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Owner

General Notes
1. The structure will be renovated in accordance with the 2012 edition of the  "International

Residential Code", the Statewide Uniform Building Code and the applicable City of Richmond
ordinances.

2. The contractor is responsible for compliance with City, State and Federal job site safety
requirements.

3. The contractor shall verify all dimensions and conditions prior to start of work, and any
discrepancies will immediately be brought to the attention of the engineer.

4. The construction type is V-B.
5. There are 2 stories.
6. Load criteria: live load = 40 psf, dead load = 10 psf, snow load = 20 psf, wind load = 90 mph
7. Total residential space 1227 sf.

Scope of work will generally consist of the renovation of an existing
carriage house in accordance with these plans and the IRC, 2012.

Scope of Work

3508 East Broad Street Carriage House
Building Renovation Plans

Engineer
Obsidian, Inc.
Charles R. Field, P.E.
515 North 22nd Street
Richmond, VA  23223
804.647.1589
crfield@obsidianengineering.com

Parcel ID E0001118019
Zoning R-8
Use Residential

Property Information

Mary Wayne
3508 East Broad Street
Richmond, VA 23223

Rev. Date Description
1 4/20/2015 Proposed beam and posts added. Exterior opening info added.
2 4/20/2015 Specified compliance with CAR approval
3 5/18/2015 Foundation plan added
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First Floor Plans
3508 East Broad Carriage House Renovation

Mary Waynerev. 5/20/2015
April 7, 2015

 3/16" = 1'-0"1
Existing ‐ First Floor

 3/16" = 1'-0"2
Proposed ‐ First Floor

Rev. Date Description
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Second Floor Plans
3508 East Broad Carriage House Renovation

Mary Waynerev. 5/20/2015
April 7, 2015

 3/16" = 1'-0"1
Existing ‐ Second Floor

 3/16" = 1'-0"2
Proposed ‐ Second Floor

Rev. Date Description



Double hung wood
windows with true or
simulated divided lights.
Restored to originial
historic size

10' x 8'-6" wood
faux garage door
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North and East Elevations
3508 East Broad Carriage House Renovation

Mary Waynerev. 5/20/2015
April 7, 2015

 1/8" = 1'-0"3
Existing East

 1/8" = 1'-0"1
Existing North

 1/8" = 1'-0"4
Proposed East

 1/8" = 1'-0"2
Proposed North

Rev. Date Description



Double hung wood
windows with true or
simulated divided lights.
Restored to originial
historic size

Existing original
window to be repaired

Wood french doors
with true or simulated
divided lights

Richmond Rail

2
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A5

South and West Elevations
3508 East Broad Carriage House Renovation

Mary Waynerev. 5/20/2015
April 7, 2015

 1/8" = 1'-0"3
Proposed South

 1/8" = 1'-0"4
Proposed West

 1/8" = 1'-0"2
Existing West

 1/8" = 1'-0"1
Existing South

2

Rev. Date Description
2 4/20/2015 Specified compliance with CAR approval



Floor System
Finished flooring
5/8" sheathing min.
2 x 10 joists @ 16" o.c. min.
1/2" drywall

Interior Partition
1/2" drywall
2 x 4 studs @ 16" o.c.
1/2" drywall

6 x 6 post

(2) 1 3/4" x 11 1/4"
1.9E Microllam LVL
2.41" min. bearing

(2) 2 x 10
stair header

Roof System
Existing roofing to remain
Existing sheathing to remain or
be replaced where necessary
using 5/8" min. sheathing
R-49 insulation min.
2 x 8 roof rafters @ 16" min.
1/2" drywall ceiling

9'
 - 

5 
1/

4"
8'

 - 
0"

Concrete Slab
4" 3000 psi concrete slab
4" no. 57 VDOT stone

6 x 6 post

2 x 6 joists @ 16" o.c.

(2) 2 x 6 beam

6 x 6 post

(2) 1 3/4" x 11 1/4"
1.9E Microllam LVL
1.5" min. bearing

A12
3

1/2" drywall
Wall studs @ 16" o.c.

insulation, R-13 min.
2" semi-vapor permeable Existing Masonry Wall

TPO Membrane

Rigid extruded
polystyrene insulation

Roof Sheathing

Open Cell Foam Insulation

Roof Rafter

1. Insulation configuration to be verified to be IRC 2012
compliant with REScheck

2. REScheck report to be available to inspector at job site.

Note:

Obsidian, Inc.
515 North 22nd Street
Richmond, VA  23223
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Structure
3508 East Broad Carriage House Renovation

Mary Waynerev. 5/20/2015
April 7, 2015

 3/16" = 1'-0"3
East ‐ West

 3/16" = 1'-0"1
North ‐ South

 3/4" = 1'-0"2
Interior Insulation Detail

 3/4" = 1'-0"4
Ceiling

Rev. Date Description



Joist hanger

1/2" diameter approved expansion,
epoxy, or adhesive anchors with
washers installed as per
manufacturers instructions @ 16"
o.c. max.

2 x 6 ledger board

Existing floor joists

Existing brick wall

(2) 1/2" diameter
through-bolts with
washersBeam must bear

on 6 x 6 notch

6 x 6 post; maximum
height = 14'-0":
measure to underside
of beam to top of
footing

(2) 2 x 6 beam

Notch post to
provide beam with
flush and tight
bearing

(3) 8d toe nailed
(2 on one side 1
on the other)

Mechanical
fastener or
hurricane clip

Top of beam and joist
must be at same
elevation

Joist hanger

Beam

Obsidian, Inc.
515 North 22nd Street
Richmond, VA  23223
804.647.1589
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Deck Connection & Railing Details
3508 East Broad Carriage House Renovation

Mary Waynerev. 5/20/2015
April 7, 2015

 3/4" = 1'-0"3
Deck Attachment Detail

 1 1/2" = 1'-0"1
Post to Beam Connection Detail

 3/4" = 1'-0"2
Joist to Beam Connection

Rev. Date Description



Existing Ground

pre-manufactured
post base

Beam
Span

Joist
Span

Footing Size
Square, B

Minimum Thickness,
CRound, A

0' - 8' 0' - 14'
14' - 18'

16"
18"

18"
20"

8"
10"

8' - 12" 0' - 10'
10' - 14'
14' - 18'

16"
22"
22"

12' - 17'-5"0' - 10'
10' - 14'

22"
24"

24
" m

in
.

C

B A

Square Footing Round Footing

Notes:
1. Footing must bear on solid ground.

2. The pre-manufactured post base shall be galvanized and must withstand a minimum uplift force of 1300 lbs.

3. The concrete for the footing shall have a minimum compressive strength of 2,500 psi.

4. Deck footings closer than 5' to an existing exteriour house wall must bear at the same elevation as the existing
house footings.

5. Bearing conditions shall be verified in the field be city inspectors prior to placement of concrete.

6. Call Miss Utility at 811 before digging.

8"
10"
10"

18"
24"
24"
24"
26"

10"
12"

6'-0" max. between posts

2009 IRC, R311.7.1 Width. Stairways shall not be less than 36 inches in clear width at
all points above the permitted handrail height and below the required headroom height.
Handrails shall not project more than 4.5 inches on either side of the stairway and the
minimum clear width of the stairway at and below the handrail height, including treads
and landings, shall not be less than 311/2 inches where a handrail is installed on one
side and 27 inches where handrails are provided on both sides.

Opening shall not permit the
passage of a 4" diameter
sphere

8 
1/

4"
 m

ax

9" min

3' - 0" min2 x  treads attached at
stringer or ledger with (2) 8d
threaded nails or (2)#8
screws 2-1/2" long min.

2 x 4 ledgers, each side, full
depth of tread; attach with (4)
10d threaded nails or (4)#8
wood screws 3" long min.

Obsidian, Inc.
515 North 22nd Street
Richmond, VA  23223
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Deck Footing & Stair Detail
3508 East Broad Carriage House Renovation

Mary Waynerev. 5/20/2015
April 7, 2015

 3/4" = 1'-0"1
Footing

 1/2" = 1'-0"2
Stair Detail

Rev. Date Description
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Stair Detail
3508 East Broad Carriage House Renovation

Mary Waynerev. 5/20/2015
April 7, 2015

 1/4" = 1'-0"1
Stair Section

Rev. Date Description
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Beam Calcs
3508 East Broad Carriage House Renovation

Mary Waynerev. 5/20/2015
April 7, 2015Rev. Date Description
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Site Layout
3508 East Broad Carriage House Renovation

Mary Waynerev. 5/20/2015
April 7, 2015

 1/16" = 1'-0"1
Site Plan

Rev. Date Description



1'
 - 

0"

1' - 0"

12" x 12" 3000 psi concrete footing
Proposed faux
garage door

Proposed french doors
installed according to
manufacturer's
specifications

Metal flashing

Sloped to drain

Backfill plumbing
trench  with VDOT
No. 57 stone

Drainage pipe from yard
to discharge to the alley

Temporary Form

Temporary Form

Proposed 6 x 6 post

Simpson Strong-Tie CB66
Column Base installed
according to manufacturer's
specifications

24" x 24" x 12" 3000 psi
concrete footing

4" concrete slab

4" VDOT no. 57 stone
Vapor barrier

3
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1
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1
A9

2
A12

Column Footing
24" x 24" x 12"
3000 psi concrete

Turned Down Slab
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Foundation Repair
3508 East Broad Carriage House Renovation

Mary Waynerev. 5/20/2015
April 7, 2015

 1/2" = 1'-0"2
Turned Down Footing @ Garage Door

 1" = 1'-0"3
Column Footing

 1/4" = 1'-0"1
Proposed ‐ Foundation

Rev. Date Description
3 5/18/2015 Foundation plan added




