
HOTELS AND MULTIPLE DWELLINGS 

SUBCHAPTER 27. CHILD-PROTECTION WINDOW 
GUARDS 

5:10-27.1 Child-protection window guards; when required 
5:10-27.2 General installation requirements 
5:10-27.3 (Reserved) 
5:10-27.4 Specifications for window guards 
5:10-27.5 Additional specifications for window guards for other than 

double hung windows 
5:10-27.6 Prohibited acts 

SUBCHAPTER 1. ADMINISTRATION AND 
ENFORCEMENT 

5:10-1.1 Title 

This chapter promulgated pursuant to N.J.S.A. 55:13A-1 
et seq. of the Laws of New Jersey shall be known and may 
be cited as the "Regulations for Maintenance of Hotels and 
Multiple Dwellings", and are hereinafter referred to as 
"regulations". 

5:10-1.2 Purpose 

(a) The purpose of this chapter is to provide reasonable 
minimum requirements and standards, based upon current 
scientific and engineering knowledge, experience and tech­
niques, and the utilization of modem machinery, equipment, 
materials, and form and methods of maintenance for the 
regulations of the maintenance of hotels and multiple dwell­
ings in the State of New Jersey in the interest of public 
safety, health and welfare. 

(b) The Bureau shall have discretion not to enforce any . 
maintenance requirement herein set forth in a particular 
case if it determines that the violation of such requirement 
in such case, if allowed to continue, would not jeopardize 
the health, safety or welfare of occupants or intended 
occupants or of the public generally. In no case, however, 
shall the Bureau fail to enforce any standards or require­
ments pertaining to fire safety, building security, occupancy, 
health or providing of required facilities or equipment ex­
cept pursuant to an exception granted in accordance with 
N.J.S.A. 55:13A-11. 

5:10-1.3 Administration and enforcement 

(a) The Bureau of Housing Inspection shall administer 
and enforce these regulations. 

(b) Each municipality and county of this State may be 
authorized by the Commissioner to enforce the provisions of 
this chapter within the corporate limits thereof, subject to 
the control and supervision of the Commissioner. Any such 
authorization shall be in accordance with the following 
terms and conditions: 

1. The municipality or county shall comply with all 
provisions of the Act and regulations and with all di­
rectives of the Bureau issued pursuant thereto. 
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2. The Bureau shall create a reservation for the pur­
chase of inspection services, from the municipality or 
county during each period from July 1 to the following 
December 31 and from January 1 to the following June 30 
and shall give notice to the municipality or county of the 
amount of such reservation for each such period. The 
municipality or county may make requisiticms against this 
reservation in amounts not to exceed credits earned up to 
the time of requisition. Said reservation may be de­
creased by the Bureau, if, in its sole discretion, it deter­
mines that the municipality or county cannot reasonably 
be expected to do enough work satisfactory to the Bureau 
to earn the full amount of the reservation before the end 
Of the State's fiscal year. 

3. The municipality or county shall identify all unreg­
istered buildings within its jurisdiction. A separate infor­
mation form prescribed by the Bureau shall be completed 
and promptly forwarded to the Bureau for each such 
building. 

4. The municipality or county shall be obligated to 
keep the local registry accurate by promptly reporting to 
the Bureau all transfers of ownership, demolitions, altera­
tions, and construction of. buildings within its jurisdiction 
and by reporting all errors that may appear. 

5. The municipality or county shall inspect, in each 
State fiscal year, one-fifth of all the multiple dwellings and 
hotels and units of dwellings space therein. 

6. Twenty-five percent of the inspections required to 
be performed pursuant to (b )5 above shall b~ completed 
prior to October 1 of each State fiscal year, 50 percent 
prior to January 1 of each State fiscal year and 75 percent 
prior to May 1 of each State fiscal year. 

7. All buildings are to be inspected in accordance with 
the most recently promulgated regulations. 

8. The municipality or county shall, in addition to 
whatever local procedures it chooses to adopt, make an 
inspection report concerning each inspected building 
upon forms prescribed by the Bureau. 

i. All inspection and reinspection reports submitted 
to the Bureau shall be signed by the local program 
official( s) designated by the municipality or county and 
approved by the Bureau. 

ii. Such reports shall include the name of the in­
spector who performed the inspection and shall be 
submitted to the Bureau not less frequently than once 
per month. 

iii. In the event that an inspection of a building 
discloses a violation of the regulations constituting an 
imminent hazard to the health, safety or welfare of its 
occupants, the municipality or county shall, without 
delay, transmit its inspection report and findings to the 
Bureau for appropriate action. 
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iv. All reports submitted to the Bureau. which dis­
close violations shall be clearly segregated from reports 
which disclose no violations. 

9. When specifically requested by the Bureau, the 
municipality or county shall conduct, within one week of 
the request, reinspection of those buildings where viola­
tions were discovered at the time of the original inspec­
tion. 

i. The municipality or county shall make a reinspec­
tion report concerning such building upon forms pre­
scribed by the Bureau and forward such reports to the 
Bureau upon completion thereof. 

ii. No reinspection reports will be accepted for 
credit unless all original reported violations have been 
reinspected. 

iii. The Bureau shall be responsible for notifying 
the municipality or county when such reinspections are 
to be conducted. 

iv. The municipality or county shall be responsible 
for any other functions of the enforcement procedure 
which can be undertaken on a local level. 

v. Extensions of time to complete abatement shall 
be granted only by the Bureau. 

10. The municipality or county shall provide the De-
. partment with such information as may be necessary to 

determine the eligibility of the municipality or county for 
funds that may be requisitioned by it, including, without 
limitation, copies of past, current and projected operation 
budgets and tables of organization for the agency under­
taking inspection and related duties. 

i. The municipality or county shall also supply the 
Bureau with a list of appropriate totals of those build­
ings within its boundaries which are not registered or 
inspected by the end of each State Fiscal Year. 

11. The municipality or county shall be solely respon­
sible for compliance with local, State, and Federal law 
pertaining to the dislocation and relocation of individuals, 
families and businesses, provided, however, that the mu­
nicipality or county may apply to the Department for 
relocation assistance as it may deem necessary. 

12. The municipality or county shall perform, within 
its jurisdiction, inspections of those buildings that are the 
subject of complaints received by the Bureau. 

i. Such inspections shall be complete and performed 
in accordance with (b)7 above and included in the 
regular cycle of inspections. 

ii. However, in the event that the building that is 
the subject of the complaint has been issued a valid 
Certificate of Inspection by the Bureau, the first inspec­
tion and reinspection shall be limited to the subject 
matter of the complaint. 
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13. All inspections performed pursuant hereto shall be 
performed by inspectors acceptable to the Bureau. 

i. The municipality or county shall provide to the 
Bureau resumes of all inspectors whom the municipality 
or county intends to assign to the performance of 
inspections pursuant hereto. 

ii. No inspector disapproved by the Bureau shall 
perform any inspections pursuant hereto. 

iii. Upon request of the Bureau, the municipality or 
county shall provide to the Bureau such further infor­
mation concerning any inspector whom the municipality 
or county assigns or intends to assign to perform in­
spections pursuant hereto as the Bureau may require. 

iv. In the event that the Bureau deems the quality 
of an inspector's work to be unsatisfactory and so 
advises the municipality or county, then the municipali­
ty or county shall immediately cease to assign inspec­
tions required to be performed pursuant hereto to the 
said inspector. 

v. All inspectors assigned by the municipality or 
county to perform inspections pursuant hereto shall 
attend, and shall be required by the municipality or 
county to attend, training sessions scheduled by the 
Bureau when such attendance is required by the Bu­
reau and any such inspector is not· specifically excused 
by the Bureau. 

14. The Bureau shall supply the municipality or coun­
ty with a listing of all buildings within its jurisdiction 
registered or on file with the Bureau, and such other 
information regarding inspection and enforcement activi­
ties of the municipality or county and the Bureau as may 
reasonably be required. 

15. The Bureau shall furnish to the municipality or 
county all forms or documents which are or may become 
necessary to carry out the duties assumed hereunder. 

16. The Bureau, upon receipt of each inspection re­
port disclosing a violation or violations, may initiate what­
ever enforcement or compliance proceedings as it deems 
fit and appropriate. 

17. The Bureau shall credit the municipality or county 
in accordance with the following formula: 

i. Upon formal registration of each building not 
now registered, the municipality or county shall be 
credited with an amount of $10.00. 

ii. In the event of administrative hearings and/or 
court appearances, the Bureau shall credit the munici­
pality or county with a maximum of $25.00 per full day 
for each local witness required to appear. Without 
prior permission, local attendance at administrative 
hearings shall be limited to one person per day. 
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iii. The municipality or county shall be credited with 
$10.00 for each transfer of ownership, or creation of a 
building when the municipality or county is responsible 
for such information reaching the Bureau in the first 
instance. 

iv. The Bureau shall annually establish and distrib­
ute to authorized municipalities a regular· inspection 
payment schedule which shall set forth the payments to 
be made by the Bureau to each municipality or county 
for each unit inspected and reinspected and for inspec­
tion and reinspection of common areas. Maximum 
payments per building or per project may be estab­
lished. The regular inspection payment schedule estab­
lished each year shall be uniform for all counties and 
municipalities and notice of it shall be published annu­
ally in the New Jersey Register. 

v. The municipality or county shall be credited with 
an amount of $10.00 for each first inspection and 
$10.00 for each reinspection when the inspection is 
performed as a result of a complaint received by the 
Bureau, and when the building that is the subject of the 
complaint has been issued a valid Certificate of Inspec­
tion by the Bureau. In the event that the building 
complained of has not been issued a Certificate of 
Inspection, the municipality will be credited in accor­
dance with the regular inspection payment schedule. 

vi. No credit shall be allowed for any work that is 
not satisfactory to the Bureau or for inspections by 
construction or subcode officials of newly constructed 
or altered buildings pursuant to (c) below. 

18. The municipality or county may from time to time 
make requisitions against the reservation, as may be 
approved by the Bureau, up to but not in excess of the 

· amount of credits outstanding in said account as of the 
date of the requisition. Said requisition shall be expressly 
limited to reimbursement to the municipality or county 
for existing or additional expenses incurred in carrying out 
the duties assumed by it hereunder or to improve its 
housing inspection program and to supplement the locally 
approved budget dedicated to local housing inspection 
program; provided, however, in the event the municipali­
ty or county shows to the satisfaction of the Bureau that 
such funds are not needed for the above, requisitions may 
request payment to the general surplus or other account 
designated by the municipality or county. 

19. The municipality or county shall submit such data 
as the Bureau shall from time to time require and shall 
from time to time make its books available for the 
Bureau's inspection at such times as the Bureau shall 
require. 

20. The municipality or county shall conscientiously 
enforce all local ordinances related to housing and shall 
proceed under such ordinances with respect to all cases 
referred by the Bureau for enforcement under such ordi-
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nances. No payment shall be made by the Bureau for 
enforcement under local ordinances. 

21. The Bureau expressly reserves the right, at its 
option, to carry out inspection and enforcement activities 
within the boundaries of the municipality or county as it 
deems necessary to fulfill the duties imposed upon it by 
the Act or to assure faithful discharge by the municipality 
or county of its duties and responsibilities pursuant to (b) 
of this section. 

22. The municipality or county shall not utilize any 
funds received pursuant to this subsection to employ or 
otherwise compensate any employee of the Department 
of Community Affairs who has directly participated in the 
negotiation or approval of the authorization. 

23. The authorization may be terminated at any time 
by the Bureau for any of the following reasons: 

i. Failure for any reason of the municipality or 
county to fulfill in a timely and proper manner any of 
the conditions herein set forth; 

ii. Submission of reports by the municipality or 
county to the Bureau that are incorrect or incomplete 
in any material respect; 

m. Improper use of funds provided pursuant here­
to; 

iv. Any conduct on the part of a local employee 
which would constitute a violation of the New Jersey 
Conflict of Interest Law, N.J.S.A. 52:13D-12 et seq., if 
that conduct were engaged in by a State employee. 

24. In the event of termination, the municipality or 
county shall deliver to the Bureau all inspection reports 
and registration information in its possession. 

25. Any authorization given by the Bureau shall be 
effective as of the date stated in the letter of authoriza­
tion and shall continue in effect until revoked by the 
Bureau. 

26. Any authorization conferred pursuant to this sub­
section shall be deemed to be extended to the territory of 
one or more other local units of government upon sub­
mission by such other local units of government and proof 
of compliance with the requirements of the Interlocal 
Services Act (N.J.S.A. 40:8A-1 et seq.). 

27. Any municipality or county acting under an autho­
rization granted by the Bureau pursuant to this subsection 
shall be solely responsible for, and shall keep, save and 
hold the Department of Community Affairs, Division of 
Housing, the Bureau of Housing Inspection and their 
officers, directors, employees, agents and servants harm­
less from, all claims, loss, liability, expense, damage and 
judgments, including all legal expenses incurred, resulting 
from any and all injury, and damage to agents or employ­
ees or anyone connected with performance pursuant to 
the authorization or to any other persons caused by any 
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and all acts of the municipality or any of its officers, 
directors, employees, agents, or any person or persons in 
connection with the performance of this agreement, or 
from any and all injury and damage to any property 
caused by any and all acts of the municipality or county or 
any of its officers, directors, employees, agents and ser­
vants or any other person or persons in connection with 
performance pursuant to this authorization: 

i. The liability of the municipality or county pursu­
ant hereto shall continue after the termination of the 
authorization with respect to any liability, claims, loss, 
expense, damage or judgments resulting from acts oc­
curring prior to termination. 

ii. The municipality or county shall be solely re­
sponsible to defend any and all suits that may be 
brought against the Department, the Division, or the 
Bureau or any of its officers, directors, employees, 
agents or servants on account of any and all acts of the 
municipality o:r; county and shall make good to, and 
reimburse the Department for any expenditures that 
the Department may make by reason of such acts. 

28. No municipality or county shall unilaterally dis-
continue performing inspections pursuant to the authori­
zation except upon six months' notice to the Bureau. 

(c) The Construction Official in each municipality is 
hereby designated as ~n agent of the Bureau of Housing 
Inspection for the purpose of inspecting newly constructed 
or altered hotels and multiple dwellings in order to enforce 
the provisions of these regulations. Responsibility for in­
spection may be delegated to the appropriate subcode offi­
cial(s). 

(d) The local enforcing agency, as the term is defined in 
N.J.A.C. 5:18-1.5, authorized to enforce the Uniform Fire 
Code in each municipality is hereby designated as the agent 
of the Bureau for the purpose of inspecting existing build­
ings in order to enforce all provisions of the Uniform Fire 
Safety Act, N.J.S.A. 52:27D-192 et seq., and the Uniform 
Fire Code, N.J.A.C. 5:18, applicable to hotels and multiple 
dwellings; provided, however, that such provisions shall 
continue to be enforced by the Bureau in multiple dwellings 
and hotels that are not life hazard uses, as defined in 
N.J.A.C. 5:18-2.4A or 2.4B, until such time as the Bureau 
has been advised by the Division of Fire Safety that the 
local enforcing agency has agreed to accept responsibility 
for periodic fire safety inspections in such buildings. 

Amended by R.1981 d.95, effective March 11, 1981. 
See: 12 N.J.R. 383(d), 13 N.J.R. 189(d). 
Amended by R.1981 d.363, effective October 8, 1981. 
See: 13 N.J.R. 387(b), 13 N.J.R. 704(a). 

(b) "Any such authorization ... "added; (b)(1-2) added. 
(d) added. 

Amended by R.1983 d.389, effective September 19, 1983. 
See: 15 N.J.R. 1054(a), 15 NJ.R. 1575(c). 

Added 28 to (b). 
Amended by R.1988 d.572, effective December 19, 1988 (operative 

June 16, 1989). 
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See: 20 N.J.R. 2126(a), 20 N.J.R. 3122(a). 
Subsection (d) substantially amended. 

Notice of Correction, effective May 4, 1992. 
See: 24 N.J.R. 1791(b). 
Amended by R.1993 d.464, effective September 20, 1993. 
See: 25 N.J.R. 2627(a), 25 N.J.R. 4482(a). 

Case Notes 

Standards for denial of exception from two exit requirement (citing 
former N.J.A.C. 5:10-19.4). Renan Realty Corp. v. Dept. of Commu­
nity Affairs, 182 N.J.Super. 415, 442 A.2d 614 (App.Div.1981). 

Authority to promulgate regulations; regulations reasonably neces­
sary and appropriate. Rumson Country Club v. Commissioner of 
Community Affairs, 134 N.J.Super. 54 (App.Div.l975) certification 
denied 68 N.J. 482, 338 A.2d 219. 

Building owner required to pay penalty for violations of building 
code was not entitled to a reduction in the fine. Radzik v. Department 
of Community Affairs, 94 N.J.A.R.2d (CAF) 26. 

Multiple dwelling owner with address and phone number in another 
state is not in compliance with the statute which requires an "in-county 
agent". In the Matter of 1151 Washington Street, 93 N.J.A.R.2d 
(CAF) 62. 

Penalty was due to the unabated violations at reinspection and was 
not based on the unabated screening violations at the time of reinspec­
tion. Romano v. Department of Community Affairs, 93 N.J.A.R. 2d 
(CAF) 49. 

Inspection report and issuance of green card in 1983 did not prevent 
the enforcement of requirements for installation of self-closinglself­
locking doors and installation of doorbells. Department of Community 
Affairs v. Bistricer, 93 N.J.A.R.2d (CAF) 43. 

Landlords' failure to correct code violations; imposition of fine. 142 
Mill Street, Paterson, New Jersey (Bonafield) v. Department of Com­
munity Affairs, Bureau of Housing Inspection, 93 N.J.A.R.2d (CAF) 31. 

Rapid abatement efforts following citation; reduction in fine. 
N.J.S.A. 55:13A-6(g). Baijnath v. Department of Community Affairs, 
Bureau of Housing Inspection, 93 N.J.A.R.2d (CAF) 30. 

Failure to abate violations of the Hotel and Multiple Dwelling Law 
justified monetary penalty. 17-19 Calhoun Street v. Department of 
Community Affairs, 93 N.J.A.R.2d (CAF) 15. 

Owner of apartment buildings was subject to penalties of $21,550 for 
continuing violations of Hotel and Multiple Dwelling Law. Depart­
ment of Community Affairs, Bureau of Housing Inspection v. Salsburg, 
92 N.J.A.R.2d (CAF) 91. 

Violations unabated as of reinspection date were not deemed abated 
by subsequent action. Bureau of Housil!g Inspection v. 1000-58 Cin­
cinnati Ave., Egg Harbor City, 92 N.J.A.R.2d (CAF) 51. 

Penalty for failure to timely correct building code violations would 
not be reduced by prior repairs. N.J.S.A. 55:13A-19. 22 South Illinois 
Ave. v. Department of Community Affairs, 91 N.J.A.R.2d (CAF) 7. 

Smoke detector compliance; penalty for failure to install in common 
areas; penalty policy unenforceable as not promulgated as a rule. 
Bureau of Housing Inspection v. Roger Gardens, Inc., 5 N.J.A.R. 120 
(1983). 

5:10-1.4 Scope 

(a) This chapter shall apply to the repair, demolition, 
·removal, maintenance, occupancy and use of new and exist­

ing hotels and multiple dwellings in the State of New Jersey. 

(b) A building section containing not more than two 
dwelling units shall not be considered to be a portion of a 
multiple dwelling if it: 
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5:10-5.7 Occupancy violations 

No occupant shall occupy or permit the occupancy of any 
~~ unit of dwelling space in violation of the occupancy stan­

dards established under N.J.A.C. 5:10-22. No occupant 
shall cook in any unit or dwelling space except where all the 
required cooking facilities are installed as required under 
N.J.A.C. 5:10-20. No occupant shall occupy or continue to 
occupy a unit of dwelling space that does not have provision 
for bathroom and toilet room facilities as required by 
N.J.AC. 5:10-21. 

5:10-5.8 Storage 

No occupant shall utilize any area outside of his dwelling 
space for storage purposes except in an area designated for 
such use in accordance with N.J.A.C. 5:10-5.1(d). 

Amended by R.1993 d.464, effective September 20, 1993. 
See: 25 N.J.R. 2627(a), 25 N.J.R. 4482(a). 

SUBCHAPTER 6. GENERAL MAINTENANCE 

5:10-6.1 Elimination of hazards 

The owner of any hotel or multiple dwelling shall be 
responsible at all times for keeping all parts of the premises 
occupied by himself or other persons, to the extent of his 
responsibilities described herein, clean and free of infesta­
tion and hazards to the health or safety of occupants and 
other persons in or near the premises. 

Case Notes 

Landlord's duty to proper installation and attentive repair work. 
Anderson v. Sammy Redd and Associates, 278 N.J.Super. 50, 650 A.2d 
376 (A.D.1994), certification denied 139 N.J. 441, 655 A.2d 444. 

Landlord's negligent installation and repair of window screen as 
proximate cause of child's death was fact question. Anderson v. 
Sammy Redd and Associates, 278 N.J.Super. 50, 650 A.2d 376 (A.D. 
1994), certification denied 139 N.J. 441, 655 A.2d 444. 

Regulations relating to obligations of hotel-keeper for safety in and 
around property were not applicable in negligence action against hotel. 
Catando v. Sheraton Poste Inn, 249 N.J.Super. 253, 592 A.2d 294 
(A.D.1991) certification denied 127 N.J. 550, 606 A.2d 364. 

Violation of former N.J.A.C. 5:10-9.4 is jury question in negligence 
action; regulation valid. Terrey v. Sheridan Gardens, Inc., 163 N.J.Su­
per. 404,394 A.2d 1247 (App.Div.1978). 

5:10-6.2 Nuisances 

The owner of any hotel or multiple dwelling shall be 
responsible for avoiding, eliminating or abating any noises, 
lights, odors, radiations or vibrations arising out of the use 
or occupancy of the premises which shall constitute a nui­
sance that is harmful or potentially harmful to the health 
and well-being of persons of ordinary sensitivity occupying 
or using the premises. 

5:10-6.4 

Case Notes 

Standard for constructive eviction or rent abatement due to co-tenant 
noise or conduct (citing former N.J.A.C. 5:10-9.4). Gottdiener v. 
Mailhot, 179 N.J.Super. 286, 431 A.2d 851 (App.Div.1981 ). 

5:10-6.3 Maintenance of dwelling units 

Every unit of dwelling space shall be so maintained as to 
be fit for human use and habitation and to prevent progres­
sive deterioration of the unit to the detriment of the health, 
safety and well-being of its occupants. 

5:10-6.4 Maintenance of exterior 

(a) Tbe exterior of the premises and all structures there­
on shall be kept free of all nuisances, insanitary conditions, 
and any hazards to the safety or health of occupants, 
pedestrians and other persons utilizing the premises, and 
any of the foregoing conditions shall be promptly removed 
and abated by the owner or operator. It shall be the duty 
of the owner or operator to keep the premises free of such 
conditions which include, but are not limited to the follow­
ing: 

1. Brush, weeds, broken glass, stumps, roots, obnox­
ious growths, filth, garbage, trash, refuse and debris; 

2. Dead and dying trees and limbs or other natural 
growth which by reason of rotting or deteriorating condi­
tions or storm damage constitute a hazard to persons in 
the vicinity thereof. Trees shall be kept pruned and 
trimmed to prevent such conditions; 

3. Loose and overhanging objects and accumulations 
of ice and snow which by reason of location above ground 
level constitute a danger of falling on persons in the 
vicinity thereof; 

4. Holes, excavations, breaks, projections, obstruc­
tions, litter, icy conditions, uncleared snow and excretion 
of pets and other animals on paths, walks, driveways, 
parking lots and parking areas and other parts of the 
premises. Holes and excavations shall be filled and re­
paired, walks and steps replaced and other conditions 
removed where necessary to eliminate hazards or insani­
tary conditions with reasonable dispatch upon their dis­
covery; 

5. Accumulations of water, vegetation or other matter 
which might serve as a source of food or as a harboring or 
breeding place for infestation; 

6. Walks, courts and other paved areas shall be kept 
clean and free of litter, dirt, mud or other conditions 
hazardous to pedestrians. 

(b) All parts of the premises shall be so graded and, 
where necessary, provided with runoff drains and other 
means to carry off and dispose of surface waters in such a 
manner as to eliminate any recurrent or excessive accumula­
tions of storm water on the premises, without causing 
excessive accumulations of water on adjoining properties: 
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1. Parts of the premises regularly used by occupants 
shall drain within one hour of the termination of any 
storm creating surface waters; 

2. Other parts of the premises not covered under 
paragraph 1 of this subsection shall drain within six hours 
of the cessation of any such storm. 

Case Notes 
Regulations relating to obligations of hotel-keeper for safety in and 

around property were not applicable in negligence action against hotel. 
Catando v. ·Sheraton Poste Inn, 249 N.J.Super. 253, 592 A.2d 294 
(A.D.1991) certification denied 127 N.J. 550,606 A.2d 3M 

Multiple dwelling owner required to provide adequate garbage stor­
age and disposal (citing former N.J.A.C. 5:10-9.4); municipal limitation 
of garbage collection to curbside service, not discriminatory against 
multiple dwelling owners. Pleasure Bay Apartments v. City of Long 
Branch, 66 N.J. 79, 328 A.2d 593 (1974). 

5:10-6.5 Outdoor pools 
Outdoor swimming pools, decorative pools, reflecting 

pools and artificial fish ponds which contain 24 inches or 
more of water shall be protected by a fence, wall, building, 
enclosure or solid wall of durable material of which the pool 

·itself may be constructed so as to afford no external hand­
holds or footholds, of materials which are impenetrable by 
toddlers, and shall be at least four feet in height and 
equipped with a self-closing and self-latching closure mecha­
nism not more than six inches below the top of the gate and 
provided with hardware for permanent locking. 

SUBCHAPTER 7. STRUCTURAL MAINTENANCE 

5:10-7.1 Bearing of loads 
Buildings and parts thereof shall be maintained so as to 

be capable of sustaining safely their own weight and the 
loads to which they may be subject so that loads are 
transmitted to the soil without undue differential settlement, 
unsafe deformation or movement of the building or any 
structural part thereof. 

5:10-7.2 Foundations 
Foundations of all structures shall be kept, maintained 

and repaired to eliminate all exposed holes, cracks and 
other defects so that the foundation shall be at all times 
capable of resisting the penetration of liquids into the 
building and be weathertight and serve to protect the build­
ing against infestation. They shall also be maintained to 
prevent or correct erosion around footings. 

5:10-7.3 Exterior surfaces 
(a) The exterior of every structure or accessory structure, 

fence or other improvement on the premises shall be kept in 
good repair and all exposed surfaces thereof subject to 
deterioration shall be protected against weathering or dete­
rioration by a protective coating appropriate for the particu­
lar material involved as needed. 
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(b) All exterior windows and window frames shall be 
painted with at least one coat of suitable exterior paint or 
other preservative as needed except where constructed of an ~ 
approved atmospheric corrosion-resistant metal or other , · 
equivalent material. 

(c) The exterior surfaces shall be maintained to eliminate 
conditions reflective of deterioration or inadequate mainte­
nance, such as broken glass, loose shingles, crumbling stone 
or brick or excessive peeling of paint. 

(d) The exterior of the building shall be free of loose 
material that may create a hazard by falling on persons 
utilizing the premises. 

5:10-7.4 Leakage, drafts and infestation 

All exterior walls, roofs, windows, window frames, doors, 
door frames, ·skylights, foundations and other parts of the 
structure shall be maintained as to keep water from entering 
the structure, to prevent excessive drafts or heat loss during 
cold or inclement weather and to provide a barrier against 
infestation. Damaged or badly worn material shall be 
repaired or replaced, and places showing signs of rot, leak­
age, deterioration or corrosion shall be treated or restored 
to prevent weathering or seepage. 

5:10-7.5 Leaders and drainpipes 

Leaders and drainpipes shall be securely fastened to the '! 
building and maintained in good condition, free of leaks, ~ 
kept clean and free of obstructions and shall direct storm 
waters into draining systems and away from the foundation 
walls of the structure. 

5:10-7.6 (Reserved) 

Repealed by R.1993 d.464, effective September 20, 1993. 
See: 25 N.J.R. 2627(a), 25 N.J.R. 4482(a). 

Section was "Chimneys, flues and vent attachments". 

5:10-7.7 Railings 

(a) Handrails: All interior stairways having three or more 
risers, and all exterior steps having a drop of at least 24 
inches to ground level or having at least four risers, shall 
have handrails which are to be securely fastened to walls or 
guard rails, and, unless continuous, shall be returned to the 
enclosure walls or posts at the end of the stairs. 

1. All stairways 44 inches or more in width shall have 
continuous handrails on both sides; stairs less than 44 
inches wide may have a handrail on one side only. In 
assembly occupancies, when the stairway width exceeds 88 

· inches, the stairways shall be provided with intermediate 
handrails dividing the stairway in approximately equal 
widths with a maximum lateral spacing of 66 inches. 

2. The height of the handrail shall not be less than 30 . 'I 
inches and shall not project more than 34 inches above \_; 
the nosing of treads. 
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HOTELS AND MULTIPLE DWELLINGS 

(b) Storage shall not be permitted in attic spaces in 
garden apartments unless such spaces are designed for such 

·~ purposes. 

5:10-17.4 Refrigerators and similar equipment 

The owner shall first remove the doors of any refriger­
ators or other such equipment with exterior closing devices 
likely to be hazardous to children, if stored on the premises. 

5:10-17.5 (Reserved) 
Repealed by R.l993 d.464, effective September 20, 1993. 
See: 25 N.J.R. 2627(a), 25 N.J.R. 4482(a). 

Section was "Closets under stairs". 

SUBCHAPTER 18. MAILBOXES AND 
IDENTIFICATION SIGNS 

5:10-18.1 Mailboxes and directories 
(a) The owner shall provide and maintain mail recepta­

cles for all occupants, conforming to all Federal postal laws 
and regulations. 

(b) In multiple dwellings, there shall be identification by 
name and unit of dwelling space for each designated occu­
pant, maintained by the person in charge of the premises or 
posted at or near the main entrance of the premises or in 
the lobby, lounge or mailroom area. Nothing herein shall 

''------/ be construed as requiring a directory for transient guests, 
provided there is a responsible person on the premises 
designated by the owner, known to postal authorities, who 
shall on behalf of the owner receive and distribute or make 
available for pickup mail for transient guests. 

5:10-18.2 Identification signs 
(a) Every unit of dwelling space in hotels and multiple 

dwellings shall have some permanent and legible identifica­
tion by letter, number or other symbol at or near the front 
entrance thereof. 

(b) Floor signs designating the number of the floor shall 
be posted prominently and maintained permanently near to 
and visible from the entrance to the elevators and stairwells 
serving each floor. 

(c) The street number of the premises shall be posted 
prominently at the front entrance of the premises and be 
visible day and night from the public right-of-way adjoining 
the main front entrances of the premises. 

SUBCHAPTER 19. BUILDING SECURITY 

',, ,/ 5:10-19.1 Hotels 
(a) The following provisions apply to hotels. 

5:10-19.2 

1. Entrance doors to dwelling units shall be equipped 
with a medium duty dead latching lockset (series 160, 
FF-H-106a, minimum, with a minimum 11/16 inch by 1!2 
inch with 1/2 inch minimum throw latch bolt with auto­
matic deadlocking plunger) or with a dead bolt separate 
from the latch set. 

2. Such entrance doors shall also be equipped with 
either a viewing device installed on the designated main 
entrance door to the dwelling unit located so as to enable 
a person on the inside of the entrance door to view a 
person immediately outside, or with a chain door guard so 
installed as to permit partial opening of the door. 

3. All openable windows, sliding doors, basement win­
dows and windows opening onto exterior stairways, fire 
escapes, porches, terraces, balconies or other areas afford­
ing easy access to the premises shall be equipped with a 
locking device of some kind. 

4. Grilles lockable from the inside only may be placed 
on the inside or outside of windows only if the windows 
do not serve to provide access to exits. 

5:10-19.2 Multiple dwellings 

(a) The following provisions apply to multiple dwellings. 

1. Every building entrance door or other exterior door 
permitting access to two or more units of dwelling space 
shall be equipped with heavy duty dead latching locksets 
(series 161, FF-H-106a, minimum, with a minimum 7/8 
inch by 5/8 inch with 1/2 inch minimum throw latch bolt 
with automatic dead-locking plunger). Outside cylinders 
of main entrance door locks shall be operated by the 
tenant's key, which shall not be keyed to also open the 
tenant's dwelling unit entrance door. 

2. All exit and exitway doors shall be freely openable 
from the inside at all times. 

3. All exterior entrance doors to common basement, 
cellar or storage areas shall be self-closing and lockable. 

4. All entrance doors to dwelling units shall be 
equipped with a medium duty dead latching lockset (ser­
ies 160, FF-H-106a, minimum, with a minimum 11/16 
inch by 1!2 inch with 1/2 inch minimum throw latch bolt 
with automatic dead-locking plunger) or with a dead bolt 
lock separate from the latch set. 

5. All entrance doors to each dwelling unit shall be 
equipped with a chain door guard so as to permit partial 
opening of the door, and a viewing device installed on the 
designated main entrance door to the dwelling unit, locat­
ed so to enable a person on the inside of the entrance 
door to view a person immediately outside. 

6. All openable windows, sliding doors, basement win­
dows and windows opening onto exterior stairways, fire 
escapes, porches, terraces, balconies or other areas afford­
ing easy access to the premises shall be equipped with a 
locking device of some kind. 
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5:10-19.2 

7. Grilles lockable from the inside only may be placed 
on the inside or outside of windows only if the windows 
do not serve to provide access to exits. 

8. Every exterior entrance door leading to interior 
common areas which provide access to two or more 
interior dwelling unit entrance doors shall be a self­
closing and self-locking door, shall be kept closed at all 
times except when in actual use and shall be equipped 
with a viewing device if it would not otherwise be possible 
to see a person seeking to enter without opening the 
door. In addition, the main entrance door shall be either 
attended at all times by a doorman or equipped with an 
electrically operated buzzer and latch-release system, indi­
vidual exterior door bells connected to each dwelling unit, 
or an approved alternative security and entrance system. 
However, no building shall be equipped with an electrical­
ly operated latch-release system if such building is not 
also equipped with an intercommunication system allow­
ing effective communication between a person in any 
dwelling unit and a person standing outside of the main 
entrance door. 

9. When the main entrance to a building contains a 
vestibule with doors at both ends, only the inside set of 
doors must conform to the security requirements. 

10. Buildings with fewer than six dwelling units shall 
not be required to have bells in every dwelling unit 
provided there is at least one exterior door bell connected 
so as to ring at least one bell in the common areas which 
will be audible in all dwelling units. 

11. Exposed hinges on building entrance doors and 
entrance doors to dwelling units are either to be removed 
and replaced with hinges which have nonremovable hinge 
pins, or altered so that the door would be protected 
against being lifted from its hinges by pulling the hinge 
pin. (An acceptable alteration method to an existing 
door would be to remove two screws, opposite each other, 
from both leaves of the hinge, insert screw, steel pin or 
equivalent into jamb leaf, protruding "b. inch, drill out the 
opposite screw hole in the door. Do this in the top and 
bottom hinge of the door. When closed, the hinge pins 
may be removed, but the door will .remain firmly in 
place.) 

Amended by R.1993 d.464, effective September 20, 1993. 
See: 25 N.J.R. 2627(a), 25 N.J.R. 4482(a). 

Case Notes 

Ordinance requiring apartment complex security guards valid under 
municipal police power; not preempted by statute or regulation (citing 
former N.J.A.C. 5:10-19.6). Sunrise Village Associates v. Roselle Park, 
181 N.J.Super. 567, 438 A.2d 944 (Law Div.1980) affirmed per curiam 
181 N.J.Super. 565, 438 A.2d 944 (App.Div.1981) certification denied 
89 N.J. 413, 446 A.2d 144. 

Violation of door lock regulation evidence of negligence in action 
against landlord (citing former N.J.A.C. 5:10-19.6). Trentacost v. 
Brussel, 82 N.J. 214, 412 A.2d 436 (1980). 

COMMUNITY AFFAIRS 

Citation to former N.J.A.C. 5:10-6.6; landlord liable for damages for 
failure to repair door lock. Braitman v. Overlook Terrace Corp., 68 
N.J. 368, 346 A.2d 76 (1975). 

SUBCHAPTER 20. COOKING FACILITIES 

5:10.:..20.1 Required facilities 
(a) No cooking shall be permitted in any unit of dwelling 

space unless there is provision for the following minimum 
cooking and sanitary facilities: 

1. A kitchen sink of nonabsorbent impervious material 
and drainboard of appropriate materials, connected to 
and having available at all times a supply of hot and cold 
water under sufficient pressure as required under 
N.J.A.C. 5:10-15. The kitchen sink shall be connected to 
a sanitary disposal or sewer system; 

2. Cooking and preparation of food shall be undertak­
en only in areas designated therefor; 

3. Means of natural ventilation or mechanical ventila­
tion sufficient to remove promptly cooking odors to the 
exterior of the premises without first circulating them 
within the interior habitable space of the unit; 

4. Place for storage of food free from infestation; 

· 5. Facilities for refrigeration in good operating condi­
tion for protection of food from spoilage permitting main-
tenance of temperatures for storage above 32 degrees and 0 
below 50 degrees without regard to outside temperature; 

6. A cooking facility which, if electrical, is connected 
with safety to an electrical system of sufficient capacity, or 
if gas, connected by permanent fixtures and tubing to 
avoid leakage of gas. The use of gasoline stoves or other 
similar fuel-burning appliances using highly flammable 
liquids and the use of portable ·kerosene stoves or other 
similar fuel-burning portable appliances for cooking is 
prohibited; 

7. Cabinets or drawers or other storage areas for 
utensils, dishes and other cooking and eating equipment; 

8. Two floor or wall electrical outlets for electrical 
appliances. 

Case Notes 
Apartment owner was entitled to use a range hood in lieu of 

mechanical venting. Matter of 1100 Edgewood Ave., Trenton, New 
Jersey, 92 N.J.A.R.2d (CAF) 57. 

SUBCHAPTER 21. SANITARY FACILITIES 

5:10-21.1 Required facilities 
(a) Every unit of dwelling space shall contain the follow­

ing minimum sanitary facilities: 
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