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Carriage House Renovation Project.


Project Location: 35 Charlesfield Street Providence, Rhode Island 02906

Clients: Elizabeth Panel and James Watkins.


Project Designer: Lane Myer (401) 861-5234 email: lanemyerjr@msn.com


Project Scope of Work: 

Overview

The Carriage House is a detached structure that is in the back yard of the residence

at 35 Charlesfield Street. Work has started by the owner installing new foundation sills

and missing interior and exterior cladding. The focus of this renovation will be to fully 
finish the interior of the building, along with adding heat, insulation, water service, 

new skylights and windows. The completed project will be used as workshop and

studio space.


Historic Review

The exterior renovations will have to be approved and reviewed by the Providence 
Preservation Board prior to starting any work. Efforts have been taken in the design

to keep any changes appropriate to the original structure and diminish any visible 
altering to the building.


Please refer to the following renovation plans dated 11/13/20

A-1Existing Carriage House Plans and Elevations 

Refer to J/A-1

The existing building has a concrete floor and added structural steel columns

and beams that add support to the second floor. There is an existing staircase

to the second floor that sits on a concrete pad that will remain as it is. 


The walls of the first floor are a variety of wooden boards that will remain 

certain areas of these wall’s require finishing or patching in areas with new boards. 


Refer to G, A-1

On the second floor The framing is currently all exposed with only a small finished 
room that will be removed. There are ares on the floor that need patching and

large hatch doors that will remain and need refurbishing with flush hardware. 

There is an existing partition wall that divides the space that will remain but be altered 
during the renovation.
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Project Scope of Work, continued 


A-1 Existing Carriage House Plans and Elevations 

Refer to B,C+D/A-1

The roof joists are all exposed many have wooden collar beams that were added later 
to the structure for reinforcement. These collar beams will be raised to create a 9ft

high ceiling to the entire second floor.


The Carriage House exterior access is limited, only the Southern H/A-1 facade 

has easy full access to it from the backyard. Both the west and north sides of the 
building A,F/A-1 closely abut tall masonry walls for their entire lengths. The east 

facade E/A-1is accessible only from the neighbor’s back yard.  


A-2 Carriage House Renovation Plans and Elevations 

The A/A-2 shows that The existing double hung window will be replaced and 

an additional matching one will be added toward the east.


On B/A-2 the eastern exterior elevation will have two existing windows removed

and two new windows installed and centered on this facade. (compare this view with 
E/A-1)


Plan Z/A-2 shows the location of a new partition wall that has a 4 foot wide pocket 
door. The existing passage door to the outside will be re-hinged. Rough plumbing 

for water and drainage will be stubbed out in the sink location near the entry.


The garage ceiling and walls of the first floor work room will need to be insulated

to support a new heating system.


P/A-2 On the second floor the small room in the southwest corner will be removed.

A new room will be built to house the building’s mechanical system. The existing 

wall dividing the space will be framed out to contain two new 3ft. wide sliding french 
doors. Four new skylights will be added to the areas between the existing joists on the 
northern ceiling. The ceiling will be reframed to have a continuous 9ft finished ceiling.

The entire floor will be drywalled and insulated. The floor will remain and be patched as

required, along with refurbishing the existing hatch doors. Plumbing and drainage will 
be provided to the location indicated on the pocket door wall.


K,Q/A-2 The windows and doors are all primed out with 4” wide trim and the window 
aprons are 3”with extended sills. There is a 6”1/2 painted baseboard that goes around 
the base of most walls except the first floor north wall and garage west and south 
walls.
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Project Scope of Work, continued 


A-3 Carriage House Electrical Plans and Details 

C/A-3 The partition wall in the garage has a wood finish on it to a height of 6ft.

The pocket for the 4ft door will leave a narrow shelf on the garage side toward the 
north.


Electrical Needs

F,Z/A-3 Up grade the electricity to the building with service to accommodate the 
renovation needs. Currently, there is an operating electrical garage door opener which 
will remain. 

(Check with the owners about adding and special special needs

services for workshop equipment, internet services, communication or exterior

lights or outlets.) This new electrical service will need to include the support of a 
mechanical system that supports both HVAC and potential on demand water heater 
service.


The clients will purchase and supply all the lighting fixtures.


For outlets and switches use traditional Leviton brown toggle switches and standard 
outlets. The dimmers should be small sliders abutting the toggle switch sides.

The track lighting will be purchased by the installer and specified by the owners.  


Electrical installation should follow all codes and safe practices.


Heating and Ventilation

The garage space will not be temperature controlled. The first floor Workshop, 

Studio and Storage Area should be three different zones. The heating system should 
support both a consistent low idle temperature for these spaces and be responsive

enough to warm up any of these spaces individually on demand. It’s an option to 
consider AC depending on its cost and the system that is used for heating.


Finishes

Existing surfaces that remain will be cleaned and repainted. A full finish schedule will 
be provided and issued later. All new walls and drywalled areas and trim will be 
prepped and painted with water based latex or acrylic paint. The first floor garage and

workroom floor will be cleaned and painted. The second floor will remain as a wood 
finish and be cleaned. Portions of the exterior that are replaced or changed due

to adding windows or changing their locations will have to be restored to match the

outside finishes.   


Doors and Windows

The contractor will purchase all the doors, operational hardware and windows with 
screens, based on the brand selections of the owners.
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Project Scope of Work, continued 


Cabinetry

The cabinetry indicated will be purchased or supplied separately by the owners.

They are drawn only for planning purposes.


Questions and Costing Factors

Factors to consider regarding the final design and selections…


What type of heating system is most adaptable to the carriage house needs?


What are the options for the floor on the ground level workroom floor, 

Should it be leveled or raised and insulated in anyway? Would radiant

heat be a consideration in this area?


What are the options for insulating the garage ceiling, existing work room walls

and the entire second floor?


	 	 	 	 	 	 	 	 	 	 

Notes recorded by Lane Myer feel free to contact me with any questions 

or concerns you might have. (401) 861-5234

11/13/20
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