereafter that the violation continues, shall constitute a separate violation, subject to a Fifty Dollar ($50.00) penalty for each day that such violation continues.

29-9-10

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, correct or abate a violation, or to prevent illegal occupancy of a building, structure or premises, or to stop an illegal act, conduct business or utilization of the building, structure or premises.  Ay action against the owner shall be a charge against the premises and shall be a lien upon same.

29-9-11

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, transferee, mortgagee or lessee a true copy of any compliance order or notice of violation issued by the Code Enforcement Officer and shall furnish to the Code Enforcement Officer a signed and notarized statement from the grantee, transferee, mortgagee or lessee, acknowledging the report of such compliance order or notice of violation and fully accepting the responsibility without condition for making the corrections or repairs required by such compliance order or notice of violation.
DIVISION III – NOTICES AND ORDERS

29-9-12

NOTICE TO PERSON RESPONSIBLE.  Whenever the Code Enforcement Officer 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 29-9-13 and 29-9-14 to the person responsible for the violation as specified in this Code.

29-9-13

FORM OF NOTICE.  Such notice prescribed in Section 29-9-12 shall be in accordance with the following:

(A)

Be in writing.


(B)

Include a description of the real estate sufficient for identification.


(C)

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


(D)

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 provisions of this Code.


(E)

Inform the responsible person of the possible penalties (as set froth in Section 29-9-9) if the violation or violations are not corrected.


(F)

Include a statement of the right to file a lien in accordance with Section 29-9-10.

29-9-14

SERVICE OF NOTICE.  Such notice shall be deemed to be properly served if a copy thereof is:

(A)

delivered personally; or


(B)

sent by certified or first-class mail addressed to the last known address; or


(C)

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.

29-9-15

RESERVED.
DIVISION IV – UNSAFE PROPERTIES

29-9-16

GENERAL.  When a structure or equipment is found by the Code Enforcement Officer 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 Article.

(A)

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 occupants 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.

(B)

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.

(C)

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 unsanitary, vermin or rat infested, contains filth and contamination, or lacks ventilation, illumination, sanitary or heating facilities or other essential equipment required by this Article, or because the location of the structure constitutes a hazard to the occupants of the structure or to the public.

(D)

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.

29-9-17

CLOSING VACANT STRUCTURES.  If the structure is vacant and unfit for human habitation and occupancy and is not in danger of structural collapse, the Code Enforcement Officer is authorized to 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 Enforcement Officer 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.

29-9-18

NOTICE.  Whenever the Code Enforcement Officer 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 29-9-14.  The notice shall be in the form prescribed in Section 29-9-13.

29-9-19

PLACARDING.  Upon failure of the owner or person responsible to comply with the notice provisions within the time given, the Code Enforcement Officer shall post on the premises or on defective 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.

(A)

Placard Removal.  The Code Enforcement Officer 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 Enforcement Officer shall be subject to the penalties provided by this Code.

29-9-20

OCCUPANCY PROHIBITED.  Any occupied structure condemned and placarded by the Code Enforcement Officer shall be vacated as ordered by the Code Enforcement Officer.  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 Article.

29-9-21  -  29-9-25
RESERVED.
(Ord. No. 1492; 03-12-15)
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