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Bathroom Remodeling

By BRUCE BARKER, AcI

ON CE AGAIN, The'Word invites you to travel

into the dark realm of subjects that sometimes

are misunderstood by home inspectors. The

\Vord hopes youwill find this trip informative
and maybe a little enterraining.

This month, we continue our remodeling
series with bathroom remodeling. The'Word
finds this subject interesting because remodeling

provides so many of the creative deficiencies

that we find every day during our inspections

and because by the time rhis is published, The

\ford probably will be remodeling bathrooms
in his recently purchased home.

Remember, when reading all The \Word

columns, we're discussing general principles.
Something you see in the field isn't always

wrong just because it doesn't comply with a

general principle. Local building codes and

their interpretations, manufacturer's instruc-
tions and engineered designs trump general

principles.

New standards, old homes - a brief
review
Last month, we discussed some general guide-
lines about when it may be appropriate to apply

new standards to old homes. Let's review. One
usually does not need to upgrade existing work
to current standards ifthe existing work is legal

and safe. Legal work complied with standards

and manufacturer's instructions, if any, when
the work was done. New work and additions
to, extensions of,, replacements of and major
repairs to existing work should comply with

standards and manufacturer's instructions in required receptacles may not be more than
effect when the work was performed. 66 inches above the floor. A light fixture at that

height would be a safety hazard, so receptacles

Bathroom remodeling electrical in light fixtures are impractical at best.

issues Remember to check that the receptacles do
Adding a sink is a common part of a bathroom not move, especially those mounted in mir-
remodel. Each sink basin should be served by rors. Receptacles that move may cause loose

a receptacle, so a GFCl-protected receptacle connections that may arc and cause a fire.
should be added when a sink is added unless Speaking of receptacles (and switches, too),
the existing receptacle(s) will properly serve it should go without saying that they shouldn't
both sinks. The receptacle should be within be located on the walls or ceilings above a tub
36 inches from the basin's edge. The recepta- or shower; but occasionally people don'r get
cle may be located

on the wall or on
the cabineu but it
shouldn't be more

than l2 inches
below the counter
top. These locations

are so people don't
have to run exten-

sion cords to serve

their bathroom
appliances.

A common
practice in older
homes was to have a

receptacle in a light
6xture. That might
work in a remodel
if the receptacle is

grounded and on
a GFCl-protected
circuit; however,
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Figure 1

Electrical Fixture Exclusion Zone NearTubs and Showers
ILLUSTRATION O 2OI2 DREAI\4 HOME CONSULTANTS. LLC
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from a clogged sewer from entering the home.
The backwater valve should be accessible and
have a watertight cover. Look for backwater
valves. It's easy to overlook somerhing rhat's
not tnele,

An ejector will be necessary if the build-
ing drain is above the basement fixtures.
See Photo 2. Only those fixtures below the
building drain should drain into the ejector.
A full-open valve and a check valve should be

installed near the ejector on the discharge side.

The ejector should have a gas and warertighr
seal and should be accessible. The ejector should
be vented either to an external vent or, where
permitted, by an air admittance valve.

Ifyou can see where the ejector drain pipe
connects with the building drain or a branch
drain, make sure the connecrion is made with
a drainage fitting such as a wye, ree-wye or

Photo 2: Sewage ejector with gote valve, check
valve and a vent.
PHOTO O DREAM HOME CONSULTANTS, LLC

a long-turn 90' elbow. All fittings should
enter the drain pipe above rhe drain pipe's
center line.

The'Word likes to run fixrures that drain
into an ejector and listen for the pump ro
activate. There's not much more we can do
to test an ejector.

You might want to advise your ciient about
a couple ofpractical issues surrounding ejector
pumps. A high-water alarm with a battery
backup, while not required, is a good idea for
all ejector and sump pumps. These inexpensive

devices sound an alarm when the water level
in the pit reaches a cerrain predetermined
level to help avoid gross stuffspilling all over
the place. Ejector pumps won't work when
the power is out, so you might wanr to warn
your client not to use the fixtures that drain
into the ejector until power returns.

Figure 3

TOILET AND BIDET CLEARANCES

Bathroom space issues
Sometimes, people try to squeeze bathrooms
into smaller spaces than they should. This can
lead to some pretty dghr clearances between
bathroom fixtures and obstructions. Tight
clearances are both a convenience issue and a
safety hazard. \7e don't wanr people bumping
their heads or tripping and falling in wet bath-
rooms. The elderly and people with impaired
mobility are most at risk when there is inad-
equate clearance at bathroom fixtures.

The general rule is that barhroom ceiling
height should be at least 84 inches in most
parts of the room. Toilets (including bidets
in really fancy houses) and sinks should have

headroom clearance ofat least 80 inches at a
point 10 Vz inches in fronr of the fixcure.

Toilets should have at least 15 inches clear-
ance to side obstructions such as walls, tubs

SHOWER CLEARANCES
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Bathroom Plumbing Fixture Minimum Clearance to Obstructions
ILLUSTRATION O 2012 DREAM HOME CONSULTANTS, LLC
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