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Introduction

Development

Adoption

PREFACE

Internationally, code officials recognize the need for a modern, up-to-date property maintena~.c»
code governing the maintenance of existing buildings. The International Property Mainten r_.e
Code®, in this 2015 edition, is designed to meet this need through model code regulations th. t cc=
tain clear and specific property maintenance requirements with required property img:ove ment
provisions.

This 2015 edition is fully compatible with all of the International Codes® (I-Code:®) L tblished by
the International Code Council (ICC)®, including the International Building CcJe®, International
Energy Conservation Code®, International Existing Building Code®, Internation<:! Fire Code®, Interna-
tional Fuel Gas Code®, International Green Construction Code® , Internar *nai *4.chanical Code®,
ICC Performance Code®, International Plumbing Code®, International Privte Sewage Disposal
Code®, International Residential Code®, International Swimming Pool ¢ 1d Spa Code™, International
Wildland-Urban Interface Code® and International Zoning Code®.

The International Property Maintenance Code requiremets p ovid2 many benefits, among
which is the model code development process that offers ~:.int.vrational forum for code officials
and other interested parties to discuss performance a>d pi >scriptive code requirements. This
forum provides an excellent arena to debate proposed revi_i2:s. This model code also encourages
international consistency in the application of previsihns.

The first edition of the International ’roperty Maintenance Code (1998) was the culmination of an
effort initiated in 1996 by a code devei.nrient committee appointed by ICC and consisting of repre-
sentatives of the three statutory members of the International Code Council at that time, including:
Building Officials and Code A ministrators International, Inc. (BOCA), International Conference of
Building Officials (ICBO) ana 3autherr Building Code Congress International (SBCCI). The committee
drafted a comprehensive .ot »f regulations for existing buildings that was consistent with the exist-
ing model property muin» znar.ce codes at the time. This 2015 edition presents the code as originally
issued, with changes  fle/ ted through the previous 2012 edition and further changes developed
through the ICC.Co.'e Levelopment Process through 2013. A new edition of the code is promul-
gated every 3 vea's.

This cose 1. founded on principles intended to establish provisions consistent with the scope of a
property r.1int 2nance code that adequately protects public health, safety and welfare; provisions
that du not unnecessarily increase construction costs; provisions that do not restrict the use of new
m~..crials; products or methods of construction; and provisions that do not give preferential treat-
n.ant t) particular types or classes of materials, products or methods of construction.

The International Code Council maintains a copyright in all of its codes and standards. Maintaining
copyright allows ICC to fund its mission through sales of books, in both print and electronic formats.
The International Property Maintenance Code is designed for adoption and use by jurisdictions that
recognize and acknowledge the ICC’s copyright in the code, and further acknowledge the substan-
tial shared value of the public/private partnership for code development between jurisdictions and
the ICC.

The ICC also recognizes the need for jurisdictions to make laws available to the public. All ICC
codes and ICC standards, along with the laws of many jurisdictions, are available for free in a non-
downloadable form on the ICC’'s website. Jurisdictions should contact the ICC at adoptions@icc-
safe.org to learn how to adopt and distribute laws based on the International Property Maintenance
Code in a manner that provides necessary access, while maintaining the ICC’s copyright.
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Maintenance

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

The contents of this work are subject to change through both 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 Development Department of the Interra-
tional Code Council.

While the development procedure of the International Property Maintenance Code e sures the
highest degree of care, the ICC, its members and those participating in the developmen. of . is code
do not accept any liability resulting from compliance or noncompliance with the provisior.: because
the ICC does not have the power or authority to police or enforce compliance with the ~ontents of
this code. Only the governmental body that enacts the code into law has such = “tho.ity

Code Development Committee Responsibilities
(Letter Designations in Front of Section Numbers

In each code development cycle, proposed changes to this coac ar. considered at the Committee
Action Hearings by the International Property Maintenancz/Zoning Code Development Committee,
whose action constitutes a recommendation to the vo.'ng membership for final action on the pro-
posed changes. Proposed changes to a code sectio~-ha.ng a number beginning with a letter in
brackets are considered by a different code. dev:lopment committee. For example, proposed
changes to code sections that have the letter [F]''n ti~r% of them (e.g., [F] 704.1) are considered by
the International Fire Code Development Com. nitte » at the Committee Action Hearings.

The content of sections in this code tha begin with a letter designation is maintained by another
code development committee in accordanc..w.ch the following:

[A] = Administrative Code Dev. lopraent Committee;

[F] = International Fire-“oac Development Committee;

[P] = Internationai 2lur..Ling Code Development Committee;
[BE] = IBC — Means »f Egress Code Development Committee; and
[BG]= !l,.C— =eieral Code Development Committee.

For “ne ‘evclopment of the 2018 edition of the I-Codes, there will be three groups of code devel-
opmern cor.mittees and they will meet in separate years. Note that these are tentative groupings.
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Group A Codes
(Heard in 2015, Code Change Proposals
Deadline: January 12, 2015)

Group B Codes
(Heard in 2016, Code Change Proposals
Deadline: January 11, 2016)

Group C Codes
(Heard in 2017, Code Change Proposals
Deadline: January 11, 2017)

International Building Code
— Fire Safety (Chapters 7, 8, 9, 14, 26)
— Means of Egress
(Chapters 10, 11, Appendix E)
— General (Chapters 2-6, 12, 27-33,
Appendices A, B, C, D, K)

Administrative Provisions (Chapter 1 of
all codes except IRC and IECC, adminis-
trative updates to currently referenced
standards, and designated definitions)

International Green Construction Code

International Fuel Gas Code

International Building Code
— Structural
(Chapters 15-25, Appendices F, G,
H 1], L M)

International Existing Building Code

International Energy Conservation Code

International Mechanical Code

International Fire Code

International Plumbing Code

International Residential Code
— IRC-B (Chapters 1-10, Appendices E,
F,H,J,K,LM,O,R,S,T,U)

International Private Sewage
Disposal Code

International Wildland-Urban Interface
Code

International Property Maintenance |

Code

International Residential Code
— IRC-Mechanical (Chapters 12-24)
— IRC-Plumbing
(Chapter 25-33, Appendices G, I, N, P)

International Swimming Pool and Spa

Code

International Zoning Code

Note: Proposed changes to the ICC Performance Code will be heard by the Code Development Committee noted in brackets [ ]
in the text of the code.

Code change proposa.= subniatted for code sections that have a letter designation in front of
them will be heard by . res,ective committee responsible for such code sections. Because differ-
ent committees l.old ' cue 'levelopment hearings in different years, it is possible that some propos-
als for this code wi.' be tieard by committees in both the 2015 (Group A) and the 2016 (Group B)
code developmelr t cyu'es.

For ins’an‘.e, every section of Chapter 1 of this code is designated as the responsibility of the
Administrc'wve _ode Development Committee, and that committee is part of the Group B portion of
the he. rings. This committee will hold its code development hearings in 2016 to consider all code
change pooposals for Chapter 1 of this code and proposals for Chapter 1 of all I-Codes except the
Iv.-ernc tional Energy Conservation Code, International Residential Code and ICC Performance Code.
The. =iore, any proposals received for Chapter 1 of this code will be assigned to the Administrative
Code vevelopment Committee for consideration in 2016.

It is very important that anyone submitting code change proposals understand which code devel-
opment committee is responsible for the section of the code that is the subject of the code change
proposal. For further information on the code development committee responsibilities, please visit
the ICC website at www.iccsafe.org/scoping.

Narginal Markings

Solid vertical lines in the margins within the body of the code indicate a technical change from the
requirements of the 2012 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 itemina
list of items or a table has been deleted.

A single asterisk [*] placed in the margin indicates that text or a table has been relocated within
the code. A double asterisk [**] placed in the margin indicates that the text or table immediately
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Vi

Italicized Terms

following it has been relocated there from elsewhere in the code. The following table indicates such
relocations in the 2015 edition of the International Property Maintenance Code.

2015 LOCATION 2012 LOCATION

None None

Selected terms set forth in Chapter 2, Definitions, are italicized where they appear in code 1c.t.
Such terms are not italicized where the definition set forth in Chapter 2 does not 1.2part the
intended meaning in the use of the term. The terms selected have definitions that the 'ise: 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 standa ds .
basic equipment, light, ventilation, heating, sanitation and fire safety. Responsibility is fixc* a.nong
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 ¢ the ~ommunity.

Arrangement and Format of the 2015 IPMC

Before applying the requirements of the IPMC it is beneficial to understzad its arrangement and for-
mat. The IPMC, like other codes published by ICC, is arranged a:d org: nized to follow sequential
steps that generally occur during an inspection. The IPMC is dividea ‘nto € ght different parts:

Chapters Sukjc s
1 Administration N
2 Definitions
3 General Requirements N\
4 Light, Ventilation and Oc ‘u_pa_"cy Limitations
5 Plumbing Facilities ana Sixture Requirements
6 Mechanical and F'2ct: <al Requirements
7 Fire Safety ReqLiremn 2nts
8 Referenced Standards

The following is a chapter-k.ch ypter synopsis of the scope and intent of the provisions of the Inter-
national Property Mainte~ar e {ode:

Chapter 1 Scopc a1 “«dministration. This chapter contains provisions for the application,
enforcement anc aa. rinistration of subsequent requirements of the code. In addition to establish-
ing the scope ~f t.e code, Chapter 1 identifies which buildings and structures come under its pur-
view. Char«c= 1 o largely concerned with maintaining “due process of law” in enforcing the
property I 17inti:nance criteria contained in the body of the code. Only through careful observation
of the adm..:istrative provisions can the building official reasonably expect to demonstrate that
“ecnal [ otection under the law” has been provided.

Cha ter 2 Definitions. All terms that are defined in the code are listed alphabetically in Chapter
2. Whiie a defined term may be used in one chapter or another, the meaning provided in Chapter 2
.s 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 shown 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 is provided regarding tense, gender and plurality of defined terms as well as terms not
defined in this code.
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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 min-
imum 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 installation and maintenance of specific building components; mainte-
nance requirements for vacant structures and land; requirements regulating 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 hnt
tubs and the requirements for protective barriers and gates in these barriers. Chapter 3 establishe s
the responsible parties for exterminating insects and rodents, and maintaining sanitary condiuans
in all types of occupancies.

Chapter 4 Light, Ventilation and Occupancy Limitations. The purpose of Chaper 4 is to set
forth these requirements in the code and to establish the minimum environme 't fo. occi.piable and
habitable buildings, by establishing the minimum criteria for light and ventilaion <.id identifies
occupancy limitations including minimum room width and area, minimum ceiling hcight and restric-
tions to prevent overcrowding. This chapter also provides for alternative ari ingements of windows
and other devices to comply with the requirements for light and ventiiaar. and prohibits certain
room arrangements and occupancy uses.

Chapter 5 Plumbing Facilities and Fixture Requireme “ts. hapter 5 establishes the mini-
mum criteria for the installation, maintenance and location o. r!umbing systems and facilities,
including the water supply system, water heating aprliar ces, sewage disposal system and related
plumbing fixtures.

Sanitary and clean conditions in occupied buildi’igs are dependent upon certain basic plumbing
principles, including providing potable water.to a bui.dirs, providing the basic fixtures to effectively
utilize that water and properly removing was.= frcm the building. Chapter 5 establishes the mini-
mum criteria to verify that these principles z-e n.aintained throughout the life of a building.

Chapter 6 Mechanical and Electrical Requirements. The purpose of Chapter 6 is to establish
minimum performance requiremen s fo: heating, electrical and mechanical facilities and to estab-
lish minimum standards for the saraty of tnese facilities.

This chapter establishes'm, iimum criteria for the installation and maintenance of the following:
heating and air-conditioni. s, ec uipment, appliances and their supporting systems; water heating
equipment, appliances «nd systems; cooking equipment and appliances; ventilation and exhaust
equipment; gas and li¢ 1id i sel distribution piping and components; fireplaces and solid fuel-burning
appliances; chimney..aad vents; electrical services; lighting fixtures; electrical receptacle outlets;
electrical distribut.on system equipment, devices and wiring; and elevators, escalators and dumb-
waiters.

Chap. »r 7 ~ire Safety Requirements. The purpose of Chapter 7 is to address those fire hazards
that arisc as the result of a building’s occupancy. It also provides minimum requirements for fire
sa. 2ty 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 sys-
tems, as these are essential fire safety systems.
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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 compli-
ance with this code. By providing specifically adopted standards, the construction and installation
requirements necessary for compliance 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 « |l of
the referenced standards, alphabetically, by acronym of the promulgating agency of the stada.
Each agency’s standards are then listed in either alphabetical or numeric order based upoi. *he stan-
dard identification. The list also contains the title of the standard; the edition (date} of the stai.dard
referenced; any addenda included as part of the ICC adoption; and the section>r se-tions of this
code that reference the standard.
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LEGISLATION

Jurisdictions wishing to adopt the 2015 International Property Maintenance Code as an enforceable regulation governing exist-
ing structures and premises should ensure that certain factual information is included in the adopting legislation at the time adop-
tion is being considered by the appropriate governmental body. The following sample adoption legislation addresses several key
elements, including the information required for insertion into the code text.

SAMPLE LEGISLATION FOR ADOPTION OF THE
INTERNATIONAL PROPERTY MAINTENANCE CODE
ORDINANCE NO.

A[N] [ORDINANCE/STATUTE/REGULATION] of the [JURISDICTION] adopting the 2015 edition of the International Property Main-
tenance 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 structures in the [JURISDICTION]; providing for the issuance of permits and collection of
fees therefor; repealing [ORDINANCE/STATUTE/REGULATION] No. of the [JURISDICTION] and all other ordinances or parts
of laws 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, 2015
edition, as published by the International Code Council, be and is hereby adopted as the Property Maintenance Code of the
[JURISDICTION], 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 struc-
tures unfit for human occupancy and use, and the demolition of such existing structures as herein provided; providing for the
issuance of permits and collection 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 legislation, with the additions, insertions, deletions and changes, if any, prescribed in Sec-
tion 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/STATUTE/REGULATION] No. of [JURISDICTION] entitled [FILL IN HERE THE COMPLETE
TITLE OF THE LEGISLATION OR LAWS IN EFFECT AT THE PRESENT TIME SO THAT THEY WILL BE REPEALED BY DEFINITE MEN-
TION] and all other ordinances or parts of laws in conflict herewith are hereby repealed.

Section 4. That if any section, subsection, sentence, clause or phrase of this legislation is, for any reason, held to be unconstitu-
tional, 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 law, 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 legislation 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
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or existing, under any act or ordinance hereby repealed as cited in Section 3 of this law; nor shall any just or legal right or rem-
edy of any character be lost, impaired or affected by this legislation.

Section 6. That the [JURISDICTION’S KEEPER OF RECORDS] is hereby ordered and directed to cause this legislation to be pub-
lished. (An additional provision may be required to direct the number of times the legislation 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 law 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

[A] 101.1 Title. These regulations shall be known as the
International Property Maintenance Code of [NAME OF
JURISDICTION], hereinafter referred to as “this code.”

[A] 101.2 Scope. The provisions of this code shall apply to
all existing residential and nonresidential structures and all
existing premises and constitute minimum requirements and
standards for premises, structures, equipment and facilities
for light, ventilation, space, heating, sanitation, protection
from the elements, a reasonable level of safety from fire and
other hazards, and for a reasonable level of sanitary mainte-
nance; the responsibility of owners, an owner’s authorized
agent, operators and occupants; the occupancy of existing
structures and premises, and for administration, enforcement
and penalties.

[A] 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 occu-
pancy and maintenance of structures and premises. EXisting
structures and premises that do not comply with these provi-
sions shall be altered or repaired to provide a minimum level
of health and safety as required herein.

[A] 101.4 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.

SECTION 102
APPLICABILITY

[A] 102.1 General. Where there is a conflict between a gen-
eral requirement and a specific requirement, the specific
requirement shall govern. Where differences occur between
provisions of this code and the referenced standards, the pro-
visions of this code shall apply. Where, in a specific case, dif-
ferent sections of this code specify different requirements, the
most restrictive shall govern.

[A] 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, owner’s authorized agent, operator or occupant
shall cause any service, facility, equipment or utility that is
required under this section to be removed from, shut off from
or discontinued for any occupied dwelling, except for such
temporary interruption as necessary while repairs or altera-
tions are in progress. The requirements of this code are not
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intended to provide the basis for removal or abrogation of fire
protection and safety systems and devices in existing struc-
tures. Except as otherwise specified herein, the owner or the
owner’s authorized agent shall be responsible for the mainte-
nance of buildings, structures and premises.

[A] 102.3 Application of other codes. Repairs, additions or
alterations to a structure, or changes of occupancy, shall be
done in accordance with the procedures and provisions of the
International Building Code, International Existing Building
Code, International Energy Conservation Code, Interna-
tional Fire Code, International Fuel Gas Code, International
Mechanical Code, International Residential Code, Interna-
tional Plumbing Code and NFPA 70. Nothing in this code
shall be construed to cancel, modify or set aside any provi-
sion of the International Zoning Code.

[A] 102.4 Existing remedies. The provisions in 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 that is dangerous,
unsafe and insanitary.

[A] 102.5 Workmanship. Repairs, maintenance work, alter-
ations or installations that 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
manufacturer’s instructions.

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

[A] 102.7 Referenced codes and standards. The codes and
standards 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 and as
further regulated in Sections 102.7.1 and 102.7.2.

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.

[A] 102.7.1 Conflicts. Where conflicts occur between pro-
visions of this code and the referenced standards, the pro-
visions of this code shall apply.

[A] 102.7.2 Provisions in referenced codes and stan-
dards. Where the extent of the reference to a referenced
code or standard includes subject matter that is within the
scope of this code, the provisions of this code, as applica-
ble, shall take precedence over the provisions in the refer-
enced code or standard.

[A] 102.8 Requirements not covered by code. Require-
ments necessary for the strength, stability or proper operation
of an existing fixture, structure or equipment, or for the pub-



