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DEVELOPMENT AND HOUSING
POLICY

Policies followed during the past four decades
have been focusing on what might be called
‘'catching-up development’. Development in this
sense meant rapid growth and expansion to im-
prove the country’s lacking basic infrastructure,
social and health facilities, as well as modern
government and administration structures.
Housing policy in particular goes hand in hand
with overall national development policies and
tries to meet the growing needs for additional
residential areas. In detail housing policy guide-
lines have been redefined in 1991 within the
Muscat Area Housing Study based on compre-
hensive surveys.

A main goal of the Omani Government is to allow
all Omani citizens to build their own house. Thus
land is granted to them forming part of a public
welfare system of the Sultanate. Housing Banks
have been established to grant long term loans
for construction of new houses or the purchase
of existing ones. Social housing is provided to
those Omani Citizens in need for. The Non
Omani nationals (meanwhile (2012) more than
50% of the total population in Muscat Governor-
ate) are excluded from the right to own property
in the country, except in so called Integrated
Tourism Complexes (ITCs).

Private sector activities however are essential
for the implementation of the Omani housing
policy. The land allocation system allows the
plot owner to either build up his or her plot right
after allocation or to wait two years before he or
she may sell the plot on a free /private estate
market. Many plot owners speculate on land.
Land prices rapidly grow on the market as soon
as the land is serviced by roads and other infra-
structure. This policy has led to a dual land mar-
ket, on one hand side land is distributed practi-
cally for free and on the other hand land is sold
on a highly speculative market.
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Collective water and waste management show large potentails for sustainable use of re-
sources.

PHYSICAL URBAN PLANNING
AND INFRASTRUCTURE

The guidelines for future urban development
patterns have been identified in the Muscat Area
Structure Plan of 1991, taking the given devel-
opment trends into consideration when design-
ing future spatial structures until 2010.

It has been decided to follow a functional sepa-
ration, where areas are dedicated to one func-
tion only, be it residential, industrial, administra-
tive or commercial land use.

This generates a need for commuting long dis-
tances between residential place and workplace,
schools, or shopping, leisure and health care fa-
cilities. It creates furthermore empty spaces
during nighttime, when ministries are closed,
when workplaces and the banking sector shut
down.

The basic unit for the residential schemes is the
individual family house covering 40 % of the pri-
vate plot. Low residential densities are the re-
sult.

Urban Planning and technical services planning
and provision are closely interlinked. In the ma-
jority of the new residential areas fresh water is
trucked to the buildings. The water is pumped
into tanks on top of the buildings. These tanks
simmer in the heat, reducing the water quality.
Wastewater is stored in septic tanks. Because
these tanks require to be emptied on a regular
basis, the septic tanks are often drilled illegally
to avoid costs. The leaking sewage contami-
nates ground water and pollutes dry rivers. llle-
gal wells with electric pumps drain the ground
water. The depletion of ground water levels
damages traditional irrigation systems and de-
stroy oasis plantations. A dry aquifer will never
fill up in the same way again. Mobile water and
waste distribution is the makeshift solution for
uncoordinated planning.
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LAND-ALLOCATION SYSTEM

Land for residential settlements in Oman is
granted to Omani Citizens according to the Land
Law (Royal Decree 5/80). Land dedicated to res-
idential development is divided into plots of 600
sgm. Due to difficulties in management the plots
stay practically without any services for a long
period. Plots are distributed by lottery to eligible
persons. This procedure developed in the early
1970s to implement a social welfare system of
land granting to Omani Citizens is nowadays
hampering social equity among the urban soci-
ety: As land is only given to Omani Nationals
and Non Nationals are not allowed to possess
land (exceptin ITCs )

The system of land-allocation by lottery is so-
cially unfair. Poor and middle income Omanis
cannot develop the land according to their
needs and often sell it at low prices. The land-
allocation by lottery distorts the real-estate mar-
ket, leads to massive land speculation and cre-
ates an ever larger demand for new land. The
land-allocation by lottery cannot meet the future
demand with the current demographic develop-
ment. This procedure doesn’t allow to distin-
guish between people who are really in need
and those who share already five or six plots
within the family, it does not take into consider-
ation the size of the family nor does it allow a
choice of the plot’'s location.
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The land-allocation by lottery distributes construction terrain, but doesn’t create livable
neigbourhoods and a sustainable use of space inbetween the private plots e.g. in Al
Khoud, 2013.
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