Town of Oakland Character - Residential

Garage Orientation and Massing

Home Massing

Fundamental design
During the earliest part of the 20th century, there was a practical and efficient method to the design
and construction of buildings. Home sizes were based on human scale. Rooms were sized for the
comfort of living. Building materials were practical for the carpenter and mason. In general, the scale of
the home for living was in harmony with the construction methods.
Other aspects of design and construction specific to our climate were the normal practice. Many of
these methods today are coined ‘Green’. Large overhangs, open and screened porches, especially
having southern and western exposure, large windows for natural light and ventilation to the north, and
height off the ground for protection against wet conditions. Oakland has many fine examples of these
homes.
Though there are various names for this specific style, Florida Vernacular is one of the most
predominant styles in the area. Many other styles stem from this simple massing and detail. The “Main
Body” should be no more than 28 feet wide, or 32’ with a hip roof. Wings and connectors are typically
12 to 20 feet in width and can be one or two story as long as they do not over power the main body of
the home.
The other styles that follow the same basic composition as Florida Vernacular are Colonial Revival, and
Folk Victorian. Though these styles vary significantly in detail, their massing, volumes, and proportions
are adapted from our regional vernacular.

3 Concerns in Massing

The garage is the single largest obstacle from us and our neighborhood. The
garage has grown in size and prominence from it’s early beginnings as little more
than a shed in the backyard. At 250 sq ft, it was not much of a concern. Today it is
the size of a new home purchased in 1945.

There are three main concerns in the massing of a house:
First, human scale is the most critical element for any house to feel comfortable for its family and guests. The overall size of the
structure, the height of the ceilings and porches, the size of windows and doors, should all have a relationship to people. Over
sizing a house is often mistakenly seen as a benefit, yet the house never seems to establish itself as a home due to the lack of
attention paid to the human scale.

A survey by real-estate company Century 21 found that 74 percent of homebuyers
cited the garage as the most important amenity—outranking a large kitchen, a
formal dining room, or even a sizable backyard.

Second is hierarchy in the composition. If we think of the house as a large block of clay to be sculpted, the design would naturally
begin to have varying volumes with an order of importance. The Main body, the core of the house, typically takes priority with side
and rear wings supporting the main structure. Porches add to the composition as well as connectors and accessory structures such
as garages, sheds, pergolas, etc. This composition of components more easily relates back to human scale and also creates
opportunity for interesting outdoor spaces, gardens, pools, or courtyards.

When the garage is integral with the home, it is the first room people see before
they enter and the last one they see before they leave. This is the unfortunate traffic
pattern through the darkest and hottest part of the home. A national survey
determines that 57% of homeowners park only one in the garage due to storage.

Finally, proper proportion is crucial for a home to have an aesthetically pleasing effect to the eye. Every component of the
composition can be evaluated with regard to proportion. The main body, wings, porch column bays, windows and doors, all have
the potential to enhance or diminish the overall composition of the house. A centuries old tool for establishing proportion is the
Golden Rectangle. The ratio of 1 : 1.618 provides the appropriate relationship most pleasing to the human eye. Measuring
building design with this ratio is a wonderful beginning to establishing the aesthetically pleasing massing.

The single bay is one room in width or between 14’
and 18’. This can be introduced as the main body as
well as subordinating wings.

The narrow dimension of the main body should not extend
beyond 28’ where a gable roof is desired, up to 32’ for a hip roof.
This can be introduced as the main body. Wings can be one or two
stories and protrude from the sides and rear of the main body in a
single bay form. Roof types should be consistent.

The Double bay is two rooms in width or between 24’
and 28’. This can be introduced as the main body.
Wings can be one or two stories and protrude from
the sides and rear of the main body in a single bay
form.

The Main Body is two rooms in width and depth or between 24’
and 32’ square. This can be introduced as the main body. In most
cases a hip roof is considered, accentuating the simple form.
Certain styles are accomplished with a cross gable roof. Wings can
be one or two stories and protrude from the sides and rear of the
main body in a single bay form.

Impact of the garage and
driveway on the the street is
minimal compared to the 18’ x 20’
concrete slab in the conventional
front yard.

The benefit of privacy by
detaching and placing to the
rear of the property

Example 2 story, 1 1/2, single story homes with side porch,
front and wrapping, as well as engaged porches enclosed.

Cottage scale single car garage, Detached 2 car
garage, Attached garage for the corner lot condition
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Character Details - Residential

7’-4”

8’-0”

After correct Massing, the individual components of eaves, porches, windows and doors correctly
proportioned and detailed provide an unmistakable quality to the building, the street, and the town.
See the individual details and follow the tenants below:
1. Windows and doors shall be located with a sense of balance and rhythm on exterior walls. All
windows and doors shall punctuate the wall plane by a minimum of 2”.

second floor (min)

Parts that make up the whole

Informal - Florida Vernacular, Craftsman

first floor (min)
2’-0”

1’-6” TO

7’-4”

3. Eaves shall have an overhang of 2’-0” minimum for open tails and 1’-4” for more formal closed
soffits. Eaves shall have appropriate separation from window headers. This may require adjusting
ceiling height, window header height, and or heel heights.

9’-0”

2. Porches shall be a minimum of 8’-0” deep. See details below. Column spacing shall be no greater
than 11’-0” and have a defined rhythm.

Formal - Colonial Revival

Building Heights and Eaves

Simple rectangular volumes are combined to create a main body and side wings.
Roofs are simple gables and hips with pitches ranging from 2:12 for porches and connectors to 6:12 through10:12 pitch for main body and wings
For Colonial Revival the eave or cornice is finished with elements such as a frieze, bed-mold at the intersection of the frieze and soffit, and fascia.

Doors and Windows

Porches

Windows and Doors provide rhythm and texture to the building facade as
well as naturally light the interior. Proportion for windows and doors like all
component of the house are crucial for the aesthetic quality of the home.
Typical double hung ratio is 1.9:1, height to width. Windows should always
be located directly above one another in two story conditions.
Placement of windows should start no less than 2’-6” from a corner and
create a balanced composition within the facade.

Porches are an imperative component of the home adding shade for cooling, providing an outdoor living space to enjoy our wonderful climate most of the year, and for meeting and enjoying
friends and neighbors.
The porch has specific guidelines. A 10’-0” depth starts to create a room, 12’-0” deep is more comfortable. For cost conscious homeowners, build a square 12x12 porch instead of a 8x20 porch.
The value of having an outdoor room far outweighs the false aesthetic of an unusable porch.
Porches and entries are detailed to the same level or at a higher level than the main body. Porch foundations, columns, railings, eaves, and ceiling treatment are all elements that define the
style.
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Town of Oakland Character - Commercial
During the earliest part of the 20th century, there was a practical and efficient method to the design
and construction of buildings. Building were based on human scale, they were multi purpose, they
were set to to public streets, and directly accessible by pedestrians. The opportunity for residents of
Oakland to walk to restaurants, offices, and stores, has real potential with the implementation of the
mobility plan, design districts and design guideline manual. These tools provide applicants for
development the criteria to maintain flexibility in use and parameters to follow addressing sustainable
buildings, a mix of uses, a character consistent with the Town of Oakland.

Vehicle and Parking
Understand that parking vehicles should be part of multiple design parameters
that include pedestrian access, bicycle, golf cart. Vehicles should be encouraged to
park on street as the primary entrances to all commercial buildings shall be from a
public right of way. Other secondary methods of parking can be directed into
internal block “car parks”.
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Style

Building Massing

Fundamental design

3 Concerns in Massing

Styles that are consistent with the character of the region tend to pull from the early
part of the last century when cars and their accompanying parking and driving
requirements were not considered the primary design parameters.

There are three main concerns in the massing of a commercial building:
First, human scale is the most critical element for any structure to feel approachable for it’s users. The overall size of the structure,
the height of the ground level, the size of windows and doors, should all have a relationship to people. Over sizing is often
mistakenly seen as a benefit, yet the structure never seems to establish itself as approachable due to the lack of attention paid to the
human scale. This does not imply the building is small, only that the design is considering the user, the pedestrian, and the ability to
attract activity.
Second is hierarchy in the composition. If we think of the building as a large block of clay to be sculpted, the design would naturally
begin to have varying volumes with an order of importance. The primary mass has certain dimensioned based on each design
district. This typically takes priority with side and rear wings supporting the main structure. Connectors add to the composition as
well as provide opportunity for primary buildings to connect. This allows for a larger structure accommodating todays potentially
larger uses while respecting the scale and character of Oakland. This composition of components more easily relates back to
human scale and also creates opportunity for interesting outdoor spaces, gardens, pools, or courtyards.
Finally, proper proportion is crucial for a home to have an aesthetically pleasing effect to the eye. Every component of the
composition can be evaluated with regard to proportion. The primary structure, wings, bays, windows and doors, all have the
potential to enhance or diminish the overall composition of the building. A centuries old tool for establishing proportion is the
Golden Rectangle. The ratio of 1 : 1.618 provides the appropriate relationship most pleasing to the human eye. Measuring building
design with this ratio is a wonderful beginning to establishing the aesthetically pleasing massing.
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Mercantile Style or Commercial Style
Elements that inform these styles are:
Vertical emphasis of building proportions, fenestration, bay spacing
Flat roofs adorned with parapets.
Decorative cornices
Masonry surfaces for larger structures
Wood appearance for smaller structures
Ground floor storefront glazing
Upper fenestration made up of multi part double hung operable windows
Regional Vernacular Style:
Elements that inform these styles are:
Vertical emphasis of building proportions, fenestration, bay spacing
Flat roofs adorned with wood-like parapets.
Decorative cornices
Open rafter tail eaves
Pitched roofs usually combined with upper and lower porch / gallery elements
Wood appearance and cladding for structures
Ground floor storefront glazing
Upper fenestration made up of single double hung operable windows
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