CHAPTER 7: HOUSING AND BUILDING

Article 1. CONSTRUCTION CODE

Section 7101. Exemption from Enforcement of State Building Code. Pursuant to MCL 125.1508(4),
the City of Frankfort hereby reverses the electiorenforce the State Construction Code, codified in
Section 7101 of the 1982 Frankfort Municipal Coaled elects to have the County of Benzie administer
the nationally recognized model codes adopted &Citunty, throughout the corporate limits of theg/Ci
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CHAPTER 7: HOUSING AND BUILDING

Article2. DANGEROUS BUILDINGS

Section 7201. Dangerous Building; Definition; Prohibition. No person shall keep or maintain a
dangerous building. As used in this Article, "Dargus Building" means any building or structure athi
has any of the following defects or is in any @& thllowing conditions:

(a) Whenever any door, aisle, passageway, stairwagth@r means of exit does not conform to
the fire code in effect in the City.

(b) Whenever any portion has been damaged, or hagdetib that the structural strength,
stability, or wind resistance is less than the mimn requirements of the State Construction
Code, as amended, for the new building of simitarstruction.

(c) Whenever because of deterioration, faulty condtncbr because of the movement of earth
necessary for support, any building, appurtenaocgortion thereof is likely to partially or
completely collapse.

(d) Whenever because of damage or deterioration, aitdifmor portion thereof has become an
attractive nuisance, a harbor for wild or stray dstic animals, or in such condition as to
permit trespassers to enter.

(e) Whenever any building or portion thereof, has, otikely to become, a hazard to public
health.

() Whenever for any reason any building or portiorréb&is unsafe for the purpose for which
it is used.

Section 7202. Notice of Dangerous or Unsafe Conditions.

7202.1 Whenever any building or portion thereoélieged to violate Section 7201, the Administrator
may issue a notice of the dangerous and unsafatimondvhich shall be served as provided in
Section 1201 at least ten (10) days before thes#dtior hearing pursuant to 7202.3.

7202.2 The Zoning Board of Appeals of the City exdby designated as the Construction Board of
Appeals to hear all appeals from decisions of tdenidistrator under this Chapter. Such appeal
shall be heard by a three-member panel of the BafaAghpeals.

7202.3 The notice shall specify the time and plEce hearing before the Construction Board of Afpgpea
of the City of Frankfort at which time and place gherson to whom the notice is directed shall
have the opportunity to show cause why the buildingtructure should not be ordered to be
demolished or otherwise made safe. A copy of théca shall be filed with the Construction
Board of Appeals.

Section 7203. Hearings; Review by Council; Cost of Compliance as Lien; Collection.

7203.1. The Construction Board of Appeals shad teestimony of the Administrator, the owner of the
property and any witnesses presented. The CotisituBoard of Appeals shall render its
decision either dismissing the proceedings orrandehe building to be demolished or otherwise
made safe.
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7203.2. If it is determined by the ConstructionraBbof Appeals that the building or structure stddug
demolished or otherwise made safe, it shall sorpfdeng a time in the order for the owner,
agent or lessee to comply therewith.

7203.3. If the owner, agent or lessee fails toeapmr neglects or refuses to comply with the qrther
Construction Board of Appeals shall file a repaitite findings and a copy of its order with
Council and request that the necessary action kmnteo demolish or otherwise make safe the
building or structure. A copy of the findings aadder of the Construction Board of Appeals
shall be served on the owner, agent or lesseeesasrfiyed in Section 1201.

7203.4 The Council shall fix a date for hearingl afhall give notice thereof as prescribed in Sactio
1201. Atthe hearing the owner, agent or lessak Isé given the opportunity to show cause why
the building should not be demolished or otherwisade safe and the Council shall either
approve, disapprove, or modify the order for thendii&ion or making safe of the building or
structure. If the owner does not comply with tihdep, the Administrator shall carry out its terms
after sixty days have elapsed.

7203.5 The entire cost of demolition or making lludding safe shall be a lien against the reapprty
and shall be reported to the assessing officeh@fQity, who shall assess the cost against the
property on which the building or structure is lmxch

7203.6 The owner or party in interest in whose ndhee property appears upon the last local tax
assessment records shall be notified of the amaiusiich cost by first class mail at the address
shown on the records. If he or she fails to paydhme within 30 days after mailing by the
assessor of the notice of the amount thereof, skessor shall add the same to the next tax roll of
the City, and the same shall be collected in tineesaanner as City property taxes.

Section 7204. Appeals. An owner aggrieved by any final decision or erdithe Council under Section
7203 may appeal the decision or order to the Gir@ourt by filing a petition for an order of
superintending control within 60 days from the daftéhe decision.

Section 7205. Additional Remedies. In addition to other remedies provided in Chagtef this Code,
the keeping or maintaining of a dangerous buildsngxpressly declared to be a public nuisance halll s
be subject to the remedies provided in Chapten@cla 4.
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CHAPTER 7: HOUSING AND BUILDING

Article3. MINIMUM HOUSING STANDARDS

Section 7301. Definitions.
7301.1 "Accessory Structure" means a detachedtgteuavhich is neither used nor intended to be used
for living or sleeping by human occupants and whéclocated on or partially on any premises.

7301.2 "Approved" means approved by the local atesbfficial or agency having administrative
authority to do so.

7301.3 "Dwelling" means a building or structurecept temporary housing, which is wholly or partly
used or intended to be used for living or sleefypdpuman occupants.

7301.4 "Dwelling unit" means a room or group of mmlocated within a dwelling and forming a single
habitable unit with facilities which are used oteinded to be used for living, sleeping, cooking,
and eating.

7301.5 "Habitable room" means a room or encloseor fspace used or intended to be used for living,
sleeping, cooking, or eating purposes, excludinghrbams, water closet compartments,
laundries, furnace rooms, pantries, kitchenettesidility rooms of less than fifty (50) square
feet of floor space, foyers or communicating carg] stairways, closets, storage spaces, cellars
and workshops, hobby and recreation areas in uath@atuninsulated parts of structures below
ground level or in attics.

7301.6 "Multi-Family dwelling" means any dwelling part thereof containing three or more dwelling
units.

7301.7 "Occupant" means an individual, over oney&gr of age, living, sleeping, cooking or actually
having possession of, a dwelling unit or a rooming.

7301.8 "Operator" means any person who has cheage, control, or management of a building, or part
thereof, in which dwelling units or rooming unitedet.

7301.9 "Owner" means any person who, alone, jqittyseverally with others, holds legal or equigabl
title to any dwelling, rooming house, or dwellingitu

7301.10 "Plumbing" means all of the following supglfacilities and equipment: gas pipes, gas barnin
equipment, water pipes, garbage disposal unitstewpipes, water closets, sinks, installed
dishwashers, lavatories, bathtubs, shower batlstalied clothes washing machines, catch
basins, drains, vents, and any other similar sagpfixtures, and the installation thereof,
together with all connection to water, sewer or lgzes.

7301.11 "Premises" means a lot, plot, or parcémd including the buildings and structures thereof

7301.12 "Rooming House" means any dwelling, or fheat thereof containing one or more rooming
units, in which space is let to three or more pesso

7301.13 "Rooming Unit" means any room or group adnns forming a single habitable unit used or
intended to be used for living and sleeping, buatfaocooking or eating purposes.
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7301.14 "Supplied" means installed, furnished,rorjged by the owner or operator at his/her expense
7301.15 "Two-Family Dwelling" means any dwellingh¢aining two dwelling units.
Section 7302. Minimum Standardsfor Occupancy.

No person shall occupy, or let to another for oergy, any dwelling, dwelling unit or rooming unit
which does not comply with the minimum standardstaimed in Sections 7303-7307.

Section 7303. Sanitation and Kitchen Facilities.
7301.1 Every dwelling unit shall contain within w&lls:
a) aroom, separate from the habitable rooms, whifdrad privacy and which is equipped with
a flush water closet;

b) a lavatory sink located in the same room as themabset, or if in another room, in close
proximity to the door leading into the room whehe tater closet is located;

c) aroom, separate from the habitable rooms, whifdrag privacy and which is equipped with
a bathtub or shower;

d) a kitchen sink; and

e) a stove and refrigerator properly installed withredcessary connections, or sufficient space
and connections for a stove and refrigerator.

7303.2 Every rooming house shall be equipped atiteast one flush water closet, one lavatory sanki,
one bathtub or shower for each six persons orifra¢hereof living within the house, including
members of the operator's family if they shareube of the facilities; provided that if rooms are
let only to males, flush urinals may be substititechot more than one-half the required number
of water closets. All such facilities shall be Isgated within the house in a room or rooms
which:

a) afford privacy and are separate from the habitedbens;

b) are accessible from a common hall; and

c) are not more than one story removed from the rogmainit of any occupant intended to share
the facilities.

7303.3 Every kitchen sink, lavatory sink and batthor shower shall be in good working condition and
properly connected to hot and cold water lines.e Tiot water lines shall be connected with
supplied water heating facilities which are capalfléeating water to such a temperature as to
permit an adequate amount of water to be drawmeateequired sink and bathtub or shower at a
temperature of not less than 120°F. All plumbimxgures shall be in good working condition and
properly connected to an approved water systemaad approved sewer system.

Section 7304. Light, Ventilation and Heating.

7304.1 Every habitable room shall have at least (@) window or skylight facing outdoors, provided
that if connected to a room or area used seasofeat]y, a porch) then adequate daylight must be
possible through this inter-connection. The mimmtotal window or skylight area, for every
habitable room shall be at least ten percent (16#4he floor area of such room. If light-
obstruction structures are located less than t8kéet from the window and extend to a level
above that of the ceiling of the room, such windglvall not be deemed to face directly to the
outdoors and shall not be included as contributiinidpe required minimum total window area.
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7304.2 Every habitable room shall have at least (@yewnindow or skylight facing directly outdoors
which can be opened easily, or such other devicgilasentilate the room adequately provided
that if connected to a room or area used seasotialy adequate ventilation must be possible
through this inter-connection. The total of operabindow or skylight area of every habitable
room shall be equal to at least forty-five perd@f%) of the minimum window or skylight area
size as required in Section 7304.1 of this Chapbecept where some other device is supplied
which affords adequate ventilation and is apprdwethe administrator.

7304.3 Every bathroom and water closet compartmedtnon-habitable room used for food preparation
shall comply with the light and ventilation requirent for habitable rooms contained in section
7304.1 and 7304.2, except that no window or skylgitall be required in such rooms, if they are
equipped with a ventilation system in working cdiah, which is approved by the administrator.

7304.4 Each public hall and stairway in every taomily dwelling multi-family dwelling, and rooming
house shall be adequately ventilated.

7304.5 Every dwelling unit and all public and conmrerea shall be supplied with electric service and
with outlets and fixtures which shall be propengtalled, maintained in good working condition,
and connected to a source of electric power in anmaprescribed by the ordinance, rules and
regulations of the City. The minimum capacity otls services and the minimum number of
outlets and fixtures shall be as follows:

a) Every habitable room shall be provided with notslésan one duplex receptacle for each
seventy-five (75 square feet of floor area, prodideat each habitable room shall have at
least two such receptacles. One ceiling or waletlighting fixture may be substituted for
not more than one receptacle.

b) In kitchens, three (3) separate wall type dupleeptacles or two such receptacles and one
ceiling or wall type lighting fixture shall be prioked. One such receptacle in each kitchen
shall be above the counter.

c) Every public hall, water closet compartment, bathnplaundry room and furnace room shall
contain at least one electric light fixture. Inddthn to the electric light fixture in every
bathroom and laundry room, there shall be provitddast one duplex receptacle.

7304.6 Every public hall and stairway in every nulé-family dwelling shall be adequately lighted by
natural or electric light at all times, so as toyde in all parts thereof at least ten (10) foot
candles of light at the tread or floor level. Bvpublic hall and stairway in structures containing
not more than two (2) dwelling units may be suppheth conveniently located light switches
controlling an adequate lighting system which maytiened on when needed, instead of full-
time lighting.

7304.7 Every dwelling shall have heating facilitighich are properly installed, and are maintained i
safe and good working condition, and are capablsatdly and adequately heating all habitable
rooms, bathrooms and water closet compartmentsényedwelling unit located therein to a
temperature of at least 68°F at a distance of t(8e&eet above floor level when the temperature
outside is 10°F below zero.

7304.8 No owner or occupant shall install, opecatese a heating device, including hot water heati
units, employing the combustion of carbonaceoutvidrech is not vented to the outside of the
structure in an approved manner, and which is gppléed with sufficient air to continuously
support the combustion of the fuel. All heating ideg shall be constructed, installed, and
operated in such a manner as to minimize accideotals.
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Section 7305. Space and Occupancy.
7305.1 Every dwelling unit shall contain at lease hundred fifty (150) square feet of floor spawethe
first occupant thereof, and one hundred (100) audit square feet for each additional occupant.

7305.2 In every dwelling unit and in every roomingit, every room occupied for sleeping purposes
shall contain seventy (70) square feet of flooadm® the first occupant and fifty (50) additiorsgjuare
feet for each additional occupant.

7305.3 Floor area shall be calculated on the kafdmbitable room area. Closet and hall arearevhe
provided, may count for not more than one-thir®)df the required floor area.

7305.4 The ceiling height of any habitable roomalishe at least seven (7) feet; except that in any
habitable room under a sloping ceiling one-halR)Df the floor area may have a ceiling heightess
than seven (7) feet but the floor area of suchoanravhere the ceiling height is less than five gtfshall

not be considered as part of the floor area in adimg the total floor area of the room for the mge of
determining maximum permission occupancy.

7305.5 No space located partially below gradel dhalused as a habitable room of a dwelling unit
unless:
a) The floor and walls are of waterproof and damp-pommstruction

b) The minimum window area is equal to at least tl&juired in Section 7304.1 and such
window area is located entirely above the gradda@fyround adjoining such window area, or
if windows are located wholly or partly below gradleere be constructed a properly drained
window well open area for the window; the bottomtlod window well is below the top of
the impervious masonry construction under the windmint of the window well is equal to
or greater than the vertical depth of the windowl we measured from the bottom of the
masonry opening for the window.

c) The total openable window area in each room is lefguat least the minimum as required
under section 7304.2 of this Chapter, except wkerae other approved devices affording
adequate ventilation and humidity control are sigglpl

d) There are no pipes, ducts, or other obstructioss tlean six (6) feet, eight (8) inches above
the floor level which interfere with the normal usfethe room or area.

Section 7306. Safe and Sanitary Maintenance of Structural Elements

7306.1 Every foundation, roof, and exterior walhor, sky-light and window shall be reasonably
weather-tight, water-tight, damp-free, and rodemtiop and shall be kept in sound condition and good
repair. Floors, interior walls, and ceilings, st sound and in good repair. All exterior woodfaces,
other than decay by paint or other protective dogeor treatment. Toxic paint and materials, idahg

lead base paint, shall not be used. Walls shatlapable of affording privacy for the occupantsiety
premise shall be graded, drained, free of standiatgr, and maintained in a clean, sanitary and safe
condition. Unless other provisions are made, gattieaders and down-spouts shall be provided and
maintained in good working condition as to provialeper drainage of storm water.

7306.2 Every foundation, roof, floor, exterior,daimterior wall, ceiling, inside and outside stawery
porch and every appurtenance thereto, shall becafee and capable of supporting the loads thahalo
use may cause to be placed thereon; and shallgierkeound condition and good repair. Every iasid
and outside stair or step shall have uniform riseis uniform treads.
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7306.3 Every plumbing fixture and all water andsteapipes shall be properly installed and mainthine
in good sanitary working condition.

7306.4 Every plumbing fixture and pipe, every chay, flue, and smoke pipe, and every other fagility
piece of equipment, or utility which is presentimwelling or dwelling unit, or which is requiredder
this Article, shall be constructed and installedconformance with the appropriate statutes, ordiean
and regulations of the City and the State of Miahig

7306.5 Accessory structures present or provideth&ywner, agent or tenant occupant on the premise
of a dwelling shall be structurally sound, and kentained in good repair and free of insects atsl o
such structures shall be removed from the premisEge exterior of such structures shall be made
weather resistant through the use of decay resistaterials or the use of paint or other preseowati

Section 7307. Responsibilities of Owners, Operators and Occupants

7307.1 Sanitation.

a)

b)

c)

Every occupant of a dwelling, dwelling unit or romoign unit shall maintain in a clean and
sanitary condition that part of the dwelling, dwredl unit and yard which he/she occupies and
controls.

Every owner or operator of a two-family dwellingultirfamily dwelling or rooming house
shall maintain in a clean and sanitary conditianghared or public areas of the dwelling and
yard.

Every occupant of a dwelling unit shall keep alplied facilities, including plumbing
fixtures and cooking equipment in a clean and aanitondition.

7307.2 Removal of Waste Matter.

a)

b)

Every occupant of a dwelling unit shall disposealifrubbish, ashes, garbage, and other
organic waste in a clean and sanitary manner bgirgait in approved storage or disposal
facilities which are safe and sanitary. Every @aou of a single family dwelling and every
owner of a two-family or multi-family dwelling sHabrovide and maintain such facilities for
each dwelling unit.

The owner or operator of a multi-family dwellingadihsupply and maintain common storage
or disposal facilities and shall provide for weeklgllection of all common garbage and
rubbish containers.

Every owner or operator of every rooming houselgtiapose of all rubbish in a clean and
sanitary manner by placing it in supplied and apedostorage or disposal facilities which are
safe and sanitary.

7307.3 Extermination.

a)

b)

Every occupant of a dwelling unit shall be respblasior the extermination of any insects,
rodents, or other pests in the yard. In a two-Rkamhwvelling or a multi-family dwelling the
occupant shall be responsible for such exterminatibenever his/her dwelling unit is the
only one infested; when, however, infestation issea by failure of the owner or operator to
maintain a dwelling in a rodent-proof or substdlytimsect-proof condition, extermination
shall be the responsibility of the owner or operato

Every owner or operator shall be responsible faerxination of any insects or other pests
whenever infestation exists in two or more of tlveelling units in any dwelling or in the
shared or public areas of any two-family dwellingaay multi-family dwelling.

Every owner or operator of a rooming house shaliesponsible for the extermination of any
insects, rodents, or other pests in it or in thelya
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7307.4 Utilities No owner, operator or occupant shall cause amyice equipment or utility which is
required by this code or by any other law to beaemd, shut off or discontinued for any occupied
dwelling let or occupied by him/her, except for lsuemporary interruption as may be necessary while
actual repairs or alterations are in process, anguemporary emergencies.

7307.5 Notice of Maximum OccupancyEvery owner or operator shall advise the occupanvriting
either by insertion in the lease between the madieotherwise of the maximum number of occupants
permitted in the occupied premises under this arntie.

Section 7308. Enfor cement
7308.1 Any person who shall occupy or let to anofee occupancy, any dwelling, dwelling unit or
rooming unit which does not comply with this Chaystkall be guilty of a violation of this Code.

7308.2 The Administrator is hereby authorized tdeerand inspect, during reasonable hours, all
dwellings, dwelling units, rooming houses and raagniinits, and the premises surrounding them located
in the City for the purpose of determining whetliegre is compliance with the provisions of this €od
whenever he/she has a valid reason to believe ahaiolation of this Chapter may exist. The
Administrator and person in charge of the dwellidgelling unit, rooming unit, or rooming house may
agree to any inspection by appointment at any time.

7308.3 The Administrator may enter and inspecrpid occupancy, during reasonable hours, all new
structures and additions to structures locatedinvitin the City of Frankfort to determine whetheeyh
comply with the provisions of this Article.

7308.4 If any owner, occupant, or other persorhewrge of a dwelling or dwelling unit fails or reéssto
permit free access and entry to the structure emfges under his control, or any part thereof, with
respect to which an inspection authorized by tl@stiSn is sought to be made, the Administrator may
petition for the issuance of an order from a cafitompetent jurisdiction directing compliance witte
inspection requirements of this Section with resp@such dwelling units.

7308.5 Where the Administrator has probable caudelieve that an emergency exists, he/she may ente
and inspect at any time, without presentation obart order or other authorization, except hisfireper
identification. Whenever, upon inspection the Adistrator finds an emergency condition, an ordey ma
be issued, without notice, conference or heariirgcting the owner, occupant, operator or agenake
such action as is appropriate to correct or ablaecondition. If the public health or safety raqui
immediate action, the Administrator may act to eotror abate the condition pursuant to any orisil c
remedies provided by this Code, or by other lawe Teasonable actual costs of any such action may b
charged against the owners of the premises, and bmagollected by suit or in any other manner
permitted by law.

7308.6 Whenever the Administrator determines thgt dwelling, dwelling unit, rooming house, or the
premises surrounding, fails to comply with the iegments of this Article, he/she may proceed dhdf
structure were a dangerous building within the nmeaaf Section 7203.6.

Section 7309. Variances
7309.1 The Construction Board of Appeals may gspecific variances from the dimensional density, or
otherwise numerically specified standards of thisicke, if and only if all of the following variarec
conditions are adhered to and at least one ofdlfening special findings can be satisfied.
a) Variance ConditionsAll of the following conditions in the judgment ¢the Construction
Board of Appeals, shall exist before any variamoenf this Article shall be granted. Any
variance granted shall:
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1. Not be contrary to the public interest or the gahitent and purpose of this

Article.

2. Not permit the establishment of a use, condition,aotivity which is
prohibited by another Chapter of this Code.

3. Not be a variance so commonly recurring as to na&sonably practical the
formulation of a general regulation by the Council.

4, Not cause substantial adverse effect to propeldiested in the immediate
vicinity where the variance is located.

5. Relate only to property that is described in thgliaption for the variance.

6. Not be a variance such that an extension of timeildvgrovide an

appropriate remedy in the case at hand.

b) Special Findingslf all the foregoing variance conditions can béisfied, a variance may be
granted when the Construction Board of Appealsrdeétes that any one of the following
special findings can be determined:

1. That there are practical difficulties or unnecegdardships resulting from
the physical characteristics of the property in sio@ which make it
unfeasible to carry out the strict letter of thigtidle. Increased financial
return to the applicant shall not be consideretigaase for a variation based
upon hardship.

2. That there are exceptional or extraordinary cirdamses or conditions
which apply to the property in question that do apply to other housing
properties in the vicinity of the variance and whitave not resulted from
any act of the applicant subsequent to the adopfidmis Article.

3. That such variation is necessary for the presemaif a substantial property
right possessed by other housing properties wittérvicinity.

c) Conditions of Approval In granting a variance, the Construction BoafdAppeals may
specify, in writing, such other conditions regaglithe location, character, landscaping, or
other treatment that will, in the Construction Bbarf Appeal's judgment, be reasonably
necessary to the furtherance of the intent of Ahnicle and the protection shall automatically
invalidate the permit granted. Each variance g@wider the provisions of this Article shall
become null and void after six (6) months unlegsdbnstruction or occupancy authorized by
such variance or permit has commenced and is loaimged to completion.

7309.2 The procedure of obtaining a variance dfealihe same as that for obtaining a variance fiwn t
zoning provisions of this code, except that Comstom Board of Appeals shall be substituted for the
Zoning Board of Appeals.
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