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PREFACE

This manual presents the planning processes and approaches involved in the preparation of 
the three levels of spatial plans namely, Spatial Development Frameworks (SDFs), Structure 
Plans (SPs) and Local Plans (LPs). It gives indications of plan initiation processes, roles and 
responsibilities of key stakeholders, resources needed including data requirements and data 
sources for the various levels of plans, approaches to stakeholder consultations, approval 
processes and monitoring and evaluation processes. 

The manual seeks to ensure that there is consistency in the plan preparation processes for 
the three levels of plans in the country. The need to have adequate stakeholder consultations 
which is key in the new spatial planning model is stressed as the manual requires that plan 
preparation institutions or bodies held at least three stakeholder consultation workshops 
during the plan preparation period. 

The steps outlined in the manual are applicable for the preparation of plans for both green and 
brown fields. The processes however could be adjusted to suit prevailing local conditions. 
For instance, data collection could extend beyond planned time lines depending on the 
availability of data but may have to be halted at some point to facilitate analysis.

The manual is organised in three parts. Part one  outlines the processes involved in preparing 
SDFs, whiles part two and three outlines the processes involved in preparing SPs and LPs 
respectively.

…………………………………………………………

Ms. Sherry Ayeetey
(Minister of Environment, Science and Technology)
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GLOSSARY OF ABBREVIATIONS

ABBREVIATION MEANING 

DCD District Chief Director

DCE District Chief Executive

DSPC District Spatial Planning Committee

EPA Environmental Protection Authority

GIPC Ghana Investment Promotion Council

GREDA Ghana Real Estates Development Association

GIS Geographic Information Systems

ICT Information Communication Technology 

LP Local plan
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PART ONE

MANUAL FOR THE PREPARATION OF
SPATIAL DEVELOPMENT FRAMEWORK
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INTRODUCTION

This Part is a step-by-step guide to the preparation of a Spatial Development Framework (SDF).  

1. What is an SDF?
An SDF is the spatial expression of social, economic or other policy, at National, 
Regional or District level.  For example, unless Ghana’s railways, roads, power, water, 
settlements and industries can be seen on a spatial plan, or map, you cannot be sure 
that they are linking together in the most efficient or desirable way. The SDF will plan 
over a 20 year period, and make proposals for what kinds of development should 
take place, how much of it should occur, where and how this should happen, in order 
to take advantage of opportunities. Such a spatial expression will interact with social 
and economic policies and reveal new possibilities and synergies for development.  

It is proposed that the National SDF be initiated and drawn up by the Land Use and 
Spatial Planning Authority (LUSPA)1 as part of the Long-Term National Development 
Plan in collaboration with the National Development Planning Commission (NDPC) 
and approved by the NDPC. Regional SDFs should be initiated by the Regional Spatial 
Planning Committee (RSPC) which is answerable to the Regional Coordinating 
Council (RCC) and will be ratified by the NDPC. The preparation of the Regional 
SDF will be led by the Regional Physical Planning Department and the Regional 
Economic Planning Unit who are key members of the RSPC. 

The District SDF will be initiated by the relevant Assembly and prepared by the District 
Spatial Planning Committee (DSPC) and approved by the Assembly on the advice of 
the DSPC.

2. The Three Tier Planning System
Metropolitan, Municipal and District Authority (MMDA) level SDFs, once approved, 
provide the basis for the spatial dimension of the MTDP. As with the MTDP, the SDF 
will be reviewed every four years in line with the MTDP and adjusted as necessary.  
It has a direct relationship, and will interact with, other levels of planning ‘above’ and 
‘below’ it, which are as follows:

• SDFs, which at National and Regional level identify key strategic issues 
related to the National Development Plan (NDP) and  at District level interpret 
National, Regional and local programmes and projects for the MMDAs’ Medium 
Term Development Plans (MTDPs) in spatial terms.  While the SDF is a long 
term (20 year) conceptual plan, the MTDP is a four year budgeting plan. 

1 Proposed Authority to be set up under the forthcoming Land Use Planning Law
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The MTDP is prepared every four years, so the SDF which gives it its spatial 
dimension, must be reviewed and revised likewise each four year period. This 
way the SDF can be seen as an integral part of the MTDP and ultimately 
become one document.  The SDF will prescribe where Structure Plans, which 
will cover the major areas of growth and development, should be undertaken.  
It will become the brief for the next level down, the Structure Plan (SP).

• Structure Plans (SP) will specify, in accordance with the SDFs, co-ordinated
land uses and infrastructure proposals, in areas where substantial 
development is taking place.  They will prescribe the permitted use of land 
and applicable regulations in dimensionally accurate land-use zones, and be 
legally enforceable.

• Local Plans (LP) will prescribe the specific form of development and regulations
for the use of land down to individual plot level within the SP area where 
required.  These will provide the basis for making decisions about individual 
applications for permits for development, and for street naming.  They will also 
give Unique Parcel Numbers (UPN) to plots which will be related to Registered 
Titles for land at the Lands Commission.  

Decisions about applications for permits to develop land for particular uses will in this 
way be able to be aligned with strategic objectives and projects at National, Regional 
and District level by means of the SDFs and SPs.

3. The Proposed New Land Use Planning Law 
The proposed new Land Use and Spatial Planning Law and the Planning Model 
Guidelines will identify the three levels of plan and the responsibilities of the different 
levels of Government for the preparation, approval of plans and the appeals process.

4. What an SDF Does
The preparation of an SDF is an opportunity to revisit, interact with, and build on 
visions for the Development of Ghana at the National, Regional and District levels.  It 
will begin with agreement on the definition of core policy goals and objectives for the 
land use, from which the planning and resourcing of investment in natural resources 
utilization, infrastructure, services, human settlements and environment will flow. 
An SDF will provide the base plans which show and attend to the related spatial 
dimensions of the above indicated elements of socio-economic development.

In this, an SDF will seek to influence future development of the country in directions that 
promote equitable distribution of the benefits of national development to reach population in 
the various human settlements of the country.
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5. Who will be Involved?
SDFs will be prepared with input from key decision-makers and the public at all levels.  
It has to be open to consultation with the wider community and stakeholders, before 
being adopted, so that it becomes a consensus view that can be fully supported.  It 
is important that this overall strategy is widely known, understood and accepted, 
because:

• The targeting of effort in all sectors to common goals will greatly enhance the overall 
capacity for much-needed development.

• Where conflicts of interest exist between individual objectives and the wider agenda, 
it will be possible to resolve them and control and re-direct potentially damaging and 
wasteful investment, to the benefit of all parties.

 
6. What does an SDF Consist of
	 Specifically,	the	SDF	is	a	document	that	will	contain:

a. An overall discussion of the population growth and distribution, the human 
 settlements system and the location of various land use activities within the  
 country, region or district.

b. Where there was already an SDF, an evaluation of the effectiveness of the 
 Framework during the previous planning period.

c. A description and analysis of dominant development trends which drive or 
 influence spatial development.

d. The current policy and planning responses covering socio-economic 
 development and its spatial aspect. 

e. A clear vision and description of the spatial development goals and guidelines 
 for the Nation, Region or District in accordance with the National and Regional 
 or District  development policies and SDFs.

f. An analysis of the current challenges in population growth, human settlements 
and land use, and the identification of visions, goals and guidelines for 
the desired future. And a critical translation of these into policies, priorities 
and proposals for the key spatial development concerns which are: - 
identification, conservation and utilization of natural resources, areas with 
pronounced resources for agriculture and industry, location of economic 
development potentials for employment, scale and location of housing needs, 
location of infrastructure and services, sustainable land use strategies with 
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environmental protection, and institutional framework for ensuring effective 
spatial development. 

g. A Map or Key Diagram which illustrates the general content of the spatial 
strategy, and shows the physical extent of proposals, but does not identify 
specific site boundaries (these will be mapped at SP level, or in individual 
applications, where these fall outside of SP areas). 

h. A proposal for how the spatial strategy will be implemented, with proposals 
for additional analysis, negotiation with other authorities, concrete steps to 
be taken, management, programme and identification of investments in new 
areas, which are to be transferred to the MTDPs.

i. An identification of clear targets for monitoring of the planning process and 
for periodic evaluation of the SDF’s implementation.  The impacts of the SDF 
will be evaluated together with the MTDP.
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Figure 1. The Three Tier Spatial Planning Model in Ghana

        THREE –TIER SPATIAL PLANNING MODEL
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Step One: Set Up
1.01 Who Will Prepare the SDF?

An SDF will normally be prepared by the relevant department, committee or agency 
responsible for spatial planning; the LUSPA at National level, the Regional Spatial 
Planning Committee at Regional level and the District Spatial Planning Committee 
at District level. It may, under the direction of the committee, be prepared by an 
appointed consultant1.  This manual is primarily directed at the District Level.

1.02 District Assembly Approval
Before the work with the Spatial Development Framework can begin, the District 
Assembly must approve a program and a budget and the make the needed resources 
available. The program should describe these elements (See Appendix One for 
detailed example):

• Spatial challenges and possibilities
• Level of ambition for the SDF
• Why make the SDF
• Organization and the political approval process
• Planning process/work plan and time schedule
• Use of consultants
• Budget

The District Assembly approves the program, the budget and grants the money, maybe with 
some corrections, and the planning work can begin.

1.03 Who Will Set Up and Manage the Process?
Immediately after the program is approval and the necessary funds are provided an 
SDF Management Team has to be constituted. 

The organization of the planning work is very important because it is the foundation 
for good cooperation and ownership to the project, and will ensure that it is delivered 
in accordance with the objectives of the making of the plan. The organization should 
also ensure that decision lines and communication to the politicians at MMDA and 
Regional level are established.

A Management Team should include officers from Regional and District levels:  The 
DCE or DCD, Regional and District Economic and Physical Planning Officers with 
at least one representative from the Spatial Planning Committee and other District 
Departmental Directors or other agencies as deemed necessary.

2 Procedures ad Terms of Appointment for Consultants must be carefully constructed.



MANUAL FOR THE PREPARATION OF SPATIAL PLANS

MINISTRY OF ENVIRONMENT SCIENCE AND TECHNOLOGY  -  TOWN AND COUNTRY PLANNING DEPARTMENT 15

1.04 The District Spatial Planning Committee and Assembly
The District Spatial Planning Committee will debate, pose additional proposals and 
make recommendations for the formulations of models, objectives and provisions, 
but will not approve the District Spatial Development Framework, which is done by 
the District Assembly. 

It is advised that the District Spatial Planning Committee (DSPC) is consulted on at 
least three occasions in the planning process. Dependent on the time and resources 
available and prevailing circumstances the District Spatial Planning Committee more 
information meetings could be held. 

The purpose of the meetings is to get inputs from the people who administrate land use 
plans and the planning standards on a daily basis. The Spatial Planning Committee 
should also debate and contribute to the vision, the alternative development models, 
the objectives and last but not least evaluate the proposed provisions for the Structure 
Plan as some of them may have direct impact on the administration of the other 
levels of Plan.

The District Spatial Planning Committee recommends the Spatial Development 
Framework Plan to be approved by the District Assembly.

The District Assembly debates and decides upon political issues in the Spatial 
Development Framework.

The District Assembly approves the Spatial Development Framework on two occasions:
1 To review the proposal for the Spatial Development Framework after the main 

stakeholder consultation, before it is published for final comments.
2 For corrections and approval of the final Spatial Development Framework, 

after it has been presented to and discussed by stakeholders and before it is 
published as an approved plan to guide future development.

1.05 LUPMIS and the Expertise and Equipment Required
Preparation of an SDF should be done in close reference to the Land use and 
Planning Management Information System (LUPMIS) Manual.  It will require the 
following equipment and trained personnel:
a. An experienced and qualified Land-Use Planner who can direct the process, 

produce reports and liaise with a wide variety of stakeholders at different levels.
b. Satellite or aerial photographs of the area to be studied.
c. At least two laptop computers, one each for the Planning Officer and Technician 

who will carry out the work.
d. GIS Software3 and trained GIS Technician(s) who can

3 Mapmaker is the recommended TCPD Software that has been developed for the purpose.



MINISTRY OF ENVIRONMENT SCIENCE AND TECHNOLOGY  -  TOWN AND COUNTRY PLANNING DEPARTMENT

MANUAL FOR THE PREPARATION OF SPATIAL PLANS

16

i. Map various data from various sources
ii. Make detailed land-use maps based on the aerial imagery
iii. Make maps of infrastructure such as roads, power, water and drainage.
iv. Understand land-use planning methods such as buffering and zoning.

e. At least an A4 colour printer (or even better an A2 plotter) for production of 
maps. It would be best to have an A2 colour plotter.  Colour and large scale 
printing is expensive and can be strategically outsourced if necessary.

The LUPMIS manual explains how all the required maps are made and how the Map 
Maker program could be utilised to make land use GIS analyses.

1.06 Notifying and Creating a Database of Participants
At the inception of the process, notice should be given to all relevant stake holders, 
outlining the program of work, main consultation times and other milestones and 
name and contact details of the person who will manage the process.

In order to ensure that as many other interested parties as possible are informed and 
can be involved, notices that the process is taking place may be given in the local 
press and other media.

All of the above may be fully or partly integrated with the main MTDP process.
It will be useful at this stage to set up a database of participants which can be added 
on as the process continues.  This will make on-going consultation much easier.
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Step Two:  Data Collection
2.01 What Data is Needed

Data, which describes the existing spatial situation and development challenges, 
is required. The data must also include current development plans and projects at 
national, regional and local level which are relevant to spatial planning.
 
Data collection should be prioritised so that appropriate   data necessary for identifying, 
analysing and discussing relevant spatial issues can be collected. The data collection 
should be coordinated with other District Departments using their data where it exists.  
A list of “data required” is given in tables 1 and 2 below.  Some social and economic 
data may be mapped by referring to the ‘enumeration areas’ which have been used 
for collecting it.  The National Census will be a principal resource in this.

2.02 Collecting Data
Many agencies have their own mapping systems but will be reluctant to part with the 
information, particularly where doing so may lead to subsequent confusion over what 
is, or is not, sanctioned to be release or shared with other agencies.  These barriers 
may be overcome by  forging trust and working relationships over time, and ensuring 
that the necessary caveats over use of the data is well understood and publicized.  
In addition, LUSPA will be working with agencies at National and Regional levels to 
facilitate the process of sharing data.

It will take time to collect all the needed data, as such the SDF will improve in quality 
over time.  The important thing is to start the process. The lack of some of the 
data listed below should not cause delay, and can be left to the next round 
(remembering that the SDF will be revised every four years). For example, as more 
detailed Structure Plans are prepared, more data will become available from that 
level which can be fed back into the SDF.  Substantial new project proposals may 
also be coming forward at any time.

2.03 Data Layers and Combinations
When preparing the SDF it will be necessary to map data onto separate layers in the 
GIS programme.  These may then be combined to give key spatial characteristics 
for the District, for example (the list given below may be varied according to the 
circumstances in the District):

a. Characteristic 1:  Natural Physical Character of the District: contours, rivers, 
 soil quality, reserves, climate.

b. Characteristic 2: Natural Protection Areas: parks, reserves, water courses, 
 flooding and seismic risk areas, degraded areas and hazards etc.
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c. Characteristic 3: Population and Human Settlement characteristics: 
population growth and distribution; spatial structure, sizes and functions of 
human settlements, including hierarchy of human settlements,  gender, 
ethnicity, tribal areas and language, tradition, historic sites and culture. 
Estimated future population, migration and development trends.

d. Characteristic 3:  Economic activity: Agriculture, Industry, Commerce, 
services, tourism etc. and unemployment. These data will often be available 
in the MTDP, Ghana Statistical Service, GIPC, Ghana Revenue Authority, 
Ghana Chamber of Commerce, Association of Ghana Industries and the 
Development Planning Office.  

e. Characteristic 4:  Social Issues – health, poverty, education.

f. Characteristic 5:  Infrastructure: Roads, Rail, Public Transport, Air, drinking 
water, sewage and sanitation, , Solid Waste, Energy and ICT and 
Communication.

g. Characteristic 7: Population / Settlement Access to Facilities: Access 
to primary education  facility, secondary education facility, medical facilities, 
food market, improved water source, safe sanitation, improved waste disposal, 
electricity, public transport.

h. Characteristic 8: Governance and Security: Police stations, military, fire 
service, prison service, immigration service, private security organisations etc.  
Central and Local Governance entities such MMDAs, MDAs, Area Councils 
and Unit Committees etc. Civil Society organisations, traditional leadership 
etc.
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Table 1: Physical Data and Sources

No. Layer: Data Required Data Source Comments
1 Base Map showing:

Administrative Boundaries
Existing Roads
Railway lines
Canals, main rivers and lakes , Coast line
Power transmission lines
Existing development (Built areas)

Survey and Mapping 
Division of Lands 
Commission
Contacted recognised 
sources

2 Existing Land Use showing 
• Industrial Areas (broken down by heavy and light)
• Commercial areas 
• Housing by high, low and medium density
• Warehousing
• Offices
• Areas of mixed land use (by type of mix)
• Major institutional users (educational, health, religious etc)
• Military and Police complexes including barracks
• Public cemeteries
• Major recreational areas (sports fields, stadia, parks, 

camping grounds etc.)
• Agricultural areas (crop farming, plantations, agric 

processing industry
• Forest areas including Reserves and timber plantations
• Historic and cultural sites
• Ports, terminals and related shipping, and  air uses
• Water treatment plant sites
• Sewage Treatment sites
• Final disposal sites for solid waste including land fill
• Mining activities areas
• Core Agriculture Production Areas

Satellite and aerial 
photography.

Field survey

Departments of Works 
and Housing, Industry, 
Health, Education, 
Parks and Gardens, 
Agriculture and 
Forestry.

Water and Electricity 
Companies

Minerals Commission

Ghana Airports 
Company Limited

Ghana Ports and 
Harbour Authority

Principal dedicated land 
uses (e.g. residential, 
industrial, commercial 
and mixed use areas); 
roads, rivers and other 
natural boundaries 
should be mapped on 
separate layers. Built up 
areas should, indicate 
density.  E.g. where 
development appears 
random and scattered, 
it may be classified as 
‘low density’.

3 Road Network – Existing and approved (planned)main 
roads

Ghana Highways 
Authority, Dept of Urban 
Roads, Department of 
Feeder Roads

Satellite and aerial 
photography.

Field survey

Road hierarchy should 
be indicated such as: 
National highway, 
Regional Road, District 
road, 

Paved road or unpaved 
roads if relevant at this 
level of plan

4 Main Water Bodies and Rivers 

Major Underground Water Sources

Satellite and aerial 
photography.

Field survey Works 
Department

Geological Survey 
Department

Capacity and condition 
should be indicated 
where possible

5 Drinking Water Network – Primary Distribution Network 
– with any approved extensions

Ghana Water Company 
and Contractors

Water treatment plant, 
water tanks and primary 
distribution. Later on 
pipe size of trunk lines 
should be indicated 
and where available the 
condition of the pipes. 
The text should explain 
further for each part of 
the system

6 Sewerage System Network – primary network  with 
identification of location of future treatment plants

Works Department Sewage disposal 
systems exist in very 
few places in  Ghana, 
identify future potential 
locations for treatment 
plants



MINISTRY OF ENVIRONMENT SCIENCE AND TECHNOLOGY  -  TOWN AND COUNTRY PLANNING DEPARTMENT

MANUAL FOR THE PREPARATION OF SPATIAL PLANS

20

No. Layer: Data Required Data Source Comments
7 Electricity Supply Network Survey and Mapping 

Electricity Company 
Ghana and other Power 
Authorities

Main distribution 
network classified by 
capacity

8 Rail Network and land reserved for railway use. Ghana Railway 
Company

Identify stations, spot 
data

9 Optic Fibre Cables. telephone companies Spot reference only
10 High Risk Zones and Slope Analysis Seismic fault lines, 

areas of unusable slopes and those which are threatened 
by unstable slopes above them

Department of Geology; 
contour maps (Row 1 
above)

Capacity and condition 
should be indicated 
where possible

11 Land Evaluation (Based on Soil Suitability Analysis):
• Agricultural high productivity areas
• Areas with high productivity potential for agriculture
• Areas with other particular problem or suitability

Agricultural Department Identify suitability 
of land for different 
agricultural uses and 
the quality of the 
land (i.e. potential 
productivity of land in 
agricultural use or yet to 
be exploited). Note that 
this will need in most 
cases to be a ‘quick 
and dirty’ evaluation, 
relying on advice from 
the district agricultural 
department, unless land 
evaluation has been 
undertaken already 
( e.g. MiDA work)

12 Flood Prone Areas Works Department and 
local information

Satellite and aerial 
photography.

Note frequency and 
severity and projected 
trends

13 Major Areas of Ecological Importance and Sensitivity 
Including Forest Reserves

EPA The outer limits of 
areas where the flora 
and fauna include 
species identified as 
being under threat in 
the Country

14 Main Tourism and Cultural sites 
Traditional palaces, shrines and village settings and other 
historic sites

Ministry of Tourism, 
Traditional Authorities, 
Ghana Museums and 
Monuments Board, 
District  Assembly

Local Tourist 
association or agencies

15 Major Land holdings(500 Ha and above)
• Stool Land 
• Private Land 
• State
• Other

House of Chiefs, 
Customary Land 
Secretariat (if existing) 
OASL, Lands Registry, 
Lands Commission

Ownership of land 
helps identify potential 
locations for additional 
government structures, 
supply and land 
economy issues.

16 Mineral Resources Mining companies, 
Minerals Commission, 
field survey etc

17 Resources for Industries
• Core agricultural production areas (crops and livestock)
• Location of major minerals

MOFA, Mining 
companies, Minerals 
commission, field 
survey , geological 
survey department etc
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Table 2: Quantitative Data and Sources

No. Data Required Data Source Comments
1 Population data

•  Population by different census districts
•  Population growth and distribution
•  Spatial structure
•  Sizes and functions of human settlements, 
   including hierarchy of human settlements
•  Age pyramid for each sex
•  Population projections
•  Household size
•  Household size projections
•  School age children

Census

District Development 
planning Office

Academic exercises

MTDP 

Satellite and aerial 
photography.

The data on population should be 
collected from District developing 
Planning Office and Census. 
Estimations shall be coordinated 
with other district departments.

2 Employment data
•  Employment by sector
•  Employment projections
•  Location of Employment

Census

District Development 
Planning Office

Academic sources

Property professionals/real 
estate agents

Different types of employment 
have different space needs. This 
applies predominantly to factories 
and warehousing

3 Housing
•  Actual average occupancy 
   (households/per unit/compound)
•  Preferred occupancy 
   (households/per unit/compound)
•  Projection of housing demand in various 
   locations taking into account present 
   shortage, housing condition and growth
•  Land requirement for housing  in various 
   location

Census

District Development 

Planning Office

Survey

Generally household sizes are 
diminishing, so the existing 
supply of housing land may be 
inadequate even in the case 
of zero population growth. 
Land projections should take 
into account need for about 30 
percent more land than what is 
actually occupied for the market 
to work

4 Commercial Space including markets, offices etc.

•  Present main commercial locations Analysis 
   of types of commercial activity and the 
   relative efficiency of the use of the land 
   where presently located
•  Use of offices presently available
•  Projected additional office space
•  Interpret into overall land required 

Surveys

District Development 
Planning Office.

Urban Sanitation

Market tax account

Satellite and aerial 
photography.

While such surveys have not 
been carried out, much of this 
will need to be collected from 
organisations representing the 
commercial sector and market 
vendors.

5 Educational facilities

•  Capacity of existing, in particular Senior 
   Secondary Schools (SSS) and Higher 
   Education institutions.
•  Based on population projections, need for 
   additional schools
•  Plans for expansion of existing SSS and 
   tertiary educational institutes
•  Plans for location of Tertiary Educational 
   institutes

Education Department

Survey of schools,

Universities and other 
educational facilities such 
as vocational training 
centres etc

The main concern is for the 
land requirement for Senior 
Secondary Schools and tertiary 
educational institutes, which tend 
to be substantial land users. 
Schools provided to serve just 
the local community (primary 
schools and kindergartens) are 
part of the residential areas 
and not identified at this level of 
planning.
Both public and private facilities 
shall be included.
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6 Health Facilities
•  Plans for extension or new hospital or 
   other major health-related facility (Polyclinic, 
   Hospital).
•  Implications for land requirement

Regional and District 
Departments of Health

The objective is to find out 
whether additional land should 
be identified for new medical 
facilities, outside of existing 
hospital grounds. This does 
not include small clinics that 
are part of areas of housing or 
commercial development.  Both 
public and private facilities shall 
be included.

7 Tourists/Visitors
•  Number of tourists and outside visitors 
   visiting area over 
   past five years
•  Projected growth in Tourists/outside visitors
•  Type of tourists/visitors
•  Projections of hotel accommodation and 
   type of accommodation required
•  Projections of overall land requirements
•  Identification of potential tourist areas

Ministry of Tourism

Local Hotels

Local Tourist Agencies and 
Associations 

This may be of greater 
importance in some locations 
than others. With tourism, the 
analysis of suitable locations for 
high income tourists will involve 
identification of land near to 
beaches, or water fronts or with 
views of areas of outstanding 
natural beauty, etc.

8 Religious Facilities
•  Proposals for development of seminaries, 
   mosques, convents, monasteries

Survey of religious leaders

9 Administrative Developments
•  Plans for new or extension to Government 
   offices
•  Land requirements outside existing 
   compounds etc.

District Assembly, RCC, 
Government agencies

10 Open Space/Town Parks
•  Population forecasts
•  Open Space requirements

This does not include local open 
space and recreation areas 
that are required as part of the 
standards for a residential or 
commercial area, but to other 
large parks and playing fields

11 Traffic	Analysis
•  Analysis of traffic flows at different times of 
   day and in each direction,
•  Projected traffic flows for period of plan
•  Projected road sizes (and hence need to 
   upgrade or develop new roads)

Department of Urban 
Roads, Department of 
Feeder Roads, Highways 
Department, Traffic 
Surveys

Consultants
12 Income data. Household income District Development 

Planning Office

Family income and 
expenditure surveys

This can help determine the 
affordability of different forms 
of housing and hence land 
requirements.
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Figure 2. Different Combination of GIS Map Layers for Spatial Analysis

MiDA farms and coolers, main roads

Topographical Map with SDF boundary
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2.04 Testing Data Layers and Combinations

Choose the layers to show the characteristics or issues that need to be discussed.  
Including the road network and main settlements as a base layer will make the map 
more readable.  Once data has been collected and put on a GIS-layer, the layers can 
be combined and the physical relations between the layers such as areas of potential 
development or conflicting land uses will become visible. For example combining the 
layer with existing built up areas with flooding areas layer most probably will identify 
areas with needs for urban renovation or areas with increased extra health risk.  

The analysis’s of the different combination of map data layers will help to identify 
urban problems need for interventions and priority action plans. The analysis of the 
combined layers shall be presented to the Management Team to be discussed and 
considered for further detailing or action.

Rivers, forest reserves, and roads
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Step Three:  Map Data, Analyse Existing Situation, 
   Development Challenges and Opportunities

3.01 Interaction of Social, Economic and Spatial issues
The MTDP includes national, regional and district development goals for the social 
and economic development within a District. The SDF shall be developed along 
and in coordination with the MTDP to be able to relate the social and economic 
development visions and goals to the spatial visions and goals. 

As such the SDF will be complementary to the development analysis in the MTDP.  
When combined with the Maps, which show physical and spatial characteristics, a 
number of issues will become apparent.  There will be some ‘iteration’ between 
the social, economic and spatial issues when the maps and policies are seen 
together.  

For example, GIS layers showing future planned national road and railway lines on top 
of available land in the District could point to future potential economic development 
areas.  Residential areas on top of the road and public transport service can identify 
residential areas with poor access.

Areas of high poverty and unemployment may be distant from areas of economic 
investment and development, and the question arises “what can be done to improve 
the benefit from economic development projects for this population.  The answers 
may involve relocation of jobs, or people, or of provision of transport.

Some of the mapping will reveal specific social and economic issues which may not 
have been considered.  Equally, economic and social planners may request that 
certain social and/or economic issues must be mapped so that they can get a better 
understanding of them.

3.02 Map Data, Analysis of Existing Situation, Assessment of Development 
 Challenges and Opportunities 

Step Three requires that the SDF Management Team consider and discuss:
• initial mapping outputs
• analysis of problems, needs and opportunities and consider what policy goals 

could be convenient and realistic. Stakeholders should recognize the 
possibilities and limitations of their ability to influence what is causing future 
change 

• how to present and discuss with stake holders the key development  issues. 
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3.03 Visiting the Area 
It is essential that both the responsible planning team and the management team 
are familiar with the District area regarding main infrastructure, settlements and 
communities.  
Visits on the ground give additional impressions and possibilities to consult those 
affected on the ground directly.   

Digital pictures should be taken. The field visits add complementary values to the 
collected data and may sometimes even give reason for revision of already collected 
data.

 
3.04	 Analysis	of	Problems,	Identification	of	Needs	and	Opportunities,	the	Dynamics	
 of Change and Ways Forward

This section may use lists, narrative or maps or a combination.  
• The problems and needs which are identified in economic and social policy 

documents, such as the MTDP, may be listed and/or mapped.  Problems and 
needs which come to light from the mapping of spatial data will also need to 
be identified and added at this point.

• The ‘dynamics of change’ can be developed by looking at each of the main 
headings for the MTDP, for example, ‘economy’, ‘settlement’ ‘education’ ‘health’ 
etc. and asking the question as to “what is driving or causing change?”.  
These can be described in narrative form which may also be supplemented by 
diagrams and diagrammatic maps.

• The next question will be “what effect will the drivers of change have on the 
problems and needs that have been identified?”  If the latter have been 
listed or tabulated, the effects of likely future changes can also be listed against 
each item.  Again, diagrams of maps can be used to illustrate these.

• The possibility that changes will either solve, or aggravate, problems and 
needs can be assessed; and the final question asked, “What steps can be 
taken by stakeholders to improve solutions and lessen aggravation of 
needs and problems?” Again, diagrams of maps can be used to illustrate 
these.

3.05 Preparing Data and Analysis for Discussion
This analysis will form the basis of discussion of the way forward for stakeholders.  
There will be more than one scenario for action, and these may be portrayed as 
options.  Different themes may be developed to enhance discussion, or alternatively 
the data and the above analysis themselves may just be displayed so that stakeholders 
can bring forward their views on what to do next.
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Thinking at this stage should be bold.  This is the time when ideas can be put forward 
and thrown around without causing damage or extra work through having to rethink detail, 
which is yet to be done.  Ideas will inevitably get amended and watered down, but unless 
they are imaginative and bold at the formative stage, the process is likely to end up being 
weak and indecisive.

Examples of Formats for Discussion
Example One:

By looking carefully at the policies in the MTDP and the issues arising from the spatial 
characteristics, some different options for the way which development may go were put 
forward.  

The ‘Options Analysis was used to look at different directions the Districts could take if they 
focused on three different types of economic development, via:

A.   Focus on Agriculture
B.   Focus on Urbanization and Industrialization
C.  Focus on post industrial, Hi-tech and Eco-tourism

These three themes were mapped diagrammatically, so that stakeholders could discuss the 
issues in the form of a SWOT4 analysis of each.

Figure 3. A map Produced for Discussion of Agriculture Issues

4 SWOT = Strengths, Weaknesses, Opportunities and Threats
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Example Two:

Display the Base Data, including policies and objectives from the MTDP, in exhibition format.  
Invite participants to comment on the data without doing any prior work on Options, and then 
organize a SWOT analysis of the District’s development, based on the information that has 
been received.

3.06 First Draft of the SDF Report
It is useful to begin to draft the SDF report at this stage, as it can form the basis for 
presentation of the data and analysis to Stakeholders in the next step.  The draft 
may not be actually published now, but can provide the format for a PowerPoint 
presentation which will precede stakeholder discussion.

The report format needs to cover:

1. Introduction and background: explain what the SDF is and how it fits into the 
overall planning system.  National, Regional and District Policies can be 
referenced here and overall aims and objectives stated.  Maps which show the 
National and Regional locations of a District and outline it’s place and role in 
these levels can also be covered here.

2. Area Characteristics in subsections which can include brief summaries of each 
of the following elements, and maps:
a. Physical Characteristics
b. Population and human Settlements
c. Economy
d. Social services : health, education, social welfare
e. Culture and Environment
f. Infrastructure: transportation, water, energy, waste, drainage, 
  telecommunications and ICT.
g. Economic services: markets, banking , insurance
h. Justice and security: judiciary, police, disaster  management
  (natural fire)
i. Governance and Institutions:  local government structures, 
  management and professional personnel.

This list is not exhaustive, but should be aligned with the sections of the MTDP.

3. Analysis of the problems, needs, trends, drivers of change and potential for 
influence as described above, leading to the format for stakeholder consultation.

The Drafting can stop at this point, with the following chapters, (proposals, 
implementation, monitoring and evaluation) being drafted after Step 5
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Step Four:  Stakeholder Consultation

4.01 Why Consult?
Consultation will give those affected by the Framework and relevant experts the 
ability to influence, and feed their own ideas into the proposals as they emerge.  It 
also provides another stark ‘reality check’, as stark as the difference between aerial 
imagery and the reality on the ground.  Planners, who work in offices for the long 
periods as required to make maps and develop analysis, will also begin to develop 
their own views and ideas about the Framework.  But when these are shared with a 
wide range of people who are looking at it from many different points of view, some 
surprising differences will appear.  After going through this second ‘reality check’ the 
proposals will change, become more complex, more ‘real’ and more aligned with the 
majority view of what should happen.

4.02 Tools for Consultation
The stakeholders can be informed, consulted and involved in the planning process through 
1. Sample surveys, one-to one contact using question guides and questionnaires, 
2. Public notices, articles in newspapers, on radio (e.g. phone-ins), television 
 (e.g. chat shows),
3. Newsletters and fliers, 
4. Public hearings/community and other interest group meetings/focus group 
 discussions,
5. Conferences/Seminars/Workshops

4.03 Stages of Consultation
The tools can be used at different stages of the planning process as follows:  
1. Awareness creation (e.g. publicize the process with fliers and through the 
 media (outlined in Step One)
2. Data collection: during the data collection stage, Step Two, agencies can be 

alerted to the process and the stages of consultation which are to follow.  They 
may be invited, or asked to register an interest in this.  Sample surveys and 
questionnaires, focus groups and other methods may be used to enhance data.

3. At the preliminary planning stage, where priorities and concerns of different 
stakeholders are established and opportunities/options for development are 
put forward, Step Three, conferences and workshops may be used.

4. Strategic Environmental Assessment, Step Four, and Identifying organisational 
means and financing options for implementation of the plan, Step Five, 
(Assembly in conjunction with the MTDP, and EPA, only)  

5. Monitoring and Evaluation Step Six (Monitoring by Assembly in conjunction 
with the MTDP, plus independent agency or consultant for evaluation)

6. Final Plan and Report, Step Seven, (Assembly only, in conjunction with MTDP)
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4.04 Planning and Carrying Out Main Consultation
Whatever base data has been put together and analysis done; it will be transformed 
by opening it up to debate by a wide range of stakeholders.  This process is an 
absolutely essential part of shaping the SDF.  Consultation should not be confused 
with the need to make expert judgments and decisions about the SDF.  Planners will 
have to listen very carefully to the views of many people who are looking at the SDF 
from different angles, often giving conflicting views, but ultimately they themselves 
will have to make their own decisions on the plan.  The process is broadly as follows:

1. Decide on who the attendants will be, representatives of those who will be 
affected by the SDF.  For example, attendants may include government 
officials from District and Regional level, key Assemblymen and Traditional 
Authorities, GREDA5 or other representatives of developers, other key 
local community members and representatives of other main private sector 
investors, institutions and NGOs.

2. Design the draft consultation programme6.
3. Find a suitable venue that will have, for example, exhibition space and break-
 out rooms if groups are to be used.
4. Prepare a draft programme, list of participants and venue for Management 
 team for the SDF to check.
5. Send out invitations at least one week in advance; include Executive Summary 
 of the SDF to date, including main map(s)7.
6. Begin the programme with a PowerPoint presentation of what has been 
 achieved so far, and explanation of the process to date and for the future.
7 Break into groups to discuss options and issues, or use an exhibition to display 

findings and organize a series of focus groups to discuss the issues.  These 
groups may use a SWOT analysis to give their views.

8. A plenary session should be used to conclude the event, in which findings from 
groups are presented for discussion and comment by all.

9. All comments, including group discussions should be recorded in detail.  
10. A questionnaire may also be used to gather further comment8.
11. Attendants should be given an opportunity to evaluate the process.
12. A detailed report should be made of comments and discussion of issues.

5 Ghana Real Estate Developers Association
6 See Appendix Two for example
7 See Appendix Three for example
8 See Appendix Four for example
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4.05 Recording Consultation

The consultation is only as good as the records that are made of comments and 
discussions of issues. Care should be taken to record the underlying analysis behind 
a comment, which may tell more about the dynamics/linkages/data or other aspect, 
than the resulting comment itself.

Step Five:  Preferred Option and Draft Proposals 

5.01 Report on Consultation
A full Report should now be made on all consultation meetings held which should 
detail out presentations, all discussions, comments, analysis, questionnaire results 
and list of participants.

The points raised on issues by the different groups should be collated by the Physical 
Planning Officer (PPO) and a first proposed view put forward.

The Report should be pre-circulated to the Management Team, who will then meet to 
decide on what to put forward.

5.02 Deciding on First Draft Proposals
The first proposed view may be developed by the Physical Planning and Development 
Planning Officers.   They should go through the elements of the SDF, checking and 
deciding on the outcomes of the consultation on each element and sketching them 
onto a base plan of the Area.  By this means the spatial plan or sketch will be a 
diagram in which all of the elements are brought together and an over-arching spatial 
strategy can be designed.
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This is the point at which the PPO will use all of his or her expertise to design the 
preferred option or way forward for the SDF.  Data, analysis and comment are all tools 
which will prepare the Planner for making the right decision.  There may be major 
conflicts between different interests or uses which will involve difficult and complex 
decisions.  Decisions must be reasoned and defensible when challenged.  They will 
have to balance interests of different parties but also take account of public opinion 
and what the District as a whole is prepared to support.  In the extreme case where 
officers are unable to make a decision on a particular issue or issues, they may have 
to retain them as options in the first draft proposal; to be further debated when this is 
presented to stakeholders.

5.03 Input of Spatial Planning Committee
At this next stage the Management Team should meet to discuss the findings of the 
consultation and first draft proposals and come up with decisions on the way forward 
on the substantive issues.  This will lead to publication of the first draft SDF proposal 
which should be taken to the Spatial Planning Committee (see 2.03 above).

 Table 3: Example of a Preferred Option Sketch
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5.04 The Vision Statement
The SDF Proposal Plan is the outcome of the mapping that has been done at the 
base data stage, the analysis, the consultation and the PPO’s expertise.  When the 
overall spatial concept has been developed, it will be useful to translate this into a 
Spatial Vision, a brief summary statement which compliments the Vision statement 
of the MTDP.

Example

“Agricultural activities should be concentrated in the north where 
there is abundant water supply and large tracts of agric lands. 
Urban growth and development must be rationalised and limited 
to	the	Prampram	–	Dawhenya	–	Afienya	-	Dodowa	corridor,	but	a	
major new settlement will be created to the east of the Shai Hills.  
A coastal zone from Prampram through to Ningo and beyond 
should	be	created	and	reserved	for	tourism,	high-tech	and	leisure	
development.”

5.05 The Guiding Principles
Following the Vision, the comments arising from the Stakeholder Consultation may 
be used as the basis for a set of Guiding Principles for the SDF.  These may be 
augmented by the Planners’ own experience of principles which are needed to guide 
future development.  The Guiding Principles can stand alone or be incorporated in 
the relevant section of the proposal – see next paragraph.

5.06 Application of Proposals to Policy Elements
The proposals will then have to be developed by ensuring that the overall vision is 
carried through to the separate elements of the SDF/MTDP (see list in Step 3.06, 
Draft Report), which can then be written up as proposals accordingly.  The proposals 
should include a recommendation as to which areas should be the subject of Structure 
Plans.

The final Chapters of the SDF can also now be sketched out: see Steps 6 to 8
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Step Six:  Strategic Environmental Assessment (SEA)

Land use policies and planning present a major opportunity to mitigate and/or ensure that 
urban and rural development will not have negative impacts on human living conditions and 
the natural environment.  The process for Strategic Environmental Assessment of the SDF 
is set out below.

6.01. Scoping the SEA
The Scoping phase defines the general SEA assessment methodology and criteria.  
It needs to be compatible with Government of Ghana environmental polices and 
objectives, and provide sufficient information on these and their relevance to the 
assessment.
Pending the availability of the above-mentioned policy guidance, it is recommended 
that the impacts of the Framework on the following environmental factors can be 
taken into consideration:
a. Biodiversity
b. Air /Climatic Factors,
c. Soil/ Landuse
d. Landscape
e. Cultural Heritage, incl. architectural and archaeological
f. Material Assets
g. Population
h. Human Health
i. Interrelationship between the above factors

Scoping can be done by setting up a matrix to
i. list the actions of the SDF which are of relevance to the above environmental 
 factors to get a clear understanding of what is actually determined by the Framework
ii. list what the key issues of concern in the assessment, related to the 
 environmental factors mentioned above, should be
iii. Devise relevant criteria by which an assessment of whether an impact of the 
 Framework on the different environmental factors is deemed positive/negative 
 or neutral may be carried out.
iv. Define Indicators for assessing the impacts, the data available and their level of detail

A draft scoping report should then be drawn up, based on the above matrix, on the scope, 
methodology and content of the assessment including the identification of the key issues to 
be considered for each environmental factor, the assessment criteria and indicators and how 
they will be used to alter and redefine the Framework, and subsequently monitored.  The 
report must be presented to, and the methods agreed on with, the relevant environmental 
authorities.
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6.02 Environmental Assessment of the SDF
The SDF should then be assessed by following the methodology defined in the 
scoping report, collecting data, analysing impacts and making proposals for mitigating 
them by reviewing the SDF.  A chapter on SEA should be included which summarises 
the main issues and remedies. Procedures, responsibilities and resources for 
subsequently monitoring the impacts should also be included in the monitoring and 
evaluation procedures (Step Eight below).

Step Seven:  Action plan, Management and Finance 
7.01 Listing and Programming Actions

In order to implement the Plan, the necessary actions will have to be listed, and 
programmed.  The management and financial structures which will be required will 
need to be mapped out.
The first part of this step will therefore be to go through the proposals and list the 
actions which will be required to carry them out.

Example:
Proposal: A coastal zone will be established to ensure that tourism and hi-tech economic 
  opportunities of the coastal area are maximized.

Actions: a. Establish a working group to manage the Coastal    Zone proposal
  b. Develop a brief and commission a plan for the Coastal Zone
  c. Carry out the programme that has been developed for implementation 
      of the Coastal Zone

The consequent list of actions can then be sorted into the MTDP periods.  For example, the 
above ‘coastal zone’ actions a. and b. may be done in the first period, and the implementation 
in the second to fourth periods.  This process immediately makes the Framework, which 
may at first seem very ambitious; seem more achievable because it is broken down into 
manageable steps which can be taken over time.

ACTION PLAN MATRIX

7.02 Implementation 
A separate manual has been produced, the “Manual For Implementation of Spatial 
Development Frameworks & Structure Plans: Organisation & Financing Aspects”, 
which describes the process for developing an “implementation schedule” for SDF 
and SP investments, including identifying management means and financing options. 
The manual also includes a simple Action Plan for implementing SDF and SP 
institutional and organizational proposals – such as, for instance, preparing SDFs, 
SPs and Local Plans.
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The manual provides a step by step guide to developing a Schedule that summarises 
SDF proposals by:
a) Identifying those proposals that will involve investment in the creation of assets 
 (roads, buildings, forests, land acquisition, major equipment, etc.).
b) Bundling linked proposals that will be implemented as a “project” or as a group 
 of similar investments – regional or district wide infrastructure, new sites and 
 services schemes, upgrading areas, local economic or environmental 
 development initiatives, agricultural development.
c) Identifying priority and phasing: Priority 1 = current/next MTDP, Priority 2 = 
 following MTDP, Priority 3 = following MTDP. No priority is attached to any 
 proposals that will be implemented 12 years hence, after 3 MTDP periods.
d) Identifying the lead organisation(s) that will have responsibility for securing 
 and administering the finance  . The main decision here is whether the MMDA 
 will take the lead and include the expenditure in its budget. 
e) Identifying the organizational structure which will manage the project. If the 
 MMDA is identified as taking the lead for financing, will it implement the project 
 itself?  Will it assign the task to an existing department, establish a task force 
 or will it contract out the management, establish a public private partnership 
 or create a dedicated “implementation agency” such as a “new town authority” 
 or an “urban upgrading agency”? If the MMDA is not taking the leading role in 
 implementation, which other organization – national ministry, agency, authority, 
 NGO, private sector or development partner – will take the lead for managing 
 and financing implementation? 
f) Identifying the potential options for capital investment financing and how 
 operations and maintenance for the asset will be financed.

Lastly, and separately from the Schedule referred to above, the MMDA identifies 
those actions in the SDF that do not involve investment in assets: preparing 
plans, education and awareness or public relations campaigns, human resources 
development, etc. These may be termed the institutional (policies, laws, regulations 
and norms of behaviour) and organisational (culture, systems, human and financial 
resources, processes, etc.) elements of the SDF.

The Action Plan items for implementing these SDF institutional and organizational 
proposals will include assigning responsibility, deciding start and end dates, identifying 
where the budget will come from and what will be the output of the action. Preparation of 
SDFs, Structure Plans and local plans will be included, and be budgeted for, in this step.

9 They are selected as the appropriate  ‘accountable body’ and expenditure on the investment is in that organisation’s budget
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Step Eight:  Monitoring and Evaluation 

8.01 Monitoring and Evaluating SDF Implementation
Monitoring and evaluation will, generally, follow the NDP approach as described in 
the National Development Planning Commission’s, Guidelines for Preparation of the 
National, Regional and District Monitoring and Evaluation Plan under the Medium 
Term Development Policy Framework 2010-2013. Monitoring is a management tool 
to enable the responsible authorities to record, check and correct the implementation 
process of spatial planning at the three levels of the system.

The hierarchy of development planning objectives are described in the MTDP 
guidelines with the headings: GOAL  OBJECTIVE TO LINK  OBJECTIVE. In 
order to link this hierarchy of objectives to Annual Action Plans it is necessary to add: 

 ACTIVITY  INPUTS; as is illustrated in full in the Figure below.

Figure 4. monitoring and evaluation framework

To monitor and evaluate the implementation and performance of the SDF you must first 
decide the SDF’s: Goal, Objectives to Link (the “Goal” to the “Objectives”) and Objectives, 
plus the activities and inputs needed to implement the plan; then decide what are the 
indicators or targets that will show that the goal, objectives, etc., have been achieved. 
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8.02 Monitoring What?
Monitoring involves achievement of: a) the actual inputs (including financial) measured 
against the planned inputs; b) progress in starting and completing activities; and 
c) outputs that measure the achievement of objectives such as: “Develop 50 pupil 
Junior Secondary School in Prampram” measured by the Output: “Operational JSS 
serving 50 pupils”. Verified by physical inspection and the school’s staffing and pupil 
pay/attendance rolls.

8.03 Monitoring When and by Whom?
Monitoring can be reported on a monthly, quarterly, semi-annually and annual basis 
and will, as far as possible involve existing MMDA and Regional staff and existing data 
collection systems (Minutes of meetings, Meeting agendas, Departmental reports, 
physical inspection, etc.). Thus for monitoring, as far as possible, avoid the need for 
primary data collection systems such as socio-economic or ad hoc surveys.

8.04 Evaluation
Evaluation involves measuring the achievement of higher order planning objectives, 
what are referred to in the MTDP M&E system as Outcomes and Impacts. These are 
usually of such a complexity or fundamental nature that they cannot be reported on 
a monthly, quarterly or semi annual or annual basis. They often involve primary data 
collection.

Example:
For instance, the Dangme West Spatial Development Framework 
Vision (or Goal using NDPC M&E terminology) is:

“Agricultural activities should be concentrated in the north where 
there is abundant water supply and large tracts of agric lands. 
Urban growth and development must be rationalised and limited 
to the Prampram – Dawhenya – Afienya - Dodowa corridor, but 
a major new settlement will be created to the east of the Shia 
Hills.  A coastal zone from Prampram through to Ningo and 
beyond should be reserved for tourism, high-tech and leisure 
development.”

To evaluate whether this Vision is realised or not: 
a) establish baseline data – i.e., what is the situation now? (what is the 

existing concentration of agriculture in various parts of the District, 
measured, for instance by hectares under cultivation, or livestock 
populations);
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b) agree on clear indicators of achievement  in advance (increase in 
 hectares under cultivation in north of District, etc.); 
c) the result can be reasonably determined after some years have passed, 

either towards the end of the 4-year MTDP implementation period. 
Evaluation of the existing SDF needs to be undertaken before each 
revision of the MTDP, so lessons learned can be applied in the new 
Plan.  It is important to reflect upon whether the strategies still remain 
relevant. For example the discovery of oil changes dramatically the 
need for settlements in the Western Region. The increased value of 
gold provides motivation to mining companies to explore more difficult 
seems of the ore and so resurrect activities in some run-down mining 
areas.

8.05: Indicators
Indicators: Whether one is monitoring inputs, progress or outputs; or evaluating 
outcomes or impacts; indicators of the achievement of inputs, outputs, outcomes 
or impacts that are agreed in advance and are directly related to SDF goals and 
objectives are essential.
In terms of implementation of the SDF monitoring and evaluation system: All 
monitoring should be done at the MMDA level with oversight provided by Regional 
Authorities – i.e., regular meetings between MMDA and Regional authorities to go 
through monitoring reports, explain delays, anomalies and constraints, discuss how 
difficulties may be resolved and undertake forward planning. Such meetings could be 
quarterly or half yearly.

Evaluation of MMDA SDFs could include:
SDF Preparation & Implementation:
 i) Has the SDF Vision/Goal achieved the target impact?
 ii) Has the SDF objective being evaluated achieved the desired outcome?
 iii) Have other, less desirable, results, outcomes or impacts occurred – as 
  a result of the SDF implementation?
 iv) In the previous planning period, did the overall population grow at the 
  same rate, at a faster rate or at a lower rate than expected?
 v) Did the Management team carry out its duties, drive the programme 
  and manage the budget properly?
 vi) Were stakeholders sufficiently consulted and their views taken into account?
 vii) Were stakeholders sufficiently informed of the process and the 
  relationship between their interest and responsibilities and the realisation 
  of the plan? 
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SDF Outcomes & Impacts:
 viii) Is the population distribution between settlements and towns as expected 
  or distorted? What are the possible reasons for any observed changes?
 ix) What proportion of the additional industrial space has been taken up 
  and developed for industry?
 x) What additional areas have been developed for industry and where?
 xi) Has the road/rail plan been developed or is it being developed as 
  proposed (in terms of time and location)?
 xii) Have other major infrastructure trunk lines for water and power been 
  developed or are being developed as proposed?
 xiii) Have other transport nodes been developed as proposed (e.g. ports, 
  airports etc.)
 xiv) Have areas identified for limited development or special treatment been 
  observed?
 xv) Have the main commercial centres been developed as proposed?
 xvi) Have the identified tourist areas been developed as expected?
 xvii) Have the tertiary educational centres and District/regional hospitals 
  been developed/extended where proposed?
 xviii) Have other key developments identified in the SDF been realised or are 
  being realised?

Table 4: Example of M&E Matrix

Goal: Address the economic imbalances, re-stabilizing the economy and placing it on a path of sustained accelerated growth and 
poverty reduction towards achieving the Millennium Development Goals and Middle Income Status (from Dangme West MTDP)

Objective to link: Urban growth and development must be rationalised and limited to the Prampram – Dawhenya – Afienya  - 
Dodowa corridor (from Dangme West SDF Vision)

Objective 1: Improve and supply adequate urban/social infrastructure (water, electricity, roads, good sanitation, schools, health 
institutions, recreation and commercial needs etc) to support the rapid urban growth in zones designated for urbanization (from 
Dangme West SDF Proposals)

Indicators Indicator 
Type

Baseline Targets Data Sources Monitoring 
Frequency

Responsibility
Yr1 Yr2 Yr3 Yr4

% of water connections, km 
roads, sanitation, schools, etc 
per capita

Output To be 
determined

Utilities: CWSA, 
DFR, GEC, etc.

Annual Director DA 
Works Dept.

Reduced incidence of 
waterborne & sanitation 
related disease

Outcome To be 
determined

District Hospital & 
clinic admission 
records

Monthly Director DA 
Health Dept

Increased no. of jobs & 
economic activity

Outcome To be 
determined

Survey of 
employment & 
unemployment

4-yearly DPO

Objective 1:

Etc.
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8.06 Monitoring and Evaluating Implementation and Performance of the New Spatial 
Planning System

What is described above is the approach to monitoring and evaluating the performance 
and implementation of specific MMDA or Regional SDFs. 

Also described here is a method for Monitoring and Evaluating the performance of 
the Ghana’s spatial planning system.  This will in the first instance be determined by 
analysis of the institutions that define the system: national policy, law and regulation. 
From these may be determined the national spatial planning system’s: GOAL  
OBJECTIVE TO LINK  OBJECTIVE and in terms of implementing the system it is 
necessary to add:  ACTIVITY  INPUTS. 

The LUSPA is likely to play the leading role in establishing: a) the 4, 8, 12 and 16 
year implementation targets and indicators for both monitoring and evaluation; b) 
the system of regular (half yearly, annually) monitoring of inputs achieved, progress 
in activities (increasing numbers of MMDAs adopt SDFs, SPs and LPs) and outputs 
achieved plus the reporting system; and c) the means of and frequency of evaluation, 
which, almost certainly, is best contracted out to an independent assessor every 3 to 
4 years. 

Evaluating the Spatial Planning System will require the determination of: whether the 
levels of the three tier structures of planning are in conformity. The primary indicators 
of conformity will be:

• whether the Regional and Sub-Regional SDFs reflect the National SDF
• whether the priorities for investment in infrastructure and development 
 are following the recommendations of the SDF. 
• whether Structure Plans are based on the parameters given by the 
 District SDF
• whether Local Plans conform to the land uses and other elements of 
 the zoning ordinance in force. 

The purpose of the Evaluation will be to see whether the spatial distribution of 
activities and population is achieving and contributing to the stated overall SDF and 
SP goals - medium and long term development goals. Evaluation should involve 
looking for unexpected and unplanned impacts of the plan when it is implemented. 
Critical questions are: 

i. Are the strategies proposed in the Spatial Development Framework 
achieving the desired vision of the area, including the distribution of 
population, and the overall functions of the area as defined in the 
National Development Plan?

ii. What are the unplanned impacts of the strategies on land uses in the area?
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Step Nine:  Present, Consult Over and Adopt SDF

9.01 Stakeholder Consultation
Once the proposed SDF has been made in draft, following steps Five to Eight, they will 
need to be taken back to stakeholders for final comment.  In this case the stakeholder 
consultation list, programme, and venue may be a repeat of that carried out in 
Step Four.  However it may be deemed that group discussions are not necessary, 
depending on the degree of contention that still remains with the proposal.

9.02 MMDA Procedures
In the first instance the final proposal will be taken to the Statutory Planning 
Committee for approval subject to final correction and amendment.  The process 
of consultation and adoption may become more integrated with that of the MTDP, 
once the procedures for co-ordination of the spatial, social and economic planning 
elements have become established.

When the SDF becomes part of the MTDP, then the whole document will be subject 
to comment by the Spatial Planning Committee, with special attention being given 
to its spatial aspect. Depending on the degree of integration that has been achieved 
with MTDPs, the final document may then be taken to the Assembly as part of the 
MTDP approval process. 
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Appendix One:  Proposal to Assembly

Why make the SDF
It must be explained why it’s important to prepare the Framework. These are often the 
reasons:

• Legal requirement or the old one is simply outdated and needs revision
• When new plans or guidelines from the national or regional level are made or 
 important sector plans with large spatial impact are revised
• When growth is faster and bigger than projected or  the existing plan can’t cope 
 with present and future challenges  or a new and prosperous industry or 
 possibility are underway

There can of course be other reasons for making the plan.

Challenges and Possibilities
Prevailing challenges and possibilities in the district are to be pointed out and the amount of 
surveys, data, analyses and planning considerations should be listed. 

Level of Ambition for the SDF
The District Assembly shall decide to which level of ambition the Framework is carried 
out. The planners need to know because it influences the planning cost, the allocation of 
manpower, the work plan and the time required for making the plan. The planners can do 
this by describing two to three (2-3) different levels of ambition with matching budgets which 
the District Assembly has to decide upon.

When outlining the different levels of ambition you could answer these questions:
• What kind of Framework do you want to make: just smaller adjustments or a 
 total revision of the whole plan? 
• What kind of participation is needed: many public meetings and stakeholder 
 workshops or few? 
• To which standard of layout is the different documents carried out: soft or hard 
 printed copies, leaflets, wall sheets etc.? 

Organization and the Political Approval Process
It is necessary to organize the work with clear rules for collaboration and defining 
communication lines for the leading officers at the affected planning units and sector plan 
authorities, the District Assembly and the Spatial Planning Committee. It should also be 
considered to which extent the Regional planners and the Regional Co-ordinating Committee 
shall be involved in the planning process and how this collaboration is carried out.
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If it is an option, the Assembly could outline the amount of cooperation with private investors 
and consider the extent to which they can contribute to the planning costs without losing 
influence on the planning design. 

Planning Process/Work Plan and Time Schedule

The overall planning process as a work plan in main phases and time schedule shall be made. 
A short description of each phase with the outcome/planning document should be made.

• The work plan described in the program must be detailed and the main tasks 
 in each phase must be identified and put into a time schedule together with all 
 the meetings and workshops. 
• It gives all attendances an overview, and it enables the planners to manage 
 the planning process. 
• There are programs for doing this, but it can also be done in an Excel spread sheet.
• It is a good idea to start with placing the final approval in the District Assembly. 

The rest will then be adjustments of all the other tasks, meetings and workshops.

• It is a good idea to gather the meetings and workshops in a group of rows 
at the top of the spread sheet. This makes it easier to adjust the meetings 
and the workshops to the working phases. It is important that the length of 
the different working phases match the estimated amount of work. No short 
working periods when a lot of work is to be done!

• It is also important to insure at least a week between delivery of documents 
and plans and approval at the District Assembly, so that the politicians can 
familiarize with the content and consider which decisions they will prefer.

It should be possible to go through the planning process as it is stated in the Planning Law 
within a year plus/minus a month. Care should be taken not to propose a planning period 
that is too short, and therefore don’t give the planners the necessary time to be able to make 
the different documents and to make a decent participation process.

If base maps are not available and additional education of the planning staff is necessary, 
this should be reflected in the time schedule.

Use of Consultants

Consultants could be used due to the following reasons:
• The planners in the district are occupied with other important tasks
• There are too few planners
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• The planners do not possess the experience or knowledge, ICT or planning 
 skills necessary for making the Spatial Development Framework
• The district planning office is not equipped with the appropriate ICT equipment
• The desire for new inspiration from outsiders with other ideas.  

The program shall explain why the use of consultants is recommended. Explain also the 
distribution of the work between the planning office and the consultants and the estimated 
amount of money that needs to be paid to the consultants. Explain procurement processes 
and prepare a time schedule for procurement.

If use of consultants is decided, the following steps must be taken:

• Preparation of detailed specifications for Request for Proposals
• Advertising
• Evaluation and recommendation
• Decision by Assembly
• Contract and Terms Of Reference

Budget

The program is finalized with a budget which should contain
• Meetings costs
• Workshops costs
• Printing costs
• New maps
• Advertising costs
• Consultants fee
• Other non foreseeable services
• Additional ICT hard and soft ware
• Additional training ICT and planning

There could be two budgets with the two levels of ambition for the making of the Spatial 
Development Framework and there could be options that could be chosen from where 
necessary.
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Appendix Two:  Typical Programme

WORKSHOP ON DRAFT OPTIONS FOR SPATIAL DEVELOPMENT FOR THE 
SAVELUGU	-	NANTON	DISTRICT:	-	3RD	MARCH,	2010

VENUE:		SAVELUGU	-	NANTON	DISTRICT	ASSEMBLY	HALL

PROGRAMME

8:00 am - 8:30am  Arrival and Registration

8:30 am   Opening Prayer

8:35 am - 8:40am  Introduction and Chairman’s Remarks

8:40 am - 9:00am  Overview of New Planning System

9:00 am -10:00am  Presentation of Draft Paper on Options for Spatial Development 

    of the Savelugu- Nanton District  

10:00 am -10:30 am  Break

10:30 am -12:30 am  Group Discussions  

12:30 am -1:30 am  Lunch

1:30 pm - 2:00 pm  Preparation for Group Discussions 

2:00: pm - 2:45 pm  Presentation by Groups 

2:45 pm - 3:00pm  Break

3:00 pm - 4:00 pm  Open Forum and Summary by LUPMP

4:0O pm - 4:10 pm  Chairman’s Closing Remarks    
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Appendix Three:  Typical Executive Summary

THE KASOA – WINNEBA SPATIAL DEVELOPMENT FRAMEWORK: 
SUMMARY FOR CONSULTATION 
LAND USE PLANNING AND MANAGEMENT PROJECT

THE KASOA – WINNEBA SPATIAL DEVELOPMENT FRAMEWORK:
SUMMARY FOR CONSULTATION

LUPMP is a government initiative to re-establish an effective spatial planning system in 
Ghana.  The Kasoa-Winneba Spatial Development Framework (SDF) is one of the six pilot 
projects being undertaken to set up and test the new system.

The SDF is intended to be aligned with, and ultimately part of, the MTDPs.  However, it takes 
a long term (15-20) view.  Also, by looking at what is happening on the ground it may bring 
in social and economic factors which are not currently covered by the MTDP template.  The 
SDF is intended to align with National, Regional and District level development objectives.  
Currently the National, Regional and District plans have no spatial dimension, but hopefully 
the implementation of the new planning system will ensure that a spatial expression is given 
to these plans in coming years.

The choice of this Corridor arose from the wish to understand the phenomenon of the 
expansion of Accra westward.  The SDF boundary covers the area that was seen to be 
significantly affected, and includes all or part of five Districts.  The Framework begins by 
referring to policy objectives and then summarizes the current situation and trends for the 
future as summarized below:

Settlements:  The largest settlement in 2010 was Kasoa with 120,000 residents, followed 
by Winneba, Senya Bereku, Bawjiase, Bontrase, Awutu/Budumburam, Akwele Nkwanta and 
Ofaakor.  All have grown significantly since the 2000 census, with those forming part of the 
Accra expansion having grown by as much as 13% per annum.  Much of the growth has 
been in unplanned and therefore unserviced ‘sprawl’ (see Map 1, part of which is based on 
land-use overlays on recent aerial photographs).  Projections show that the population may 
at least double over the next 10-15 years.

Employment:  Many of the new residents work in Accra, outside the Area. The single 
biggest sector for jobs is Agriculture; being 45% of the total (this is much lower than many 
other areas of Ghana).  The other sectors are construction, industry, commerce, services 
and fishing.  Construction will grow as settlements expand, warehousing, processing and 
packaging are likely to grow, along with the service sector (associated with expansion of 
tourism and higher education along the coast).
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Infrastructure:  The N1 international highway is the principal road in the Area, with paved 
roads going south to Winneba and Kwenyako, and north towards Bawdiase.  Water supply, 
especially to populations of the new settlement areas is very short.  Coverage of power 
and extent of supply (amount of cuts) is also short.  Arrangements for drainage and solid 
and liquid waste collection fall far short of what is required.  Investment is planned and in 
progress in the area of water and electricity, in which cost recovery (charging) systems are 
in place.  Investment plans exist for roads, drainage and waste but funding is not available.

Culture and Environment:  Traditional values and lifestyles are rapidly being transformed 
by new urban lifestyles, but there exist numerous traditional festivals, events and sites 
around which an effort to retain traditional and Ghanaian values can be made.  Many of the 
new development pressures, from plantations in Agriculture, to settlement growth, to new 
industries are polluting and destroying the natural environment, but some initiatives such as 
in tourism and education are raising the awareness of the value of the natural environment.

 MAP 1



MANUAL FOR THE PREPARATION OF SPATIAL PLANS

MINISTRY OF ENVIRONMENT SCIENCE AND TECHNOLOGY  -  TOWN AND COUNTRY PLANNING DEPARTMENT 49

Drivers of Change, Problems and Options

The SDF then summarises the main forces of change, pressures of urbanization, investment 
etc. and assesses the potential for government to target change to solve, as opposed to 
increase, the problems which are being faced.  An effective spatial policy and planning 
control system is an essential part of this.

Three very different Options for the future are then put forward for consideration, to illustrate 
the effects of different policy objectives.  The Preferred Option will certainly be a mix of what 
is illustrated below, but the questions will be, “What Mix?”, and “What Priority?”

Option A: Focus on Agriculture

This option proposes a continuing focus on farming and fishing activities in the SDF area, 
with the priority being for infrastructure, health, education and new investment to be directed 
at that sector and settlements in this sector. It continues the thrust of the 2006-9 MTDPs 
and could put a determined stop to further (unplanned) expansion of Accra. The expansion 
of Kasoa is resisted and strictly controlled in this option, with regularisation of unplanned 
sprawl being a secondary priority.

Map 2 indicates growth in agriculture, based on expansion of existing villages, on the 
western side of the area. The plantation areas are also extended. Processing and packaging 
sites are located close to main junctions near Bontrase/Bawjiase and elsewhere, to provide 
employment in adjacent settlements. New major roads link agricultural areas to the main 
road network, and new processing, packaging and warehousing/bulk-breaking facilities are 
located where they intersect with the N1 and in the Bontrase area. Improvements to the road 
link to Nsawam in the northeast of the area is also prioritized. The Bontrase/Bawjiase area 
could effectively become a new agricultural centre for the region in this vision, connected 
directly to the north and receiving goods for bulk-breaking, packaging and warehousing.
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Option B: Focus on Expansion of Accra

In this Option all the resources in the area are drawn into dealing with the expansion of Accra.
Kasoa is expanding rapidly around its centre and also northwards. The settlements are 
disorganized and badly serviced, and in need of regularization. There is a need for adequate 
health and education facilities and for some breaks/green space to be established.

Here the priority is given to ensuring that Kasoa is properly serviced, and new settlements 
are planned which are connected by the BRT to Accra. This is a ‘poly‐nodal’ approach to 
the future of the area, in which further development of Kasoa itself is contained, but the 
new populations are allowed to settle at Bawdiase, Bontrase, Awutu/Buduburam in properly 
serviced estates.



MANUAL FOR THE PREPARATION OF SPATIAL PLANS

MINISTRY OF ENVIRONMENT SCIENCE AND TECHNOLOGY  -  TOWN AND COUNTRY PLANNING DEPARTMENT 51

Option	C:		A	Focus	on	a	Green,	Hi-tech	and	Eco-tourist	Vision	for	the	Area

In Option C the expansion of Accra into the Area is strictly limited. A green barrier (planting 
forest tress) is created as far as possible around the edges of Kasoa to signify this. 

There is a strong emphasis on protection of the natural environment in all areas. There is 
a focus on improvement of existing settlements to a high standard; preservation of plants 
and wildlife, elimination of pollution from waste, salt industries, uncontrolled mining and 
quarrying and a presumption against the expansion of plantations and cash crops.

Forest Reserves are expanded and new ‘Forest and Village Reserves’ designated where 
possible. The boundaries are extended to incorporate surrounding subsistence agricultural 
lands, traditional settlements and villages with a view to preserving the remaining traditional 
village life in the District. Facilities are introduced to enable them to be visitor/tourist areas, 
selling high quality traditionally-produced foods and artefacts. These areas become cultural 
and educational resources for schools and inhabitants of urban areas, reinvigorating the fast 
disappearing Ghanaian culture and identity.
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A coastal belt is designated for green tourism/leisure and educational development 
environments. Some urbanization is accepted as being inevitable along the N1, but strictly 
limited to a 1km corridor, with ‘green breaks’. New settlements are designated at key nodes 
in the preserved areas: these combine visitor facilities, hotels/conferencing with high quality 
residential and Hi Tech industries.

After consultations, the views and information given were analysed to come up with a Preferred 
Option for the SDF which will be incorporated into the District Assemblies MTDPs for 2010-
13.The SDF will then be used to inform more detailed Structure Plans, on which decisions 
on the building permitting process will be based for areas where substantial development is 
taking place. The new planning system should be able to strengthen governments, investors 
(including utility companies) and populations in the affected areas in their efforts to achieve 
a high quality environment in the future.
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Appendix Four:  Example of Questionnaire
SPATIAL DEVELOPMENT FRAMEWORK: SCORING AND QUESTIONS

Please use the table below to score the Options A, B and C.
Place your score of 1-10 points in each box (i.e. 1 is small effect, 10 is big effect)

In the PRIORITY column, use points out of 10 to show which are the higher or  lower 
priorities.

PRIORITY Agric Urban Green
for Themes OPTION OPTION OPTION

MTDF 2010-13 Themes A B C

1 Improvement and 
sustenance of Economic 
stability

2 Expanded development 
of production 
infrastructure

3 Accelerated Agriculture 
Modernisation and Agro-
based Industrial 

4 Sustainable partnerships 
between government and 
private sector

5 Developing Human 
Resources for National 
Development

6 Transparent and 
Accountable Governance

7 Reducing poverty and 
income inequalities

YOUR SCORE FOR THE 
OPTION AS A WHOLE

 

Please use the back of this sheet to add any other comments or information which you 
would like us to take into account

WHEN COMPLETED HAND THIS SHEET TO AN LUPMP STAFF MEMBER OR THE 
RAPPORTEUR OF YOUR WORKSHOP AT THE END OF THE GROUP REPORT BACK 
SESSION
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PART TWO

MANUAL FOR THE PREPARATION
OF STRUCTURE PLANS
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Introduction
This part presents the step-by-step guide to the preparation of a Structure Plan (SP).

0.1 What is a Structure Plan?

A Structure Plan is a dimensionally specific and accurate spatial plan which is used 
to guide the development or redevelopment of an urban area, town or city and its 
peripheries, coastal belt or other significant development area. It is used to define:
• future development and land use patterns;
• the layout of trunk (primary distribution networks) infrastructure and main 
 transportation routes, including terminals;
• conservation and protected areas; and natural drainage system
• other key features for managing the direction of development, including 
 upgrading and regeneration.

The Structure Plan defines the land use policy goals and guidelines which are to be 
followed when developing schemes and local plans. The Structure Plan has a time 
horizon of 15 years (covering four periods of the Medium Term Development Plan 
(MTDP)) and will be revised at each period.

The land uses which are defined in the Structure Plan are based on the strategic 
objectives and policy goals of the Spatial Development Framework, (SDF) for a 
Metropolitan, Municipal or District Assembly (MMDA). The future development and 
land uses, which are defined in the Structure Plan, are base on the goals and policy 
objectives in the Spatial Development Framework (SDF) for metropolitan or District 
Assembly (MMDA). The SDF provides the spatial development aspect of the district 
level Medium Term Development Plan.

0.2 The Three Tier Planning System

Metropolitan, Municipal and District Authority (MMDA) level SDFs will be prepared 
and approved by Spatial Planning Committees of the Assemblies as part of their 
respective MTDPs.  They will interact and be in conformity with the other levels of 
planning ‘above’ and ‘below’ them, which are as follows:
• SDFs at National and Regional levels which will identify key strategic issues 

related to the National Development Plan (NDP) and at District level will define 
National and Regional requirements for the SDF aspect of the MMDAs’ Medium 
Term Development Plans (MTDPs).  The MTDPs are, however, four year 
plans, and the SDFs are twenty year plans. Ultimately the District level SDFs 
and the MTDPs will become one document.  The SDF will prescribe where 
Structure Plans, which will cover the major areas of growth and development, 
should be undertaken, and form the brief for them.
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• Structure Plans (SP), which will lay down coordinated land uses and 
infrastructure proposals, in areas where substantial development is taking 
place, based on the SDFs.  They will prescribe dimensionally accurate land-
use zones, have an accuracy of +/- 10m, and be legally enforceable.

• Local Plans (LP) will in turn be prepared, usually for parts of a Structure Plan 
area, where required, and will prescribe the terms of development down to 
the individual plot level based on the Structure Plan guidelines.   The Local 
Plans will provide the basis for making decisions about individual applications 
for permits for development, and for street naming.  They will also give Unique 
Parcel Numbers (UPN) to plots which will be related to Registered Titles for 
land at the Lands Commission.

Decisions about applications for permits to develop land for particular projects will 
therefore be able to be aligned with strategic objectives and projects at National, 
Regional and District level by means of the SDFs and SPs.

0.3 The proposed new Land Use and Spatial Planning Law

The proposed new Land Use and Spatial Planning Law and the Planning Model 
Guidelines will identify the three levels of plan and the responsibilities of the different 
levels of Government for the preparation, approval of plans and the appeals process.

0.4 What a Structure Plan does

The Structure Plan has specific functions which include the following:
a. The Structure Plan ensures that patterns and intensities of existing and 

proposed development and redevelopment are coordinated to enable efficient 
use of resources, services and facilities. Consequently, various developments 
are harmonised in location, function and character to prevent land use conflicts. 

b. The Structure Plan provide a co-ordinated approach to the provision of 
infrastructure and  services in large developing and growing areas with different 
areas in order to facilitate timely delivery of basic services and facilities to the 
population.

c. In order to promote public interest as well as respond adequately to various, 
diverse investment interests, the structure plan provides guidance and greater 
certainty to prospective developers, government, the general public and other 
interested parties regarding what is permitted or permissible in a developing 
or developable area.

d. The Structure Plan identifies and publicizes areas suitable for redevelopment 
so as to ensure that land is utilised or re-used more effectively in the context of 
changing socio-economic realities.

e. The Structure Plan identifies areas in need of urban renewal   and outlines 
required strategies for effecting essential regeneration in communities, needed 
improvements in community facilities, and conservation of threatened sites 
and habitats of outstanding natural heritage value.
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f. The Structure Plan coordinates the phases of development over time, 
especially over large areas. The coordinated phases minimize adverse impacts 
on existing development and safeguards long term development.

It is important to emphasise the fact that the aim is for the use of land to be rational, 
functional and address the economic and social development needs of the entire 
community. Increases in land and property values which arise from changing its use 
must in part be used to pay for consequent infrastructure and other economic and 
social facilities according to the policy goals of the Assemblies, Regions and the 
Nation. A change of use from agricultural to residential may, for example, lead to 
increased values, but it will also lead to greater pressure on government to provide 
the resulting education, health, infrastructure and other facilities which must be paid for.
 

0.5 Who will be involved?

The Structure Plan will be prepared and approved by the MMDA Physical Planning 
Department (PPD) in cooperation and consultation with the other Assembly 
Departments under the direction of the Spatial Planning Committee.  The Committee 
will recommend it for final approval by the MMDAs.  The Assembly could also contract 
a Physical Planning Consultant to prepare a draft for a Structure Plan.

During plan preparation the Physical Planning Department/consultant will be 
responsible for making contact with neighbouring, Regional and National authorities 
on any development plans which are in the pipeline which affect the District.

To ensure relevance and the right focus, the Physical Planning Department / 
consultant will communicate with relevant stakeholders including community leaders, 
traditional authorities who control the sale and administration of stool and family 
lands, developers and major private investors and NGOs.

The stakeholder consultation process is important to ensure that the chosen land use 
policy goals are relevant for, and to the benefit of, the stakeholders. The consultation 
will improve the understanding of the plan and promote a consensus view.  It is 
important that this overall strategy is widely known, understood and accepted, 
because:
• The targeting of effort in all sectors to common goals will greatly enhance the 
 overall capacity for much-needed development.
• Where conflicts of interest exist between individual objectives and the wider 

agenda, it will be possible to resolve them and control and re-direct potentially 
damaging and wasteful investment, to the benefit of all parties.

0.6 What does the Structure Plan Consist of?

The Structure Plan is a document that will be based on a brief from the SDF, which will 
identify the long term population growth and the development potentials, challenges 
and trends of the area.  The SP identifies the location and size of land needed for 
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growth and other functions and ensures that they represent an efficient use of land 
within different parts of the SP area.  The SP will contain:

a. A description and analysis of the existing situation and dominant development 
trends which influence/drive spatial development in the Structure Plan area.

b. A description of the land use development opportunities and challenges.
c. Definitions of the relevant land use policy goals and concrete guidelines to 

follow concerning existing and future land use, and protection of the land 
resource. These development goals and guidelines will derive from the SDF 
and the MTDP to complement development goals. The SDF will also identify 
other existing planning activities (from neighbouring MMDAs, regional and 
national development plans) that will be relevant for the future development 
of the Structure Plan area. The policy goals should be reflected in the 
development visions for the Structure Plan area.

d. Definitions of the planning standards to be used in the Structure Plan area, 
deriving from the SDF and national LUSPA planning standards complemented 
with standards related to District Assembly decisions and visions for the 
development of the specific Structure Plan area.

e. The plan will contain text and maps which illustrate the designated land use 
zoning in measurable areas using the LUSPA established definitions for urban 
and rural functions.

f. A proposal for actions and management/organisational structures to make 
sure that the Structure Plan will be implemented, with proposals for further 
planning to be included in the next revision, action plans to be prepared 
including initiatives needed for joint development with community and investor 
participation.

g. A preliminary draft budget for the municipal investments needed and indicators 
of the role of private sector and other funding agencies that may be involved 
in the Plan implementation.

h. Identification of the Structure Planning monitoring and evaluation methodology 
and identification of the monitoring and evaluation body. This includes 
definition of clear targets and key performance indicators for the planning 
process. Long term impact monitoring and evaluation will be part of the MTDP 
planning process.
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Step One: Set Up
1.1 Who will Prepare the Structure Plan and How Long will it Take?

The preparation of the Structure Plan will normally be coordinated by the District 
Physical Planning Department or by an appointed consultant.

However the Structure Plan preparation process is not only a Land Use Planning 
professional’s concern. It is very important to involve the other Assembly Departments 
and ensure that they contribute to the development of the Structure Plan.

The preparation of an SP will take up to 16 months and, for larger cities, possibly 
up to 24 months, depending of the complexity of the planning area and the human 
resources available.

1.2 District Assembly Approval

Before the work on the Structure Plan can begin, the District Assembly must approve 
a program and a budget for the expenses. The Assembly must also source for funds 
and make it available for the preparation of the plan. The program should describe 
these elements (See Appendix One for detailed example):
• Why make the Structure Plan
• SDFs guidelines for the development of the SP Plan Area
• Justification of priority for elaboration of the SP
• Definition of the SP Area
• Short section on challenges and development opportunities
• Organization and the political approval process
• Planning process/work plan and time schedule
• TOR for the eventual use of consultants10

• Budget

The District Assembly may review the program and the budget before approval and 
the planning work can begin.

1.3 Who will Set Up and Manage the Process?

Immediately after the program is approved and the necessary funds are provided the 
Physical Planning Department will identify the responsible staff member to coordinate 
the SP preparation and establish an SP team.

The organization of the SP work is very important because it is the foundation for 
good cooperation and ownership of the project. Good organisation will ensure the 
maximum use of the available human resources. 

10 If consultants used, the proposal should include the TOR for the Consultants and the RFP 

    (which should include the system of marking of the proposals).
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Coordination and information sharing will create synergy; improve the possibilities for 
the elaboration of an SP that follows the objectives of the making of the plan.

The Spatial Planning Committee should initiate the SP process and request the 
Technical Sub-Committee (TSC) to manage it. The TSC should co-opt any directors 
from the MMDA departments, the DCD and the Regional Planning Officer into the 
SP management team, if they are not already on the TSC. The TSC shall ensure 
that coordination, information sharing and agreement on development options are 
effective.

The TSC must meet to manage the SP at least 3 times during its preparation. In 
the first meeting the TSC must agree upon the scope of work, in the second, they 
will evaluate progress, monitor performance, consider development options and if 
necessary adjust the scope of work. In the third meeting they will adjust the SP draft 
which is to be presented to the Spatial Planning Committee.

The organization must ensure that decision lines and communication to the politicians 
at MMDA and Regional level are well established.

1.4 The Spatial Planning Committee and the Assembly

The Spatial Planning Committee (SPC) will debate, pose additional proposals and 
make recommendations for the formulation of objectives for the SP process and later 
in the process consider development options and provisions, but the Committee will 
affirm but not provide the final approval of the Structure Plan, which is ultimately done 
by the Assembly.

It is advised that the planning process is reported on to the Spatial Planning Committee 
on at least three occasions. Depending on the time and resources available and the 
wishes of the Spatial Planning Committee more information meetings could be added. 
The purpose of the meetings is to get inputs from the people who administrate land use 
plans and the planning standards on a daily basis. The Spatial Planning Committee 
should also debate and contribute to the vision, the alternative development models, 
the objectives and, last but not least, evaluate the proposals in the Structure Plan, 
some of which may have direct impact on the administration of the other levels of 
Plan.

The District Assembly approves the Structure Plan, as forwarded by the SPC, on at 
least two occasions:

A. To review the draft SP after the main stakeholder consultation, before it 
  is published for final comment.
B. To approve the revisions made and approve the final SP before it is 
  published as approved and to be applied.
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1.5 LUPMIS Expertise and Equipment Required

The preparation of the SP should be done in close reference to the Land Use and 
Planning Management Information System (LUPMIS) Manual.  It will require the 
following equipment and trained personnel:
f. An experienced and qualified land - use planner who can direct the process, 
 produce reports and liaise with a wide variety of stakeholders at different 
 levels.
g. Satellite or aerial photographs of the area to be studied.
h. At least two laptop computers, one each for the planning officer and technician 
 who will carry out the work.
i. GIS Software and trained GIS Technician(s) who can

• Map various data from various sources
• Make detailed land-use maps based on the aerial imagery
• Make maps of infrastructure such as roads, power, water and drainage.
• Understand land-use planning methods such as buffering and zoning.
• Large format colour printer for production of maps.

The LUPMIS manual explains how all the required maps are made and how one can 
utilize the MapMaker program to make land use GIS analyses.

1.6 Notifying and Creating a Database of Participants

At the inception of the process, notices should be given to all of the agencies who 
will be involved, outlining the program of work, main consultation  times and other 
milestones and name and contact details of the person who will manage the process.
In order to ensure that as many other interested parties as possible are informed and 
can be involved, notices that the process is taking place may be given in the local 
press and other media.

It will be useful at this stage to set up a database of participants which can be added 
to as the process continues.  This will make ongoing consultation much easier.
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Step Two:  Mapping and Data Collection
2.1 What Data is Needed

Data or information depicting realities on the ground must be collected from the SP 
area.  Data collection must be limited as much as possible to the task in hand.  The 
collected data shall be relevant, exclusively, to the analysis of the current and future 
situation in the Plan.

However, if special needs/problems related to the planning area come up, extra data 
must be added.

The required data for discussion and resolving key issues that will subsequently  lead 
to proposals will be from social, economic or spatial sources.  A list of “data required” 
is given in tables 1 and 2.  Some social and economic data may be mapped by 
referring to the ‘enumeration areas’ which have been used for collecting data. The 
National Census will be a principal resource in this.

2.2	 Land-use	Mapping	of	Structure	Plan	Area

In the defined Structure Plan Area, use aerial photographs as base and draw lines 
around different land uses.  Combine this with the layer of high density, medium 
density and low density residential areas, commercial areas and areas of mixed 
commercial residential use.  Prepare layer of town parks, communal facilities (schools, 
universities, hospitals etc) and beaches. Add layer of forest areas and agricultural 
areas differentiating between plantations and other agricultural areas if possible. 
Combine the layers with intensive industrial areas and areas reserved for mining 
concessions and registered deposit of minerals.

2.3 Transport Network with Appropriate Buffering.

Create a  layer for roads and reservation zones divided in three or four categories 
based on importance and include railways, bus terminals, and stations, airports and 
ports if they exist in the SP Area.  Approved new transport projects shall be included 
in this layer.

2.4 Water Bodies, Rivers, Streams and Protected Areas

A layer shall show water courses and bodies with 60m protective buffer for water 
bodies with permanent water and 50m with seasonal water measured from highest 
water level. The flood plains shall be carefully identified using aerial photographs, 
visits to the threatened neighbourhoods and interviewing community members and 
using GPS to identify ground water deposits.
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Many officers, politicians and community members will oppose the protection zones 
because they see them as waste of good land that could be sold for development. 
However the environmental degeneration can be ongoing and severe, and in the 
end will affect everybody negatively.  The protection of drinking water sources is 
an especially important issue, both regarding avoiding pollution and protecting the 
continuing availability of the resource.

2.5 Sector Layouts

A layer shall contain the existing Sector Layouts to identify which areas have already 
been planned.  These can be found in the LUPMIS subfolder as JPEG scans called 
“SL”.

The existing sector layout may not be a legally approved plan, rather just an informal 
guide for the Physical Planning Department, developer or landowner.  Even if legally 
approved, this does not prevent them from being revised if yet not built upon. Some 
sector layouts have been designed with lack of sufficiently good topographical maps 
and are not accurate in relation the existing situation.  Furthermore they do not 
give any priority to environmental protection, and hence they are anyway in need 
of revision. Most sector layouts have also been designed for low density housing 
and the density could without problems be increased and even doubled. However if 
the density is being increased the areas for education, health, recreation and other 
facilities must be revised accordingly.

2.6 Identify and Measure Existing Residential Areas.

Settlements or neighbourhoods which have been identified from land-use mapping 
should be listed and their areas measured and populations estimated.
a.    Measure areas of residential land uses, high density, medium density and low 
density, in each settlement/neighbourhood .
b. Do a count of the number of houses in each, with separate figures for high 
density, medium density and low density areas. The count can be done using the 
aerial photographs or by visiting them. A sample may be used for larger areas.
c. Use Excel sheets, to determine:

i)  Population and population growth projections for each area.
ii) Capacity of existing settlements when fully developed.
iii) Number and area of facilities for future population, (2010-2025) 

Examples of Excel sheets are given in Appendix Two

11 Note that there are different measures for density; plots per hectare or population per hectare in different places. In the north, for 
example, compound houses are characteristically of low density in terms of plots per hectare but high density from the point of view of 

population/ha.
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2.7 Collecting Data

It is important that the data collection is coordinated with the other District Assembly 
Departments.  If any disagreements exists about what data should be used a common 
decision must be taken to identify the used data.

For the elaboration of the SP much data will be available from the SDF and from the 
MTDP. But as the planning levels are different, more specific data must be collected 
regarding the existing situation in the communities and other elements of the SP 
area.

Many agencies have their own mapping systems but will be reluctant to share data. 
These barriers may be overcome by  forging trust and working relationships over 
time, and ensuring that the necessary caveats over use of the data is well understood 
and publicized.  In addition, it should be noted that Land Use and Spatial Planning 
Authority (LUSPA) will be working with agencies at National and Regional levels to 
facilitate the process of sharing data.

The data will take time to collect, and some can be difficult to get.  It is important 
that the process is started. Lack of some of the data listed in table 2.1  should 
not cause delay, as they can be left to the next round (bearing in mind that the 
Structure Plan will be reviewed every four years, thereby providing the opportunity 
for revisions to be made).

2.8 Data layers and combinations
When preparing the Structure Plan it is necessary to map data onto separate GIS 
map layers.  These may then be combined to give key spatial characteristics for 
the plan area, for example (the list given below may be varied according to the 
circumstances):
a. Characteristic 1:  Natural Physical Character of the SP area, contours, 
 rivers, soil quality, reserves, climate.
b. Characteristic 2: Protection  of the Natural Environment , water bodies, 
 wildlife and natural environments, polluted and degraded areas and hazards
c. Characteristic 3: Population in the SP area, neighbourhoods or planning 
 zones. Population growth, distributions, density and settlements.
d. Characteristic 4:  Structure of Local Economy: Location of service, 
 commerce, industry, agriculture areas tourism sites, unemployment and 
 income zones (from land-use map and MTDP).
e. Characteristic 5:  Education and Health facilities. Student population and 
 school infrastructure, clinics and other health infrastructure.
f. Characteristic 6:  Infrastructure: Road network, Rail, Air, Water, Drainage, 
 Solid Waste, Energy, ICT and Communication.
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Table 2.1:  
Data and 
Source No.

Layer: Data Required Data Source Comments

1. Base Map showing:

• Administrative Boundaries
Existing Roads

• Rail lines
• Waterways, channels, main 

drainage channels, rivers and 
water bodies, flood zones,

• Coast line
• Power transmission lines
• Existing development (Built, or 

part built up areas)
• Available Topographical Map

Survey and Mapping Division 
of Lands Commission

Contacted recognized 
sources

Using GPS

2. Population data

• Population by different census 
districts

• Population growth
• Population distribution and 

density
• Human settlement size, 

functions and hierarchy
• Age pyramid for each sex
• Population projections
• Household size
• Household size projections
• School age children

District Statistical Office
District
 
Development Planning Office

MTDP

National Statistics 

Academic exercises
Satellite and aerial 
photography

Counting houses 
on satellite/aerial 
photographs, 
and estimating 
occupancy 
is a way of 
estimating 
population.

3. Employment data

• Employment by sector

• Employment projections

• Space projections, by 
employment 

• Sector and number of employees

District Development 
Planning Office 

MTDP
  
Academic sources

Property professionals/real 
estate agents

Different types 
of employment 
have different 
space needs. 
This applies 
redominantly to 
factories and 
warehousing

4. Income data. 

• Household income
District development 
Planning Office

MTDP

Family income and 
expenditure surveys

This can help 
determine the 
affordability of 
different forms 
of housing and 
hence land 
equirements.
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5. Major Allodial and state land 
ownership boundaries

• Traditional State

House of Chiefs 

CLS (if existing) OASL 

Lands Title Registry

Lands Commission

Ownership 
of land helps 
identify potential 
locations for 
additional 
government 
structures, 
supply and land 
economy issues.

6. Residential Areas
Housing and neighbourhoods

• Classification of existing 
residential areas as:

High density Area
Medium Density Area
Low density Area

• Description of neighbourhoods 
or communities regarding:
Actual occupancy     
(households/per unit /   
compound)

• Housing conditions 
(overcrowded, unsanitary, 
structurally unsafe etc)
Preferred occupancy     
(households/per unit/compound)

• Projections of housing demand 
taking into account present 
shortage, housing condition and 
growth

• Land requirement for housing

Census

District Development 
Planning Office

MTDP

Survey

Satellite and aerial 
photography (number of 
houses).

LUSPA Standards

Use LUSPA Classifications 
and Styles

Generally 
household sizes 
are diminishing, 
so the existing 
supply of 
housing 
land may be 
inadequate even 
in the case of 
zero population 
growth.

Land projections 
should take 
into account 
population 
growth and at 
least the need 
for about 30 
percent more 
land than what 
is actually 
occupied for the 
market to work

7. Commercial Areas

• Including markets, offices etc.

• Present commercial locations 
including booths and container 
shops

• Analysis of types of commercial 
activity and the relative efficiency 
of the use of the land where 
presently located

• Use of offices presently available

• Projected additional office space, 
interpret into land required 
and identify additional land 
requirement

District Development 
Planning Office, MTDP

 Commercial associations, 

Surveys

Satellite and aerial 
photography

Use LUSPA Classifications 
and Styles

While such 
surveys have 
not been carried 
out, much of this 
will need to be 
collected from 
organisations 
representing 
the commercial 
sector and 
market vendors.
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8. Civic and Cultural Data
Health Facilities

• Existing Health Facilities

• Plans for extension or new 
hospital or other health-related 
facility.

• Implications for land requirement

District Health 
Department
Satellite and aerial 
photography.

The objective is to 
find out whether 
additional land should 
be identified for new 
medical facilities, 
outside of  existing 
hospital grounds and 
not including small 
clinics that are part 
of areas of housing 
or commercial 
development

9. Administrative Developments

• Public facilities and plans for 
extension and new facilities

• Land requirements outside 
existing compounds etc.

• Private Sector Service Offices

District Assembly, 

RCC 

Government agencies

Private Local Service 
Sector

10. Community Centres

• Durbar ground

11. Tourism and Visitors

• Hotel, Guesthouse, Restaurant 
and Tourism Information facilities

• Tourist Attractions

• Museums, cultural places, 
traditional palaces, shrines and village 
settings and other historic sites

• Number of tourists and outside 
visitors visiting area over past 
five years

• Projected growth in Tourists/
outside visitors

• Type of tourists/visitors

• Projections of hotel accommodation 
and type of accommodation required

• Projections of land requirements
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12. Culture, Tradition and Places of 
Worship

• Museums

• Historical Places

• Chiefs palace

• Proposals for development 
of seminaries, convents, 
mosques , monasteries

Survey of historical 
and religious leaders 
and traditions

The objective is to 
find out whether 
additional land should 
be identified for new 
medical facilities, 
outside of  existing 
hospital grounds and 
not including small 
clinics that are part 
of areas of housing 
or commercial 
development

13. Educational Facilities

• Capacity of existing, in particular 
Senior Secondary Schools and 
Higher education institutions.

• Based on population projections, 
need for additional schools

• Plans for expansion of existing 
schools and tertiary educational 
institutes

• Plans for location of Tertiary 
Educational institutes

District Education 
Department, and 
ministry of Education

Survey of schools,

Universities etc.

The main concern is for 
the land requirement 
for secondary schools 
and tertiary educational 
institutes, which tend 
to be substantial land 
users. 
Schools provided 
to serve just the 
local community 
(primary schools and 
kindergartens) are part 
of the residential areas 
and not identified at 
this level of planning

14. Sport, Recreation and Open Spaces

• Major Recreational Area as sport  
field, stadium, Sport’s Club, 
Swimming Pool Golf, Amusement 
Park, Zoo Parks

• Cemetery

• Protection Area with public Access

District Assembly

Ministry of Tourism

District  Tourism office 

EPA

Satellite and aerial 
photography.

Interviews in the 
communities or 
planning zones

The main concern is 
to identify, analyse the 
recreational potentials 
and public accessibility
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15. Light and Heavy Industrial Areas

Light Industrial Areas
Small scale light industry such as 
Specialized Electronic,  Medical,  Food 
Processing, Service workshops and artisan 
production including fuel filling stations.

Heavy Industry
such as big scale manufacturing, assembly 
of machinery, vehicles and heavy 
equipment,

Noxious and Hazardous production
regarding fuels, explosives, poison 
chemicals, refining and galvanizing Industry, 
cement production, slaughter house, vehicle  
repair workshop

Mining and Extractive Industrial
Including rock, sand, clay, mineral ore and 
precious stones

National Industrial 
Census

Government Offices

EPA,

District Development 
Planning Office,
MTDP

Survey

Satellite and aerial 
photography, 

LUSPA Standards

Use LUSPA 
Classifications and 
Styles

The overall scope is to 
locate the productive 
activities according to 
functions, accessibility 
and environmental 
risks to be used for 
planning of development 
areas and employment 
opportunities as well 
as protection of the 
population and the 
natural environment.

16. Special Use & Security

Areas for military purposes, prisons 
and police barracks and stations  and 
associated uses

Government Offices, 

District Development 
Planning Office

Site visits to the 
facilities

17. Transportation

Road Network – approved (planned)
and existing:

Motorway
National Highway
Regional Major Arterial
District or Municipal  Arterial
District or Municipal Collector Road
Local Road

Bus routes and terminals

Rail Network
Existing rails and land reserved for future 
lines

Ferries and Harbours
Including fishing harbours

Airports and landing strips

Ghana Highways

Dept of Urban Roads

Department of Feeder 
Roads

Satellite and aerial 
photography.

Field survey

Ghana Railway
Company  

District Works 
Department

Road hierarchy and 
indication of functionality 
and maintenance,  
reservation for future 
road extensions

Identify stations, spot 
data

18. Community Water supply – with any 
approved extensions

Ghana Water Company 
and Contractors

Community Water and 
Sanitation project

Pipe size should be 
indicated and where 
available the condition 
of the pipes. 

Further information 
will be required on the 
supply of water for each 
part of the system, tank 
and wells and existing 
extension plans

Main distribution 
network classified by 
capacity
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19. Electricity supply network Electricity Company 
Ghana and other 
Power Companies

20. Telecommunication

Radio masts, radio and television, 
optic	fibre	lines

Television and Radio 
companies and 
Telephone companies

Spot reference and 
location

21. Sanitary Areas

Sewerage System Network

• Sewage Drainage System  – 
primary network only

• Sewage Treatment Plant if 
existing or planned

Solid Waste

• Refuse Collection Point

• Land Fill

District Works 
Department

Main systems of 
sewage disposal exists 
in very few places in 
Ghana but may be 
developed in newer 
planned urban areas.

22. Agricultural Areas

Land Evaluation (based on soil suitability 
analysis):
Areas with high productivity potential for 
agriculture, crop production and animal 
production

District Agricultural 
Department

Identify suitability 
of land for different 
agricultural uses and 
the quality of the 
land (i.e. potential 
productivity of land in 
agricultural use or yet 
to be exploited). Note 
that this is information 
to be obtained   from 
the district agricultural 
department and 
updated with other 
project documents,( 
e.g. MiDA work)

23. Forestry

• Forestry Reserves

• Plantations

District Forestry 
Department
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24. Water  Bodies Survey and Mapping 
Division of Lands 
Commission.

Geological Survey 
Department 
Works Department
Satellite and aerial 
photography 
Topographic Maps 

Other levels of Plan.
Field survey

25. High Risk Zones and Slope Analysis

• Fault lines

• Areas of unusable slopes and 
threatened by unstable slopes 
above sites

District Works 
Department 

Department of 
Geology; contour 
maps (Row 1 above)

Identify fault lines and 
areas where contours 
prevent use.

26. Flood Prone Areas

District Works 
Department 
Local information
Satellite and aerial 
photography.

Note frequency and 
severity and projected 
trends

27. Areas of Ecological Importance 
and sensitivity including Forest Reserves EPA 

District Forest 
Department

The outer limits of 
areas where the flora 
and fauna include 
species identified as 
being under threat in 
the Country
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Figure 2.1: Map Showing Natural Drainage and Protection Zones
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Figure2.2. Map Showing Existing Neighbourhoods and their Densities
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2.9 Knowing the Plan Area

It is essential that the SP Team visits and knows the SP Area and is familiar with 
social and economic conditions in the communities, the urban functional situation, the 
natural environment, topography, infrastructure, transport routes etc.  The TSC ought 
also to be familiar with the Area and briefings and visits may need to be arranged.

Available maps must be consulted to check where they have to be updated using the 
GPS. Digital pictures should be taken to support field observations and for later use 
in the plan report to illustrate the findings.

2.10  Analysing Data Layers and Combinations

Combine different data layers and consider inter actions or conflicts. Choose the 
layers to show the characteristics or issues that need to be discussed.  Including the 
road network and main settlements as a base layer will make maps more readable.  
Once data has been collected, layers may be combined and discussed with the TSC 
to check the data and decide on whether the combination of layers show what is 
needed for discussion of the key issues.  Once discussion of issues is under way, 
different combinations of layers, or new sets of data may be called for.

For example GIS layers could show future planned road and national railway lines on 
top of available land in the Structure Plan Area to identify future potential economic 
development areas.

Residential areas on top of the road and public transport service can identify residential 
areas with poor access to public traffic. Residential areas on top of the layer with 
education facilities can identify areas with too long distances to education facilities. 
And as shown in the following maps, the combination of flooding areas and built area 
show flooding problems.

A summary of findings is made in the end of the analysis of the collected data. The 
summary stresses the priority challenges and problems, which can be presented in a 
development issue map (problem map).
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Figure 2.3 Map Showing Existing Urban Area with Planned Sector Layouts
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Figure 2.4:  Map Showing Topography with Existing Land Use, Rivers and 
  Flooding Areas
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Step Three:  Making the Structure Plan
3.1 Analysis of existing situation, challenges and opportunities

It is important having in mind that the Structure Plan perspective is 15 years and must 
be prepared for the future taking into consideration changing development trends and 
lifestyles. Demands for economic progress are obvious among younger generations 
and low income groups and availability of higher income areas is known. The SP has 
as a major objective to promote improvements in the local community and coordinate 
local land use to the benefit and satisfaction of all.

The Structure Plan shall be drafted within the framework of the SDF and the MTDP, 
in line with national and regional development goals, guidelines and projects of 
importance for the Structure Plan Area.

Some of the development guidelines from national and regional planning levels, as 
given in the brief from the SDF, may restrict the economic activities in the Structure 
Plan Area.  Restrictions could derive, for example, from the need to establish 
environmental protection zones, or from reservations for water bodies, new roads 
or railways. The SP should seek to find alternative options and possibilities where 
these restrictions are preventing economic activities and upcoming development 
opportunities.

The long term perspective of the SP is also important when national and regional 
development projects and guidelines are considered which might interfere in 
immediate local interests such as spontaneously located small businesses and 
indiscriminate sale of land. When they are fully explained and understood, it may 
be seen that the long term impact of development projects could benefit the local 
population considerably more, and give better opportunities for the community, the 
business sector and land owners.

A participatory SWOT12 Analysis can help clarify the development opportunities and 
the development challenges to overcome and involve the community members and 
stakeholders in the debate (see Step Four). The SWOT analysis is a simple tool to 
order discussions and consider delicate matters.

3.2	 Review	of	Maps	and	Identification	of	Development	Goals	and	Guidelines

Step Three requires that the SPC consider and discuss:

•	 Initial	mapping	outputs

12 Strengths, Weaknesses, Opportunities and Threats (SWOT)



MINISTRY OF ENVIRONMENT SCIENCE AND TECHNOLOGY  -  TOWN AND COUNTRY PLANNING DEPARTMENT

MANUAL FOR THE PREPARATION OF SPATIAL PLANS

80

For example, could GIS layers showing future planned road and national railway lines 
on top of available land in the district identify future potential economic development 
areas.

Residential areas on top of the road and public transport service can identify residential 
areas with poor access to public traffic and vice versa. Residential areas on top of the 
layer with education facilities can identify areas with too long distances to education 
facilities.

Areas of high poverty and unemployment may be distant from areas of economic 
investment and development, and the question arises “what can be done to improve 
the benefit from economic development projects for this population.  The answers 
may involve relocation of jobs, or people, or of provision of transport.

•	 Analysis	of	problems,	needs	and	opportunities;	what	land	use	policy	
goals could be convenient and realistic to put into the Structure Plan.

Development challenges and key problems that have been  summarised by carrying 
out a SWOT analysis, as above, can be put on a “Problems, Needs and Opportunities 
Map”.  Following this, a first prioritised draft list of policy goals and guidelines, taking 
into account resources, shall be made and presented to the TSC who will discuss, 
amend and present them to the Spatial  Planning Committee and the Assembly. 
The list should be realistic, but open minded, with visions and to a certain extent 
ambitious.

3.3 Preparing Draft Structure Plan Options

3.3.1 Identify and Map Potential Settlement Growth Areas.

Put the layers mentioned in 3.2 above on top of each other and mark the land available 
for urban development, and not occupied by one of the above mentioned functions, 
protections or reservations. The available land will include sector plans that have still 
not been developed.
As a further step the available land could be divided in three categories depending 
on access to the transport system. Land close to good road systems and public 
transport are ranked highest.

• Name and list the potential settlement/neighbourhood growth areas. These 
can be extensions of existing settlements/neighbourhoods, or new sites.  They should 
be broken down into neigbourhoods of not more than population 10,000.
• Measure areas and capacities using excel tables (see Appendix Two).
• Evaluate the potential of each available area taking into account the calculated 
need for land during the next 15 years, list of development opportunities, access to 
road system and good public transport and other public and private services, need 
for residential areas, industry and urban recreation areas.
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• Finally, identify available options for infrastructure and land use in a future 
Structure Plan having in mind the general development goals and guidelines 
and using the LUSPA’s planning standards and zoning regulation land 
classifications. Map these using the approved colour coding. Discuss with the 
TSC and plan for a stakeholder and community consultation.

The options shall relate to the future land use. They shall not be random but take 
into consideration the characteristics of the Structure Plan area. If for example the 
Structure Plan area has an existing well defined road system with good capacity 
all options shall be based on this system. If no such system exists the options may 
present alternative future road systems.

For all options the road system is essential as transport and travel times are major 
issues in nearly all Ghanaian cities. Investment in road infrastructure is also high and 
the road systems must be designed to be as short and rational as possible. Traffic 
security is another important issue and the traffic system must be diversified, with 
little through traffic in residential areas. Future Highways and railways will have fewer 
defined intersections to lower construction cost and minimise disruption to traffic flow; 
therefore highways and railways will divide and separate settlements significantly.  
The options must consider such issues.

Regarding residential areas, the options can present different distribution of 
house densities, different location of new residential areas, consider concentrating 
development in a new town or distribute development through existing neighbourhoods.
Public services access is crucial and the options could for example consider different 
locations of public facilities and parks to improve access and services level for the 
population in high density areas.

3.3.2 Prepare Plans for Consultation Sessions.

Prepare for a stakeholder consultation session to discuss SP Options.  There are 
different ways of doing this, for example:

Example One

Print out a base plan for each consultation group and make different coloured and 
shaped cards for each future settlement function in the same scale as the base map.

Ask group members to decide on their own proposed distribution of settlements and 
demonstrate by locating their preferred areas using the cards (see Appendix Three).  
The most important thing is to record the reasoning and discussion which takes 
place while placing the cards.  These will inform the Physical Planning Officers when 
making proposals for the final plan, and also inform policy goals and guidelines which 
emerge from the reasoning.
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Example Two

Define concrete proposals for land use development goals and guidelines and prepare 
two or three viable options for the future development that follows the proposed 
guidelines.

There will always be more than one solution for future development possibilities so 
choices will be necessary. But develop the options based on functional, rational, 
sustainable, economic and cultural criteria. Try to include in the considerations all 
opinions and input you have got during the data collection and analysis.

A major consideration shall be the future use of the existing and planned transport 
network, thereby minimising the need for increased traffic of both goods and people. 
In addition, consider the establishment of easily accessible public transport for all 
sectors of the population. Ensure reservation areas for future transport systems or 
additional carriageways.

Plan for future higher population densities and reserve sufficient area for future green 
recreation areas imagining the areas completely urbanised. Connect as much as 
possible open spaces and protection areas to maintain good conditions for flora and 
fauna.

Do not forget that the proposed options are preliminary and will be object for broader 
considerations, inputs and revisions when presented to the community and the 
politicians.

During the public consultation important additional information will become available 
and presented maps and data may need revisions.  Explain well the reasons for the 
proposed options and listen to the comments and proposals for changes.

Let the participants make comment on the development guidelines and fill out a 
questionnaire to evaluate the options in relation to the defined land use policy goals.

3.3.3 Carry Out Consultation

Organise the consultation as described in the Consulting Meeting Guidelines (see 
Appendix Three). It is important that the consultation is held in a good, quiet and 
well ventilated location. Be sure that there is space for all working groups and that all 
technical facilities are functioning. Check in good time before the consultation starts.

Prepare a summary of findings and draft development goals and guidelines to be 
distributed together with the base plan and the invitation to the consultation workshop.

Prepare eventually for additional professional expertise to be present in the 
consultation if needed or convenient to explain especially complicated or delicate 
development issues.



MANUAL FOR THE PREPARATION OF SPATIAL PLANS

MINISTRY OF ENVIRONMENT SCIENCE AND TECHNOLOGY  -  TOWN AND COUNTRY PLANNING DEPARTMENT 83

Be sure that the TSC and the Spatial Planning Committee members get the draft 
material before the consultation workshop and involve them in the activity.

At the consultation, present findings, draft policy goals and guidelines and the three 
options for the draft structure plan in power point. The stakeholders should then 
break up into smaller discussion groups so that everyone has a chance to give their 
views. If some issues call for special attention, take time to explain and elaborate. Be 
sure that the basic assumptions of the SP are well understood. Use the opportunity 
to measure opinion and support for new ideas, but do not risk outright rejection of the 
ideas.  It is normal that new and strange issues will be rejected through ignorance or 
insecurity.

Invite the working groups to give their opinion on the distribution of land uses to meet 
the agreed objectives of the plan, using one of the preferred consultation method 
(see Appendix Three). Let each working group make a summary of the discussion 
and proposals made by the group. Allow each presentation to be complemented 
or elaborated by members of the group, and then be subjected to questions and 
comments in the plenary session.

Do not make the mistake of assuming that proposed designs or options which are 
produced by stakeholders during consultation automatically will be the final plans.  
The proposals made in the workshop act as a guide for the professional planners.

The Physical Planning Department team, the TSC and the SPC have advantage as 
they might have worked for months on the plan and are thus familiar with data and 
development problems, whereas the issues being discussed may be new to many 
participating stakeholders and community members.  A lot of patience is required in 
explaining and clarifying issues to stakeholders.

The consulting meeting’s objective is primarily to supporting the planning process by 
enabling stakeholders to add information, development criteria and make proposals 
while also engaging the stakeholders such that they feel they own the process.

Planning Officers and the elected decision makers will ultimately decide on the option 
or way forward, based on their expertise and political agenda.

3.3.4 Analyze Results of Consultation and Decide on Final Proposal

The outcome of the consultation meeting shall be studied carefully. A full Report should 
be made on the consultation workshops which detail presentations, all discussions, 
comments, analysis, questionnaire results and list of participants. The points raised 
on issues by the different groups should be collated by the SPC

A first report of the views presented in the consultations meeting and the summary 
of the draft report should together with the Physical Planning Department  office 
recommendations be pre-circulated to the TSC who will then meet to decide on what 
to put forward.
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3.3.5 Prepare Final Draft of the of Structure Plan

The final phase of the Structure Plan preparation begins. The three options shall 
now be merged into one including the best of all. The merged option shall also take 
into consideration eventual justified changes proposed in the consultation meeting. 
Additional data collection may also be undertaken at this point if the consultation 
workshop identified gaps in the data collected.

The distribution of new land for development in each development zone shall be 
revised according to the revised policy goals and guidelines still using the LUSPA 
standards for urban development. The GIS layer shall be revised if necessary and 
the maps showing the three options shall be merged into one according to the SPC’s 
final considerations and recommendations.

The List of Contents of the Structure Plan could be:

1. Executive Summary
2. Introduction
3. Background: Overview of development over past 20 years, identifying 

population changes and functions of town and highlighting any significant 
development or factor that has had a significant impact on growth. Identify 
the function and proposed function of the town as proposed in the National, 
Regional and District development plans, in particular the Medium Term 
Development Plan (MTDP) and the SDF of the DA. Identify factors that will 
impact on growth in the town, or determine/constrain the direction of growth. 
These should be drawn from the assumptions and strategies outlined in the 
SDF. In cases where the Structure Plan is being revised, a comparison of the 
actual development with the planned development should be made, and an 
analysis provided of the changes. Note:  this chapter should include a plan or  
a map showing the location of the town in the District and or Region and the 
relevant SDF

4. Data analysis and projections
a. Population Projections for sectors, neighbourhoods or zones
b. Settlements in sectors/neighbourhoods and access to basic services 
  and facilities
c. Local economic activities (including  the informal sector), employment 
  and unemployment
d. Housing demand projections
e. Commercial space projections, including major markets
f. Tourism and hotel space capacity and projections
g. Industrial space projections
h. Educational facilities projections
i. Health facilities projections
j. Open space projections (including large scale public recreation areas)
k. Capacity of roads, transport terminals and Lorry Parks and projected 
  requirements during planning period
l. Water needs projections, present capacity and gaps
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m. Sewage disposal requirements
n. Solid Waste projections, capacity of land fill sites and gaps
o. Electricity distribution and service, capacity and gaps
p. Identification of flood risk in different areas and capacity of drainage system

5. Land requirement projections based on projections in 4 above, plus projections 
 for additional land for other special requirements Land Supply Analysis, based 

on layers of information about existing land use, suitability of land and availability 
of land. Data presented as a number of maps culminating in a composite map 
of areas identified as suitable for different uses (apart from the existing land 
use and composite map, the other maps may be placed in the Annexes

6. Planned infrastructure projects to be developed in the SP area during the 
 planning period such as future railroad lines, hospitals or ring roads.
7. Development management (local government structures, institutions 
 and processes for coordinated local development)
8. The Structure Plan is presented in text, tables and maps of which one cover 
 the entire Structure Plan Area and indicates future land use classifications 
 based on the TCPA Zoning Regulations and using established TCPA colours.
9. Strategic Environmental Assessment of the Structure Plan has been carried 

out and which stakeholders, such as EPA, have been involved. It summarises 
the result of the SEA (the Assessment itself will form part of Volume 2).Chapter 
16 summarise the actions to be taken to implement the SP. The activities are 
distributed over the Structure Planning period among other indicating when 
the Structure plan has to be revised.

10. Implementation. This section focuses on the action required for the 
implementation of the Plan, including identifying sources of funding and 
responsibilities. It also gives the indicators to be measured to monitor and 
evaluate the implementation process of the Structure Plan and indicates who 
can do it. The SP impact assessment on the social economic development in 
the District will be assessed together with the MTDP.

Annexes:

i. SWOT Analysis of development potentials

ii. Glossary and Abbreviations
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Step Four:  Strategic Environmental Assessment
As each Structure Plan guidelines for the future land use indicates concrete activities 
that concern the future use of land in the District, each guideline must be assessed 
regarding impacts on the natural environment.

The assessment is strategic and must assess whether the guidelines conform to the 
established relevant environmental policies and objectives for the guideline.

As the Structure Plan identifies new areas for urban development each area must 
be assessed regarding the suitability for the indicated functions.  Location of major 
projects such as industrial areas and infrastructure projects such as roads, bus 
terminals and railways must be assessed carefully.

The assessment of the guideline and new identified development areas must take 
into consideration the impact on such factors as biodiversity, air /climatic factors, 
soil, use on land, landscape, cultural heritage, incl. architectural and archaeological, 
heritage ,material assets,  population,  human health, interrelationship between the 
these factors.

The Environmental Assessment should be done by using the established EPA 
methodology. It is also important to agree with the EPA on the scope, methodology 
and content of the assessment, and coordinate the involvement of the EPA in the 
Structure Planning process.
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Step Five:  Action Plan, Management and Finance
5.1 Listing and Programming Actions

In order to implement the Plan, the necessary actions will have to be listed, and 
programmed.  The management and financial structures which will be required will 
need to be mapped out.

The first part of this step will therefore be to go through the proposals and list the 
actions which will be required to carry them out.

Example:
Proposal: An Outer Metropolitan Ring Road has been planned and passes through 
the Structure Plan Area. The ring road is expected to increase the development 
potential of the surrounding land still available for urbanisation, and the District 
Assembly has decided to use the opportunity to strengthen the local economy 
and opportunities for creation of new jobs. The plan needs support from the local 
private sector and more detailed information from the road authorities.   

Actions: 
A) The District Assembly establish a working group with private sector participation 
to investigate the possibilities for the establishment of a Local Development 
Association for the development of the area. 

B) To prepare the local plans for the development of the surrounding land the 
District needs more exact information on where the future entrances and exits 
will be and arrange for meetings with the corresponding road authority to discuss 
de detailed design of the ring road.

The consequent list of actions can then be sorted into the MTDP periods.  For 
example, the above proposal’s actions a. and b. may be done in the first period, 
and the implementation in the second to fourth periods.  This process immediately 
makes the SP, which may at first seem very ambitious; seem more achievable 
because it is broken down into manageable steps which can be taken over time.

5.2 Implementation

A separate manual has been produced, the “Manual For Implementation of 
Spatial Development Frameworks & Structure Plans: Organisation & Financing 
Aspects”, which describes the process for developing an “implementation schedule” 
for SDF and SP investments, including identifying management means and financing 
options. The manual also includes a simple Action Plan for implementing SDF and 
SP institutional and organizational proposals – such as, for instance, preparing SDFs, 
SPs and local plans.



MINISTRY OF ENVIRONMENT SCIENCE AND TECHNOLOGY  -  TOWN AND COUNTRY PLANNING DEPARTMENT

MANUAL FOR THE PREPARATION OF SPATIAL PLANS

88

The manual provides a step by step guide to developing a Schedule that summarises 
proposals by:
g) Identifying those proposals that will involve investment in the creation of assets 
 (roads, buildings, forests, land acquisition, major equipment, etc.).
h) Bundling linked proposals that will be implemented as a “project” or as a group 

of similar investments – regional or district wide infrastructure, new sites 
and services schemes, upgrading areas, local economic or environmental 
development initiatives, agricultural development.

i) Identifying priority and phasing: Priority 1 = current/next MTDP, Priority 2 = 
 following MTDP, Priority 3 = following MTDP. No priority is attached to any 
 proposals that will be implemented 12 years hence, after 3 MTDP periods.
j) Identifying the lead organisation(s) that will have responsibility for securing 

and implementing the finance13. The main decision here is whether the MMDA 
takes the lead and will include the expenditure in its budget.

k) Identifying the organizational structure which will manage the project. If the 
MMDA is identified as taking the lead for financing, will it implement the project 
itself?  Will it assign the task to an existing department, establish a task force?  
Or will it contract out the management, establish a public private partnership 
or create a dedicated “implementation agency” such as a “new town authority” 
or an “urban upgrading agency”? If the MMDA is not taking the leading role in 
implementation, which other organization – national Ministry, agency, authority, 
NGO, private sector or development partner – will take the lead for managing 
and financing implementation?

l) Identifying the potential options for capital investment financing and how 
 operations and maintenance for the asset will be financed.

Lastly, and separately from the Schedule referred to above, the TSC identifies those 
actions in the SP that do not involve investment in assets: preparing plans, education 
and awareness or public relations campaigns, human resources development, 
etc. These may be termed the institutional (policies, laws, regulations and norms 
of behaviour) and organisational (culture, systems, human and financial resources, 
processes, etc.) elements of the SP.

The Action Plan items for implementing these SP institutional and organizational 
proposals will include assigning responsibility, deciding start and end dates, identifying 
where the budget will come from and what will be the output of the action. Preparation 
of local plans will be included, and be budgeted for, in this step.

13 They are selected as the appropriate  ‘accountable body’ and expenditure on the investment is in that organisation’s budget
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6 Step Six:  Monitoring and Evaluation
6.1 Monitoring and Evaluating SP Implementation

Monitoring and evaluation will, generally, follow the NDPC approach as described in 
the National Development Planning Commission’s, Guidelines for Preparation of the 
National, Regional and District Monitoring and Evaluation Plan under the Medium 
Term Development Policy Framework 2010-2013. Monitoring is a management tool 
to enable the responsible authorities to record, check and correct the implementation 
process of spatial planning at the three levels of the system.

The hierarchy of development planning objectives are described in the MTDP 
guidelines with the headings: GOAL  OBJECTIVE TO LINK  OBJECTIVE. In 
order to link this hierarchy of objectives to Annual Action Plans it is necessary to
add:  ACTIVITY  INPUTS; as is illustrated in full in the Figure below.

Figure 6.2  Monitoring and evaluation framework

To monitor and evaluate the implementation and performance of the SP you must 
first decide the SP: Goal, Objectives to Link (the “Goal” to the “Objectives”) and 
Objectives, plus the activities and inputs needed to implement the plan; then decide 
what are the indicators or targets that will show that the goal, objectives, etc., have 
been achieved.
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6.2 Monitoring What?

Monitoring involves achievement of: a) the actual inputs (including financial) measured 
against the planned inputs; b) progress in starting and completing activities; and 
c) outputs that measure the achievement of objectives such as: “Develop 50 pupil 
Junior Secondary School in “Prampram” measured by the Output: “Operational JSS 
serving 50 pupils”. Verified by physical inspection, the school’s staffing & pupil pay/
attendance rolls.

6.3 Monitoring When and by Whom?

Monitoring can be reported on a monthly, quarterly, semi-annually and annual basis 
and will, as far as possible involve existing MMDA and Area staff and existing data 
collection systems (Minutes of meetings, Meeting agendas, Departmental reports, 
physical inspection, etc.). I.e., for monitoring, as far as possible, avoid the need for 
primary data collection systems such as socio-economic or ad hoc surveys.

6.4 Evaluation

Evaluation involves measuring the achievement of higher order planning objectives, 
what are referred to in the MTDP M&E system as Outcomes and Impacts. These are 
usually of such a complexity or fundamental nature that they cannot be reported on 
a monthly, quarterly or semi annual or annual basis. They often involve primary data 
collection.

Example:
A land use development goal in the Ejisu Area Structure Plan is that: Roads shall be 
designed to avoid accidents and take into account bicycles and pedestrians

To evaluate whether this goal is realised or not, you must:
d) establish baseline data – i.e., what is the frequency of accidents for the time 

being, how many secure pedestrians crossings do you find in the urban areas, 
interview with pedestrians about current security, accident rate for bicycles, 
does the police have special instructions for guiding the bicycles in the traffic ?

e) agree on clear indicators of achievement in advance – could be: reduction of 
road accidents per year, amount of pedestrian crossings, repeated interview with 
pedestrians, more information concerning bicycles performance on the roads; and

f) carry through activities to follow up the evaluation for example every four year.

6.5 Indicators

Indicators: Whether one is monitoring inputs, progress or outputs; or evaluating 
outcomes or impacts; indicators of the achievement of inputs, outputs, outcomes 
or impacts that are agreed on in advance and are directly related to SP goals and 
objectives are essential.
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In terms of implementation of the SP monitoring and evaluation system: All monitoring 
should be done at the TSC level with oversight provided by the SPC – i.e., regular 
meetings between these to go through monitoring reports, explain delays, anomalies 
and constraints, discuss how difficulties may be resolved and undertake forward 
planning. Such meetings could be quarterly or half yearly.

Evaluation of MMDA SPs could include:

SP Preparation & Implementation:

xix) Has the SP land use goal achieved the target impact?
xx) Has the SP guideline been evaluated and has it achieved the desired outcome?
xxi) Have other, less desirable, results, outcomes or impacts occurred – as a result 
 of the SP implementation?
xxii) In the previous planning period, did the overall population grow at the same 
 rate, at a faster rate or at a lower rate than expected?
xxiii) Did the SPC carry out its duties, drive the programme and manage the budget 
 properly?
xxiv) Were stakeholders sufficiently consulted and their views taken into account?
xxv) Were stakeholders sufficiently informed of the process and the relationship 
 between their interest and responsibilities and the realisation of the plan?

SP Outcomes & Impacts:

xxvi) Is the population distribution between settlements as expected or distorted? 
 What are the possible reasons for any observed changes?
xxvii) What proportion of the additional industrial space has been taken up and 
 developed for industry?
xxviii) What additional areas have been developed for industry and where?
xxix) Has the road/rail plan been developed or is it being developed as proposed (in 
 terms of time and location)?
xxx) Have other major infrastructure trunk lines for water and power been developed 
 or are being developed as proposed?
xxxi) Have other transport nodes been developed as proposed (e.g. ports, airports etc.)
xxxii) Have areas identified for limited development or special treatment been observed?
xxxiii) Have the main commercial centres been developed as proposed?
xxxiv) Have the identified tourist areas been developed as expected?
xxxv) Have the educational and health facilities been developed/extended where 
 proposed?
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Table 6.1:  Example of Implementation Planning Table

Ejisu Juaben Development Goal: Ejisu Area will be one of five development areas in the municipality.

Objective to link: The future settlements in the Ejisu SP Area will have as the main objective the improvement in the living conditions 
for the population in all social sectors.

Objective 1: The housing scheme implementing plan shall include a phased schedule for the developments of  improved public utility 
service provision by concentrating the use of resources and obtain faster concrete visible results.

Indicators Indicator 
Type

Baseline Targets Data Sources Monitoring 
Frequency

Responsibility
Yr1 Yr2 Yr3 Yr4

Implementation Plan
Maintenance of 
Implementation plan,
% of. of water connections, 
km roads, sanitation, schools, 
etc per capita

Output To be 
determined

Utilities: CWSA, 
DFR, GEC, etc.

Annual Director DA 
Works Dept.

Reduced incidence of 
waterborne & sanitation 
related disease

Outcome To be 
determined

District Hospital & 
clinic admission 
records

Annual Director DA 
Health Dept.

Etc.
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Step Seven:  Present, Consult Over and Adopt SP
7.1 Stakeholder Consultation

Once the proposed SP has been made in draft, following steps Five to Six, they will 
need to be taken back to stakeholders for final comment.  In this case the stakeholder 
consultation list, programme, and venue may be a repeat of that carried out in 
Step Four.  However it may be deemed that group discussions are not necessary, 
depending on the degree of contention that still remains with the proposal.

7.2 MMDA Procedures

In the first instance the final proposal will be taken to the Spatial Planning Committee 
for approval subject to final correction and amendment.

When the SP has been passed by the Spatial Planning Committee, the final document 
may then be taken to the Assembly for approval.
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Appendix One:  Proposal to Assembly
Why make the SP

It must be explained why it’s important to make the SP. These are often the reasons:
• Legal requirement or  existing ones are simply outdated
• There are new plans or guidelines from the national or regional level or   
 important sector plans with large spatial impact are revised
• Growth is faster and bigger than projected, the existing plan is not being 
 implemented as expected , or a new and prosperous industry or possibility 
 are under way

There can of course be other reasons for making the plan.

Challenges and Possibilities

The challenges and possibilities in the present state in the Area are to be pointed 
out and the amount of surveys, data, analyses and planning considerations 
should be listed.

Level of Ambition for the SP

The District Assembly shall decide to which level of ambition the SP is carried 
out, how drastic is the re-planning that is proposed. The planners need to know 
because it influences the planning cost, the allocation of manpower, the work 
plan and the time required for making the plan. The planners can do this by 
describing 2-3 different levels of ambition with matching budgets which the 
District Assembly has to decide upon.

When outlining the different levels of ambition you could answer these 
questions:

• What kind of SP do you want to make: just smaller adjustments or a 
  total revision of the whole plan?
• What kind of participation is needed: many public meetings and 
  stakeholder workshops or few?
• To which standard of layout is the different documents carried out: soft 
  or hard printed copies, leaflets, wall sheets etc.?

Organization and the Political Approval Process

It is necessary to organize the work with clear rules of collaborating and 
communication lines to the leading officers at the affected planning units 
and sector plan authorities, the District Assembly and the Spatial Planning 
Committee. It should also be considered to which extent the Regional planners 
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and the Regional Co-ordinating Committee shall be incorporated in the planning 
process and how this collaboration is carried out.
If it is an option, you might outline the amount of cooperation with private 
investors and consider to which extend they can contribute to the planning 
costs without losing influence on the planning design.

Planning process/work plan and time schedule

The overall planning process as a work plan in main phases and time schedule 
shall be made. A short description of each phase with the outcome/planning 
document should be made.

• The work plan described in the program must be detailed and the main 
tasks in each phase must be identified and put into a time schedule 
together with all the meetings and workshops.

• It gives all attendances an overview, and it enables the planners to 
manage the planning process.

• There are programs for doing this, but it can also be done in an Excel 
spread sheet as shown below.

• It is a good idea to start with placing the final approval in the District 
Assembly. The rest will then be adjustments of all the other tasks, 
meetings and workshops.

• It is a good idea to gather the meetings and workshops in a group of 
rows at the top of the spread sheet. This makes it easier to adjust the 
meetings and the workshops to the working phases. It is important that 
the length of the different working phases match the estimated amount 
of work. No short working periods when a lot of work is to be done!

• It is also important to insure at least a week between delivery of 
documents and plans and approval at the District Assembly, so that the 
politicians can familiarize with the content and consider which decisions 
they will prefer.

It should be possible to go through the planning process as it is stated in the Planning 
Law within a year plus/minus a month, but depending on the size of the area it might 
take up to two years. Be very careful not to propose a planning period that is too 
short, and therefore don’t give the planners the necessary time to be able to make 
the different documents and to make a decent participation process.

If base maps are not present and additional education of the planning staff is 
necessary, this should be reflected in the time schedule.
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Use of Consultants

Use of consultants can be an option, because:

• The planners in the district are occupied with other important tasks
• There are too few planners
• The planners do not possess the experience or knowledge, ITC or 
planning skills necessary for making the SP
• The Physical Planning office is not equipped with the appropriate ITC
• New inspiration from outsiders with other ideas is required.

The program shall explain why the use of consultants is recommended. 
Explain also the distribution of the work between the planning office and the 
consultants and the estimated amount of money that needs to be granted 
for the consultants. Explain that a request for tenders will be issued and that 
the consultant will be chosen on basis of their tender. Time schedule for the 
request for tenders is also to be done.

If use of consultants is decided, the following steps must be taken:
• Preparation of detailed specifications for Request for Proposals
• Advertising
• Evaluation and recommendation
• Decision by Assembly
• Contract and Terms Of Reference

Budget

The program is finalized with a budget which should contain

• Meetings costs
• Workshops costs
• Printing costs
• New maps
• Advertising costs
• Consultants fee
• Other not foreseeable services
• Additional ITC hard and soft ware
• Additional training ITC and planning

There could be two budgets with the two levels of ambition for the making of 
the SP and there could be options to be  chosen from where necessary.
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Appendix Two:  Calculation Sheets
The spread sheet helps planners to calculate (a) the total land requirement for the 
urban development proposed, (Calculator 2) and (b) the carrying capacity of a zone or 
neighbourhood, specifically with regards to the size of the population that can be housed 
in the area, (Calculator 3) Both calculations are required, the former because the urban 
area will be planned for a future population; while the latter is required because the planner 
needs to know how much of the projected population growth might be housed in a zone or 
neighbourhood. The software is attached on the CD enclosed.
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Appendix Three: Consultation Methods and Guidelines
Typical Programme
Consultation Workshop on Draft SP Options (Example)

Place and date
PROGRAMME
8:00 am   - 8:30am  Arrival and Registration
8:30 am   Opening Prayer
8:35 am   - 8:40am  Introduction and Chairman’s Remarks
8:40 am   - 9:00am  Overview of New Planning System
9:00 am   - 10:00am Presentation of Draft Paper on Options for The Structure Plan
10:00 am - 10:30 am Break
10:30 am - 12:30 am Group Discussions
12:30 am - 1:30 am  Lunch
1:30 pm   - 2:00 pm  Preparation for Group Discussions
2:00: pm  - 2:45 pm  Presentation by Groups
2:45 pm   - 3:00pm  Break
3:00 pm   - 4:00 pm  Open Forum and Summary by TCPD Staff
4:00 pm   - 4:10 pm  Chairman’s Closing Remarks

Form, Preparation and Organisation

The consultation should not be confused with the need to make expert judgments 
and decisions about the Structure Plan.  However the Physical Planners and other 
local decision makers will have to listen very carefully to the views of stakeholders 
and community members who are looking at the Structure Plan from different angles, 
often giving conflicting views. Ultimately the Physical Planners themselves will have to 
make their own decisions on the proposal for the plan.  The process in a consultation 
meeting could be as follows (an example and proposal):

1. Decide on who the attendants will be, representing those who will be affected 
by the Structure Plan.  For example, attendants may include government 
officials from District and Regional level, key Assembly members, Traditional 
Authorities, other key local community members, GREDA or other 
representatives of developers and representatives of local private sector 
investors, institutions and NGOs.

2. Design the draft consultation programme.
3. Find a suitable venue that will have, for example, exhibition space and break-out 

rooms if groups are to be used.
4. Present the draft programme, list of participants and venue for review
5. Send out invitations at least two week in advance; include Executive Summary 

of the Structure Plan including relevant map(s).
6. Begin the programme with a PowerPoint presentation of what has been achieved 

so far regarding data, proposals for land use policy goals and guidelines and 
structure plan options. Explain the process to date and for the future.
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7 Break into groups to discuss options and issues, or use an exhibition to display 
findings and organize a series of focus groups to discuss.  These groups may 
use a SWOT analysis to give their views.

8. A plenary session should be used to conclude the event, in which findings from 
groups are presented for discussion and comment by all.

9. All comments, including group discussions should be recorded in detail.
10. A questionnaire may also be used to gather further comment
11. Attendants should be given an opportunity to evaluate the process.
12. A detailed report should be made of comments and discussion of issues. The 

consultation is only as good as the records that are made of comments and 
discussions of issues. Care should be taken to record the underlying analysis 
behind a comment, which may tell more about the dynamics/linkages/data or 
other aspect, than the resulting comment itself.
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PART THREE

MANUAL FOR THE PREPARATION
OF LOCAL PLANS
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Introduction
Par three outlines the step-by-step guide to the preparation of Local Plans
1. What is a Local Plan?

A Local Plan is at the base level of Ghana’s new three-tier planning system, and 
replaces the previous ‘Sector Plan’ system.  It is a digitised, dimensionally accurate 
layout plan of an area which is being developed, showing individual plots of land, open 
spaces, facilities, transportation systems, and energy, water and drainage systems.

2. The Three Tier Planning System

The three-tier planning system will have three basic types of plans:
• Spatial Development Frameworks (SDFs), which will identify key 

strategic issues at National and Regional level related to the National 
Development Plan (NDP) and at District level related also to the MMDAs’ 
Medium Term Development Plans (MTDPs).  Ultimately the District level SDFs 
will provide the spatial dimension of the MTDPs in one document, although the 
MTDP will be a four year plan and the SDF a twenty year plan.  The SDF will 
prescribe where Structure Plans, which will cover the major areas of growth 
and development, should be undertaken.  It will become the brief for the next 
level down (Structure Plan).

• Structure Plans (SP), which will lay down coordinated land uses and 
infrastructure proposals, in areas where substantial development is taking 
place, based on the SDFs.  They will prescribe dimensionally accurate land-
use zones.  Structure Plans will be accurate to within +/- 10m and be legally 
enforceable.

• Local Plans (LP) which will in turn be prepared for parts of a Structure 
Plan area, where required, and will prescribe the terms of development down 
to individual plot level and be accurate to within +/- 0.3m.  These will provide 
the basis for making decisions about applications for permits for development, 
and for street naming. They will also give Unique Parcel Numbers (UPN) 
to plots which will also be related to Registered Titles for land at the Lands 
Commission.  

Decisions about applications for permits to develop land for particular uses will 
therefore be able to be aligned with strategic objectives and projects at National, 
Regional and District level by means of the SDFs, SPs and LPs.

3. The proposed new Land Use Planning Law 

The proposed new Land Use and Planning Law will identify the three levels of plan 
and the responsibilities of the different levels of Government for the preparation, 
approval of plans and the appeals process. There will also be Guidelines defining 
the contents of each level of Plan, who should prepare it, authority for approval etc.
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4. What an LP does.

Unlike the Structure Plan which shows broad land uses, the Local Plan defines plot 
sizes, the use of each plot of land within the Local Plan area and types of building 
to be constructed on each plot in relation to density and height zoning regulations. It 
will define plots for housing-related uses that are required by Planning Regulations, 
including education, health and open space.  In order to facilitate and enhance site 
and servicing of the plots the rights of way of roads and footpaths, water reticulation, 
drainage, sewerage, electricity distribution, telecommunication network among 
others, are defined in the Local Plan. 

To help manage each parcel of land, as well as enhance the day to day management 
of the area, street numbering and the allocation of a Unique Parcel Number (UPN) 
to each plot is also an important component of the Local Plan, once it has been 
approved.

5. Who will be involved?

LPs will be prepared with input from key decision-makers and the public at MMDA 
and local levels.  It has to be open to consultation with the wider community and 
stakeholders, before being adopted, so that it becomes a consensus view that can be 
fully supported.  It is important that this overall strategy is widely known, understood 
and accepted, because:
• The targeting of effort in all sectors to common goals will greatly enhance 
 the overall capacity for much-needed development.

• Where conflicts of interest exist between individual objectives and the wider 
agenda, it will be possible to resolve them and control and re-direct potentially 
damaging and wasteful investment, to the benefit of all parties.

6.  Types of local plans

Based on the analysis carried out in the Structure Plan, Local Plans may be prepared 
to cover any of the following:
• New Residential areas.
• Industrial and warehousing areas
• Commercial and mixed use development schemes
• Slum upgrading areas for rundown areas

Although a Local Plan can be prepared for entirely non-housing uses, this Manual 
concentrates on preparation of a Local Plan for a residential area.

7. What does an LP consist of?

The essence of the Local Plan is to translate the overall vision for an area into a 
concrete and physically implementable Plan. Neighbourhoods were previously 
planned by Sector Layouts which have not been adhered to.  
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Common problems identified in these areas are:
• Unregulated and haphazard physical development
• Development in floodable areas
• Poorly managed waste disposal
• Missing links between housing, infrastructure and facilities
• Inadequate utility service provision

Specifically, the Local Plan is a document that will contain:
f. Population sizes and densities for residential neighbourhoods of the 
 local plan area
g. The required and permissible land uses
h. Road network and circulation system including pedestrian, walkways
i. Level of utility services requirement and their distribution plans 
j. Sanitation requirements for the local plan area
k. Drainage system for the local plan area
l. Basic social services requirements (with state levels)  for the local 
 plan area
m. The regulations as to mix of plot sizes that is supposed to be provided 
 in the local plan area
n. Heights, densities and ancillary services that must be provided on each 
 site of the local plan area
o. The permissible built area to non built area per plot (floor space index)
p. Other conditions guiding development to ensure a specific character of 
 the area is created or preserved.

8 Aims and principles of a Local Plan

The overarching aim for development at the Local Plan level is integration and 
sustainability. Key planning principles guiding the achievement of these goals are:

Accessibility - in order to allow the area to function economically as well as socially 
and to enable greater integration, no part of the neighbourhood should be inaccessible 
to any of its inhabitants due to poor roads or lack of public transport

Increased efficiency in use of land – the creation of more compact structures that 
provide for the efficient use of land and infrastructure (densification). It may be achieved 
through reduced plot size, alternative housing types and mixed development. Within 
existing areas, densification will include infilling and re-design.
Reducing urban sprawl – this is an important aspect of integration and sustainability 
and crucial for efficient infrastructure provision. Most importantly, within the local plan 
area, the protection of agricultural lands and natural environmental is necessary. 

Corridor development – this involves promoting activity corridors with higher residential 
densities, mixed use and public transport viability; the corridors are also areas where 
higher levels of economic activity occur.
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Environmental sustainability while maintaining social and economic objectives –  this 
involves incorporation of environmental aspects in all urban development. This is 
apparent in the provision of green areas, public open spaces and linkages between 
natural and built environment.

Mixed use development – this emphasises the location of different uses in proximity 
to each other to facilitate access and promote efficient development; it has positive 
impact on the character of the area.

Diversity – this usually includes the creation of density areas with diversity in housing 
and the plot sizes for different income groups. The local plan follows the sustainable 
community unit concept which involves defining planning areas in terms of a 
reasonable walking distance, that is, within 2 km or 30 minutes from a central area. 
Fundamental to the concept is the notion that the majority of local daily needs for any 
inhabitant should be within a reasonable walking distance.
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Step One: set up
1.01 Who will prepare the LP?

Local Plans can be prepared by District Spatial Planning Committees, Certified    
Land use planning consultants engaged by the Assembly, Land owners or Estate 
developers or any other interested party. 

If the work is outsourced to consultants, the contracts will be subject to prevailing 
Procurement Law and the Physical Planning Department of the Assembly will take 
the lead in preparing the Terms of Reference and the Request for Proposal. 

1.02 Assembly approval

Before the work on the LP can begin, where it is being prepared by the Assembly, 
the Assembly must prepare and approve a program and a budget and funds must 
be sourced and made available. The program should describe these elements (See 
Appendix One for details):
• Why make the LP
• Challenges and possibilities
• Level of ambition for the LP
• Organization and the political approval process
• Planning process/work plan and time schedule
• Use of consultants
• Budget
Where a Local Plan is prepared by a Landowner or a Developer, the Assembly 
shall require the Landowner/Developer to submit the program and budget for the 
preparation of the plan as part of its submission requirements. 

1.03 Who will set up and manage the process?

Immediately after the program is approved and the necessary funds are provided an 
LP Management Team has to be constituted. 

The organization of the planning work is very important because it is the foundation 
for good cooperation and ownership of the project, and will ensure that it is delivered 
in accordance with the objectives of the making of the plan. The organization should 
also ensure that decision lines and communication to local politicians and at MMDA 
level are established.

A Management Team should include the District Economic Development and Physical 
Planning Officers with at least one representative from the  District Spatial Planning 
Committee’s Technical Sub-committee and other departmental Directors or other 
agencies as deemed necessary.
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1.04	The	District	Spatial	Planning	Committee	and	Technical	Sub-Committee

The Technical	 Sub-Committee will deliberate on the LP proposals, make 
recommendations and send the plan to the Spatial Planning Committee for approval. 

It is advised that the - District Spatial Planning Committee is informed on at least 
three occasions in the planning process. Depending on the time and resources 
available and upon the request of the Committee, more information meetings could 
be held. The purpose of the meetings will be to get inputs from the people who 
administrate land use plans and the planning standards on a daily basis. The District 
Spatial Planning Committee should also debate and contribute to the vision, the 
alternative development models, and the objectives and last but not least evaluate 
the proposed provisions for the Local Plan as some of them may have direct impact 
on the administration of the other levels of Plan.

The District Spatial Planning Committee reviews the Local Plan on two occasions:
3 After stakeholder consultation, before it is published for final comment.
4 For corrections and approval of the final Local Plan, after it has been 

presented to and discussed by stakeholders and before it is published 
as approved and to be applied.

1.05 LUPMIS and the expertise and equipment that is required

Preparation of a Local Plan should be done in close reference to the Land Use and 
Planning Management Information System (LUPMIS) Manual.  It will require the 
following equipment and trained personnel:

j. An experienced and qualified Land-Use Planner who can direct the 
 process, produce reports and liaise with a wide variety of stakeholders at 
 different levels.
k. Satellite or aerial photographs of the area to be studied.
l. At least two laptop computers, one each for the Planning Officer and 
 Technician who will carry out the work.
m. GIS Software14 and trained GIS Technician(s) who can

v. Map various data from various sources
vi. Make detailed land-use maps based on the aerial imagery.
vii. Make maps of infrastructure such as roads, power, water and drainage.
viii. Understand land-use planning methods such as buffering and zoning.
ix. Make detailed layouts for housing and other uses.
n. Large format colour printer for production of maps.

The LUPMIS manual explains how all the required maps are made and how one can 
utilize the MapMaker program to make land use GIS analyses.

14 Mapmaker is the recommended TCPD Software that has been developed for the purpose.
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1.06 Notifying and creating a database of participants

At the inception of the process, notice should be given to all of the agencies who 
will be involved, outlining the program of work, main consultation  times and other 
milestones and name and contact details of the person who will manage the process.
In order to ensure that as many other interested parties as possible are informed and 
can be involved, notices that the process is taking place may be posted in the Area 
and given in the local press and other media.

It will be useful at this stage to set up a database of participants which can be added 
updated as the process continues.  This will make ongoing consultation much easier.
 

Step Two:  data collection
2.01 What Data is needed?

Data, which is required to identify, discuss and resolve key issues and lead to 
proposals, will be from social, economic or spatial sources.  A list of “data required” 
is given in tables 1 and 2  below, much of which will already have been collected in 
a Structure Plan, if one exists for the area in question.  Some social and economic 
data may be mapped by referring to the ‘enumeration areas’ which have been used 
for collecting data.    The National Census will be a principal resource in this.

2.02 Collecting Data

Many agencies and local landowners and surveyors have their own maps but will 
be reluctant to part with the information for various reasons., These barriers may be 
overcome by  forging trust and working relationships over time, and ensuring that the 
necessary caveats over use of the data is well understood and publicized.  

2.03 Data Layers and Combinations

For the LPs it will be necessary to map data onto separate layers.  These may then 
be combined to give key spatial characteristics for the Plan, for example (the list 
given below may be varied according to the circumstances in the District):

g. Characteristic 1:  Natural Physical Character, contours, water bodies, soil 
 quality, reserves, micro- climate.

h. Characteristic 2:  Human Settlements characteristics:  existing settlements 
 and road and footpath networks.
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i. Characteristic 3:  Economy: agriculture, any industries, commercial or other 
 uses (from SP and land-use map). Characteristic 4 :  Infrastructure: Roads, 
 Rail, Air, Power, Water, Drainage, Waste and  telecommunications.

j. Characteristic  5 : Environment and Culture: traditional  villages, protected 
 sites and shrines, protected wildlife and natural environments, polluted and 
 degraded areas, coastal belts  and hazards such a flood plains

Table 2.1: Physical data and sources
No. Layer: Data Required Data Source Comments
1 Base Map showing:

Boundaries and elements from other levels of Plan 
such as designated zones.

Existing Roads, Waterways, main drainage 
channels, rivers and water bodies, flood 
zones, power transmission lines,  masts for 
telecommunications, television and radio 
transmission, any existing development 
(Buildings) or natural features (major tress, rocks, 
areas of ecological sensitivity), fault lines, areas of 
unusable or unstable slopes, agricultural uses and 
soil suitability, shrines and historic areas as they 
affect the LP area.

Elevation based on one metre contours, (a.s.l.)

Survey and Mapping 
Division of Lands 
Commission.
Contacted recognised 
sources.
Satellite and aerial 
photography.
Field survey.
Other levels of Plan.

Principal dedicated land uses 
(e.g. residential, industrial, 
commercial and mixed use 
areas); roads, rivers and other 
natural boundaries should be 
mapped on separate layers. 

Land ownership should be 
mapped by liaison with the 
CLS, OASL and the Lands 
Registry, and involve those with 
some land rights in the area. 

Table 2.2 Quantitative data and sources
No Data Required Data Source Comments
13 Population Proposals

• Population
• Population densities
• Age\sex pyramid 
• Population projections
• Household size
• Household size projections
• School age children

SP and SDF /MTDP 
Census

In green field sites, district 
household sizes and age/sex 
distribution can be used. In 
upgrading areas, and existing 
settlements encompassed 
by proposed development, 
survey will be required and 
projections will be needed.

14 Major Local Economic Activities
• Covering Industry, commerce, tourism, 

agriculture, services, employment and 
related land requirements

Published Census 
documents
Survey
Academic sources
Property professionals/
real estate agents
Ghana Statistical Service
Ghana Revenue Authority

Employment data needed in 
upgrading areas to identify 
space requirements

15 Existing Housing
• Actual occupancy (households/per unit/

compound)
• Housing conditions (overcrowded, 

unsanitary, structurally unsafe etc) 

Published Census 
documents
Survey

Counting houses on satellite/
aerial photographs, and 
estimating occupancy is a 
way of estimating existing 
population.
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16 Commercial Space including markets, offices etc.
• Present commercial locations including 

booths and container shops
• Proposed commercial activity, offices,

Surveys

Satellite and aerial 
photography.

For green field sites, use the 
planning standards, but for 
upgrading areas and existing 
settlements need for analysis

17 Educational facilities
• Capacity of any existing, and proposed 

room size (floor area) for KG to  JHS 
based on population projections, need 
for additional schools

• Floor space index

Education Department
Survey of schools,

The main concern is for the 
land requirement for schools 
provided to Primary schools 
and kindergartens are part of 
the residential areas (serve 
just the local community). 
Use Planning Standards 
after consultation with Ghana 
Education Service

18 Health Facilities
• Plans for clinics or health centres
• Implications for land requirement

Department of Health The objective is to find out 
how much land should be 
identified for small clinics that 
are part of areas of housing or 
commercial development. Use 
Planning Standards

19 Religious and Community Facilities
• Proposals for development of mosques, 

churches, community halls

Survey of religious leaders

20 Open Space/Parks
• Population forecasts
• Open Space requirements based on 

Planning Standards and land form

This includes local open space 
and recreation areas that 
are required as part of the 
standards for a residential or 
commercial area,.

21 Traffic	Analysis
• Analysis of traffic flows at different times 

of day and in each direction,
• Existing and Projected traffic flows for 

period of plan
• Road  type and conditions
• Off-street parking requirement for 

residential areas
• Traffic management schemes

Department of Urban 
Roads, Department of 
Feeder Roads, Highways 
Department, Traffic 
Surveys

For most local plans, the major 
distribution or connector roads 
will not pass through the area 
but will form a boundary to 
the area. The critical part of 
the analysis is gauging the 
traffic through flow at junctions 
between the collector roads 
and the trunk roads

22 Income data. Household income Family income and 
expenditure surveys

This can help determine the 
affordability of different forms 
of housing and hence land 
requirements.

23 Utility services
• Water, 
• electricity, 
• telephone, 
• waste, 
• fire hydrants,
• security-police stations
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Figure 2.1 Different combinations of layers show different issues

 Topographical Map with natural features and LP boundary Roads and existing sector plan map with natural features and LP boundary

Step Three:  developing the Local Plan proposal
3.01	 Confirming	the	Brief	for	the	Local	Plan

The MTDP will set out the rationale and objectives for the District over a four year 
period and prescribe the areas where Structure Plans should be prepared. This will 
carry forward national and regional policy and provide a useful brief on the overall 
context brief.

The Structure Plan, where one exists covering the Local Plan area, will have defined 
the need for a Local Plan to be prepared and will give the overall guidelines including 
population levels, employment, requirements for facilities at neighbourhood level, 
siting of city-wide facilities, the major road and other infrastructure networks which 
will need to be plugged into.  

In the rare cases where a Local Plan is needed where a Structure Plan has not been 
prepared, the brief will be taken directly from the SDF and reference should be made 
to the ‘Manual for Preparation of a Structure Plan’ as a cross check on any additional 
contextual data which may be required.

The above information should now be set out in the introductory section of the Local 
Plan, defining overall context, aims and objectives.  Any draft local input to these can 
be put forward here.

3.02	 Review	of	first	maps

Step Three requires that the Management Team review, check and discuss:
• initial mapping outputs
• analysis of problems, needs, and the dynamics on which discussion about 
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proposals will take place (see next section).  Stakeholders should recognize 
what is causing the need for the Plan, the forces behind it, and both the 
possibilities and limitations of their ability to influence it.

• the format for the issues to be debated and widely discussed, so that those 
 who are affected can input to decisions about the way forward.  

3.03 Visiting the area on the ground

It is essential that those who are involved should take the time to visit the LP area, its 
main features and routes.  After scrutinising aerial images, an idea of what it is like 
will be formed.  But an on the ground visit, possibly with the traditional ruler or other 
knowledgeable local person, will show a reality which is always quite different.  Digital 
pictures should be taken at this point at ground level to share with other participants.

3.04 Planning standards and zoning guidelines

The local plan shall follow the zoning designation as prescribed in the Structure Plan. 
Note that the SP may provide additional conditions that any development in the area 
must follow. 
Example of use zoning requirements 
Permissible uses for the local plan area zoned for low or medium density residential 
areas include:

• Corner shops; 
• Clinics, chemical or pharmacy shop (less than 250m2); 
• Place of worship of over 250m2; 
• Educational and child care facilitates; and 
• Home based economic activities/family businesses 
 (employs max 2 people).

Non permissible uses for the local plan area include: 
• Transportation for haulage
• Blocks of flats 
• Industrial development
• Commercial development over 250m2
• Crematorium/cemetery
• Animal husbandry

Density zoning requirements
According to the regulations and guidelines, the permissible housing density is 
between 10-15 houses gross per hectare for low density with no plot less than 500m2, 
16-30 houses gross per hectare for medium density with no plot less than 235m2 and 
a minimum of 31 houses gross per hectare for high density, with no plot size of below 
110m2.for row houses and 140m2 for individual buildings
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The following principles should guide the development of open spaces:
• The local open space needs to be safe, allowing for surveillance and social 
 control via east access and/or enclosure.
• Play grounds should be close to home where older citizens can watch children 
 play, safe from traffic.
• Neighbourhood playgrounds should be within 500m, accessible on foot and 
 without crossing major roads. 
• Open space should be controlled and maintained by the community.  
 Co-location with schools and community halls/centres is preferable
• Even though planning standards allow some ancillary uses such as kiosk, bar 

and restaurant, these should be discouraged and at best, allowed as temporary 
uses on occasion or by registered vendors to prevent eventual encroachment 
as have often been the case.

• The operation of these ancillary uses will also be subject to conditions relating 
 to location, soil condition, traffic, servicing and especially waste disposal.

The following principles are suggested for circulation:
• Provision should be made for cycling
• Accessibility should have a pedestrian focus; routes should as well be safe 
 both day and night
• Streets in the neighbourhood should give priority to pedestrians and cyclists 
 and require cars and public transport to reduce speed.
• A network of pedestrian walkways is an essential structural component 

connecting houses, primary schools, neighbourhood centres, employment 
areas, community centres, transport nodes and recreational environments.

The following principles are suggested for drainage and protection areas:
• Within commercial centres all drains shall be covered and designed to meet 
 flow capacity.
• Within the communities, provision for secondary and tertiary drains of 1:30 
 and 1:10 year flood respectively should be made
• A right-of-way (ROW) shall be provided and shall remain free to any building 
 or structure which may restrict flood flows
• A secondary drain is one for which the capacity exceeds 10cum/sec and a 
 tertiary drain is one that is built to cater for flows of less than 10cum/sec

3.05 Drafting the overall layout of the plan

This is the stage at which the Planner’s design skills really begin to come into play.  The 
following points must be given consideration:
• Existing plot/land rights boundaries and main infrastructure
• SP or SDF proposals including population and employment projections, settlement 
 hierarchy and linkages
• The existing use of the land, including traditional settlements, agriculture, natural 
 features, contours water bodies etc.
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All of the above should be marked on a plan and will in themselves begin to suggest 
subdivisions of the area.  

Depending on the overall size of the settlement, two types of internal circulation 
systems may then be sketched i.e. a road network15 and a landscaped/pedestrian 
network (which may also include water body buffers16 and any natural features).

The above should by now reveal potential sub-areas for housing estates of population 
of 1-2000 each (sufficient to support primary education and health facilities within 
each of them). Central sites will need to be selected, then, for larger facilities such 
as shopping centres, health Centres, JHS and even SHS schools, office and other 
employment areas, all of which need to be accessible to all of the sub area/estate 
populations. 

Figure 3.1:  key elements sketched onto aerial photo and existing sector plan, during Local 
  Plan design process

15 Estate Collector Roads require 20-45m ROW, and Local Roads require18-30m ROW while cul-de-sac require 12m ROW. 
    Footpaths should allow a 6m ROW.

16 Water bodies require 60m buffers (for those containing water all year round) and 50m for others
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In forming these initial proposals, thought needs to be given to the aspect, orientation 
regarding sun paths and prevailing wind, accessibility for drainage (referring to the contour 
map), relationship between new and existing settlements and lands, and the overall context 
of the Local Plan area including any particular elements, linkages or other matters specific 
to the area.

Taking all of the above considerations into account to come up with a workable first draft 
layout, which takes advantage of the many constraints, requires considerable experience 
and skill.  This first sketch layout can then be taken to the next stage, computing gross 
housing densities, populations and type and size of associated non-housing uses.

Figure	3.2:	a	first	sketch	layout	showing	potential	housing	sub-areas	(Brown)

3.06 Calculating Populations and Facilities

A measure of the size of the area designated for the Local Plan will be the basis for 
estimating it’s capacity in terms of the numbers of  houses/apartments and consequent 
populations which it can hold, depending on the desired densities.  This in turn will 
give the extent of non-housing uses such as schools, clinics or open spaces which 
are required according to Government of Ghana standards.  Although these will be 
laid down in the Structure Plan, they will need to be re-worked in the Local Plan, 
which when finalised may also alter the Structure Plan at its next revision.
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The procedure is as follows:
a. Measure the area of land within the Local Plan boundary in hectares.
b. Deduct the area of any watercourses, feeder roads, land unusable for other 
 reasons such as excessive slope, protected areas (environmental and cultural), 
 other  existing or proposed uses which do not fall into the category of 
 neighbourhood uses.
c. Deduct 35% of the resulting area for non-housing uses.
d. Define a preferred mix of low, medium and high density areas within the Local 
 Plan (e.g. 40% high, 35% medium and 25% low density). Each will have a 
 respective number of houses per hectare: see Appendix Two.
e. Decide on the number of households17 per house , and the number of people 
 per household which will apply in the area.
f. Using the above variables, calculate the estimated population: see Appendix One.
g. Use the estimated population to compute the required number and land 

uses needs of non-housing uses (schools, health centres, recreational, 
community, commercial and employment sites).  These are defined in the 
Government of Ghana Planning Standards produced by the LUPMP.

3.07 Applying Population Sizes and Numbers of Facilities to the Draft Plan

The above draft calculations can then be checked against the areas of estates which 
have been identified in the first sketch layout (see step 3.05 above).  The area of these, 
which may be of different sizes, can each be measured, and a similar determination 
of populations and uses made for each.  In this way it can easily be seen how the 
facilities can best be distributed, either one for each estate, some shared between 
one or more estates, or some central facilities for the whole local plan area.

There will be some decisions to be made about the definition of the areas for estates 
and the consequent populations and facilities.  The sub-divisions and areas for 
estates which have been initially used can be adjusted when the numbers are known.

It is important also to recognise that a local plan area probably does not have to 
house the maximum number of people which it is capable of housing. Efficient use of 
infrastructure can be achieved by creating dense and highly efficient layouts within 
each estate, but these may be interspersed by landscaped areas, or farming or ‘urban 
farming’ or other uses.  The expectations of stakeholders, especially landowners, will 
be important here.

It should, however, be said that most of the actual current layouts on the ground 
are either in the form of small, very dense and completed gated communities by 
developers, or highly scattered settlements of incomplete individually owned houses, 
some of which are covered by Sector Plans.  

17 Note that there is a population per hectare density measure, where compound housing may have up to 20 persons per house and high  
    density may mean far less individual houses/compounds: low density max 88 pp/ha, medium 175pp/ha and high, min 176/ha.
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Calculations of the capacities of typical Sector Plan and Local Plan areas tend to 
show very high potential populations (and consequent land values), which may be 
modified when they are realised. An area, for example, which may now house a 
population of 1,500 and is expected to grow to, say, 5,000 over a fifteen year period, 
may have capacity for 25,000 if fully developed.  When this is understood, a more 
modest aim of say 15,000 may be accepted by the stakeholders.  

The above computations will be commented upon by the stakeholders (see next 
step) and decisions made by DPPOs on layouts.  These may then require some 
request for adjustment of the SP brief for a Local Plan, at the next SP review. 

3.08 Who Prepares Housing Estate Layouts? 

The entire Local Plan may be prepared by an MMDA (either in-house or using a 
consultant) or a developer.  Whichever of these two prepares the Plan, the detailed 
layout of estates or facilities within it may be let out as separate packages to 
developers, or done by the MMDA on behalf of landowners.  The latter is the basis of 
many existing Sector Plans, which were prepared by MMDAs’ Planning Departments 
on behalf of traditional land owners in order to determine applications by individuals 
for permits to develop their own parcels of land. 

Estate layouts may be prepared at the appropriate time, according to the phasing 
of the Plan (see Step below).  However, a sketch layout of the likely first estate to 
be developed should be prepared at this stage as an example for the consultation 
process.

3.09 Designing Estate Layouts

Estate layouts will need to set out individual parcels of land of minimum size 500 m2 
but may be larger or smaller depending on the chosen density.  Typically plots will 
be 650 m2 being 70ft (21.3m) wide x 100ft (30.5m) deep.  Narrower frontages will be 
more efficient in terms of infrastructure costs (less length of road, drain, pipe etc per 
plot).

As with the Local Plan as a whole, the design of the layout will begin with sketching a 
road network, with a view to ensuring that the aspect and orientation of the resulting 
plots takes full advantage of the sun path, micro-climate and aspect.  Estate roads will 
require minimum Right of Way, which includes footpaths, of between 18-30m, with 
setbacks of 3m. If the carriageway is a two lane carriageway of 2x3.65mwidth the 
distance between frontages of houses should be a minimum of 24m, incorporating 
footpaths of min 1200mm width.

Individual estates should be designed with a single clear point of access from the 
feeder road network, and a central area which contains a Kindergarten and Primary 
level school, clinic, community building, shops and open/recreational space. The size 
of these facilities will be determined using Government of Ghana Planning Standards 
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which are related to population sizes, as described in Step 3.07 above. These should 
be a maximum of 1km walking distance from any plot, and in order to achieve this a 
network of footpaths may be desirable, which can be co-located with buffers to water 
bodies, or other protected areas which are extraneous to the estate area itself.

3.10 Recording Existing Land Uses, Registered Ownerships and 
 Permitted Development

It will now be necessary to map existing land ownerships, so that the proposals will 
be aligned with what has been registered.  This will need to be done in collaboration 
with the CLS, OASL and the Land Registration Division18.  Existing Planning Permits 
will also need to be mapped.  This will be particularly relevant to those who have 
acquired land for development or uses which will be retained.  

Sketch Local Plan and Estate layouts will need to be adjusted so that they will involve 
the minimum of disruption to established boundaries, uses and developments which 
will remain.

However it should be recognised that there may be established uses and boundaries 
which conflict with the Local Plan, and there may be occasions on which compensation 
will have to be considered.  There may be need to minimise such occasions by 
adjusting the Plan.

3.11 First Draft of the LP report

It is useful to begin to draft the LP report at this stage, as it can form the basis for presentation 
of the data and analysis to Stakeholders in the next step.  The draft may not be actually 
published now, but can provide the format for a PowerPoint or other presentation which may 
precede stakeholder discussion.

The report format needs to cover19:

1. Introduction and background: explain what the LP is and how it fits into the 
overall planning system.  Policies from the SDF and the SP which form the 
brief for the LP can be referenced here and overall aims and objectives stated.  
Maps which show the National, Regional and Structure Plan locations of an 
LP area and outline it’s place in these levels can also be placed here.

18 Where these have no records, the traditional owners/chiefs need to be involved. This is where the Community Driven Adjudication 
(CDA) system needs to be considered.  This system allows the claimants to identify the boundaries of the land, then for their neighbours 
to sign their agreement that the land as shown on a sketch is correct, and only after this is done is the land formally surveyed using the 
markers put in by the claimants and the results are then used as the basis for the land titling. However, this approach takes time but 
should resolve disputes and in the longer run, ensure that the plan is realised as proposed.

19 See Appendix Three for template
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2. Area Characteristics of the LP in subsections which can include brief summaries 
and maps of each of the following elements:
j. Physical Characteristics
k. Existing settlements, existing and proposed populations 
 (from the Structure Plan)
l. Any other unique identity/function of the neighbourhood and linkages to 
 others that has been identified or designated in the Structure Plan.
m. Existing economy and employment land use including subsistence 
 agriculture
n. Existing Health and Education land use 
o. Existing Community centres and open space land use 
p. Existing Environment : key issues, elements and spaces, orientation, 
 micro-climate and aspect
q. Existing Infrastructure: roads/transport, power, water, solid and liquid 
 waste, surface water drainage, telecommunications and ICT.

3. A discussion of the key issues underlying the design of the Local Plan, followed 
 by first draft sketch plan, which may or may not contain Options.

4. Characteristics of the LP Proposal in subsections which can include brief 
 summaries and maps of each of the following elements:

a. Settlement and proposed populations (the actual design of the plan will 
 show whether the population designated in the Structure Plan is 
 achievable)
b. How any unique identity/function of the neighbourhood and linkages 
 to others that has been identified or designated in the Structure Plan 
 can be achieved.
c. Proposed Economy and employment land use 
d. Proposed Health and Education land use 
e. Proposed Community centres and open space land use 
f. Proposed Environment : key issues, elements and spaces
g. Proposed Infrastructure: roads/transport, power, water, solid and liquid 
 waste, surface water drainage, telecommunications and ICT.

4. Chapter headings or subsequent Chapters on Implementation and Monitoring 
 and Evaluation.
  

3.12 Preparing Proposals for discussion

The first outline sketch plan will form the basis of discussion of the proposals with 
stakeholders.  There may be more than one scenario for the layout, and these may 
be portrayed as options to enhance discussion.  

An alternative will be to use a hands-on Planning exercise.  In this case a base 
plan showing the existing situation can be prepared together with cardboard cut-out 
shapes and symbols to represent the type and required number of key elements of 
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the scheme, which stakeholders can place on the base plan to show, and discuss 
different issues with the Plan.

Thinking at this stage should be bold.  This is the time when ideas can be put 
forward and thrown around without causing damage or extra work through having to 
rethink detail, which is yet to be done.  Ideas will inevitably get amended and watered 
down, but unless they are imaginative and bold at the formative stage, the process is 
likely to end up being weak and indecisive.

Examples of formats for discussion

Example One:

For example, at Ejisu the Local Plan area contained proposed areas for development and 
some which would be retained for agricultural use.  Local Chiefs then showed that some 
of the agricultural land was already scheduled for residential development and the area for 
residential use was then changed.  Another issue was that there was only one acceptable 
option for routing a new railway line.  Hence the plan changed substantially after consultation.

Figure	3.4		 Example	of	Detailed	land	uses	in	first	stage	of	local	plan

Land zoned for 
Agricultural use 
in the SP which 
was subsequently 
changed to 
residential use

The only 
acceptable 
rail route
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Example Two:

In a hands-on Planning exercise at Savelugu, the base map of the area as existing was 
prepared by the Physical Planning Department of the District Assembly.  Three A0 sized 
maps were printed out and cards for the requisite number of houses, roads, utilities and 
other facilities were prepared.  Participants engaged in lively debate in three groups as to 
where the different elements should go, and placed them on the plan.  Digital photos of the 
plans were taken and the discussions and reasoning behind them were recorded.  These 
were then used by the Physical Planners to come up with a proposed layout.
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Step Four:  Stakeholder consultation
4.01 Why Consult?

Consultation will give those affected by the Local Plan and relevant experts the 
ability to influence, and feed their own ideas into the proposals as they emerge.  It is 
particularly important that land owners and users, many of whom may be displaced 
by development are consulted at an early stage, potential developers, NGOs and 
government departments which will be implementing the plan.  Many of the latter 
stakeholders will already have become aware of the process through involvement in 
the Structure Plan, but those in the area may not know anything about the process, 
but could cause problems later on if not consulted. 

4.02 Tools for Consultation

The stakeholders can be informed, consulted and involved in the planning process 
through 
6. Sample surveys, one-to one contact using question guides and questionnaires, 
7. Public notices placed in the area, traditional methods of informing communities 

and calling meetings, speaker vans, articles in newspapers, on radio (e.g. 
phone-ins), television (e.g. chat shows),

8. Newsletters and fliers, 
9. Public hearings/community and other interest group meetings/focus group 

discussions,
10. Conferences/Seminars/Workshops which should be in a place and at a time 

which is convenient for those who live and work in the area.

4.03 Stages of Consultation

The tools can be used at different stages of the planning process as follows:  
7. Awareness creation (e.g. publicize the process with fliers and the media 
 (outlined in Step One)
8. Data collection: during the data collection stage, Step Two, individuals and 

agencies can be alerted to the process and the stages of consultation which 
are to follow.  They may be invited, or asked to register an interest in this.  
Sample surveys and questionnaires, focus groups and other methods may be 
used to enhance data.

9. At the preliminary planning stage, where priorities and concerns of different 
stakeholders are established and opportunities/options for development 
are put forward, Step Four, village or town meetings, conferences and 
workshops may be used.

10. Presentation of Draft Plan and Report, Step Five, including phasing of the 
plan, will be based on proposals for development by planners and other 
officers who have the relevant expertise.  Use of local meetings and media to 
publish proposals and present for discussion will be appropriate here.  
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11. Strategic Environmental Assessment, Step Six, and Identifying organisational 
means and financing options for implementation of the plan, 

12. Implementation, Step Seven, (Area Council, chiefs, residents, other owners, 
developers, utility companies)

13. Monitoring and Evaluation Step Eight (Monitoring by Assembly in conjunction 
with the SP, plus independent agency or consultant for evaluation)

14. Final Plan and Report, Step Nine, (Assembly only)

4.04 Planning and carrying out main consultation

Whatever base data has been put together and analysis undertaken; it will be 
transformed by opening it up to debate by a wide range of stakeholders, and 
particularly chiefs and existing residents.  This process is an absolutely essential part 
of shaping the Local Plan.  

Consultation should not be confused with the need to make expert judgments and 
decisions.  Planners will have to listen very carefully to the views of the local people 
who are looking at the Plan from different angles, often giving conflicting views, but 
ultimately they themselves will have to make their own decisions on the plan.  The 
process is broadly as follows:

1. Decide on who needs to be consulted, representatives of those who will be 
affected by the Plan.  In this case the most interested parties will be those who 
already live in or are using land in the Area, and those who intend to own or 
intend to develop, or have already developed it. Attendants may also include 
officers from District and Area Council level, the EPA, local Assemblymen 
and Traditional Authorities, GREDA20 or other representatives of developers, 
other key local community members and representatives of other main private 
sector investors, institutions and NGOs.

2. Design the draft consultation programme21.
3. Find a suitable venue.  This should be in or very close to the area so that it is 

accessible to all, or plans could be taken to village meeting places in the area.  
4. Prepare a draft programme, list of participants and venues.
5. Post notices in the area and in local press, use MMDA information systems 

such as speaker vans and send out invitations to known parties at least one 
week in advance, including a Summary of the information and main sketches 
plan22.

6. If possible, begin the programme with a PowerPoint presentation or show 
plans of what has been achieved so far, and explanation of the process to 
date and from here.

7 Discuss options and issues, or do hands on planning exercises.  These groups 
could also use a SWOT analysis to give their views.

20  Ghana Real Estate Developers Association
21  See Appendix Two for example
22  See Appendix Three for example
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8. All comments, including group discussions should be recorded in detail.  
9. A questionnaire may also be used to gather further comment.
10. Attendants should be given an opportunity to evaluate the process.
11. A detailed report should be made of comments and discussion of issues.

4.05 Recording consultation

The consultation is only as good as the records that are made of comments and 
discussions of issues. Care should be taken to record the underlying analysis behind 
a comment, which may tell more about the dynamics/linkages/data or other aspect, 
than the resulting comment itself.
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Step Five: Selecting a preferred option 
	 	 	 and	final	draft	proposals	
5.01 Report on Consultation

A full Report should now be made on the consultation which details all discussions, 
comments, analysis, questionnaire results and list of participants.  This is important 
as evidence of the reasoning behind the plan in any future disputes or discussions 
of proposals.

The points raised on issues by the different groups should be collated by the Physical 
Planning Officer and a first proposed view put forward.

The Report should be pre-circulated to the Management Team, who will then meet to 
decide on what to put forward.

5.02 Deciding on First Draft Proposals

The first proposed view may be developed by the Physical Planning Officers.   They 
should go through the elements of the LP, checking and deciding on the outcomes 
of the consultation on each element and sketching them onto the base plan of the 
Area.  The areas for housing estates should be finalised, their densities, occupancy, 
populations and facilities. By this means the draft Local Plan can be finalised, also 
taking into account the realities of existing land uses, ownerships and residents/other 
users.

This is the point at which the Officer will use all of his or her expertise to design the 
preferred option or way forward for the LP.  Data, analysis and comment are all tools 
which will prepare the Planner for making the right decision.  There may be major 
conflicts between different interests or uses which will involve difficult and complex 
decisions.  Decisions must be reasoned and defensible when challenged.  They will 
have to balance interests of different parties but also take account of public opinion, 
what the wider community is prepared to support.  In the extreme case where officers 
are unable to make a decision on a particular issue or issues, they may have to 
retain them as options in the first draft proposal; to be further debated when this is 
presented to stakeholders.

5.03 Input of Spatial Planning Committee

At this next stage the Management Team should meet to discuss the findings of the 
consultation and first draft proposals and come up with decisions on the way forward 
on the substantive issues.  This will lead to publication of the first draft LP proposal 
which should be taken to the Technical Sub Committee and then the Spatial Planning 
Committee (see 2.03 above).
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5.04 The LP and other Levels of Plan

The Draft LP is the outcome of the sketch designing that has been done at the initial 
draft stage, the analysis, the consultation and the PPO’s expertise.  When the overall 
Plan has been developed, it will be useful to re-check the objectives at SDF and SP 
level and revisit the context and linkages for the Local Area.  This may necessitate 
revisiting and asking for some reconsideration of some of the broader objectives that 
have been laid down for the area in the other levels of plan.

5.05 The Guiding Principles

The relevant principles for development which will be dictated by the other levels of 
Plan will be usefully re-stated in the Local Plan and the comments arising from the 
Stakeholder Consultation may be used to extend these where necessary.  These 
may be augmented by the Planners’ own experience of principles which are needed 
to guide future development.  There may be additional very specific conditions 
made on the construction of the units within the LP area, specifically referring to 
form of the building, the surface materials, even the structural integrity, as well 
as Environmental considerations in the Construction period and any planting or 
landscaping requirements. These may take the form of a lien on the plot made by 
the developer when selling the individual plots or imposed by the MMDA as a pre-
condition to the plans acceptance/approval. The Guiding Principles can stand alone 
or be incorporated in the relevant section of the proposal – see next paragraph.

5.06 Review of LP proposal by all Relevant Agencies)

The Local Plan proposals will then have to be checked by the separate District Departments 
and other agencies who are responsible for non-housing uses such as education, health and 
infrastructure. These should be given the opportunity to comment on and adjust the draft 
preferred Local Plan, the SDF/MTDP (see list in Step 3.11, Draft Report), which can then be 
written up as proposals accordingly.  The proposals should include a recommendation as to 
which areas should be the subject of Structure Plans.

The final Chapters of the LP can also now be sketched out: see Steps 6 to 8
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Step Six: Strategic Environmental Assessment 
   and Environmental Impact Analysis

Strategic Environmental Assessment (SEA)/Environmental Impact Assessment (EIA) 
assess the potential ecological, social and economic impacts of a proposed activity on 
the environment. They are applicable to plans, programmes or sequences of several 
such projects, and strategic plans within which these may be articulated, and the 
policies from which they derive.  Under the EIA approach projects are categorized23 
as:-

Category 1 projects where projects are unlikely to cause any significant 
environmental impact.

Category 2 projects where projects are likely to cause environmental impacts 
some of which may be significant unless mitigation actions are taken.  Such 
projects cause impacts which are relatively well known and easy to predict.

Category 3 projects where projects under this category are likely to have 
significant adverse impacts whose scale, extent and significance cannot be 
determined without in-depth study.  Appropriate mitigation measures can only 
be identified after such study.

Development in the Local Plan is classified under  category 2 (or in some cases 3) 
and will need to undergo the assessment and impact analysis that is requisite under 
this category, considering the number of houses and the degree of conversion of 
lands to residential uses, and the designation of other facilities. 

23  Refer to Appendix Four for details
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Step Seven:  Action Plan, Management and Finance 
7.01 Listing and Programming Actions

In order to implement the Plan, the necessary actions will have to be listed, and 
programmed.  The management and financial structures which will be required will 
need to be mapped out.

The first part of this step will therefore be to go through the proposals and list the 
actions which will be required to carry them out.

Example:

Proposal: a. New Spine Road
  b. New Feeder Road network
  c. New industrial area

Actions: a. and b. cost, including pre-tender work, fund and build New Spine Road 
  and Feeder Roads with partners in phases prior to new housing being started.
  c.  New industrial area: identify partners, cost and fund design and 
  site establishment work, develop in phases as serviced site.

The consequent list of actions can then be sorted into the MTDP periods. For example, 
the above actions a. and b. may be done part in the first and part in the second period, 
and the implementation in the second to fourth periods, phased in with the opening 
up of land for development.  This process immediately makes the Local Plan, which 
may at first seem very ambitious; seem more achievable because it is broken down 
into manageable steps which can be taken over time.

7.02 Implementation 

The Local Plan will already appear in the Action Plans of the relevant Structure Plan 
and certain elements of the implementation should already be covered there.
The implementation of the Local Plan will need to follow the steps below:

m) Identify those proposals that will involve investment in the creation of assets 
 (roads, buildings, forests, land acquisition, major equipment, etc.).

n) Bundle linked proposals that will be implemented as a “project” or as a group 
of similar investments – area wide infrastructure (main water, power, drainage 
and waste lines/facilities), sites and services schemes for individual estates, 
upgrading areas such as existing traditional settlements  which will be retained, 
education, health, commercial, economic or environmental elements.

o) Identifying phasing for plan periods
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p) Identifying the lead organisation(s) that will have responsibility for securing 
and implementing the finance24. Some of the funding may come from 
Government, some from loans which will be repaid when sites are sold. 
The decision here is whether the MMDA takes the lead and will include the 
expenditure in its budget, or whether another body such as a private developer 
traditional authority, or other agency will be funding it. 

q) Identifying the organizational structure which will manage the project. If the 
MMDA is identified as taking the lead for financing, will it implement the 
project itself?  Will it assign the task to an existing department, establish 
a task force?  Or will it contract out the management, establish a public 
private partnership or create a dedicated “implementation agency” such as a 
“neighbourhood development company”? If the MMDA is not taking the leading 
role in implementation, which other organization, typically a private sector or 
development partner – will take the lead for managing and co-ordinating the 
financing and implementation? 

r) Identifying the potential options for capital investment financing and how 
operations and maintenance for the asset will be financed.  The number 
and size/value of plots, and timing, will be critical in refunding the cost of 
infrastructure.  When the figures are calculated, it may be necessary to change 
housing densities25, or find extra plots in the design in order to make the 
proposals financially viable.  As the area develops successfully, land values 
will rise and original owners who understand this can make more money in the 
long run by providing properly serviced areas, than selling unserviced plots 
quickly and more cheaply.

Lastly, and separately from the Schedule referred to above, the MMDA identifies 
those actions in the Local Plan that do not involve investment in assets: preparing 
plans, education and awareness or public relations campaigns, human resources 
development, etc. These may be termed the institutional (policies, laws, regulations 
and norms of behaviour) and organisational (culture, systems, human and financial 
resources, processes, etc.) elements of the Plan.

The Action Plan items for implementing these Local Plan institutional and 
organizational proposals, will include assigning responsibility, deciding start and end 
dates, identifying where the budget will come from and what will be the output of the 
action. 

 

24  They are selected as the appropriate  ‘accountable body’ and expenditure on the investment is in that organisation’s budget

25  The issue of affordability, which sections of the population can be housed will be a critical factor.  The danger is that serviced sites will 
only be affordable by upper income brackets, and that the pressure for unregulated sprawl will come from those on lower incomes for 
whom there is no alternative.  An effective regulated system will have to provide adequate low cost housing which is affordable by low 
income groups.
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Step Eight:  monitoring and evaluation 
8.01 Monitoring and Evaluating Local Plan Implementation

Monitoring and evaluation will, generally, follow the method of monitoring and 
evaluating the relevant Structure Plan. Monitoring is a management tool that will  
enable the responsible authorities to record, check and correct the implementation 
process of spatial planning at the three levels of the system.

The hierarchy of development planning objectives are described in the MTDP 
guidelines with the headings: GOAL  OBJECTIVE TO LINK  OBJECTIVE. In 
order to link this hierarchy of objectives to Annual Action Plans it is necessary to add: 

 ACTIVITY  INPUTS; as is illustrated in full in the Figure below.

Figure 8.1 Monitoring and evaluation framework

To monitor and evaluate the implementation and performance of the Local Plan you 
must first decide the LP’s: Goal, Objectives to Link (the “Goal” to the “Objectives”) 
and Objectives, plus the activities and inputs needed to implement the plan; then 
decide what are the indicators or targets that will show that the goal, objectives, etc., 
have been achieved (see example under paragraph 8.04 below). 
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8.02 Monitoring What?

Monitoring involves achievement of: a) the actual inputs (including financial) 
measured against the planned inputs; b) progress in starting and completing activities; 
and c) outputs that measure the achievement of objectives such as: “Develop 50 
pupil Junior Secondary School in Prampram” measured by the Output: “Operational 
JSS serving 50 pupils” verified by physical inspection and the school’s staffing & pupil 
pay/attendance rolls.

8.03 Monitoring When and by Whom?

Monitoring can be reported on a monthly, quarterly, semi-annually and annual basis 
and will, as far as possible involve the lead body which is managing the Local Plan.  
It will use existing staff and existing data collection systems (Minutes of meetings, 
Meeting agendas, Departmental reports, physical inspection, etc.).  Thus, for 
monitoring, as far as possible, avoid the need for primary data collection such as 
surveys.

8.04 Evaluation

Evaluation involves measuring the achievement of higher order planning objectives, 
what are referred to in the MTDP M&E system as Outcomes and Impacts. These are 
usually of such a complexity or fundamental nature that they cannot be reported on 
a monthly, quarterly or semi annual or annual basis. They often involve primary data 
collection. 

Example:

For instance, the Local Plan vision (or Goal using NDPC M&E terminology) is:
“To develop affordable residential estates in the xxxxx neighbourhood for an increased 
population of 15,000 over the next fifteen years.  To create a high quality environment, 
pre-serviced estates and a high standard of the necessary facilities and services with 
minimum disruption to existing inhabitants.”

To evaluate whether this Vision is realised or not: 
g) establish baseline data – i.e., what is the situation now? (what is the existing 
 level of planning, infrastructure provision, new development);
h) agree  on clear indicators of achievement in advance (e.g. hectares of serviced 

sites prepared in estates, hectares of landscape works, numbers of existing 
residents properly relocated etc.); and 

i) measure what has been achieved, which can only reasonably be determined 
after some years have passed, such as towards the end of the 4-year MTDP 
implementation period. Evaluation of the existing LP needs to be undertaken 
before each revision of the MTDP, so lessons learned can be applied in the 
new Plan.  It is important to reflect upon whether the strategies still remain 
relevant. For example building of new roads may encourage greater growth. 
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The increased value of gold provides motivation to mining companies to 
explore more difficult seams of the ore and so resurrect activities in some run-
down mining areas, and hence stimulate the housing market.

8.05: Indicators

Indicators: Whether one is monitoring inputs, progress or outputs; or evaluating 
outcomes or impacts; indicators of the achievement of inputs, outputs, outcomes or 
impacts that are agreed in advance and are directly related to LP goals and objectives 
are essential.  A space should be kept, however, for recognition of indicators of 
unplanned impacts which may emerge.

In terms of implementation of the LP monitoring and evaluation system: All monitoring 
should be done at the Technical Sub-Committee level with oversight provided by the 
District Spatial  Planning Committee. i.e., regular slots at meetings between Technical 
Sub-Committee and Statutory Planning Committee to go through monitoring reports, 
explain delays, anomalies and constraints, discuss how difficulties may be resolved 
and undertake forward planning. Such meetings could be quarterly or half yearly.

Evaluation of LPs could include:

LP Preparation & Implementation:

xxxvi)  Has the LP Vision/Goal achieved the target impact?
xxxvii)  Has the LP objective being evaluated achieved the desired outcome?
xxxviii) Have other, less desirable, results, outcomes or impacts occurred – as 
  a result of the LP implementation?
xxxix)  In the previous planning period, did the overall population grow at the 
  same rate, at a faster rate or at a lower rate than expected?
xl)  Did the Management team carry out its duties, drive the programme 
  and manage the budget properly?
xli)  Were stakeholders sufficiently consulted and their views taken into account?
xlii)  Were stakeholders sufficiently informed of the process and the 
  relationship between their interest and responsibilities and the realisation 
  of the plan? 

LP Outcomes & Impacts:

xliii)  Is the population distribution between estates as expected or distorted? 
  What are the possible reasons for any observed changes?
xliv)  What proportion of the additional industrial space has been taken up 
  and developed for industry and how much employment has been 
  created for local residents?
xlv)  Has the road plan been developed or is it being developed as proposed 
  (in terms of time and location)?



MINISTRY OF ENVIRONMENT SCIENCE AND TECHNOLOGY  -  TOWN AND COUNTRY PLANNING DEPARTMENT

MANUAL FOR THE PREPARATION OF SPATIAL PLANS

136

xlvi)  Have other major infrastructure trunk lines for water and power been 
  developed or are being developed as proposed?
xlvii)  Have areas identified for limited development or special treatment been 
  observed?
xlviii)  Have the main commercial centres been developed as proposed?
xlix)  Have the educational centres and health centres been developed/
  extended where proposed?
l)  Have other key developments identified in the LP been realised or are  
  being realised?

Table 8.1: Example of M&E Matrix

Goal: To create a high quality environment

Objective to link: 

Objective 1: Seek funds for and carry out pre-contract design and phased implementation of high quality green areas 

Indicators Indicator 
Type

Baseline Targets Data Sources Monitoring 
Frequency

Responsibility
Yr1 Yr2 Yr3 Yr4

% of. areas demarcated for 
treatment and protected

Output To be 
determined

Management 
Team

Annual Management 
Team

Numbers involved in Local 
community resource team 

Outcome To be 
determined

Reports to 
Community 
Resource Team

Six Monthly Community 
Resource Team

Etc.

Objective 1:Build 2 new primary schools as per phased programme

Etc.
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Step Nine:  Present, Consult over and Adopt LP
9.01 Stakeholder Consultation

Once the proposed LP has been made in draft, following steps Five to Eight, they 
will need to be placed in the Data Room at the MMDA for 21 days, and taken back 
to stakeholders for final comment.  In this case the stakeholder consultation list, 
programme, and venue may be a repeat of that carried out in Step Four.  

9.02 MMDA Procedures

In the first instance the final proposal will be taken to the Technical Sub Committee, 
and thence to the Statutory Planning Committee for approval subject to final correction 
and amendment.  

It will then be taken to adjust the SP and the SDF during their next revisions.

Once passed by the Statutory Planning Committee, its implementation procedures 
can be begun, and it can begin to be used as a basis for approving permits and 
planning enforcement systems.

UPNs and Street names can be forwarded to the relevant agencies.
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Appendix One:  Proposal to Assembly
Why make the LP

It must be explained why it’s important to make the Plan. These are often the reasons:
• The law says that you have to make the plan or the old one is simply outdated
• There are new plans or guidelines from the national or regional level.
• The growth is faster and bigger than projected, the existing plan can’t cope 

with challenges of today and the ones to come, a new and prosperous industry 
or possibility are underway

There can of course be other reasons for making the plan.

Challenges and possibilities
The challenges and possibilities prevailing in the district are to be pointed out and the amount 
of surveys, data, analyses and planning considerations should be listed. 

Level of ambition for the LP

The District Assembly shall decide to which level of ambition the LP is carried out. The 
planners need to know because it influences the planning cost, the allocation of manpower, 
the work plan and the time required for making the plan. The planners can do this by 
describing 2-3 different levels of ambition with matching budgets which the District Assembly 
has to decide upon.

When outlining the different levels of ambition you could answer these questions:

• What kind of Plan do you want to make: just smaller adjustments or a total 
 revision of the whole plan? 
• What kind of participation is needed: many public meetings and stakeholder 
 workshops or few? 
• To which standard of layout is the different documents carried out: soft or hard 
 printed copies, leaflets, wall sheets etc.? 

Organization and the political approval process

It is necessary to organize the work with clear rules of collaborating and communication 
lines to the leading officers at the affected planning units and sector plan authorities, the 
District Assembly and the Spatial Planning Committee. If it is an option, you might outline 
the amount of cooperation with private investors and consider to which extend they can 
contribute to the planning costs without losing influence on the planning design. 
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Planning process/work plan and time schedule

The overall planning process as a work plan in main phases and time schedule shall be 
made. A short description of each phase with the outcome/planning document should be 
made.

• The work plan described in the program must be detailed and the main tasks 
in each phase must be identified and put into a time schedule together with all 
the meetings and workshops. 

• It gives all attendances an overview, and it enables the planners to manage 
 the planning process. 
• There are programs for doing this, but it can also be done in an Excel spread sheet.
• It is a good idea to start with making the approved work plan available to the  

Spatial Planning Committee. The rest will then be adjustments of all the other 
tasks, meetings and workshops.

• Group the meetings and workshops in a cluster of rows at the top of the spread 
sheet. This makes it easier to adjust the meetings and the workshops to the 
working phases. It is important that the length of the different working phases 
match the estimated amount of work. Avoid short working periods when a lot 
of work is to be done!

• It is also important to insure at least a week between delivery of documents 
and plans and approval at the Spatial Planning Committee, so that the 
politicians can familiarize with the content and consider which decisions they 
will prefer.

It should be possible to go through the planning process as it is stated in the Planning Law 
within a year plus/minus a month. Be very careful not to propose a planning period that is 
too short, and therefore don’t give the planners the necessary time to be able to prepare the 
different documents and carry out decent and effective participation process.

If base maps are not present and additional education of the planning staff is necessary, this 
should be reflected in the time schedule.

Use of a consultant

Use of a consultant can be an option, because:
• The planners in the district are occupied with other important tasks
• There are too few planners
• The planners do not possess the experience or knowledge, ICT or 
 planning skills necessary for making the Local Plan
• The district planning office is not equipped with the appropriate ICT
• The Assembly wants new inspiration from outsiders with other ideas.  

The program shall explain why the use of consultants is recommended. Explain also the 
distribution of the work between the planning office and the consultants and the estimated 
amount of money that needs to be granted for the consultants. Explain tender procedures.  
If use of consultants is decided, the following steps must be taken:
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• Preparation of detailed specifications for Request for Proposals, which will  
 include details of the system of scoring the proposals
• Advertising
• Evaluation and recommendation
• Decision by Assembly
• Contract and Terms Of Reference

Budget

The program is finalized with a budget which should contain
• Meetings costs
• Workshops costs
• Printing costs
• New maps
• Advertising costs
• Consultants fee
• Other non foreseeable services
• Additional  ICT hard and soft ware
• Additional training ICT and planning

There could be two budgets with the two levels of ambition for the making of the Local Plan 
and there could be options that can be chosen from if it is considered necessary.
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Appendix Two: Template for Local Plan
Local Plan for xxxxxx Neighbourhood of the xxxxxx Area

BACKGROUND TO LOCAL PLANNING
Introduction 

This local plan has been prepared as a follow-up of the structure plan. It seeks to translate 
into space and in much greater details the designated zoning classification and other broad 
proposals made and approved in the structure plan prepared for the xxxxxx Area. 

Local Plan and the basis for local planning

A Local Plan is a plan which outlines the proposals for the disposition of land by their functions 
and purpose, defines areas to be preserved and protected in their present state with the 
view to meeting the identified present and future needs of community within the plan period. 
It is prepared on demand and is usually in conformity with permitted uses of the land in the 
designated zoning classification, as proposed in the approved structure plan.

Unlike the structure plan which shows broad land uses, the local plan defines plot sizes, the 
use to put each plot of land within the local plan area and types of building to be constructed 
on each plot in relation to density and height zoning regulations. In order to facilitate 
and enhance site and servicing of the plots the right of way of roads and footpath, water 
reticulation, drainage, sewerage, electricity distribution, telecommunication network among 
others, are defined in a utility map prepared as part of the local plan. 

To help manage each parcel of land within the local plan area as well as enhance the day 
to day management of the urban area, street numbering is also an important component of 
local planning.

OBJECTIVES OF THIS LOCAL PLAN
A local plan area is designed with the view to translating all the broad policy proposals made 
for the area at the structure plan level into action and to provide a system for the day to day 
management of the area. This usually includes the creation of density areas with diversity 
in housing and the plot sizes different income groups. The local plan follows the sustainable 
community unit concept which involves defining planning areas in terms of a reasonable 
walking distance, that is, within 2 km or 30 minutes from a central area. Fundamental to the 
concept is the notion that the majority of local daily needs for any inhabitant should be within 
a reasonable walking distance.
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Specifically a local plan will seeks to achieve the following:

• Defines the regulations as to mix of plot sizes that is supposed to be provided 

 in the local plan area;

• Specifies  the level of utility services requirement and their distribution plans;

• Explains  the procedure for land acquisition and the tenure arrangement 

 systems that pertains to the area;

• The required and permissible land uses, heights, densities and ancillary 

 services that must be provided on each site of the local plan area;

• Defines the permissible built area to non built area per plot;

• Provide regulations for building designs, construction materials and colour schemes;

• Points out the rights and responsibilities of residents in the local plan area; and 

• Lists the other approval permits in addition to development and building permits 

 developers must obtain for developing land.

TYPES OF LOCAL PLANS
Local plans are prepared for homogenous areas which will be built or developed within a 
limited period of time. Based on the analysis carried out in the Structure Plan, local plans 
may be prepared to cover any of the following in the xxxxxx Area over the ten to fifteen years:

• Under developed areas as model for sector development of the rest of the City

• Industrial and warehousing areas; 

• Commercial and mixed use development schemes;

• Slum upgrading areas for rundown areas 

• Development scheme for green fields especially for areas with growth potential.

THE CONTENT OF THIS LOCAL PLAN 
This local plan defines regulations regarding:

• mix of plot sizes that is supposed to be provided in the local plan area;

• level of utility services requirement and their distribution plans;

• the required and permissible land uses;

• heights, densities and ancillary services;

• the permissible built area to non built area per plot;

• building designs, construction materials and colour schemes;
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• the rights and responsibilities of residents in the local plan area; and 

• lists the other approval permits in addition to development and building 

 permits developers must obtain for developing land. 

DESCRIPTION OF THE LOCAL PLAN AREA
Location of the local plan area in the structure plan context

•	 Figure	2.1:	Local	plan	area	in	the	structure	plan	context
•	 Figure	2.2:	satellite	image	showing	developed	and	undeveloped	areas	in	the	
 local plan area
• Justification for the choice of the Local Plan area 

• Population and growth characteristics of the Local Plan area

• Relief and drainage of the Local Plan area

•	 Figure	2.3:		Topographical	map	highlighting	the	relief	and	drainage	of	the	
 Local Plan area 
• Geology and soil of the Local Plan area

• Vegetation and environmental impacts 
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LEGAL AND REGULATORY REQUIREMENT 
OF THE LOCAL PLAN
District Medium Term Plan/SDF 

The SDF gives a vision for the District as……………  

Summarise key aspects of the SDF which apply to the Local Plan Area.

The overarching goals for development at the local plan level are integration and sustainability. 
The dimensions of integration considered are functional, social and economic. By functional 
integration the xxxxxx Local Plan considers a development that brings into interaction all 
functional elements – housing, work, services, transport, community, recreation, education, 
health. By social integration, it creates an environment where all sectors of the population are 
catered for particularly through the locations of economic activities and institutions. Economic 
integration is achieved through the conscious provision of spaces and opportunities for the 
full range of economic requirements for a community such as urban agriculture, small scale 
selling, markets, and other commercial activity areas.

Key planning principles guiding the achievement of the goals of integration and sustainability 
are:

Accessibility - in order to allow the area to function economically as well as socially and to 
enable greater integration, no part of the neighbourhood should be inaccessible to any of its 
inhabitants due to poor roads or lack of public transport.

Densification – the creation of more compact structures that provides for the efficient use of 
infrastructure. It may be achieved through reduced plot-size, alternative housing types and 
mixed development. Within existing areas, densification will include infilling and re-design.

Reducing urban sprawl – this is an important aspect of integration and sustainability and 
crucial for efficient infrastructure provision. Most importantly, within the local plan area, the 
protection of agricultural lands and natural environmental areas to the North-West of the 
area is important.

Corridor development – this involves promoting activity corridor with higher residential 
densities, mixed use and public transport viability; the corridors are areas where higher 
levels of economic activity occur.

The environment: physical, social and economic – this involves incorporation of 
environmental aspects in all urban development. This is apparent in the provision of green 
areas, public open spaces and linkages between natural and built environment.

Mixed use development – this emphasises the location of different uses in proximity to each other to 
facilitate access and promote efficient development; it has positive impact on the character of the area.
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The essence of a local plan is to translate the overall vision of the SP into more concrete and 
physically implementable projects. The neighbourhood may have sector layouts which may 
not have been adhered to. Common problems identified in such instance may be:

• Unregulated and haphazard physical development

• Development in floodable areas

• Poorly managed waste disposal

• Missing links

• Inadequate utility service provision

STRUCTURE PLAN
The main objective of the development of the xxxxx Structure Plan is to xxxxx

The structure plans outline a number of important principles that are to guide the development 
of the xxxxxx Area within the plan period. The following are a few of the principles that are 
relevant to the design and implementation of the local plan.

To correct the many environmental problems especially waste management, choked 
and uncovered drains and the resultant flooding during rains; 

To check the unbridled sprawl and linear development of xxxxx and to create a 
compact/consolidated settlement that is easy to manage was one of the key principles 
on which the structure plan rested;

To protect zones along rivers and streams and these made accessible for recreation 
purposes, sport, parks, festival places, play grounds and social and cultural 
infrastructure was a key feature of the structure plan;

To ensure that urban housing densities correspond to number of inhabitants per 
hectare (ha) of land and must permit good and modern housing schemes, affordable 
for all income groups and make rational use of the land resources; and

To phase out the schedule for the development of new neighbourhoods to permit 
prioritised use of public funds to finance utility systems and improve public service, to 
concentrate use of resources and obtain faster concrete visible results.
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Planning standards and zoning guidelines

The following shall be the use and density zoning requirements of the local plan area. 

Use zoning requirements

Permissible uses for the local plan area 

The main permissible land use in this area is residential. The other permissible ancillary land 
uses are:

Corner shops; 
Clinics, chemical or pharmacy shop (less than 250m2); 
Place of worship of over 250m2; 
Educational and child care facilitates; and 
Home based economic activities/family businesses (employs max 2 people).
Non permissible uses for the local plan area 
Transportation for haulage
Blocks of flats 
Industrial development
Commercial development over 250m2

Crematorium/cemetery
Animal husbandry

Density zoning requirements

Permissible net site densities for the local plan area

According to the regulations and guidelines, the permissible housing density is between 
10-15 houses per hectare with no plot size of below 500m2.

ENVIRONMENTAL ASSESSMENT AND IMPACT ANALYSIS
Strategic Environmental Assessment (SEA)/Environmental Impact Assessment (EIA) 
assess the potential ecological, social and economic impacts of a proposed activity on 
the environment. They are applicable to plans, programmes or sequences of several such 
projects, and strategic plans within which these may be articulated, and the policies from 
which they derive.  Under the EIA approach projects are categorized26 as:-

Category 1 projects where projects are unlikely to cause any significant environmental 
impact

26  Refer to Annex 1 for details
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Category 2 projects where projects are likely to cause environmental impacts some 
of which may be significant unless mitigation actions are taken.  Such 
projects cause impacts which are relatively well known and easy to 
predict.

Category 3 projects where projects under this category are likely to have significant 
adverse impacts whose scale, extent and significance cannot be 
determined without in-depth study.  Appropriate mitigation measures can 
only be identified after such study.

Development in the xxxxxx Local Plan is classified under Category 3 and will need 
to undergo the assessment and impact analysis that is requisite under this category 
considering the fact that more than ten houses will be considered and there will be a 
conversion of agricultural lands to residential uses. 

LAND USES IN THE LOCAL PLAN AND JUSTIFICATION 
FOR THEIR SITES

Figure 3.1: INSERT MAP OF LOCAL PLAN
•  Residential areas
•  Educational areas
•  Civic and culture areas
•  Commercial areas
•  Open spaces.
•  Circulation

Table 3.1: Roads in the local plan area

Type of public road Length in meters Percentage Road conditions
Good Fair Poor

a.

b.

c.

d.

e.

f.
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Figure 3.2: Existing Road Network in the Local Plan Area
•  Public utilities
•  Drainage and protection areas

Principles:
Within commercial centres all drains shall be covered and designed to meet flow capacity
Within the communities, secondary and tertiary drains of 1:30 and 1:10 year flood respectively
a right-of-way (ROW) shall be provided and shall remain free to any building or structure 
which may restrict flood flows
a secondary drain in one that exceeds 10m cum/sec and a tertiary drain is one that has flows 
less than 10cum/sec

• Local Plan Area with Sub Divisions 
• Figure 3.3:  The local plan area presented in their subdivisions
• Figure 3.4:  A draft detail of Re 2 and Re 3

IMPLEMENTATION SCHEDULE
PROPOSED ZONING REGULATIONS AND PLANNING STANDARDS APPLICABLE TO 
THE LOCAL PLAN AREA

These are specific regulation for any prospective developer of land in the local plan area:

1.  Use zoning 
The main land use in this area is residential. The permissible residential 
development in this area is variety of residential uses; form of development 
will comprise a mixture of detached, semi detached (duplex), row (terraced) 
and compound houses.

2.  Permissible ancillary land uses 
Ancillary land use such as a clinics, chemical or pharmacy shop (less than 
250m2); place of worship of over 250m2, educational and child care facilitates 
up to the junior high school level and home based economic activities/family 
businesses (employs max 2 people); Some small retail development would 
be permissible in this zone in selected areas, to accommodate the day to day 
shopping needs of the population; markets with repair workshops and some 
minor government businesses are allowed. Small areas of public open spaces 
will be intermixed with the development.

3.  Regulations on set backs 
A developer shall comply with all set back regulations such as the 3 meter 
front and rear setback requirements as well as the 2.5 meters required on 
both sides from the plot’s boundary line;
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4.  Permissible developable area 
The permissible developable area of the building plot shall not exceed 50% of 
the total plot area;

5.  Height zoning 
The total developed floor area permissible in this local plan area shall not 
exceed 2 storey;  and in an event where a developer put a room in the roof, 
windows shall not be permitted on the sides that can potential lead to an 
infringement on the privacy of their neighbours;

6.  Urban greening 
In line with urban greening strategy a developer shall be required to plant at 
least 2 trees on his/her property;

7.  Permissible plot sizes 
In order to achieve the low residential density, a parcel of land or plot sizes in 
this area shall not be less than 235m2;

 
8.  Connecting to utility 

A developer shall connect to the utility services only at designated connection 
points with the consent and prior permission of the utility agency concerned; 
development permits shall not be granted to developer unless the area of 
development has been certified and approved by the utility service provider

 
9.   Occupation of completed buildings 

Upon inspection by an agent of the permit issuing authority on completion of 
the building, an occupation permit shall be issued before a tenant moves into 
occupation;

 
10.  Use of plot abutting protection areas 

All owners of plots abutting  protection areas shall be given a renewable use 
right for the immediate 20 meters bordering their plots  for recreational or  
agricultural   use upon confirming with the requisite agencies and or their 
agents that such use is environmentally benign; and

 
11.  Formation of association of property owners 

A property owner in this local plan area shall automatically become a member 
of an association of property owners who shall be responsible for the cleaning, 
maintenance and ensuring communal security of the area.

Detail implementation schedule

Action plan

Plan Management
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Appendix Three:  Environmental Assessment and 
      Impact Analysis
 Category 1 Projects

Projects under this category are unlikely to cause any significant environmental 
impact. Types of projects which may be allocated to category 1 include, but are not 
limited to: 
• residential development not exceeding three houses; 
• renovations of existing structures not involving asbestos or other hazardous 
 substances; 
• small scale social infrastructure provision (e.g. rural health, educational 
 facilities, and family planning).

 Category 2 Projects

Projects under this category are likely to cause environmental impacts some of which 
may be significant unless mitigation actions are taken.  Such projects cause impacts 
which are relatively well known and easy to predict.  Also the mitigation actions to 
prevent or reduce the impacts are well known.  Types of projects which may be 
allocated to Category 2 include, but are not limited to: 
• residential development of between three and ten houses; 
• hotels, camp sites and lodges; 
• rural water supply and sanitation; 
• urban area rehabilitation (medium scale); 
• small scale infrastructure (rural roads, sewage systems, water pipelines 
 and treatment works); 
• hospitals (medium scale); 
• projects located near environmentally sensitive areas.

 Category 3 Projects

Projects under this category are likely to have significant adverse impacts whose scale, 
extent and significance cannot be determined without in-depth study.  Appropriate 
mitigation measures can only be identified after such study.  Types of projects which 
may be allocated to Category 3 include, but are not limited to: 
• residential development exceeding ten houses; 
• reclamation and opening of new areas for agriculture; 
• resettlement schemes; 
• major road constructions; 
• projects located in environmentally sensitive areas.
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