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SELF-STANDING VILLA

Settlement patterns in the expansion areas are
based on the unit of self-standing buildings or
villas. These buildings are constructed on the
typical 20m x 30m plots governed by set-back
rules. The building occupies the center part of
the 600m2 plot. A perimeter wall surrounds the
plot. The space in between villa and walls is
sealed. The villas are two stories tall and have a
flat accessible roof. The setback rules require
5m distance to the front and 3m to the sides.
This perimeter space not available for construc-
tion is about half of the plot area. The villa typol-
ogy requires vast amounts of land for the result-
ing dwelling units and is thus not dense at all.

The typology of the villa is the least suitable for
the local climate as there is no self-shading pos-
sibility and all concrete walls are exposed dur-
ing the day to solar and heat impact. The result-
ing energy loads for cooling and the respective
carbon footprints are huge.

The uniform proliferation of villas requires indi-
viduals to take construction loans. In compari-
son to shared or communal dwellings costs are
considerably higher. (A)
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Ground floor, sections and elevations of a typical two story single-family
villa house type in Al Khoud. Without scale.
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Ground floor, sections and elevations of a typical two story
semi-detached twin-villa house type in Al Khoud. Without scale.
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Ground floor, sections and elevations of a two story XXL-villa
in Al Khoud. Without scale.
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Typical self-standing one story villa house type A in Al Khoud.

SINGLE, TWIN AND XXL

The self-standing buildings present throughout
Muscat Capital Area differ considerably in size.
Three categories can be distinguished:

One or two story single-family homes that cover
a footprint of up to 180 m2and about 35% of the
plot area: These buildings offer a traditional
Omani floor plan and cater need of families. The
single villa can be updated with a second story
or an annex building if the buildable space is not
already exhausted.

Two story semi-detached twin-villas with a total
footprint of up to 300 m2 covering 50% of the
plot area: These buildings respect the setback
rules. These buildings are designed to house
the family of the landlord and to offer an addi-
tional building of equal size to house other clan
members or is available for rent.

“XXL villas”™ with up to three stories covering
more than 400m2 and 60% of the plot area by ig-
noring the setback rules: These buildings fea-
ture a luxurious main residence to the front and
up to two apartments for rent in the back. These
rental apartments refinance the luxurious main
residence. These “XXL villas” usually overbuild
the plot by 155%. Moreover twin and XXL-villas
are not incorporated into the urban design
schemes and stress the existing shared infra-
structure such as water, sewage, electricity and
parking spaces. (B)

Typical twin-villa house type B in Al Khoud.

Map of Al Khoud with diffenrent house typologies in March 2012.
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MIXED-USE COMMERCIAL
BUILDINGS

Mixed-use commercial buildings combine apart-
ment houses with commercial rental spaces on
the ground. Neon signs advertise the respective
activity inside: small convenience store, barber
shop, coffee shop, etc. These buildings stand 10
m apart. The apartments are designed for lower
income tenants. The street-scape seamlessly
blends into the parking spaces in front of these
buildings. The buildings have two staircases and
one elevator shaft linked by a central, dark corri-
dor. The footprint is more or less square. The
small rooms have small openings to one side
only. The lower floors have poor natural ventila-
tion and light. There are neither balconies nor
external shading to protect from the sunlight.
The roof is flat and used for air-conditioning
split units and satellite dishes. (D)
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Ground floor, floor 1, section and elevation of a typical mixed-use commercial house type
D in Al Khoud. Without scale.
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Typical mixed-use commercial house type D in Al Khoud.

Building types located in the map of Al Khoud

house type A- self-standing villa
house type B- twin villa

house type D- commercial building
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