
MINISTRY OF ENVIRONMENT 
SCIENCE AND TECHNOLOGY

TOWN AND COUNTRY PLANNING DEPARTMENT

ZONING GUIDELINES 
AND PLANNING 

STANDARDS

NOVEMBER, 2011





MINISTRY OF ENVIRONMENT SCIENCE AND TECHNOLOGY

TOWN AND COUNTRY PLANNING DEPARTMENT

ZONING GUIDELINES AND 
PLANNING STANDARDS

NOVEMBER, 2011



ZONING GUIDELINES AND 
PLANNING STANDARDS

© 2011



ZONING GUIDELINES AND PLANNING STANDARDS

MINISTRY OF ENVIRONMENT SCIENCE AND TECHNOLOGY  -  TOWN AND COUNTRY PLANNING DEPARTMENT 3

PREFACE

The Town and Country Planning Ordinance, Cap 84 of 1945 and other Technical 
Memoranda have for long been the sources of guidance for spatial planning 
and zoning in Ghana. Although these standards and guidelines have become 
outdated and quite inadequate, Planning Authorities have continued to use 
them and sometimes creating distortions and confusion in the spatial planning 
and permitting systems. Under the Land Use Planning and Management 
Project of the Town and Country Planning Department, new Zoning Guidelines 
and Planning Standards have been compiled in one volume.
 
The objectives of this document is to provide clarification on the permissible 
uses of land and the space requirements that must be taken into account by 
anyone or any organisation preparing plans and seeking planning permission 
or a development permit. It will also provide a legal basis for reviewing 
development proposals which will be binding on all persons, organizations or 
institutions proposing the development of land as defined in the law. These 
reports will form the basis of Legal Instrument issued by the Minister responsible 
for land use and spatial planning.

In addition, new Legislative Instruments (LIs) will be enacted to govern the 
requirements for the submission of development applications for approval, 
including requirements for both re-zoning and for change of use. 

This document is divided into two main parts. Part I contains the zoning 
guidelines whist the Planning Standards come under part II. It is therefore 
complementary to the Spatial Planning Guidelines which are contained in a 
separate volume

The Zoning Guidelines provide clear definitions for land use activities within 
each land use zone; the uses that are permitted and prohibited in these zones. 
They also spell out the considerations that must be taken into account if the 
land use zone is to be changed, either for an individual plot or parcel of land 
within a Local Plan or a broad land use zoning classification in the Structure 
Plan. Zoning guidelines are   statutorily enforceable guidelines used in the 
preparation of spatial plans such as Structure Plans and Local Plans as well 
as permitting of development.

The second part of the document contains spatial planning standards. These 
standards are based on a number of sources; comprising the standards 
provided under the Town and Country Planning Ordinance, Cap 84, standards 
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developed under the Accra Planning and Development Programme, 1991, the 
UN and other internationally accepted standards provided in different projects. 
Other sources of these standards are the guidelines of the EPA and other 
MDAs with responsibility for the provision of specified community facilities and 
services.  In addition, the Standards have taken into account the changing 
needs for land, especially in a rapidly urbanizing society employing new 
technologies. 

In the other volume containing the Guidelines for Spatial Planning, specific 
guidelines have also been developed on the process of preparing the three 
levels of plan that will control the management of development throughout 
the country: the Spatial Development Framework; the Structure Plan, and the 
Local Plan. 

The Zoning Guidelines and Planning Standards are intended to help Local 
Planning Authorities in approving any development within their area of 
jurisdiction. It is also expected to assist individual developers, Consultants, 
Estate managers, the Academia and Planning Authority in their efforts to 
promote harmonious human settlement planning and management. They 
outline the criteria relating to acceptable design, and are not intended to 
prescribe specific design solutions. Rather they are basically a checklist of the 
principles which should be followed in preparing and assessing development 
proposals, and a yard stick for appraising the quality of development, from the 
point of view of the users or occupiers of buildings, and in terms of its impact 
on the surrounding areas. Local Planning Authorities as well as all developers 
are entreated to consult these guidelines and standards carefully. If further 
clarification is required they should call at the Town and Country Planning 
office or the Works Department of the District Assembly.

…………………………………………

Ms. Sherry Ayeetey
(Minister of Environment, Science and Technology)
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PART ONE: ZONING GUIDELINES

1.1	 Definition	of	Zoning
Zoning is a tool used by planners and planning authorities to prescribe the acceptable use and form 
of development of and on an area of land. Zoning defines the use category of the land, prescribing 
allowable and non-allowable activities and developments on a parcel of land within a zone. The 
zoning plan is an essential and integral part of the Structure Plan. Within a Local Plan, each individual 
parcel of land is prescribed a permissible use. Zoning plans, however, allow a range of uses which 
are refined to a specific use for the parcel in the Local Plan. 

In addition, the planning authority may also prescribe as part of the Structure or Local Plan, ordinances 
that cover the form of the development and other considerations that must be observed by those 
developing or using the land. These may include:

a. The land coverage of the construction on a plot in the zone, if not covered by the 
 Planning Standard relevant to that particular Land Use.
b. The form of the construction on the land
c. The height of the buildings if not prescribed in the Planning Standards for the particular 
 Land Use
d. The materials used in the facing or construction of buildings on the land
e. The colour of buildings or the doors windows and or roofs of the building constructed
f. Requirements to preserve existing trees
g. Requirements for the preservation of existing structures
h. Requirements for landscaping or tree planting
i. Sanitation requirements for the all developments within a designated area. 
j. Environmental protection requirements

Zones are defined as an area whose boundaries can be accurately geo-referenced within 20 m. The 
zones are defined in the Structure Plan and determine the types of development that will be detailed 
at plot level in a Local Plan. 

1.2 Development Zones

1.2.1	 Division	of	a	Planning	Scheme	Area	into	Zones
To ensure that land use activities are sited in areas which best suit their functions and also 
mitigate the adverse impacts associated with noise, traffic, safety of operation and amenity, 
all land within a planning scheme area shall be zoned. The plans for an area are subject 
to approval by the Local Planning Authority, the District Assembly. Once the Plan has been 
approved by the Assembly, it becomes a legally binding document.

A standardized system of colour coding is used for all the legally binding types of plan  The 
Structure Plan uses a simplified range of colour codes as the zoning relates to areas of land 
that contain multiple parcels of land, while the Local Plan specifies the intended use of all 
parcels within the plan area. The zoning at the Structure Plan level is less prescriptive than 
at the Local Plan level. Thus the table below describes the colour coding for the two levels of 
plans, with detailed land use zoning and broader structure plan zoning in two.
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Table	1:	Colour	Codes	for	Land	Use	and	Zones
Land	Use/Zone Symbol Local	Plan	or	Sector	

Structure	Plan
Structure	Plan

Rural Light Green
Rural A Ru A Light Green
Rural B Ru B Light Green
Residential Yellow Ochre
Residential Low Density Re A Pale Yellow Ochre Pale Yellow Ochre
Residential Medium 
Density

Re B Yellow Ochre Yellow Ochre

Residential High Density Re C Dark Yellow Ochre Dark Yellow Ochre
Residential High Density 
(Multi storey)

Re D Dark Yellow Ochre Dark Yellow Ochre

Redevelopment Zone ReZ Boundary marked by 
broken black line and 
land uses according to 
actual uses

Area delineated by 
broken black line

Education Citrus Yellow
Primary and Junior High EdP Citrus Yellow
Senior High and 
Technical High Schools

EdS Citrus Yellow

Tertiary Education EdT Citrus Yellow
Places of Worship PW Deep Red Deep Red
Health Deep Red
Health Zone A HCl Deep Red
Health Zone B HP Deep Red
Health Zone C HC Deep Red
Health Zone D HPo Deep Red
Health Zone E HG Deep Red
Health Zone F HT/HR Deep Red
Herbal Medicine HM Deep Red
Business/Commercial 
Area

Powder Blue

Central Business Zone CBD Powder Blue
Sub-Regional Business 
Centre

SBC Powder Blue

Mixed Business/
Residential 

MBZ Diagonal stripes Powder 
Blue and appropriate 
colour of other use

Diagonal stripes Powder 
Blue and and appropriate 
colour of other use

Informal  Business Zone LBZ Powder Blue

Government Office Zone GBZ Deep Red Deep Red
Conservation Area CA Delineated by dotted 

dark green line along 
border

Delineated by dotted 
dark green line along 
border
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Public Open Space/
Recreation/Sport

Mid Green

Recreation/Sport RS Mid Green
Public Open Space POS Mid Green
Forrest, Forrest 
Reserves or Commercial 
Timber stands

Dark Green

Forrest Reserves FR Dark Green
Forrest FO Dark Green
Commercial Timber 
Stands

FC Dark Green

Transportation and 
Warehousing

Tr.W Light Grey Light Grey

Industry Violet-Purple
Light Industrial IL Violet-Purple
Service Industry IS Violet-Purple
General Industrial IG Violet-Purple
Noxious Industry IN Violet-Purple
Extractive Industry IE Violet-Purple
Tourism TZ Orange Orange
Community/Military Uses Deep Red
Special Use/Community 
Services

SC

Special Use/Emergency SE
Special Use/Utility SU
Special Use/Military SM
Development Areas SD Broken black line around 

boundary of designated 
area

Broken black line around 
boundary of designated 
area

Transportation Ports Light Grey
Sea Port Tr S Light Grey
Airport Tr A Light Grey
Railway Station/junction/
works

Tr R Light Grey

Water Bodies Deep Blue
No Change in Use or no 
specified use

White

Coastal Protection Zone CZ Blue broken lines

1.3	 Permissible	Use	of	Land	in	Specified	Development	Zones		
The Structure Plans identify broader land uses than the Local Plans, which define the specific 
use of each plot or parcel of land.  Developments which may be permissible on land with a 
general land classification are listed in column 1 of the development table applicable to each 
zone. However, the developments that do not conform to the General Zoning Classification 
must not change the predominant zoning classification. The Statutory Planning Committee of 
the Assembly will determine whether the proposed Local Plan land uses effectively changes 
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the predominant zoning classification. To help clarify the use of land, Column 2 identifies 
specific land uses that will not be acceptable under any circumstances without the rezoning 
of the area.

Permission shall be obtained in writing from the Metropolitan/Municipal/District Statutory 
Planning Committee to carry out any development within their area of jurisdiction. All 
development shall be subject to the Planning Standards applicable to the land use classification 
and to other conditions as may be applied by the Statutory Planning Committee, or required 
by the Environmental Protection Agency (EPA).

1.4	 Description	of	Development	Zones
The list of zoning schedules include ‘Permitted Uses’ and “Prohibited Use’. The Permitted 
Use covers all types of development that may be approved in an area zoned for that use. The 
Prohibited Use is any use not included in the Permitted Use, but this column is to clarify the 
types of uses which would never be acceptable and would require the area be re-zoned. In 
addition, some uses identified as permissible may need also to conform to EPA requirements 
for that type of development.

1.4.1	 Rural	A	(Ru	A)
Land in a Rural A Zone is intended to be retained for low intensity agricultural use such 
as grazing, low intensity cropping such as shifting cultivation. Such an area will normally 
contain fragile lands, and care has to be taken in its use. No intensive urban settlement, other 
than village settlements and supporting community facilities and cottage industry would be 
allowed. The Zone is intended to protect water supply catchments and also conserve the 
area from the potential impacts of soil erosion and flooding. 

This zone shall be located closer to urban settlements. Large scale industrial and commercial 
developments are not permissible within this zone except for extractive industries in appropriate 
circumstance, but these shall be subject to an environmental impact assessment study.  The 
impact assessment should satisfy the District Planning Authority and the Environmental 
Protection Agency that no long term negative impact will occur as a result of this activity, or 
an appropriate mitigation plan has been formulated to address the negative impacts. 

Table	2:	Table	of	Development	for	Ru	A
Permitted	Uses Prohibited	Uses
▪ Low Intensity agricultural uses
▪ Forestry and industrial forests
▪ Tree crops, tea and coffee plantations (?)
▪ Detached or Compound Houses
▪ Public Open Space
▪ Cottage Industry
▪ Community Facilities
▪ Stockyard/ small silos
▪ Limited transport Facilities

▪ Large Scale Industrial Development 
▪ Intensive, mechanized agriculture
▪ Large scale Commercial Development 
▪ Intensive Residential Development 
▪ Mass Transport Facilities 
▪ Large Scale Warehousing 
▪ Large scale animal rearing

1.4.2	 Rural	B	(Ru	B)
Land in Rural B is intended to be used for intensive cultivation, animal husbandry and 
plantation.  These areas will normally contain high quality soils, suitable for intensive farming 
or farm related activities.  Residential, large scale commercial and industrial development 
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would not be permitted in order to ensure that high quality agricultural land is put to its best 
use.  Flood protection works will be permitted in this zones as well as irrigation projects. This 
zone shall be located further away from urban settlements. 

Table	3:	Table	of	Development	for	Ru	B
Permitted	Uses Prohibited	Uses
▪ Animal Husbandry 
▪ Intensive Cultivation
▪ Plantation, Nurseries 
▪ Detached & Compound Dwelling 
▪ Farm Houses
▪ Public Open Space  
▪ Cottage Industries  
▪ Community Facilities
▪ Small Scale Agro Processing 
▪ Stockyard/ silos
▪ Limited Transport Facilities for haulage

▪ Industrial Development
▪ Large Scale Commercial Development
▪ Large scale transportation facilities
▪ Extractive Industries
▪ Massive Residential Development     

1.4.3	 Residential	Zones	A	(Re	A)
Land in the Residential Zone A is intended to remain as an area for low density residential 
development, with a housing density of 10-15 dwellings per hectare.  The predominant 
development will be detached houses on plot sizes of not less than 500m².  Industrial, 
Commercial and mixed land use activities will be excluded from the zone so as to maintain a 
spacious, environment, free from intrusion by incompatible land use.

High density block of flats/apartments, institution or community dwelling facilities will not be 
permitted in the zone, but official residences, educational, child care facilities and places 
of public worship may be permitted depending on the location and size of the development 
proposed.  Home businesses with not more than two employees, clinics, pharmacies and 
surgeries may be permitted but shall be limited to 250m² in gross floor area.

Table	4:	Table	of	Development	for	Re	A
Permitted	Uses Prohibited	Uses
▪ Detached/Duplex/Compound Houses 
▪ Public Open Spaces
▪ Corner Shops, clinics, pharmacies 

(less than 250m²)
▪ Educational and Childcare facilities              

House-based small family businesses 
(max 2 employees)

▪ Public places of worship  of over 250m²

▪ Transportation for haulage
▪ Block of Flats
▪ Industrial Development
▪ Commercial Development over 250m² 
▪ Crematorium or Cemetery
▪ Animal Husbandry

1.4.4	 Residential	Zone	B	(Re	B)
Land included in a Residential B zone is intended to provide for a variety of residential uses 
at net site densities of between 16 and 30 dwelling per hectare.  The form of development 
will comprise a mixture of detached, semi detached (duplex), row (terraced) and compound 
houses.  Some small retail development would be permissible in this zone in selected 
areas, to accommodate the day to day shopping needs of the population.  To ensure that an 
adequate level of amenity is achieved, small areas of public open spaces will be intermixed 
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with the development.  Major commercial, industrial transportation activities will be excluded 
from the zone so as to minimize traffic congestion and preserve the residential character of 
the zone.

Table	5:	Table	of	Development	for	Re	B
Permitted	Uses Prohibited	Uses
▪ Detached, Duplex, Row Houses
▪ Compound Houses
▪ Public Open Space
▪ Local Shop
▪ Basic education and Childcare Centre 
▪ Community Facilities  
▪ Places of worship 
▪ Minor Government Business  
▪ Limited road network to provide access
▪ Markets with repair workshops

▪ Major Industrial Development 
▪ Major Commercial Development 
▪ Mass Transportation  
▪ Warehousing 
▪ Major Sports Facilities 
▪ Cemeteries
▪ Animal husbandry
▪ Stockyard 

1.4.5	 Residential	Zone	C	(Re	C)
Land in a Residential C Zone is intended for intensive residential development with densities 
in excess of 30 dwellings per hectare.  The minimum plot size on which a development will 
be approved is 110m² but only if adequate provision is made for public open space, roads 
and footpaths and parking areas.

This zone comprises urban low income and informal sector housing areas, which can be 
upgraded to meet the minimum space requirements. This segment of the urban population 
is most deprived, cash trapped, but very innovative and resourceful. These zones will be 
sited near major business centers and traffic corridors to facilitate easy access and reduce 
transport cost. Public transport facilities, educational, Public Open Spaces, local markets 
and mixed uses will be provided to enhance livability.

It is expected that many of these areas will undergo extensive environment upgrading, in 
future but because of the nature of land holdings and development pattern, a significant 
reduction in housing density may not be achievable.  In the long term many of these areas 
are expected to undergo extensive redevelopment.

Major commercial and industrial development will be excluded from the zone; mixed 
residential development will be permitted with the encouragement of first floor residential and 
small scale ground floor business enterprises.  Because of the dense built up character of 
these areas, there will be the need to make provision for small scale open spaces for public 
use.  Special provision will also be given to traffic management to reduce congestion.
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Table	6:	Table	of	Development	for	Re	C
Permitted	Uses Prohibited	Uses
▪ Detached, Semi detached,
▪ Row & compound housing 
▪ Home business 
▪ Parks & Playground 
▪ Places of public worship
▪ Childcare Centre
▪ Clinic
▪ Pharmacy
▪ Outdoor/Indoor Recreational Facilities
▪ Day care, Primary, Junior High Schools
▪ Public transport facilities
▪ Light Industrial development
▪ Home Based Service Industries
▪ Market for Informal Economic Activities

▪ Heavy Industrial development including 
Large service industries 

▪ Major commercial premises
▪ Animal Husbandry
▪ Cemetery or crematorium
▪ Transportation depots

1.4.6	 Residential	Zone	D	(Re	D)
A residential D zone is intended for intensive multi-storey residential accommodation in the 
form of flats or apartments.  Such development will usually be located centrally on a plot with 
sufficient spatial separation between buildings to maintain ventilation, privacy and light.  The 
grounds shall be landscaped and provision shall be made for car parking. Densities should 
not exceed 300 persons per hectare. Exceptions to the density restriction may be allowed in 
central urban areas where the development is adjacent to public parks and gardens or other 
open space. In all such developments, adequate parking facilities will be required, providing 
a minimum of one parking space for each unit.

It is intended that Residential D Zones be located predominantly in inner-city areas and 
developing areas close to major roads so as to make maximum use of existing services and 
transport facilities in these areas.  Commercial and industrial development will be excluded 
from the zone, but ground floor units may be used for small scale business enterprises and 
shops servicing a local community.

The maximum height or number of stories will be determined by the Statutory Planning 
Committees depending on the location (e.g. near a flight path height restrictions will be 
imposed or height restrictions may be imposed for reasons of the desired form of the urban 
landscape). In all cases the maximum number of stories where no elevator is provided will 
be five.
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Table	7:	Table	of	Development	for	Re	D
Permitted	Uses Prohibited	Uses
▪ Multi storey flats & apartment buildings
▪ Public open spaces
▪ Shops at ground floor level only 
▪ Places of worship
▪ Pharmacies & Clinics 
▪ Home Business Childcare Centre
▪ Prim., Junior High School
▪ Public Transport Facilities
▪ Guest Houses& Small Hotels 
▪ Markets for Informal Economic Activities
▪ Recreation Facilities serving the community

▪ All industrial development
▪ Commercial development except as noted 

in column 1
▪ Animal husbandry
▪ Cemetery & Crematorium
▪ Transport use warehousing
▪ Major sports and Recreation Facilities

1.4.7	 Residential	Zone	E	(Re	E)
Land in a Residential E zone is intended to be used for a community dwelling such as 
barracks, residential hostels, institutional housing for the physically challenged, boarding and 
guest houses containing more than 6 rooms. The size of the site to be developed, the nature 
and type of accommodation facilities to be provided, as well as car parking and open space 
requirements will be determined by the Planning Authority.

It is intended that residential E zones will be predominantly located in the inner city area, 
on major roads close to public transport, near universities and other tertiary institutions and 
schools or adjacent to facilities they service.  Some mixed land uses may be permitted in 
the case of hotel development, but it is generally intended that commercial and industrial 
developing be excluded from the zone.  Landscaping to improve amenity and privacy will be 
encouraged.

Table	8:	Table	of	Development	for	Re	E
Permitted	Uses Prohibited	Uses
▪ Community dwelling 
▪ Guest houses with more than six rooms
▪ Hostels
▪ Barracks
▪ Institutional accommodation
▪ Public open space 
▪ Childcare Centre
▪ Restaurants & eating places
▪ Public places of worship
▪ Specially zoned for that purpose
▪ Markets under 1,000m

▪ Commercial development
▪ Industrial development
▪ Cemetery and Crematorium
▪ Animals husbandry
▪ Transport uses and Warehousing
▪ Major sports and Recreation facilities
▪ Community facilities or public places of wor

ship except on a site zoned for that pur-
pose, but not in residential buildings

▪ Markets over 1000m²  

1.4.8	 Redevelopment/	Renewal/	Upgrading	(Re	Z)
This area is predominantly residential in character, and usually falls under a low income high 
density residential zone, similar to Residential Zone C. It is usually the indigenous residential 
core of the settlement and characterized by difficult access, inadequate provision of basic 
infrastructure, community facilities and housing. Urban poverty is generally high as well as 
population density. Environmental sanitation is equally poor and poses a threat to public 
health and safety.
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Under the circumstances, full scale redevelopment of the residential area should have 
been preferred, but this will be constrained by high replacement and often social cost which 
neither the people nor the government can shoulder or accept. The intention therefore is to 
adopt an upgrading strategy where-by environmental, socio-economic and infrastructural 
improvements will be achieved for the zone with minimal cost arising out of demolitions, 
replacement and relocation of people.

To achieve this, the normal planning standards and regulations cannot, and will not be 
applied. Emphasis will be on the creation of minimum way leaves for vehicular access and 
the extension of service lines and drainage; for example:  water, electricity, waste collection, 
drainage etc, to meet the needs of the people. Through the application of the upgrading 
strategy and the resultant environmental and infrastructural improvement opportunities, low 
scale business and commercial activities will be created to improve the socio-economic 
circumstances of people.

The application of this strategy will succeed under conditions of massive education, 
community involvement and active participation. Full advantage should be taken of foot 
paths, lanes, incidental open spaces, existing drainage access and refuse disposal sites (if 
any) in the formulation of the strategy. Permissible uses in this zone will include residential, 
local markets, mixed uses, corner shops, places of worship, educational facilities- nursery, 
primary, Junior High., public open spaces etc. For the details, see table of development 
below.

Table	9:	Table	of	Development	for	Re	Z
Permitted	Uses Prohibited	Uses
▪ Residential developments
▪ Local Markets
▪ Mixed Uses
▪ Corner Shops 
▪ Clinic
▪ Places of Worship
▪ Educational Facilities
▪ Public Open Spaces
▪ Low scale business and 
▪ Commercial activities
▪ Home Based Economic Activities

▪ Massive infrastructural development that will 
relocate many people

▪ Large markets
▪ Cemeteries and crematoriums

1.4.9	 Education	Zone	(EZ)
Land in the Education Zone is intended to be used for the training or teaching of persons and 
research into specialized areas. Education Facilities to be located in the Education Zone, 
range from Basic, Junior and Senior High Schools, Technical and Vocational Institutes/
Colleges to Tertiary Institutions like Polytechnics and Universities

1.4.10	 Education	Zone	A	(Ed	P):	Nursery,	Primary	And	Junior	High	Schools
Land in Education Zone A is intended to be used for the establishment of Basic Schools 
–Nursery, Primary and Junior High Schools. These should be located in close proximity to 
residential areas and community facilities.

It is important that Nursery and Primary schools are located within a neighbourhood with easy 
vehicular and pedestrian access system. Facilities to be provided shall include playgrounds, 
classroom blocks, hostels (where necessary), offices, canteens, places of convenience, 
libraries among others. 
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Prohibited uses include large scale commercial activities, industries, transportation and 
warehouses, animal rearing, slaughter houses etc. 

Table	10:	Table	of	Development	for	Ed	P
Permitted	Uses Prohibited	Uses
▪ Teachers Accommodation
▪ Office Blocks
▪ Canteens
▪ Laboratories
▪ Workshops for Teaching
▪ Classroom Blocks
▪ Playgrounds
▪ Clinics

▪ Transportation and Warehouses
▪ Animal Husbandry
▪ Slaughter Houses
▪ Industries
▪ Crematorium/Cemeteries

1.4.11	 Education	Zone	B	(Ed	S):	
	 Senior	High	Schools,	Vocational/Technical	Schools	and	Colleges

Land in Education Zone B is intended to be used for the establishment of Senior High Schools 
and Vocational/Technical Schools and Colleges. These shall be located in neighbourhoods of 
up to 20,000 people with easy access to community facilities and transport. Recommended 
land sizes range between four and 8 hectares

Permitted uses in the zone will include students’ hostels, teachers’ bungalows, places of 
worship, laboratories/workshops, playgrounds, places of convenience, offices, shops, 
canteens, libraries among others. 

Prohibited uses will include industries, garages and warehouses, animal husbandry other 
than for research and teaching.

Table	11:	Table	of	Development	for	Ed	S
Permitted	Uses Prohibited	Uses
▪ Houses for Teachers
▪ Students Hostels
▪ Clinics
▪ Bookshops
▪ Play Grounds
▪ Office Blocks
▪ Laboratories
▪ Workshops
▪ Canteens
▪ Classroom Blocks

▪ Markets
▪ Industries
▪ Transportation
▪ Warehouse 
▪ Crematorium
▪ Cemeteries 
▪ Animal Husbandry other than for Research 

and Teaching
▪ Mining

1.4.12	 Education	Zone	C	(Ed	T):
	 Tertiary	Institutions-	Polytechnics,	Universities	and	Others

Land in Education Zone C is intended to provide facilities for the establishment of tertiary 
institutions like Polytechnics, Universities and other Specialized Institutions. These should 
be located in easily accessible areas near community facilities but serene enough for high 
academic work.
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Facilities to be provided in Education Zone C will include students’ hostels, residential 
accommodation for lecturers and other workers of the institutions, lecture halls, laboratories, 
workshops, playgrounds, places of worship, police stations, clinics/ hospitals, sewage 
treatment plants, research stations and their facilities, commercial buildings for shops, banks, 
printing, minor repairs among others.

Prohibited uses will include industries, transportation, warehouses, animal husbandry other 
than for research and teaching, large scale markets.

Table	12:	Table	of	Development	for	Ed	T
Permitted	Uses Prohibited	Uses
▪ Students Hostels
▪ Houses for Lecturers and Other Workers of 

the institutions
▪ Lecture Halls
▪ Auditorium
▪ Laboratories
▪ Workshops
▪ Bookshops
▪  Libraries
▪ Printing Facilities
▪ Outdoor/Indoor Recreational Facilities
▪ Play Grounds
▪ Hospitals/Clinics                                                                            
▪ Police Stations
▪ Buildings for Banks, Shops, Post Office
▪ Minor Repairs
▪ Gas/Petrol Filling Stations
▪ Fire Stations

▪ Industries 
▪ Transportation 
▪ Warehouses
▪ Animal Husbandry other than for Research 

and Teaching 
▪ Large Markets
▪ Sawmilling
▪ Crematorium

1.4.13	 Places	of	Worship	Zone	(PW)
Land in the Places of Worship Zone is intended to be used for activities of religious bodies 
to avoid situations where warehouses, open spaces, residential blocks and even classrooms 
and school compounds are turned to worship centers. These include activities of Muslims, 
Protestants, Catholics, African Religion and other religious beliefs. Places of Worship shall 
be located within communities to serve religious interests of residents. They should be easily 
accessible by both motor vehicles and pedestrians. Recommended walking distance to 
places of worship from homes is between 15 and 30 minutes.    

Permitted uses include houses for religious leaders/pastors, social centers, basic schools, 
playgrounds, open spaces, bookshops, canteens. Prohibited uses include industries, animal 
husbandry, transportation, warehouses, and markets. Recommended site should cater for 
worship centers, open spaces, parking spaces for vehicles and other related uses.
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Table	13:	Table	of	Development	for	PW
Permitted	Uses Prohibited	Uses
▪ Church Buildings
▪ Mosques
▪ Social Centers
▪ Bookshops
▪ Canteens
▪ Playgrounds                                                                            
▪ Open Spaces
▪ Libraries
▪ Toilet Facilities
▪ Nursery and Basic Schools
▪ Houses for Pastors/Imams
▪ And Teachers
▪ Car Parks

▪ Transportation
▪ Warehouses
▪ Animal Husbandry
▪ Industries
▪ Markets

1.4.14	 Health	Zone	(HZ)
Land in the Health Zone is intended to be used to provide facilities for health services at all 
levels of health care ranging from clinics in small settlements or neighbourhoods to specialized 
hospitals in the Regional capitals. Uses in the health zone include buildings for Out Patients 
Departments (OPD), for Consultation by Doctors, Offices, Laboratories, Patients Wards, 
Pharmacies, Operating Theatres, Laundries, Mortuaries, and Housing Accommodation for 
Doctors, Canteens, Nurses and other workers, Fire Stations, Police Stations, Research and 
Teaching, among others depending on the level of the health facility. 

Industries, Transportation, Warehouses, Markets, Extractive Industries, Animal Husbandry 
other than for research and teaching, will not be permitted in this zone  

1.4.15	 Health	Zone	A	(H	Cl):	Clinic
Land in Health Zone A is intended to be used to provide health facilities. Recommended 
site should be within a maximum of 10 minutes walking distance from most homes. Health 
services available in the Health Zone A include OPD, Maternal and Child Care, Immunization, 
Public Health Education, Sick Bays    

 
Table	14:	Table	of	Development	for	HCl
Permitted	Uses Prohibited	Uses
▪ Buildings for OPD
▪ Maternal and Child Care
▪ Immunization
▪ Sick Bays
▪ Houses for Staff
▪ Public Health Education

▪ Industries
▪ Animal Husbandry
▪ Markets
▪ Petrol Station
▪ Transportation
▪ Warehouses

1.4.16	 Health	Zone	B	(H	P):	Health	Post
This is a health facility to serve a settlement with a population threshold of 200 to 5000. Land 
in this zone is intended to be used to provide buildings and spaces for health services as 
OPD, Laboratory Services, Wards, Maternal and Child Care, Consulting Rooms, Laundries, 
Accommodation for some staff of the post, and structures for small shops and canteens  
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Industries, Transportation, Warehouses, Markets, Extractive Industries, Animal Husbandry 
other than for research and teaching, will not be permitted in this zone 

Table	15:	Table	of	Development	for	B	(H	P)
Permitted	Uses Prohibited	Uses
▪ Buildings for OPD
▪ Maternal and Child Care
▪ Consulting Rooms
▪ Laundries
▪ Immunization
▪ Wards
▪ Accommodation for some Staff
▪ Canteen and Shops

▪ Industries
▪ Animal Husbandry
▪ Petrol Station
▪ Transportation
▪ Warehouses

1.4.17	 Health	Zone	C	(H	C):	Health	Centre
Land in Health Zone C is intended to be used to provide facilities for the health needs of sub- 
districts and surrounding settlements within an approximate radius of 15 to 20 kilometers. 
Buildings to be provided in the zone are to be used for OPD, Consulting Rooms, Maternal 
and Child Care, Immunization Facilities, Laboratories, X’Ray, Wards, Accommodation for 
some staff of the centre, Mortuary among others  

Industries, Transportation, Warehouses, Markets, Extractive Industries, Animal Husbandry 
other than for research and teaching, will not be permitted in this zone 

Table	16:	Table	of	Development	for	C	(H	C)
Permitted	Uses Prohibited	Uses
▪ Buildings for OPD
▪ Maternal and Child Care
▪ X-Ray
▪ Consulting Rooms
▪ Laboratories
▪ Ward
▪ Pharmacy
▪ Canteen
▪ Laundry
▪ Ambulance yard
▪ Accommodation for staff at post
▪ Immunization Facilities
▪ Storage space for records

▪ Industries
▪ Animal Husbandry
▪  Petrol Station
▪ Transportation
▪ Warehouses
▪ Markets

1.4.18	 Health	Zone	D	(H	Po):	Urban	Health	Centre/	Polyclinic
Land in the Health Zone DH Po is expected to be used to provide facilities to cater for the 
basic health needs of neighbourhoods.   Land uses in the zone should include buildings and 
spaces for all basic health requirements such as OPD, Consulting Rooms, Laboratories, 
X’ray Departments, Theatres for minor surgeries, Wards, Accommodation for Doctors, Nurses 
and some staff of the centre, and Immunization centers. Land should also be set aside for 
services like laundries, Canteen, small shops, workshops for minor repairs among others.

Industries, Transportation, Warehouses, Markets, Extractive Industries, Animal Husbandry 
other than for research and teaching, will not be permitted in this zone  
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Table	17:	Table	of	Development	for	D	(HPo)
Permitted	Uses Prohibited	Uses
▪ Buildings for OPD
▪ Maternal and Child Care
▪ X-Ray
▪ Consulting Rooms
▪ Operating Theatre
▪ Laboratories
▪ Pharmacy
▪ Laundry
▪ Workshops
▪ Ambulance Yard
▪ Accommodation for Doctors and Nurses
▪ Immunization Facilities
▪ Storage space for records
▪ Canteen
▪ Shops
▪ Accommodation for some staff

▪ Industries
▪ Animal Husbandry
▪ Petrol Station
▪ Transportation
▪ Warehouses
▪ Markets
▪ Large commercial enterprises

1.4.19	 Health	Zone	E	(H	G):	District	General	Hospitals
This is intended to serve a District. General medical practitioners and specialist doctors 
operate in these hospitals but some specialized medical conditions may be referred to 
Regional or Specialized Hospitals.

Industries, Transportation, Warehouses, Markets, Extractive Industries, Animal Husbandry 
other than for research and teaching, will not be permitted in this zone  

Table	18:	Table	of	Development	for	E	(H	G)
Permitted	Uses Prohibited	Uses
▪ Buildings for OPD
▪ Specialist medical blocks
▪ X-Ray
▪ Consulting Rooms
▪ Operating Theatre
▪ Laboratories
▪ Wards for patients
▪ Storage space for records
▪ Mortuary
▪ Pharmacy
▪ Laundry
▪ Workshops
▪ Ambulance Yard
▪ Car Park
▪ Canteen
▪ Shops and banks
▪ Accommodation for  staff

▪ Industries
▪ Animal Husbandry
▪  Petrol Station
▪ Transportation
▪ Warehouses
▪ Markets
▪ Large commercial enterprises
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1.4.20	 Health	Zone	F	(H	T	/H	R):	Teaching	or	Regional	Hospitals
These are Specialized or Regional hospitals. These are referral hospitals which have the 
necessary infrastructure to enable the health personnel to deal with most health problems 
referred to them. Teaching Hospitals are in this category of heath facility.  

Industries, Transportation, Warehouses, Markets, Extractive Industries, Animal Husbandry 
other than for research and teaching, will not be permitted in this zone  

Table	18:	Table	of	Development	for	F	(HT/HR)
Permitted	Uses Prohibited	Uses
▪ Operating Theatres
▪ Specialist medical blocks
▪ Facilities for Medical Research
▪ X-Ray
▪ Consulting Rooms
▪ Operating Theatre
▪ Laboratories
▪ Wards for patients
▪ Storage space for records
▪ Mortuary
▪ Canteen
▪ Pharmacy
▪ Laundry
▪ Ambulance Yard
▪ Car Park
▪ Fire station
▪ Workshops
▪ Shops and banks
▪ Accommodation for  staff

▪ Industries
▪ Animal Husbandry other than for  research 

or teaching
▪ Petrol Station
▪ Transportation
▪ Warehouses
▪ Markets
▪ Large commercial enterprises

1.4.21	 Central	Business	District	(CBD)
The Central Business District (CBD) is usually a preferred location for international and 
national Civic and Cultural organizations, government business (civic centers), business and 
commerce, small scale business/informal sector operators etc. because of the opportunities 
that it presents. This makes the use of space in such areas highly competitive. The subsequent 
relatively high land values call for corresponding high profile property development to justify 
the high investment in land.

Most local and international businesses are headquartered in the CBD. The center should 
provide examples of the best architectural and urban design practices; also careful 
consideration is given to heritage and conservation of buildings and places of historical 
significance and interest. The process for the issuance of planning and building permits 
(together known as development permits) are such that complex and high quality plans are 
required from seasoned professionals. Traffic and environmental impact studies accompany 
development plans in the CBD as adequate provision of access, both pedestrian and 
vehicular, and best environmental practices are critical requirements for the zone.

The intent is to achieve such intensive civic and cultural, commercial and business activities 
in the CBD zone. In the long term, it is envisaged that much of the zone will be redeveloped 
into multi storey business accommodation. Some parts of the CBD have particular value, for 
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example, historical, architectural value; and their special character makes them a potential 
tourist attraction. These areas should therefore be redeveloped with care so that their identity 
remains untouched.

To ensure the zone functions efficiently, strict measures will be applied to traffic management, 
servicing and building design.  The standards of engineering services will be high to ensure 
that businesses have reliable supply of electricity, water, internet access, telecommunication 
and waste management. Aesthetics in the CBD will be enhanced through the development of 
a network of public open spaces and landscaping as part of the street furniture. Permissible 
and prohibited uses in the zone are shown in the table of development below.

Table	19:	Table	of	Development	for	CBD
Permitted	Uses Prohibited	Uses
▪ Business premises
▪ Commercial office development
▪ Shops and restaurants
▪ Government business
▪ Head Offices of Insurance Firms
▪ Banks
▪ Public open space
▪ Leisure Facilities 
▪ High rise flats and apartments
▪ Hotel accommodation
▪ Car park
▪ Transport stations
▪ Markets for manufactured goods
▪ Clinics and hospitals
▪ Pharmacies
▪ Fire Stations
▪ Fuel Service Stations
▪ Child Care Centers
▪ Selective Residential Apartments

▪ Single unit residential development
▪ Industrial development
▪ Major Warehousing 
▪ Animal husbandry 
▪ Cemeteries/ Crematorium
▪ Animal slaughter houses
▪ Places of worship

1.4.22	 Sub-	Regional	Business	Centers	(SBC)
The Sub-Regional Business Center functions as centers for dispersal of economic activities, 
employment generation, and traffic movement in a city or metropolitan area. Activities in the 
zone will include sub-regional distribution outlets, markets, bulk breaking warehousing, cold 
storage facilities, major retail stores, professional offices, sub-branch offices for government 
agencies, and some service industries. 

Also to be included are major sub-regional recreation centers, leisure and community facilities. 
The zone will be strategically located to ensure ease of access and egress to transportation 
facilities. Other permissible and prohibited uses in this zone are indicated in the table of 
development below
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Table	20:	Table	of	Development	for	SBC
Permitted	Uses Prohibited	Uses
▪ Sub regional markets for agricultural products
▪ Bulk breaking ware houses for Agricultural Products
▪ Cold storage facilities 
▪ Offices of the local administration
▪ Professional offices/Sub branch offices 
▪ Major retail stores 
▪ Service industries- Mechanics, Artisans
▪ Recreational Facilities 
▪ Community Facilities 
▪ Health Facilities
▪ Police Post
▪ Parking Facilities 
▪ Loading /Unloading Bays
▪ Fuel Service Stations

▪ Low density residential development
▪ Industrial development
▪ Animal husbandry 
▪ Cemeteries/ Crematorium
▪ Animal slaughter houses
▪ Places of worship

1.4.23	 Mixed	Business	Zone	(BM)
Land in a Mixed Business Zone is intended for lower intensity commercial business 
development and retail display on the fringe of the Central Business District and adjacent 
to major arterial roads.  Development will be predominantly free standing with adequate 
provision for car parking and access.  Professional offices, medical clinics and surgeries, 
service and spare parts dealers, motor traders and sale yards will generally be located in this 
zone.

Major manufacturing and repair business will be excluded from the zone, and residential 
development will be confined to above ground floor of commercial premises.  Control over 
advertising will be maintained to help maintain the amenity of the zone.  Special provisions 
will apply to traffic management to ensure pedestrian safety, and minimize congestion.

Table	21:	Table	of	Development	for	BM
Permitted	Uses Prohibited	Uses
▪ Commercial offices
▪ Local government offices
▪ Professional Offices
▪ Agencies display
▪ Markets
▪ Child Care Centre
▪ Car Park
▪ Medical Clinics
▪ Motor Sales and Services 
▪ Fuel Service Station

▪ Industrial development  
▪ Industrial development involving
▪ Repair works
▪ Dwelling at ground level
▪ Animal husbandry
▪ Market over 1 ha

1.4.24	 Informal	Business	Zone	(BL)
This zone is intended for local community business activities incorporating small 
Shops, sub offices and agencies and a community market.  Local Business Centres should 
be sited which are convenient for pedestrian and vehicular access.  

The zone is intended to be developed progressively, with adequate provision for services, 
waste disposal and public amenities.  The market is intended to be the focus of day to day 
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community activity around which will be constructed more permanent retail and community 
facilities.  Industrial manufacturing and food processing is not permitted in the zone, but small 
scale repairs, home craft ad cottage industry activities will  be permitted.

Table	22:	Table	of	Development	for	BL
Permitted	Uses Prohibited	Uses
▪ Local Market (1ha or less.)
▪ Local shops
▪ Service agencies
▪ Light industries with floor area less than 20 m2
▪ Restaurant and Bars
▪ Cottage industries
▪ Motor sales points
▪ Taxi and bus terminals
▪ Car Park

▪ Industrial development
▪ Major commercial 
▪ & retail development 
▪ Cemetery & Crematorium
▪ Extractive industries
▪ Animal husbandry
▪ Slaughtering of animals
▪ Warehousing

1.4.25	 Government	Business	Zone	(BG)
The zone is intended for government use as offices and related business of the Executive, 
legislature, Judiciary and all other organs and agencies of government, operating at national 
and sub-national levels in the national, regional and district capitals and in other areas of the 
country.

In every Planning district, area or locality, land will be zoned for essential government 
business to reflect on the needs of the particular area
Some commercial and retail servicing uses will be permitted in the zone to support the 
running of government officers.  Local food stalls, restaurants and other day to day service 
needs will be permitted in the zone where appropriate.  A high standard of amenity is sought 
for the zone.

Table	23:	Table	of	Development	for	BG
Permitted	Uses Prohibited	Uses
▪ Government Offices
▪ Libraries
▪ Government Places of Assemblies
▪ Post Office
▪ Police Station/Post
▪ Banks
▪ Commercial Services ancillary to Government Business 
▪  Food Stalls and Restaurants 
▪ Child Care Centre
▪ Car Parks
▪ Public Open Space
▪ Bus Stop/Transport Stations

▪ Non Government offices
▪ Major Retail
▪ Cemetery & crematorium
▪ Animal husbandry

1.4.26	 Recreation	and	Sports	Zone	(RS)
Land in the Recreation and sports zone is intended to accommodate organized sports and 
associated facilities, commercial recreational establishments as well as less formal recreation 
activities. Land use in the zone include race course, stadia, sports clubs, golf course and 
football clubs and training grounds where access is controlled.  Land may be in public or 
private ownership.
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Other ancillary facilities such as club rooms, kiosk, bars and restaurant may be permitted 
to operate with major land use activities in the zone.  Special attention will need to be paid 
to parking, public transport facilities, access and egress, public amenities and landscaping 
for any development proposed in the zone.  The development of a major facility will have to 
consider the impact it will have on the services and amenity in surrounding areas.

Table	24:	Table	of	Development	for	RS
Permitted	Uses Prohibited	Uses
▪ Sports Ground
▪ Ancillary facilities
▪ Sports Club buildings
▪ Parks and gardens
▪ Emergency facilities
▪ Display areas
▪ Car park

▪ Residential 
▪ Major commercial 
▪ Industrial development 
▪ Animals husbandry
▪  (except for exhibitions)

1.4.27	 Public	Open	Space	Zone	(POS)
Land included in the Public open Space Zone is primarily intended for informal or casual 
recreation pursuits.  Public Open Spaces include parks and gardens, small play areas for 
children, and open areas used for buffers between industrial and other land use activities.  
Most areas adjacent to streams and major drains will be zoned public open space and remain 
free of development.  All land proposed for urban development which is below the 1 in 20 
year flood level will be zoned public open space or other appropriate zone. For details see 
wayleaves.

Some ancillary uses such as kiosk, bar & restaurants, entertainment facilities may be 
permitted in the zone, however, this will be subject to conditions relating to location, soil 
condition,  traffic, servicing and waste disposal.

Table	25:	Table	of	Development	for	POS
Permitted	Uses Prohibited	Uses
▪ Parks and gardens
▪ Ancillary uses associated with use of POS
▪ Cultivated areas where approved
▪ Car park

▪ Industrial
▪ Commercial
▪ Residential 
▪ Warehousing
▪ Any development that obstructs natural drainage 
▪ Construction on flood overspill areas
▪ Slaughterhouse facilities 

1.4.28	 Protected	Coastal/Water	Front	Zone	(CZ)
Land in the Protected Coastal/Water Front Zone may be described as land within the 
immediate vicinity of a water body, which is subject to special protected status. The land may 
include beaches, lagoon sides, banks of rivers, lakes and other water bodies. The extent of 
the Protected Coastal/Water Front Zone shall be determined by the Planning Authority in 
collaboration with the appropriate state agency/agencies. All the coastal line which may be 
affected by coastal erosion, or a future rise in sea level will form part of a Protected Coastal/
Water Front Zone to ensure that no development occurs. The width of the coastal zone will 
vary according to protection measures required. Land outside the Protected Coastal/Water 
Front Zone, will be subject to regular Zoning Considerations and EPA regulations.
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Lands in the Coastal Zone are to be used for activities that reflect on the physical and 
environmental conditions of coastal areas, banks of rivers, lakes and other water bodies. 

Permitted uses may be classified as follows:

1. Tourist and Recreational Facilities: Hotels/Resorts, Swimming Facilities, Bars, Golf 
 Courses, Amusement Centers and other related activities.
2. Industrial Activities: Local Crafts Industries, Fish Processing - All effluent deposited 
 into water bodies in connection with these activities must be at least secondary treated. 
3. Boat, Harbour and Fishing Facilities: Boat/Fishing Harbours, Lagoon Outlet Structures, 
 Traditional Boat/Ship Building, 
4. Coastal Re-vegetation/ Re-forestation

Prohibited activities include sand winning, animal husbandry, transportation, garages/ fitting/
mechanical workshops, large scale commercial activities/markets, raw solid and liquid waste 
disposal, cemeteries/crematorium; any heavy or large scale industry, ship building, Coal or 
oil fired power stations, dry docks or large scale commercial or military harbours or docks.

The Planning Authority shall liaise with the Environmental Protection Agency to determine 
the applications for development which need environmental impact studies 

Table	26:	Table	of	Development	for	CZ
Permitted	Uses Prohibited	Uses
▪ Tourism and recreational facilities
▪ Traditional small scale and cottage 

industries related to sea or water body
▪ Local craft making
▪ Traditional ship/boat building
▪ Fishing and fish processing

▪ Sand winning
▪ Animal husbandry
▪ Garages/mechanical workshops
▪ Large scale industry, 
▪ Coal and oil fired power stations
▪ Commercial or Military Docks and dry harbours
▪ Large scale ship building
▪ Open dumping and discharge of solid or liquid waste
▪ Cemeteries 
▪ Crematoria

1.4.29	 Conservation	Zone	(CA)
Conservation zones generally are located in rural areas. They vary from Special Development 
Zones, which cover areas with qualities that are to be preserved (see Special Development 
Zones below). Land in a conservation zone is intended to be retained in its natural or modified 
state for conservation purposes.  A conservation zone may include areas of outstanding 
natural beauty, areas of religious cultural or archaeological importance, important forest, wild 
life and estuarine habitats, land in water supply catchments area endangered hills, slopes, 
fault line, etc.  

It is not intended to exclude development from a conservation zone.  Activities which are 
incompatible with the intent of the zone will be prohibited, especially urban development and 
industry.  Access to conservation zone will be restricted to selective areas where the intensity 
of use can be more effectively managed. Developers are required to provide public places of 
convenience in recreational and tourist sites.
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Table	27:	Table	of	Development	for	CA
Permitted	Uses Prohibited	Uses
▪ Tourism and recreation 
▪ Ancillary facilities for local craft industries
▪ Detached houses
▪ POS
▪ Educational and Scientific research centres
▪ Limited local transportation
▪ Afforestation

▪ Residential development
▪ Industrial development
▪ Transportation
▪ Intensive cultivation
▪ Animal husbandry
▪ Open dumping and discharge of solid or 

liquid waste

1.4.30	 Transportation	&	Warehousing	Zone	(TW)
Land in a transportation and warehousing zone is intended to be used to provide facilities 
for air, rail, road and sea transportation users.  Kotoka International Airport, Tema, Takoradi 
and Accra Ports, the Accra and Kumasi Railway Stations Boankra Inland Port area and other 
similar areas may be grouped in this zone etc. Major taxi and regional bus terminals are 
included in this zone.  The zone allows for some storage and warehousing facilities.  Ancillary 
office, servicing and convenience retail activities will generally be permitted in the zone.  

Access to transportation and warehousing zone require special provisions for safety, servicing 
and parking.  Access to the zone will be confined to well controlled intersections, entrance 
and exit points because of the substantial volume of traffic generated from the activities 
therein. Residential, development will be excluded from the zone.
 

Table	28:	Table	of	Development	for	TW
Permitted	Uses Prohibited	Uses
▪ Airports
▪ Ports (including inland port)
▪ Railway station
▪ Landing strips
▪ Freight handling facilities
▪ Bus Stations
▪ Manufacturing
▪ Warehousing
▪ Goods transfer terminals
▪ Ancillary commercial uses
▪ Road Transport Terminal 
▪ Car park
▪ Shops 
▪ Canteen 
▪ Public Toilet Facilities 

▪ Residential development 
▪ Storage of dangerous goods
▪ Industrial development
▪ Institutional facilities
▪ Sports & Recreation
▪ Animal Husbandry

1.4.31	 Light	Industrial	Zone	(LI)
Land in a Light Industrial Zone is intended for light industrial activities, particularly those 
using clean, low technologies to restrict air and noise offence.. The sorts of industries that 
may be found in a light industrial zone might include those producing high value but low 
weight and volume goods, such as specialized electronic firms, IT based industries, jewelry, 
medical products, etc.  
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Permissible development could include offices related to the industries located there, offices 
of government agencies overseeing the production of specified goods, ancillary services 
including canteens and open space, car parking etc.

Table	29:	Table	of	Development	for	LI
Permitted	Uses Prohibited	Uses
▪ Low Polluting Industries, including service industries 

where appropriate
▪ Clinics
▪  Ancillary shop or office to service industry provided 

it does not exceed 500 m2 or 70% of built floor 
area, whichever is smaller

▪ Childcare centre
▪ Car park
▪ Limited transportation
▪ Small scale commercial outlets
▪ Canteens,
▪ Mini Parks and small recreation areas where these 

form less than 20% of the developed area.

▪ All industry not classified as
▪ a light industry, except where stated.
▪ Major Transportation uses 
▪ Institutional premises
▪ Animal Husbandry
▪ Major commercial 

1.4.32	 Service	Industry	Zone	(IS)
Land in a Service Industry Zone is intended to accommodate small scale, light industrial 
activities involving repair and maintenance, servicing and processing.  The zone is intended 
to support commercial and residential zone activities.  Business in the zone may include 
small scale suppliers, dry-cleaning, photogenic film processing, small workshops, tradesman 
depots, tailoring, and services to the motor trade.  The floor space area of business in the 
zone will be restricted to 250m² in order to ensure public utilities, and traffic user requirements 
can be accommodated.

Retail, commercial and ancillary activities will be permitted in the zone, provided they do not 
exceed 70% of the built floor space.

It is intended that the development should present a shop front like appearance to the street, 
particularly where the zone abuts a commercial area.  Provision must be made for adequate 
off-street parking. 

Table	30:	Table	of	Development	for	IS
Permitted	Uses Prohibited	Uses
▪ Emergency Services depot
▪ Service industry
▪ Service station
▪ Motor trading
▪ Clinics
▪ Ancillary shop or office to service industry provided it does not 

exceed 500 m2 or 70% of built floor area, whichever is smaller
▪ Childcare centre
▪ Car park
▪ Limited transportation
▪ Markets

▪ All industry not classified as a 
service industry.

▪ Major Transportation uses 
▪ Institutional premises
▪ Animal Husbandry
▪ Major commercial 
▪ Sports & Recreation
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1.4.33	 General	Industrial	Zone	(IG)
Land included in a General Industrial zone is intended to accommodate a wide a range of 
industrial and related development including manufacturing, food processing, assembly of 
machinery, and heavy equipment, vehicles and appliances.  General industrial zones will be 
located in strategic locations close to major roads and infrastructure to ensure that services 
are provided to a high standard and reliability.

A limited range of retail, commercial office and warehousing will be permitted in the zone, 
but this will not exceed 50% of the floor space area business.  Access and egress will be 
strictly controlled to ensure traffic safety.  Parking will be required in accordance with parking 
standards for the zone.  Landscaping will be required along the frontage and adjacent to any 
development abutting a public open space area.

Table	31:	Table	of	Development	for	IG
Permitted	Uses Prohibited	Uses
▪ Industry being general or service industry
▪ Vehicle repair
▪ Transport yard 
▪ Warehousing if not in excess of 50% of gross floor area
▪ Motor Trading 
▪ Utility Service Station 
▪ Medical facilities for emergency services
▪ Canteens
▪ Food Stalls
▪ Limited Commercial Retail

▪ Residential development 
▪ Major commercial centre
▪ Hotel
▪ Educational facilities
▪ Child Care Centers
▪ Institutional premises
▪ Intensive Animal husbandry

1.4.34	 Noxious,	Offensive,	Hazardous	Industrial	Zone	(IN)
Land included in this zone is intended for development by industries which emit elements of 
a noxious, hazardous or offensive nature.  Such industries would generally be incompatible 
within any other urban zone and include activities associated with inflammable fuels 
or explosives, smiting, galvanizing, manufacture of cement, slaughtering of livestock, 
manufacture of poisons, chemicals, and refining.

All activities in the zone would be subject to strict monitoring by the Environmental Protection 
Agency and Factory Inspectorate Division.  Every proposed development would be subject 
to a detailed environmental impact statement which would be considered before planning 
approval is given.   Strict conditions will be placed on the discharge and disposal of wastes.  
Industries storing explosive and flammable material will have special sitting and construction 
measures applied.

Table	32:	Table	of	Development	for	IN
Permitted	Uses Prohibited	Uses
▪ Industry defined as noxious, offensive or hazardous
▪ Warehousing 
▪ General industries 
▪ Ancillary uses to the industry
▪ Public open space
▪ Emergency services
▪ Car Park
▪ Lorry Parking area related to the industries

▪ All uses not specified in Column 1.
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1.4.35	 Extractive	Industry	Zone	(IE)
Land included in an extractive industry zone is intended to be available for the extraction or 
winning of rock, gravel, sand, clay, mineral ores and precious stones.  The location of these 
zones will be carefully selected to avoid activities that may generate an adverse impact on 
the urban and future urban environment.  Ancillary uses such as brick and tile manufacturing, 
concrete block and concrete manufacturing will be permitted in the zone.

Residential development will be restricted to security and staff accommodation.  This will be 
sited well away from operational areas.  Residential development within 1km of a quarry site 
where explosives are used will be prohibited.  Strict conditions will be placed on the security 
of sites and the winning of materials will be properly contracted under license. Once the 
resource of the site has been exploited the land shall be rehabilitated and re-zoned for an 
appropriate use.

Table	33:	Table	of	Development	for	IE
Permitted	Uses Prohibited	Uses
▪ Extractive Industry 
▪ Ancillary uses to an extractive industrial uses
▪ Public Open Space
▪ Staff housing except beyond/outside 
▪ 1km from blasting zone 
▪ Aforestation 
▪ Animal Husbandry
▪ Waste disposal site (subject to 
▪ environmental assessment)
▪ Commercial buildings serving community
▪ School buildings serving community

▪ All uses not specified in Column 1.

1.4.36	 Tourist	Zone	(T)
Land in a Tourist Zone is intended for specific, well planned development to provide 
accommodation and entertainment for tourist and visitors.  A Tourist Zone will contain a range 
of recreational, leisure, entertainment and culture facilities of interest to tourist, visitors and 
residents of the area.  It is intended that development in a tourist zone should be of a high 
standard and blend with the character of the area in which they are sited.  

The zone may be developed and expanded in a sequential manner in accordance with an 
over all development plan.  A range of accommodation will be provided for different user 
groups.  Ancillary tourist shopping and commercial facilities will be permitted in a tourist 
zone.  Adequate provision will be required for car parking to accommodate for large numbers 
of visitors and local residents expected to use these areas.
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Table	34:	Table	of	Development	for	T
Permitted	Uses Prohibited	Uses
▪ Tourist Accommodation
▪ Car Park 
▪ Ancillary uses to the above
▪ Residential accommodation 
▪ Cottage Industry 
▪  Restaurant /Bars
▪ Entertainment facilities
▪ Parks & Gardens
▪ Shops for sale of  artifacts 
▪ Etc

▪ Industrial development
▪ Major commercial centre
▪ Warehousing
▪ Animal husbandry
▪ Slaughterhouse

1.4.37	 Special	Use/Community	Service	Zones
Land included in community services zone is intended to accommodate public services 
such as educational, culture and religions facilities and government use not included in 
a Government Business Zone.  Other uses included in a community services zone are 
institutional facilities such as prisons, etc. Commercial ancillary activities will be permitted in 
the zone provided they do not exceed 50% of the built floor area.

Table	35:	Table	of	Development
Permitted	Uses Prohibited	Uses
▪ Cultural facilities Educational facilities
▪ Religious facilities
▪ Exhibition and display facilities
▪ Conference and sports facilities
▪ Institutional facilities
▪ Ancillary uses to the above

▪ Industrial development
▪ Major commercial development
▪ Hotel

1.4.38	 Special	Use/Emergency	Zone	(SE)
Land included in an Emergency Zone is intended for use for emergency services facilities, 
hospitals and other such facilities. Land included in the zone is mostly owned by Government 
or some other body set up by law or a private ownership approved by an appropriate authority.

All activities within emergency zones will require the preparation of an Environmental Impact 
Statement which will be used to determine whether development should be permitted or not, 
or what conditions should apply to development if approved.

Table	36:	Table	of	Development	for	SE
Permitted	Uses Prohibited	Uses
▪ Emergency services facilities
▪ Civil emergency facilities
▪ Hospital
▪ Mortuary
▪ Funeral Homes
▪ Fire Station
▪ Ambulance Station

▪ Industrial development
▪ Commercial development
▪ Residential other than ancillary to above
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1.4.39	 Special	Use/Utility	Zone	(SU)
Land included in a Utility Zone is intended for use for the provision of public services such as 
water and sewerage, gas, electric power and telephone.  Waste disposal sites and cemeteries 
are also included in a utility zone.
All activities within the zone will require the preparations of an Environmental Impact 
Statement which will be used to determine whether development should be permitted or not, 
or what conditions should apply to development if approved.

Table	37:	Table	of	Development	for	SU
Permitted	Uses Prohibited	Uses
▪ Utility Sites
▪ Waste disposal site
▪ Power Plants and substations
▪ Dams and Water works
▪ Public toilets
▪ Compost Plants
▪ Land fill sites
▪ Cemeteries/crematorium/funeral homes
▪ Communications centres and equipment
▪ Car Park
▪ Gas Station

▪ All uses not specified in Column 1.

1.4.40	 Special	Use/Security/Military	Zone	(SM):	
	 (a)	 Protective	Services	Zone	(PSZ)

Land in the Protective Services Zone is to be used to provide facilities for the Police Service, 
Fire Service, Prisons Service, and the Military.  These are security zones and they should 
be treated as such. Permitted uses include offices for staff and residential accommodation 
for staff and their families, retail shops, workshops, parks for parades, places of worship, 
sports grounds club houses/messes/canteens, education facilities, health facilities, farms, 
conference halls and restricted areas for storage of ammunition and shooting ranges.

Prohibited uses include Industries other than for research and training, large markets, 
transportation and warehouses, massive housing development other than for the staff and 
their families, large scale commercial development. The zone should be  connected with 
adequate rail, road, air and water transport facilities depending on the security service being 
considered. While the zone should be easily accessible to the civilian population, they should 
be secure enough to be able to reduce activities of intruders and at the same time protect the 
state and the general public from miscreants. 
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Table	38:	Table	of	Development	for	PSZ
Permitted	Uses Prohibited	Uses
▪ Military Facilities
▪ Police Service Facilities
▪ Prison Service Facilities
▪ Fire Service Facilities
▪ Houses for staff and their Families
▪ Ammunition Depots
▪ Shooting Ranges
▪ Offices
▪ Parade Grounds
▪ Medical Facilities
▪ Workshops
▪ Prisons Farms
▪ Conference Halls
▪ Retail and Repair Shops 
▪ Canteens/Messes
▪ Education Facilities
▪ Places of Worships
▪ Aircraft Landing Sites
▪ Aircraft hangers

▪ Industries
▪ Major Commercial development
▪ Residential other than staff housing
▪ Transportation
▪ Warehousing
▪ Large Markets

(b)	 Special	Development	Zones	(SD)
Within the city there are areas which have particular social, cultural or historical value.  In 
these areas it is intended to improve the amenity of the areas without drastically changing 
its identity.

Particular values include:

▪ Historical values (eg. James Town, Osu in Accra, Adum in Kumasi etc).
▪ Architectural values (eg. James Town, University of Ghana)
▪ Socio-economic structure (eg. Fishing villages)
▪ Indigenous characteristics (eg. Old markets places, lorry parks)

Some of the standards and guidelines, traffic, subdivision and other development requirements 
may not apply to the re-planning of these areas.

Table	39:	Table	of	Development	for	SD
Permitted	Uses Prohibited	Uses
▪ Any use that does not degrade the identity 

and amenity of the area
▪ Any use that decreases the particular value 

of the area
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PART TWO: PLANNING STANDARDS

2.1	 Definition
Planning standards are a set of criteria for determining the scale, location and site requirements 
of various land uses and facilities. As planning standards and guidelines could affect the 
allocation of scarce land and financial resources, they should be applied with a degree of 
flexibility. To this end, some standards are obligatory whilst others are recommendations 
to guide the developer. The mandatory standards are minimal space requirements or 
basic considerations that must be satisfied. The discretionary standards are advisory and 
dependent on other factors.

2.2	 	Recommended	Planning	Standards	for	Educational	Facilities

2.2.1	 Enrolment	Per	Class
The maximum class size is mandatory and must not be exceeded, while the minimum is 
discretionary. 

a) Nursery   40 pupils (Min.) - 50 pupils (Max.)
b) Primary   Up to 40 pupils (Min.) - 45 pupils (Max.)
c) Junior Secondary School 35 students (min.) - 40 students (Max.) 
d) Senior Secondary School  30 students (min.) - 35 students (Max.)         
e) Training School  Up to 25 students (min.) - 32 students   (Max.)  
f) Others                       Up to 25 students (min ) - 30    students (Max)

2.2.2	 Floor	Area	Per	Pupil/Student
The smaller figures are a mandatory minimum standard.
a) Nursery   1.4 m2 to 1.8 m2. (including outdoor space)
b) Primary   1.4 m2 Minimum
c) Junior Sec. School  1.5 m2  Minimum 
d) Senior Sec. School  1.5 m2 Minimum 
e) Training School  1.5 m2 Minimum 

2.2.3	 Room	Size	Dimension/	Recreational	Land	Dimension
These standards are recommended sizes and are not mandatory.
a) Typical Classroom  (9.14 Х 7.62 Х 3.04) meters (min.) for 40 pupils.
b) Office space   (3.1 Х 3.65Х 3.04) meters (min.) 
c) Store    (2.44   Х 3.65 Х 3.04) meters (min.)
d) Staff Common Room  (4.57 Х 4.57 Х 3.04) meters (min.)
e) Library    (9.14 Х 7.62 Х 3.04) meters (min.)
f) Football field/Athletics         ( 0.404 ha)
g) Netball    (30.48Х 15.24) m2 (min.)
h) Volley ball   (18.28 Х 9.14) m2. (min.)
i) Hockey   (91.44 Х 50.29) m2 (min.)
j) Tennis Court   (23.77 Х 10.97) m2 (min.)
k) School garden   (91.44 Х 45.72) m2 (min.)

2.2.4	 School	Area
These standards are guidelines and not mandatory. However if no detailed designs are 
available, the lower figures would be considered the mandatory minimum land requirement.
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a) Nursery    0.5 ha. to 1 ha. (single stream)
b) Primary   1.214 ha (min) single stream
c) Junior Sec. School  1.62 – 2.43 ha single to double stream
d) Senior Sec. School  1.62 – 4.05 ha single to multi stream
e) Training School  Up to 4.05 ha single to multi stream 

P. S.  Double storey classroom blocks will be encouraged in urban centres.
 
2.2.5	 Siting	Of	School

a)	 Nursery
Nursery facilities should be located in close proximity to residential areas, within the center 
of the community, and within neighbourhood shopping and marketing areas. It could also be 
part of a primary school. Maximum walking distance from nursery to home or working place 
should be approximately 80 metres or.8km.

b)	 Primary	School	     
To be located within a neighbourhood of up to 5,000 people with easy pedestrian and 
vehicular access. Walking distance from home to school should be up to 1.25km in town and 
up to 2.5km in dispersed  rural settlements.

(C)	 Junior	Secondary	School
Could be sited between two neighbourhoods of up 10,000 people, with easy pedestrian and 
vehicular access.  Walking distance between the house and school should be up to 3.2km 
maximum.

(e)	 Senior	Secondary	
Could be located between 2 to 4 neighbourhoods with a total population of 20,000 people.  
Commuting distance from home to school could be up to 4 km) maximum.

(f)	 Special/Vocational	Training	School	
To be sited along the perimeter of a settlement of over 50,000 people. The site should have 
easy vehicular access to all parts of the district. For all security agencies standards are 
determined by the relevant security agency to accommodate their special requirements.

2.2.6	 Basic	Facilities	to	be	Provided

a	 Nursery
-  Large airy classroom with adequate technical aids and indoor and outdoor playing materials, 
Toilets and Water.

b)	 Primary	School
-   Minimum of six classrooms, for 1 stream school; Head teacher’s office with a store attached; 
football, net ball, and volley ball fields

▪ 6 hole toilets for staff and pupils (male/female) – mandatory minimum standard
▪ School garden.
▪ Water and electricity/lighting - mandatory
▪ Vehicular access with parking spaces for at least 5 vehicles. 
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(c)			 Junior	Secondary	School
▪ Head teacher’s office with store.- mandatory
▪ Staff common room and library - mandatory
▪ Workshops for Art and Craft
▪ At least 3 classrooms (1 stream school) - mandatory
▪ Domestic Science block with attached  kitchen and store - mandatory
▪ Toilets for staff and students- mandatory
▪ Football, net ball and volley ball fields
▪ School garden
▪ Water, electricity, telephone and vehicular access with parking spaces for at least 
 5 vehicles – mandatory.
▪ Head teacher quarters and at least 5 staff houses - mandatory.

 
(d)	 Senior	Secondary	School	(all	mandatory)

a. Headmasters office with store
b. Staff common room
c. School library
d. Dinning Hall with attached kitchen and store
e. Science Laboratories for physics biology and chemistry
f. Workshops for Art and Craft
g. Domestic Science blocks with attached kitchen and store
h. Office staff rooms for Accounts and Secretarial staff
i. Vehicular access and car parking spaces for at least 10 cars
j. Assembly Hall 
k. At least 3 classrooms for 1 stream school and 9 classrooms for 3 stream  school 
l. Football and athletics field, Net ball, volley ball fields, basket ball court and  
m. Tennis court.
n. School garden 
o. Water electricity and telephone
p. Toilets for both staff and students
q. Headmaster’s bungalow and at least 10 other staff houses.

Boarding facilities shall be provided where school serves district and regional catchments.  In such 
a case staff accommodation will amount to a minimum of 15 houses.

2.2.7	 Building	Height
To conserve land in crowded urban areas, recommended school building height will normally 
be 2 storeys.  Workshops for Art and Craft will be single storey. 
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Table	1	Educational	Facilities	–	Summary	of	Planning	Standards
Status Enrolment

Per class
Average

Floor
Area Per 

Pupil

Average 
Class
rooms 

Size (m)

School 
area

Catch
ment 
area

Population
to be

serviced

Basic Facilities to be Provided

Min   Max Min      Max Min     
Max

Min      
Max

Min        Max A B C D E F G H I J K L M

Nursery 40 50 15 20 9.14Х7.62 
Х10

0.5 to 
1.0 ha.

10 min. 
walking 
distance 
from 
house

1000 5000 “ “ “ “ “

Primary 40 45 14 - “ 1.21 ha 0.40km -    
8.05 km

1500 6000 “ “ “ “ “ “

Junior 
Sec. 
Sc.

35 40 16 - “ 1.62ha -             
2.4 ha

3.22km-  
8.05km 

5000 10000 “ “ “ “ “ “ “ “ “ “

Senior 
Sec. 
Sch.

30 35 16 - “ 1.62ha - 
4.05 ha

4.02km-
8.05km

10,000 20,000 “ “ “ “ “ “ “ “ “ “ “ “

Training 
School

32 16 - “ 4.05 ha Whole 
district 

10,000 20,000 “ “ “ “ “ “ “ “ “ “ “ “ “

Others 30 16 - “ “ -           - 50,000 “ “ “ “ “ “ “ “ “ “ “ “ “

Basic	Facilities	to	be	Provided:
A: Playing field; B:Gardens; C: Toilet; D: Electricity; E: Water; F: Science laboratories; G: Offices and Classrooms; H:Staff 
Common Room; I: Dormitory Block; J:Workshop; K: Staff accommodation; L: Library; M; Telephone
 
2.3	 Recommended	Planning	Standards	for	Health	Facilities 
Table 2 provides a summary of planning standards for health facilities.

2.3.1		 Regional/Teaching	and	Specialised	Hospitals 
General and Specialized (e.g. mental Hospitals)

(a)  Sphere of Influence   the whole region (Mandatory for each region to have its own  
     hospital)

(b)  General Location (Advisory) within the regional capital on a site located away from 
     pollutant industrial sites

(c)  Land requirement   15 ha. Minimum

(d) Site Characteristics (Advisory) Fairly flat, airy, well drained, and free from mosquito and other 
pest breeding grounds.  Landscaping (both natural and 
imposed) and hospital buildings are to be designed to 
enhance natural thermal comfort and aesthetics. Site should 
be accessible by road and pedestrian foot paths.

(e)  Population to be served  Up to 1,000,000

(f)  Number of beds   150-300 beds.
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(g)  Basic site services  Uninterrupted water and electricity supply.  
     Telephones and access to fire fighting facilities.

(h)  Other facilities to be provided  -  General Medical Practitioner’s as well as specialized 
        Medical Officers in all medical fields, plus supporting staff 
        and equipment.  
     -  Facilities for training nurses and paramedical staff.  
                                                      -  Morgue, ambulances and other vehicles that would 
        facilitate the work of hospital staff. 
                                                   -  Operating theatres 
                                                      -  Adequate staff housing and related facilities. 
                                                      -  Parking space for at least 150 vehicles.
                                                      -  Adequate sanitary facilities
                                                      -  Pharmacies
                                                     -  Laboratories 

2.3.2	 District	General	Hospital	

(a)  Sphere of Influence   the whole district

(b)  General Location (Advisory) on a site within or as near as possible to the district capital 
     and located away from pollutant industries.

(c)  Land Requirement  Minimum 10 ha.

(d)  Site Characteristics (Advisory)  fairly flat, airy, well drained and free from mosquito and 
     other pest breeding grounds.  Site should be accessible 
     by road and by pedestrian footpaths.

(e)  Population to be served  Up to 200,000

(f)  Number of beds   60-120 beds

(g)  Basic site services  Uninterrupted treated piped water and electricity supply.
     Telephone, car parking space for at least 50 vehicles.

(h)  Other facilities   -  Operation Theatre, 
- Ear, nose eye and throat treatment facilities, 
- Dental clinic and nursing training centre.
- Staff accommodation on hospital site for at least  80% of 
hospital staff
- Transport for both staff and patients,
-  Fire fighting facilities. 
-  Adequate sanitary facilities

                                                        -   Laboratories
                                                         -   Pharmacies
                                                         -   Anti-natal Clinic             
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2.3.3	 Urban	Health	Centre	or	Polyclinic

(a)  Sphere of Influence   Large urban neighbourhood serving 60.000 to 100,000 

(b)  General Location (Advisory) On a site within two neighbourhoods of towns with population
     between 30,000- 50,000 people.  A supplementary facility
     to regional hospitals. Should be within 15 minutes walking 
     distance from most houses in the neighbourhood.

(c)  Land Requirement   Minimum5 ha

(d)  Number of beds   10-20 observation beds.  Serious cases are to be referred to 
     both Regional and District hospitals.  

(g)  Basic site services  Uninterrupted treated water, electricity supply, telephone 

     At least, consulting rooms, dispensary, injection rooms etc. 

(h)  Other facilities to be provided -  Ambulance, fire fighting equipment and accommodation for
        security staff
                                                        -  Adequate sanitary facilities
     -  Laboratories
                                                        -  Pharmacies
                                                       -  Anti-natal Care            

2.3.4	 Health	Centre

(a)  Sphere of Influence  A sub-district centre and its surrounding settlements up to a
     radius of 5 to 10 miles (8 to 16 km).

(b)  General Location (Advisory) In the most accessible area of a small town preferably a 
     sub-district centre. Site can be part of the sub-district
     commercial centre.

(e)  Land Requirement   Minimum 1.5ha.

(f)  Site characteristics   Site must be easily accessible by road and pedestrian footpath.
     Site should be well drained and free from mosquito and other 
     pest breeding grounds.

(e)  Population to be served  Up to 25,000 people

(f)  Number of beds   5-10 beds for midwifery cases only.  Serious medical cases are 
     to be referred to the District hospital 

(g)  Basic Site Services  Treated water and electricity supply telephone; ambulance; 
at least 5 staff quarters, one consulting room dispensary, 
dressing room, injection room, store and recovery rooms with 
attached kitchen and toilets; sanitary facilities.  Larges space 
for family planning programme
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2.3.5	 Health	Post

(a)  Sphere of Influence  Village level

(b)  General Location (Advisory) in the village square or close to the palava ground.  It can also 
     be part of the village commercial centre.

(e)  Land Requirement   Up to 0.5 ha. maximum

(d)  Site characteristics   Fairly flat and easily accessible by road and pedestrian walk.  
     In close proximity to other main land users such as main lorry 
     park and market.

(e)  Services radius    15 to 20 miles from either a health centre or a hospital

(f)  Population to be served  Up to 5,000 people

(g)  Basic site services  Consulting room, dressing room, observation room, store and 
     at least three staff houses, telephone, treated water and 
     electricity, sanitary facilities

2.3.6	 Clinic

(a)  General Location   Maximum of 10 minutes walking distance from most houses. 
     Could also be part of a neighbourhood centre.

(b)  Population to be served  Up to 5,000 people

(c) Land Requirement   Up to 0.5 ha.(maximum)

  
(d)  Basic site facilities   water, electricity, telephone.  One consulting room, dressing 
     room, injection room, store, 2 toilets, vehicular access, parking 
     space for 5 vehicles and dispensary  

Table	2	Summary	of	Planning	Standards	for	Health	Facilities
Health	Facilities	–	Summary	of	Planning	Standards

Status Sphere	of	
Influence

Land 
Requirement

Population
to	be	serviced

No.	of	Beds Basic	site	
services

Remarks

Min Max Min Max Min Max
Regional 
Hospital

Whole region 15ha 600,000 1,000,000 150 300 Water, 
electricity 
parking space 
telephone, fire 
fighting equip. 

Hospital should have 
facilities for specialist and 
general medical practice 
and diagnostic 

District Hospital Whole District 10ha 80,000 200,000 60 120 As above Residential 
accommodation for a least 
80% of staff. 
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Urban Health 
Centre (Poly 
clinic)

Urban 
neighbourhood

5ha 30,000 50,000 10 20 As above There are only 10 
observation beds.  Serious 
cases referred to RH

Health Centre 5-10 mile (8-
16km) radius 
from sub-
district 

1.5ha 5,000 25,000 5 10 As above Meeting place for family 
planning programmes to 
be added

Health Post Village - 0.5ha - 5,000 - - As above Only minor, health 
problem will be treated 
here.  Serious cases to be 
referred to DH 

Clinic In urban 
and rural 
neighbourhood

- 0.5ha - 5,000 - - As above Mostly first aid treatment 
and dressing of wound, 
injection etc.

CHPS 
Compound

- - 0.5ha - 5,000 - - - -

2.4	 Planning	Standards	for	Housing

2.4.1	 Recommended	Maximum	Occupancy	Rates

 From 1.5 person per room (p.p.r) in low density areas to 2 p.p.r in high density areas

2.4.2	 Residential	Densities
Residential densities can be defined in Net terms or Gross terms. Net residential densities 
refer to the area without the supporting infrastructure, including roads, open space and other 
public facilities, while Gross is the average including all the supporting social infrastructure.

 ▪ The standards given below refer to Gross Population Densities (Advisory).

a. Low density (or high class) area   :88 p.p.ha (maximum)

b. Medium density (or middle class)   :89 p.p.ha (minimum) & 175 p.p.ha (maximum)

c. High density (including high rise apartments  :176 p.p.ha (minimum) & 330p.p.ha (maximum)

 ▪ The mandatory standards for housing density per Hectare are:

a. Low density area             :15 units (maximum)

b. Medium density             :16 units(minimum) & 30 units(maximum)

c. High density row /semi-detached housing          :54 units (maximum)

d. High density detached houses           :42 units (maximum)

e. Both high density semi-detatched and detached houses      :31 (minimum)
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2.4.3	 Mandatory	plot	sizes	for	detached	houses
a. High density residential area plot size  :140m2(minimum).

b. High Density Semi detached and row housing   :110 m2 (minimum) &  230m2 (maximum)

c. Medium density residential area plot size  :235m2 (minimum) & 450m2(maximum)

d. Low  density residential area plot size    :500m2 or more

2.4.4	 Definition	of	Residential	Neighbourhood	
For planning purposes, it is advisable that the boundaries of a residential neighbourhood 
will be determined by significant landmarks such as natural physical barriers e.g. stream or 
by major roads. It should also be defined by the projected catchment population of between 
5000 persons and 15,000 persons in urban areas. 

2.4.5	 Definition	of	Small	Settlements
Settlements with populations below 5000 persons each will be grouped together where 
distances between villages are less than 5km, and regarded as a neighbourhood for purposes 
of defining the supportive facilities and all the basic community facilities provided at a central 
location.

2.4.6	 Basic	Supportive	facilities	to	be	provided	in	a	neighbourhood
It is mandatory that designated a residential neighbourhood should have the following basic 
community facilities –

   
i. A nursery
ii. A primary school
iii. A junior secondary school
iv. A neighbourhood shopping centre or a local market with attached retail shops 
 adjacent to a parking space
v. A health post, 
vi. A postal agency, 
vii. Public open space for out-door meetings, or other activities such as a foot 
 ball field and a children’s play area.
viii. Public refuse space/sanitary area  

2.4.7	 Plot	Shape

(a)	 Regular	Plots
For some land uses, wide frontage regular plot sizes are required for efficient use of the site, 
while for others elongated sites are more appropriate.  Wide frontages, however, result in 
extending the infrastructure required to service the plot and greatly add to the cost.

(b)	 Irregular	Shaped	Plots
Irregular plot sizes are permitted, provided the placing of the proposed construction adheres 
to building lines requirements, including front back and side and that there is a regular 
area(square or rectangular with the narrowest side no less than 4m and of not less than 40m² 
upon which a building can be constructed within the building lines specified.
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2.4.8	 Site	Amalgamation	
In special circumstances, two or more sites may be combined to obtain the minimum site 
area for development; especially where the use of an existing site has changed. 

2.5	 Planning	Standards	for	Markets	and	Shops
All standards specified here are mandatory minimum standards unless otherwise stated. 
Four levels of marketing and shopping facilities are considered.

These are:
1. Local market
2. Main settlement commercial centre
3. Neighbourhood commercial centre
4. Local shop
Other retailing activities considered include the following:-
5. Fuel Service Station
6. Road side or neighbourhood informal commercial activities

2.5.1	 Local	Market
▪ Catchments Population : Up to 30,000 persons

▪ Site size   : Up to 3 ha in developed urban areas. 
      20% - 50% extra space is needed for car parking.

▪ Basic site facilities  : Water, electricity, stores/ sheds and cold storage facilities.
      Proximity to refuse disposal site and public toilets.

▪ Location (Advisory)  : Centrally located in relation to catchment area.  
      Location should have good access to major roads and 
      should be in close proximity to public transport terminal.

2.5.2	 Large	Commercial	Complex
▪ Catchment Population (Advisory) : The whole settlement area and its peripheral 
       influence area.

▪ Site size    : 3ha minimum

▪ Basic Site Facilities                               : Parking space of not less than 10% of total commercial
      area; fire fighting facilities, telephone; water; electricity;
      and public toilets.

▪ Shopping Facilities (Advisory) : Large department stores; general merchandise and
       hard ware stores; restaurants, hotels, and a variety of
      service enterprises and various small stores and shops.

▪ Location (Advisory)   : Location should have good access to major roads and
       also have proximity to a public transport terminal, 
       a post office, and a police station.

 

 



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

ZONING GUIDELINES AND PLANNING STANDARDS

46

2.5.3	 Neighbourhood	shopping	centre
▪ Catchment population (Advisory)        :From 5000 to 15,000 persons

▪ Site size     :Minimum of 1acre

▪ Commercial floor area   :Minimum of 200m2

▪ Basic site facilities    :Electricity, water and proximity to a Postal
       agency, a police post and a local sanitary area.

▪ Location (Advisory)    :Close to other neighbourhood facilities such as
       a clinic and a nursery school.  Site should have
       a good vehicular access to a service road.

2.5.4	 Local	shops

All standards advisory
▪ Catchment population  :Up to 500 persons

▪ Location    :Location could be part of a village clinic or Health post
      and adjacent to the village square.  

▪ Site Size    :0.25acre minimum

▪ Basic site facilities   :Electricity and storage facility.

 
2.5.5	 Road	Side	Informal	Commercial	Activities

▪ Catchment  Population (Advisory) :Passing trade

▪ Site size    :30m2 for up to four kiosk

▪ Location    : Along major pedestrian routes but not along major
access roads.  Kiosks should not be place less than 
3m from the edge of adjoining road or footpath for 
safety reasons and should not obstruct the free flow of 
vehicular and pedestrian traffic.

2.5.6	 Wholesale	Outlets

 Floor Area (Advisory) 83.61m2 of wholesale space per 1000    people

 
2.6	 Standard	for	LPG	and	Petroleum	Products	Filling	Outlets	

2.6.1	 Petrol	Filling	Stations
 It is advised that Petrol Filling Stations should serve approximately, 250 – 500 vehicles per day
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2.6.1.1	Building	Infrastructure	and	Minimum	Plot	Requirements	
An office block shall not be provided at the outlet. The building shall be a simple and 
attractive sandcrete, concrete, burnt brick structure or other fire resistant building material 
with aluminium, galvanized or tiled roof and should incorporate a store, salesroom, toilet and 
change room facilities. 

The following minimum plot requirements shall apply at the outlet:

Table	3.	Minimum	plot	requirements
Location	 Dimensions	(ft) Dimensions	(m)
Along Trunk Roads (Highways ) 150  X 70 45 X 21
Along Major Roads (other than Trunk Roads ) 100 X 70 30 X 21
Other Roads (Minor Roads) 80 X 70 24 X 21

2.6.1.2	Other	Infrastructural	Requirements	(Tanks)
a) Except under special circumstances as in (b) below, all tanks at the outlet shall be buried 

not less than 1.5 meters away from any building or boundary. The top of such underground 
tanks shall not be less that 0.6 meters or more than the diameter  of the tank below ground level.

b) Tanks volumes at outlet may exceed 45,000 liters per tank provided all appropriate 
safety precautions and prevention measures have been put in place.

c) The minimum length of the vent pipes shall be four (4) meters above ground level, 
a minimum of four (4) meters away from any dwelling place as well as a minimum of 
ten (10) meters away from a loading/discharge point or naked fire.

d) The life span of an underground storage tank should not exceed thirty (30) years.

e) The following colour codes shall be adopted to facilitate identification, especially 
during product deliveries into underground storage tanks. Tanks manhole covers and 
slabs shall have the following colour coding
- Gasoline     - Red 
- High Octane gasoline    - Green 
- Kerosene     - Blue
- AGO      - Black 
- High Cetane AGO    - Yellow

f) Aboveground fuel storage system such as U-Fuels shall be allowed provided all 
environmental and safety concerns are met.

2.6.2	 Liquefied	Petroleum	Gas	

2.6.2.1	Siting	of	the	Plant	
a) The plant should not be located close to or within the proximity of any high tension 

pylons or cables. The minimum distance shall be 15 meters.

b) There shall not be any aerial obstructions at the site. These obstructions include 
 telecommunication mast etc. and the minimum distance for such obstructions shall 
 be 10 meters.
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c) The plant shall not be located near sources of ignition e.g. welding, cutting, grinding, 
use of impact tools, electrical arcs, hot surfaces, open flames areas. A minimum 
distance from the fence wall shall be 10 meters.

d) The plant shall not be located near hazardous areas. Flammable liquids etc. shall be
 stored at least 10m from the fence wall.

e) The plant shall not be fenced with wire mesh of height 2 meters and shall have 
 entrance and exit ways.

f) The facility shall be free from weeds, open drains, depressions etc. weed killers which 
 constitute fire hazard shall not be used to remove weeds at installation point.

2.6.2.2	Storage		of		LPG		Tanks	
1. Bulk storage tanks and cylinders shall be designed and located in accordance with 
 industry guidelines. A datum plant must be available on the tank.

2. Safe distance from building, boundary or fixed source of ignition shall be 15m from 
 the installation of storage tanks at filling plants for both car cylinders and domestic 
 cylinders.

3. Distance between storage tanks shall conform to the following:

i. Storage tanks up to 20 tonnes – 5m
ii. Storage tanks 20 to 40 tonnes – 7.5m
iii. Storage tanks 40 to 60 tonnes – 10m
iv. Storage tanks over 60 tonnes  – 15m

 
For more details, please refer to the guidelines for the establishment and operation of 
petroleum product retail outlets in Ghana and guidelines for the establishment and operation 
of liquefied petroleum gas filling plants in Ghana

 
2.7	 Planning	Standards	for	Industrial	Estates

2.7.1	 Recommended	land	requirement	for	industrial	use

▪ Total gross land for all industries  4.85 ha per 1,000 employees
▪ Net Land requirement for light industries  0.81 ha per 1,000 employees
▪ Net Land requirement for heavy industries 4.05 ha per 1,000 Employees
▪ Net Land requirement for cottage industry 0.61 ha per 1,000 Employees

2.7.2	 Recommended	industrial	densities

▪ Large scale industry   40 workers per 0.41 ha
▪ Small scale industry   60 workers per 0.41 ha
▪ General industrial density  40 workers per 0.41 ha
▪ Cottage industry   60 workers per 0.41 ha
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2.7.3	 Basic	Site	Facilities
1. Regular supply of piped water
2. Adequate electricity supply
3. Fire fighting facilities at convenient location
4. Medical facilities on site for minor injuries
5. Adequate access to site 
6. Location of industrial site must ensure protection of nearby residents from 
 industrial pollution
7. Site must be adequately provided with waste disposal and collection facilities.
 

2.8	 Planning	Standards	for	Roads

2.8.1	 Road	Reservation	Requirements
A summary of road reservation standards are provided in Table 4.
All standards are mandatory except the percentage point incline which is advisory.

Table	4.	Summary	of	road	reservation	standards
Road Classification Right of 

Way (m)
Carriage 
Way (m)

Median 
(m)

Shoulder 
(m)

Layby 
(m)

Walkway
/Bicycle 
(m)

Tarred 
width 
(m)

Max 
incline 
(%)

Remarks

High
ways

Motorway/
Expressway

90 7.3 X 2 5 – 10 3.0 Х 2 - - 7.3 Х 2 6 Ditch, buffer and 
utility considered

National 
roads 

60 3.65 X 2 - 2.5 Х 2 3.5 X 2 - 7.5 8 End of fill, 
buffer and utility 
considered

Inter-regional 
/regional 
roads

55 3.5 X 2 - 2.5 Х 2 3.5 X 2 - 7.0 8 End of fill, 
buffer and utility 
considered

Urban 
Roads

Major arterial 90 11.0 X 2 
(3 lane)

2.0 X 2 - 3.5 X 2 6.0 X 2 11.0 
x 2

6 Drain, Service 
lane, Separator, 
buffer and utility 
considered

Minor arterial 40-60 7.3 X 2 2.0 X 2 - - 5.0 X 2 7.3 x 2 8 Drain and 
Service lane, 
buffer and utility 
considered

Collectors 20-45 3.65 X 2 - - 3.5 X 2 5.0 X 2 3.65 
x 2

8 Drain, buffer and 
utility considered

Local road 18-30 3.65 X 2 - - 3.5 X 2 - 10 Drain, buffer and 
utility considered

Cul-de-sac 12 3.0 X 2 - - - - - 12.5
T-head for 
cul-sac

24

Foot paths 6.00
Feeder 
Roads

District/
Sub-district

30 3.0 X 2 - - - - - 10 Drain, buffer and 
utility considered

Community 
road

15 2.5 X 2 - - - - - 12.5 Drain and utility 
considered

 Length of any cul-de-sac should not exceed 200m
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2.8.2	 Ancillary	Requirements

2.8.2.1	Corner	Truncations	and	Setbacks		
Corner truncations are required for all plots at road intersections to ensure adequate sight 
distance.  The distance for the commencement of the truncation from the intersection of two 
roads shall apply as follows:
4. a) Local access and cul-de-sacs 3.5m
5. b) Collector Roads    5.00m
6. c) Major Arterial    10.00m

2.8.2.2	Street	Intersection	Separation	Distances
Street and road intersections located in close proximity to each other should be designed 
with the following centre line to centre line separations.
a) Minor Roads and Streets   50m
b) Collectors     100m
c) Arterials (single carriage)   500m
d) Arterials (dual carriageway)  4km between junctions

2.8.2.3	Right	of	Way	(RoW)	for	Public	Drains
Where an overland drainage flows through an area to be subdivided, a R.O.W shall be 
provided and shall remain free to any building or structure which may restrict flood flows.  In 
the Central Business District and major Commercial Centers all drains should be covered and 
designed to meet flow capacity as determined above.  A primary drain is one that exceeds 30 
cum/sec, a secondary drain in one that exceeds 10m cum/sec and a tertiary drain is one that 
has flows less than 10cum/sec, based on a five year return cycle.

The R.O.W. to accommodate expected flood shall be calculated as follows:-
a) Primary drain    1:50 year flood level
b) Secondary drain    1:30 year flood level
c) Tertiary drain    1:10 year flood level

2.8.2.4	Access	Way	to	Private	Land	and	Private	Road
The minimum width of any access way serving a single plot of land not fronting a road shall 
be 2.5m.  Where an access way serves more than one plot, not fronting a public road, this 
shall be increased by 1.5m per plot up to a maximum of 6m. Not more than six plots shall 
be serviced from an access way.  The minimum width of any private road shall be 12m.  Not 
more than fifteen houses shall be serviced by a private road.

2.8.2.5	Easements/Wayleaves	for	Public	Utilities	
Where any land fronts a public drain, or has infrastructure or other public utility services 
passing under or above the land, and easement/wayleave should be created upon the land 
restricting the erection of any structure which might prevent the maintenance authority from 
carrying out routine maintenance or other repairs.  The minimum width of any easement shall 
be 3.0m on either side of the service line.

 
2.9	 Planning	Standards	for	Parking

Parking facilities should be provided by a developer within the boundaries of a site, at an 
agreed nearby location for all public, commercial, industrial and residential development in 
accordance with the following schedule. Where provisions in this documents conflict with the 
Transport Impact Assessment (TIA) Guidelines,  provisions of the TIA guidelines shall apply.
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2.9.1	 Parking	Requirements
Car parking areas shall be provided for all categories of use in accordance with the 
requirements below.  Each car park should not be less than 2.4m x 5.5m and adequate 
provision shall also be made for the movement and manoeuvering of vehicles onto and 
around a site.  A car park shall have clear access to public road or right-of-way 

Table	5.	Car	Parking	Requirements
Landuse Parking	Requirements

▪ Residential A, B, & C Zone

▪ Residential D

▪ Residential E

▪ Commercial offices

▪ Commercial Government offices (CBD)

▪ Shops

▪ Hotels outside CBD

▪ Service Industry

▪ General Industry

▪ Public buildings & places of Assembly

▪ Recreation facilities

▪ Educational establishment

▪ Restaurants and bars

▪ Any other development not listed

:1 per dwelling(minimum)

:1 per 2 dwelling units

:2 per 5 accommodation units

:1 per 50m² gross floor area

:1 per 200m² gross floor area

:1 per 40m2 retail space

:1 per room of accommodation

:1 per 100m² floor area

:1 lorry space per 50m² 

:1 per 40m² or 1 per 20 seats, or beds whichever is greater

:1 per 10m² floor area

:1 per 4 members of staff

:1 per 20m² floor area

:As specified by planning Authority

2.9.2	 Requirements	for	TIA	and	Parking	Exemptions
Traffic Impact Assessment Studies may have to be conducted depending on the land use 
and the magnitude of the proposed development. This may range from simple traffic impact 
statements   to strategic or comprehensive traffic impact studies for block of flats, shopping 
complexes, industrial and other complex developments.

In many parts of the Central Business areas, site dimensions will make it very difficult 
to enforce car parking provisions. Dispensations may be given to reduce the number of 
car parking spaces required. In such situations developers should conduct Traffic Impact 
Assessment Studies in order to determine the number of parking spaces to be provided. For 
details on the step for preparing TIA see Guidelines on Transport Impact Assessment.
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2.9.3	 Terminal	Space	Requirements	for	Cargo	Vehicles
When it is intended to erect a new building or extend an existing building for one of the uses 
listed in the following schedule provision shall be made within the boundaries of the site for 
the loading of trunks and goods vehicles in accordance with the standards shown below

Description	of	Building No.	Of	Loading	or	off-loading	space	required

▪ Shops/Showrooms : Minimum of 1 space for 100m² to 1000m² of usable   
  floor space.

▪ Super markets, large stores and shopping centers : Minimum of 2 spaces for first 1000m² and for each 
  additional 3000m² of usable floor space.

▪ Industrial and warehousing : Minimum of one space up to 500m², 2 spaces for 
  each additional 500m² of usable floor space.

▪ Refuse transfer stations : Minimum of 1 space for 6000m²  of useable floor 
  area. 

2.10	 Planning	Standards	for	Recreation	and	Open	Spaces

All space requirements here are mandatory except where otherwise stated.

2.10.1	 Recreation

I. Recreational facilities can be categorized as follows:
 a. Active Recreational facilities such as sports facilities for  Indoor game 
  and Field sports

 b. Passive Recreation such as public open spaces for Parks and gardens;
  Children’s play ground and  Palava grounds or durbar Ground

2.10.2	 Active	Recreation	
 
Population to be served 500 to 35,000 people
Site size Football field, tennis courts
Minimum facilities Large hall for table tennis badminton and a Squash court toilets, 

washrooms and changing rooms, etc car park for 25 cars.
Location Centrally located and within easy reach.  Catchment area should 

not exceed distance of 45 minutes walk
Minimum site facilities Water and electricity

(a)	Local	field	sport	facilities

Population to be served Up to 5,000 persons
Size of Site 0.5 ha. per 1000 persons with Minimum total area of 2.0 - 2.5 ha
Facilities Football field volley and netball fields and lawn tennis court and a 

parking space for a least 10 cars.
Minimum site Service   Water
General Location Generally located with good access to public transport
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(b)	 National	Sports	Complex

Catchment Area The whole Country
Size of Site 10 – 15 ha
General Location                In Accra with good vehicular linkages including air link
Minimum facilities To cater for both active and spectator participation in 

a wide range of sporting activities up to national level. 
These should include football field, tennis, volley, 
netball, hand ball basket ball, athletics field, hockey 
field, cycle track, gymnasium, spectator stands for a 
minimum of 75,000 people, swimming pool. - Others 
include press rooms, Conference rooms, offices, 
stores. Restaurants, parking space for 1,000 vehicles, 
changing rooms, Showers, toilets, telephone, water, 
electricity, emergency medical services, etc.

2.10.3	 Passive	Recreation

(i)	 Public	Open	Space
Population to be served Minimum of 2,500 person at 0.5 ha  per 1000 

person or not less than10% of development area.
Site facilities An adequate number of public seats appropriate 

location
General Location Equally distributed over settlement area

(ii)	 Durbar	Ground
Population to be served Up to 35,000 people
Site size from 0.2 ha to 1 ha
Site facilities Adequate public seats at appropriate locations
General location In settlement centre with good access to public 

transport terminal.  Site could be part of a public 
open  space

2.11	 Planning	Standards	for	Public	Sanitary	Sites

Three types of public sanitary sites are considered:  These are 
1. Public toilet sites

2. Neighbourhood refuse collection points

3. Refuse depots

2.11.1	 Public	Toilets
Private houses should all have their own toilets.  Public toilets should therefore be provided 
for users of public places, such as marketing and recreational areas and public transport 
terminals which attract mostly out of town visitors, or in areas where the existing settlement 
is to be left in tack and improved sanitation is provided as part of the upgrading of the 
area.  Institutional areas such as hospitals, clinics, schools etc should be provided with well 
maintained toilets for the use of visitors and residents.
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The selection and development of a site for a public toilet without the water flush should be based 
on the following considerations:

a) Wind direction the – the nearest building to facility should not be less than 60m away.
b) Availability of regular water supply for clearing and maintenance purpose.
c) Adequate light for good visibility for both day and night.
d) Adequate ventilation
e) Location should ensure that seepage from facility does not pollute adjacent streams 

and rivers.  Facility should therefore be located at a distance of not less than 30m 
(100ft) from the nearest body of water, wherever possible.

f) Location of public toilets in all cases should be at least 3m (10ft) away from adjoining 
roads and should be adequately screened (preferably with perforated wells) without 
completely concealing it from potential users. Public toilets should be properly labelled 
for easy identification.

A toilet block should consist of eight holes per toilet building (four for men and four for women) 
minimum, with a recommended  standard of one hole for 50 persons for a neighbourhood of 
5000 persons (min). Site size should be a minimum of 50sqm.

In busy commercial and recreational areas with large number of visitors, public toilets should 
be located within ½km distance of each other wherever possible (since actual location of 
facility would depend on the availability of suitable land at desired distance and site conditions).

2.11.2	 House	hold	Refuse	Collection	Points
All standards are mandatory where no central collection scheme is in place and operational.
Recycling of solid waste is to be encouraged, but where there is non-recyclable waste, the 
location of refuse bins for household refuse would be determined by residential densities.

i. In low density residential areas with maximum of 30 to 88 persons per hectare, 
distance from one bin to another should not exceed 360m (1200ft). Capacity of bin 
should be 10m3 / 12m3

ii. In medium density residential areas with 89 to 175 persons per hectare, distance 
between two bins should not exceed 270m (900ft). Capacity of bin should be 14m3

iii. In high density residential areas with over 175 people per hectare, distance between 
 two bins should not exceed 150m (600ft).

2.11.3	 Refuse	Depot	(Final	Disposal	Point)

Catchments population 5000 to 30,000
Site size 5 ha per 10,000 people
Location (Advisory) Within 10km radius of town site. Should be fairly flat or a depression   needing 

filling with a good vehicular access to a main road. Site should be free from 
visual pollution and ensure safety from seepage of water into nearby rivers by 
laying waterproof material.

Catchments population 30,000 plus
Site size 15 ha per 30,000 people
Location (Advisory) Within 30km radius of town site.
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2.12	 Planning	Standards	for	Places	of	Worship

These standards are advisory.
Catchments area A neighbourhood or small settlement
Population size Up to 15,000
Site size 0.20 ha to one ha
General location Centrally located with good vehicular access. Within a distance 

of 250 metres from most houses in the neighbourhood

2.13	 Planning	Standards	for	Cemeteries,	Crematoria	and	Funeral	Parlours	

2.13.1	 General	Standards
Catchment  : One cemetery per village, town, or urban area
Site requirement : Low water table
Location : Accessible to catchments area
Site size : Site size will relate to population grouping. 
Population of up to 5,000 persons : 0.5ha to 1ha.
Population 5,000 to 15,000 : 1ha to 1.5ha. 
population up to 100,000 persons : 10 ha

Note:  Because of the religious beliefs of people there would remain for some time a need for land 
for cemeteries. Consideration must therefore be given to re-using cemeteries after full occupation.

2.13.2	 Crematoria

Population to be served : Population of the District
Location criteria : Near river, Lake or Sea. Not less than 20m from 

nearest dwelling house.  Not less than 15m from 
public road.  Accessible from catchments area.  
On site car parking for at least 25 vehicle.

Site size : 1ha to 2.5 ha (including space for parking and 
  storage facility)

2.13.3	 Funeral	Parlours

Population to be served :Not defined
Location Criteria : Not to be located in residential area, except as part 

of local shopping centre, near to mortuary, hospital 
and churches.

Site size : Advised minimum plot size 500m2, but must in
clude space for parking for at least two cars (includ-
ing at least one hearse) for first 50m2 of built floor 
area and, with additional parking of one car space 
per each additional 50m2 of floor area.
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2.14	 Planning	Standards	for	Security/Emergency	Services

Protective services are considered under the following:
a) Police Service
b) Fire Service

2.14.1	 Ghana	Police	Service	–	Space	Requirements
The space requirements given in Table 5 are the minimum space requirements. The provision 
of space for Police Posts is not given as permanent police posts should become police 
stations over time and the same space requirements are assumed.

Table	5.	Space	Requirements	for	Police	Facilities
Rural	

Centre(ha)
Urban	

Centre(ha)
Regional	
Centre(ha)

Accra(ha)

1.Police station/Barracks 1.0 1.2 1.4 1.5
2.District Headquarters - 0.75 0.8 0.85
3.District Headquarters with Barracks 1.75 2.0 2.85
4.District Headquarters/Barracks/
Police Station

- 2.25 2.5 2.75

5.Divisional 
Headquarters

0.8 0.9 1.0

6.Divisional /District Headquarters - 1.25 1.5 1.75
7.Divisional/District Headquarters/
Barracks

- 2.75 3.00 3.25

8.Regional Headquarters & Barracks 5
9.National Headquarters (4 floors) 4
10.Police Training School 10

NB: Police Station Facilities – Driveway/Visitor Car Park/Accident Vehicle Parking/Station 
Buildings/Parade Grounds/Barracks Buildings.

2.14.2	 Fire	Services/Fire	fighting	facilities

2.14.2.1	 Local	fire	station

a) Catchments area shall be a settlement of up to 35,000 persons

b) Site size shall be a minimum area of 200m² to allow for parking and manoeuvring 
 of at least three(3) 400 gallon capacity fire tenders/ trucks  

c) Basic Requirement shall include hydrants which shall be placed at 120m 
intervals along major town roads.  Hydrants should be located at a minimum of 
15m from nearest building.  In areas where regular supply of was is a problem, 
water storage tanks of 30,000 gallons capacity each should be provided  at 
crowded old housing areas and within industrial zones with high fire risks.
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14.2.2				District	Fire	Station

a. Catchments area shall be a district of 15km to 30km radius
b. Location shall be in the centre of catchment area and within striking distance 
 to all parts of districts.
c. Site size shall be a minimum of 250m² to afford ample space on site for parking 
 and manoeuvring of vehicles. 
d. Basic site facilities shall include electricity, telephone and water.

2.15	 Planning	Standards	for	Post	&	Telecommunications

2.15.1	Postal	Services

Two types of postal facilities are considered. These are:
a. General Post Office
b. Postal Agency and/Neighbourhood post office

2.15.1.1	 General	Post	Office

a. Area of Influence  :The whole urban area 
b. Population   :Up to 35,000 people
c. Site area   :From 0.5ha to 2ha
d. Floor area  :200m² to 500m²
e. Basic site facilities :Adequate space for parking official and public vehicles 

(average of 20 cars); electricity, telephone facilities with 
possibilities for international connection; toilet facilities for both 
public and official usage etc.

f. General location Close to town centre with good vehicular access to major roads
    and public transport terminal.

2.15.1.2	 Postal	Agency	and	Neighbourhood	Post	Office
a. Area of Influence : A small settlement or a designated zone or 

  neighbourhood
b. Threshold : Minimum of 1 telephone to 25  persons
c. Site size : 400m² minimum
d. Floor Area : 20m² to 200m²
e. Basic site facility : Electricity, and if possible, seats for users.
f. General Location : Strategically located within area of influence and with 

  good vehicular access to main road.

2.15.2	 Telecommunication
The location criteria and the safety standards for construction of Telephone Exchange and 
Communication Masts are considered

2.15.2.1	 General	Location	criteria	for	Telephone	Exchange	and	Communication	Masts
  a. Location must not be prone to flooding
  b. Electric power distribution mains must be in close proximity.



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

ZONING GUIDELINES AND PLANNING STANDARDS

58

  c. There should be an access road, either existing or constructed to serve the site. 
  d. Site must be accessible by Fire Tenders and fuel tankers.
  e. Location should take into account the distribution of population.
  f. The location must take into account prevailing safety standards affecting 
   choice of location as agreed by the National Communications Authority.

 In the case of a GSM, the following shall apply:

a. Tower or mast must not be installed close to high voltage electrical power lines.

b. Antenna level must be higher than rooftops and forest levels.

c. For highly populated urban areas location should preferably be on the highest 
 point to minimize the height of the masts (where available, rooftops are preferred)

d. For rural areas where population is low location must be on high ground. 

e. Height of mast must be high enough to allow for line of site with no near 
obstruction to the next existing site to which it will be connected for integration 
to the network

2.15.2.2	 Safety	Standards	for	Construction	of	Masts
a. A person who intends to construct a tower must demonstrate that all reasonable 

steps have been taken to investigate tower sharing before applying to the 
permitting agencies to construct a new tower within a specified radius of 400m 
of the proposed site. 

b. Where tower heights are shorter, a smaller search radius can be used as follows:
i. Two towers above 46m, a radius of 400m shall apply; and 
ii. Two towers below 46m towers, a radius of 300m shall apply. 

c. Where either of the above is not technically feasible, a written documentation 
in a form of a co-location statement, which indicates the reason why co-location 
was not possible, shall be supplied by the site owner within five (5) working 
days to the applicant. The applicant shall submit the co-location statement to 
the permitting agencies on application for a new site.

d.	 Pre-Application	Requirements	for	a	New	Site	
 Pre-application requirements for a new site shall include the following: 
 i. Location: The location of the tower shall conform to the following 
  stipulations in the guidelines for the development of communication 
  towers. 
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Table	6.	Location	Requirements	for	Communication	Towers
Zoning	 Permissible	

Height	
Average	
Plot	Size	&	
Protection	Area	

Minimum	Set	Back	
Required	-	(In	accordance	
with	Bldg	Codes)	

Neighbourhood	
Requirement	

Residential <35 meter Not less than 
20m x 20 m 

Not less (<20m) from base of 
tower to boundary fence or 
nearest structure depending 
on local conditions and in 
agreement with the local 
assembly.

Tower may be solar and/or 
generator powered. 

Immediate neighbours within 
50m radius shall be consulted 
individually and group 
consultation for residents 
within 500m radius 

Co-location must be the first 
option 

For Group consultation one 
(1) week notice would be 
required.

Commercial <120meter Not less than 
12.5m x 12.5m 

Ditto (Roof tower and co- 
location must be the first 
option) depending on local 
conditions and in agreement 
with the local assembly. 

Immediate neighbours within 
100m (Residence where 
appropriate) radius should 
be consulted individually and 
group consultation for those 
within 200m radius 

Industrial <120meter Not less than 
12.5m x 12.5m 
for shorter mast 
and 16.5m x 
16.5m for taller 
mast 

6m from base of tower to 
boundary fence depending 
on local conditions and in 
agreement with the local 
assembly. 

Immediate neighbours within 
100m (Residence where 
appropriate) radius should be 
consulted individually 

Civic & 
Cultural 

<120meter 20m x 20m 10m from base of tower to 
boundary fence depending 
on local conditions and in 
agreement with the local 
assembly. 

Immediate neighbours 
within 100m radius shall be 
consulted individually 

Mixed Use <80meter 20mx20m 10m from base of tower to 
boundary fence depending 
on local conditions and in 
agreement with the local 
assembly. 

Immediate neighbours 
within 150m radius shall be 
consulted individually 

Educational Not allowed 
on school 
compounds 
(sites*) 

At least 150m 
from the nearest 
classroom 
or dormitory 
Structure. 

Consent from the school 
authorities 

Health 
facilities 

Not allowed in 
clinic and poly 
clinic facilities 
(sites *) 

At least 150m 
from the 
nearest ward 
and sensitive 
equipment 
facilities 

Consent from the health 

Aviation 
facilities 

Not allowed* Determined by GCAA 
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All towers must conform to the conditions stipulated above.

e.	 Proximity	to	Power	Lines 
The tower shall not be constructed in close proximity to High Voltage (11Kv and 
above) electrical power transmission lines. The nearest distance of a tower to a High 
Voltage electrical power transmission line shall be the equivalent of 120% of the 
height of the tower.

f.	 Aviation	Permit	Requirements	
An application for any kind of construction or alteration of a structure shall be made 
to the GCAA for obstruction evaluation and grant of airspace safety permits; where:
 

▪  The overall height of the proposed structure above the ground is more than 
10metres and is within 5000m radius of an existing or proposed aerodrome. 

▪  The proposed structure is within 10m (60760ft) radius of an existing or 
proposed aerodrome.

▪  The proposed structure is beyond 10m radius of an existing or proposed 
aerodrome and is 46m  (150ft ) or higher above ground level. 

▪  The proposed structure is within low level flying routes or close to major highways. 

▪  The proposed structure is of greater height than an obstacle limitation surface 
in accordance with the criteria specified in Ghana Civil Aviation Regulations.

▪  The proposed structure is within an instrument approach area. 

▪  The proposed structure is within the distances above an existing airport, an 
airport under construction or planned airport.

For further details, please refer to National Communications Authority’s Act 769 of 2008, the Electronic 
Communications Act 775 of 2008 and the National Communication Regulations, 2003, L.I. 1719 and 
TCA Guidelines for the development of communications towers.

 
2.16	 Planning	Standards	for	Office	Accommodation

2.16.1	 Office	space	requirements

a. The floor space requirement for offices depends, largely on the type office.  Specialized 
office, require specified accommodation and have different space requirement but in 
general for administrative purposes the gross average office area can be calculated 
by counting on 15m² (150sqft) per employee.

b. The maximum coverage of an office building will depend on its location in the urban 
centre.  In central areas (or C.B.Ds) a minimum of 60% plot coverage is recommended.  
In other areas, a maximum of 40% plot coverage is recommended.
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2.16.2	 Parking	Requirements	

The car parking requirements are mandatory minimum standards.

a. The Parking standard of offices is 1 car park for every 50m² (500 sqft) of office space 
with a minimum of 1 car park per office, except in the CBD where the standard is one 
car park space per 200m2.

2.16.3	 Location	and	Facilities

The following advisory standards are provided:

(a) Location of public offices such as the Ministries, District and Regional Administrative 
facilities should be central from most residential zones preferably within 45 minutes 
walking time from home, in smaller towns and within 45 minutes driving time from 
most homes in large cities.  Office site, should therefore have good vehicular access 
with a major public transport terminal.

(b) Basic site facilities should include water, electricity, telephone and internet, as well as 
adequate sanitary facilities.

2.17	 Planning	Standards	for	Electricity	Supply

2.17.1	 Street	Lights

a) Head clearance of a street light from street surface should be a minimum of 6.85m.

b) Location of the post (or place) to which the street light is fixed should be a minimum 
of 0.5m from the edge of the street or the outer of the adjoining pedestrian walking, 
should the width of the walking be within 2m.

c) The distance between two street lights should be determined by the Luminaire/bulb 
rating, illuminations levels (i.e longitudinal uniformity, threshold increment glare factor) 
and class of road. As a general advisory guideline, in built up areas, the placing 
of street lighting is at approximately 38-45 metre intervals, while on highways, the 
spacing is 50-55 metres (ECG standards)

2.17.2	 Electricity	Lines

a) Where major electricity cables are not laid underground, head clearance of all 
 overhead electricity lines from street level should be a minimum of 5m. 

b) The location of a pole (or post) carrying overhead electricity lines should be a minimum 
 of 2m from the edge of the street.

c) No construction can take under the path of the High Tension lines. The minimum 
reserve is 50m either side of the centre line of the pylons on which the HT cables 
are located or 15 metres from the outer edge of the of the pylon, whichever is larger 
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2.17.3	 Land	Use	Requirements

a) For a residential neighbourhood with a population of up to 15,000 persons, 
 space requirements for a transformer should not exceed 250m2 (2500sqft). 

Minimum distance of the facility to the nearest building should be 8 m. (26ft).

b) For a main town commercial area land allocated to the use of a transformer should 
not exceed  225m2 (2250 sq.ft.) Minimum distance of the facility to the nearest 
building should be 8 m. (26ft). 

c) For a light industrial area land allocated to the use of a transformer should not exceed 
225m2 (2250sq.ft), and distance of facility to the nearest building should be 8m (26ft)

2.17.4	 Recommended/Relationship	of	House	type	to	Electricity	Consumption
Calculations used by ECG in determining the demand levels for electricity in different housing 
areas are as follows.

Table	7.	Household	Electricity	Consumption
House	types	and	Amenities Electricity	Consumption	

per	month	(watts)/hhld
a. Low Income Housing

Lighting 480
Power for small cookers, electric iron and radio 5,000
Total	Consumption 5,800

b. Medium Income Housing
Lighting 800
Power for small cookers, electric iron, refrigerator and TV and radio 8500
Total	Consumption 9,300

c. High Income Housing
Lighting 1000
Power for small cookers, electric iron, radio, hifi and TV, refrigerator 
and air conditioner Unit

14000

Total	Consumption 15,000

For further detailed standards, contact the Electricity Company of Ghana.
 
2.18	 Planning	Standards	for	Water	Supply

2.18.1	 Domestic	Unit	Demand

Income Group Minimum
•   Low income groups 60 litres/person/day
•   Middle income group 115 litres/person/day
•   High income group litres/person /day
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2.18.2	 	Institutional	Demand

a. Boarding Institution; e.g Secondary 
    Schools, Universities etc

:Minimum of 75 liter/ person/day

b. Hospital :Minimum of 200 liter/person/day
c. Hotels :Minimum of 150 liter/person/day
d. Minimum water consumption per day  
    per hectare of light industrial estate

:25m3. A yearly increase of 3% to 4% is recommended 
assuming the total number of working days per year is 250 
days.

• The water consumption of public departments, private non-industrial business, agencies and 
institution excluding boarding schools, etc. should be covered by adding 15% to the 
consumption of domestic demand.

• Water consumption for very large scale industries should be considered on merit. 
 
2.18.3	 Public	Stand	Pipes	

Water taken from public water stand pipes shall be minimum of 30 liters/capita/day and 
maximum 45 liters/capita/day

2.18.4	 Space	Requirement
Population Threshold Space Required
a.    5,000 persons :450m3 for maximum of one (1) 175,000 gallon water reservoir
b.  35,000 persons :2,000m3 for seven (7) 175,000 gallon water reservoirs

• Location of water treatment and storage facilities should ensure safety from 
contamination. Water treatment plant should normally be located at least 1 km 
away from nearest buildings or possible source of contamination.

• The location of public standpipe should ensure easy access to users as well as 
safety of users from vehicular traffic.  Site should normally be at least 3m (10ft) 
from the adjoining roads and should be properly drained.

2.18.5	 Location	of	Boreholes
Boreholes must only be sunk if in compliance with existing regulations set by the EPA, 
Community Water and Sanitation Agency and the Water Resources Commission. Such 
compliance need to be demonstrated. 

The minimum population threshold for siting a borehole is 1 borehole to 300 persons. Refer 
to the Community Water and Sanitation Agency (CWSA) guidelines on boreholes.

 
2.19	 Planning	Standards	for	Riparian				Buffer	Zones         

The desired minimum buffer width should be able to sustain stream protection and buffer 
functions over the long term, and potential future threats (like climate change), which may 
tend to impact negatively on runoff regime and the integrity of stream-side vegetation. 
Moreover, landowner concerns will most often serve to constrain the width of the buffer zone, 
while reserving enough land for food cropping or pasture management.



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

ZONING GUIDELINES AND PLANNING STANDARDS

64

2.19.1	 Design	Standards	for	Riparian	Buffer	Zones

 a. The recommendations on buffer widths are:
Municipal reservoir shoreline protective buffer :60 to 90 meters (e.g. Weija Dam, Lake Bosomtwe)
Major perennial rivers/streams 10 to 60 meters (e.g. Volta,  Tano, Offin)
Minor perennial streams 10 to 15 meters
Important intermittent streams 10 to 20 meters
Streams within forest reserves 10 to 50 meters

 b. Wetlands will require a buffer zone of 30-meters around the perimeter as defined from 
  the high water elevation.
 c.  Forested buffer widths shall be modified if there are steep slopes within close proximity 
  to the river system, and in those cases, the buffer may be adjusted as follows:

Slope     Width of buffer
15-20 %    Add 3 meters
20-25 %    Add 10 meters
25-30 %    Add 20 meters

d. If the land use or activity involves aboveground storage of hazardous substances 
or petroleum facilities, the buffer zone width shall be adjusted to include an additional 
30 meters.

e. If land use or activity in the vicinity involves solid waste landfills or junkyards, the 
buffer zone width shall be adjusted to include an additional 20 meters.

f. If the adjacent land use involves surface discharges from a wastewater treatment 
plant, land application of bio solids, or animal waste the buffer zone shall be governed 
by an enacted pollution control regulation.

g. If the land use involves animal feed lot operations or intensive chemical based farming, 
the buffer zone width shall be adjusted to include an additional 20 meters.

h. If the land use involves flood recession farming where the community uses the high 
fertile floodplains for farming, the Water Resources Commission may consider a 
variance to the buffer zone width.

2.20	 Site	Development	Standards

2.20.1	 	Plot	Dimensions

The following standards as set out in Table 8, shall apply to the subdivision of land in a prescribed 
development zone. These standards pertain to individual plots of land.

Table	8.	Plot	Dimensions	and	Built	Up	Area
Zone Min.	Plot	Area	m² Max.	Frontage Max.Built	Up	Area

Rural A 4ha 75 N/A
Rural B 4000 25 N/A
Residential A 500 30 40%
Residential B 235 15 45-50%
Residential C 110 7.5 45-50%
Residential D 1000 NA 75%
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Residential E 1000 NA 45%
Central Business District 250 7.5
Mixed Business 300 12.5
Business Centre 250 12.5
Local Business 250 7.5
Government Business 500 15
Service Industry 250 12.5
Light Industry 1000 30
General Industry 600 20
Noxious, Offensive & 
Hazardous

2000 40 1.2.5

Extractive Industry 1ha. 75
Transportation and 
Warehousing 1000 25
Sports & Recreation 1ha. 110
Public Open space 500 15
Conservation Area as applicable -
Special Uses as defined by the use

2.20.2	 Site	coverage,	Height	Limits	and	Building	Lines

To ensure adequate ventilation, light, separation in case of fire and privacy, all development carried 
out in a prescribed zone shall conform to the following standards as set out in   Table 9 below:

Table	9.	Location	Standards
Zone Max	Site	Coverage	

%	of	site
Height Building	line

Max.(m) Front (m) Side (m) Rear (m)
Rural A N.A 7.5 10.0
Rural B N.A 7.5 10.0
Residential	A 45 12 3.0
Residential	B 2.5
Detached 60
Semidetached 55 8.5 3.0 2.5 4.5
Row 50 8.5 3.0 NA 4.5
Detached Compound 50 8.5 3.0 2.5 NA
Attached Compound 50 8.5 3.0 NA NA
Residential	C
Detached 70 7.5 2.5 2.5 3.0
Semi detached 65 7.5 2.5 3.0 3.0
Row 60 7.5 2.5 NA 3.0
Detached Compound 60 7.5 2.5 2.5 3.0
Attached Compound 60 7.5 NA NA 3
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Residential	D 35 20.0* 6.0 0.5xHt 6.0
Residential	E 35 25.0* 25. 0.5xHt 10.0
Central Business District 80 25.0 - - 8.0
Mixed Business 75 25.0 - 3.0 8.0
Business Centre 40 20.0 6.0 3.0 8.0
Local Business 75 8.6 - 3.0 8.0
Service Industry 60 6.5 3.0 3.0 4.5
General Industry 30 8.0 10.0 6.0 10.0
Noxious, Offensive
& Hazardous 25 8.0 10.0 10.0 15.0
Extractive Industry 10.0 10.0 20.0 10.0 15.0
POS 3.5 10.0 15.0 6.0
Sports & Recreation 30 15.0 20.0 10.0 15.0
Conservation Zone 3.5 20.0 3.0 20.0
Transportation and 
Warehousing 50 10.0 10.0 6.0 6.0

*Max.	Limit	without	lift

Where development is proposed on a corner or non rectangular plot, one boundary fronting a 
major road shall be defined as the front boundary. The other road frontage shall be deemed 
to be a side. 

Buildings used for residential or office accommodation may be up to five storey without 
an elevator. If more than five, then an elevator will be required.  The number of elevators 
required shall be determined according to floor space area and carrying capacity proposed.

 
2.21	 Miscellaneous	Requirements	for	Site	Planning	

2.21.1	 Landscaping
To enhance the appearance of a town or city, all new development in a Residential Zone, 
commercial and industrial zones will be required to provide adequate tree planting. Along the 
major road frontage, landscaping should not be less than 2m wide. This area shall be planted 
with trees or shrubs which requires a low level of maintenance. Suitable species of plants 
and trees which could be grown are outlined in the landscaping guidelines.    

2.21.2 Fences and Walls
Fences and Walls are permitted along a road frontage and common boundaries.  The height 
of any wall shall not exceed 2 meters. With the exception of correctional institutions and high 
security areas, all walls and fences shall be constructed inside the property boundary and 
to standards and specification determined by the building regulations.  Use of plant material 
and short walls for fences should be encouraged.

2.21.3	 Waste	Disposal	Area
All development in residential D and E, Commercial and Industrial zones shall have a site 
which can contain a refuse container for the storage of rubbish awaiting collection and 
disposal.
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2.21.4	 Private	Open	Space
To ensure there are small areas for children to play off the street, every residential dwelling 
in A, B, and C zone shall have an open space or yard for that purpose.

2.21.5	 Siting	of	outhouses/Outbuilding	and	Ancillary	Structures
Outhouses may be permitted provided they are located not closer than 2.5m from boundary.  
Hence, the same provisions apply to ancillary structures such as garages, storage sheds and 
animal shelters or accommodation. In some cases outhouses can be attached to the main 
building 

2.21.6	 Siting	of	Swimming	Pools	and	Sub-surface	Structures
No swimming pool or sub surface structure such as reservoir or septic tank shall be constructed 
closer than 1.5m from a property boundary.  The separation distance between a septic tank 
and a sub surface water reservoir shall be not less than 10m.  Adequate provision shall be 
made to protect seepage from either structure.

2.21.7	 Safety	and	Fire	Fighting	
All public building, Commercial and industrial premises should be provided with adequate 
fire fighting equipment and fire escape exists and stairways, as set by Ghana Fire Service.

2.21.8	 Advertisement,	Signboards	and	Billboards
The MMDA Town and Country Planning Department shall set guidelines for regulating the 
dimensions, appearance and position of advertisements, display boards, sites on which the 
advertisements may be displayed and the manner in which they are to be affixed to the land. 
These shall be issued as bye-laws by the MMDAs, and subject to approval by the proposed 
Land Use and Spatial Planning Authority (LUSPA)

2.21.9	 Siting	of	External	Toilets
No outdoor toilet shall be constructed closer than 2.0m from the side or rear boundary, or 
3.0m from any street boundary. All toilets or urinals shall be enclosed by a structure and 
roofed.
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APPENDICES 
 
Appendix	1:	Guidelines	for	Rezoning	and	Change	of	Use	

1.	 Introduction
The following guidelines are intended to help clarify where a developer of land needs to seek 
approval for a change in the approved Zoning   for a particular parcel of land and where the 
developer needs only to seek a ‘Change of Use’. If the developer wishes to develop a plot 
of land for a use which is not in compliance with the existing approved land use as given in 
the Structure Plan, or is within the permitted uses but not in conformity with the designated 
use as in the approved Local Plan, the developer will need to provide special justification and 
where necessary seek permission to have the area rezoned.   

2.	 Provision	for	Continuance	of	Existing	Use
Any activity, structure or building in existence in a zone which becomes a prohibited use after 
the prescribed day for a town planning scheme, shall have the right to continue as such.  
However where the use encroaches on a proposed road it shall be removed.  Where an 
existing use is discontinued for a period of more than six months the existing use rights on 
land shall cease.

	3.	 Rezoning					

i)	 What	is	Rezoning
Land use plans are prepared to guide physical development over a period of time. During 
implementation of the plan a variety of circumstances can lead to a need to revise the plan 
to reflect changing function or activity on the land, the forces of the market or improving 
standards for a variety of land users.  The changes required may cover a substantial part of 
the planned area or just a single plot. When a large area is affected or when the changes 
proposed are not in conformity with the use of the land as approved in the Structure Plan or 
Zoning Regulations, the zoning for that piece of land will need to be changed, thereby being 
a variation to the approved Structure Plan. Rezoning may also be referred to change of 
building heights, the external appearance of buildings, the densities of development among 
others, if these have been specified in the zoning guidelines regulations.

Rezoning in land use planning is therefore the process of the changing the approved use 
of land or the development requirements on land, as set out in the Structure Plan and the 
Zoning Regulations. For example:  from residential use to commercial use and vice versa; 
from single storey residential area to apartment blocks or the construction of a modern piece 
of architecture in an area of historic significance, and others.

ii)	 Who			Initiates	Rezoning?
Any individual, organization or institution proposing development of land in a way that is not 
in conformity with the approved zoning ordinance for the area. However, only the MMDAs 
can approve the changes proposed.

iii)	 Suitable	Period	for	Rezoning		
A request to rezone an area may take place at any time. However, Structure Plans shall 
be subject of continuous monitoring and the suitability of the land distribution evaluated. 
Statutorily, the Structure Plan should be reviewed after 15 years maximum. The review may 
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lead to the need to revise the zoning of parts of the planned area and even to extend the 
planned area into areas previously zoned for agriculture or without specified function (white 
land). 

iv)	 The	Need	to	Rezone
Examples of the need to rezone areas include when the market trends make some activities 
obsolete, for example, the use of land for industrial uses, where the main centre for the 
activity relocates to areas with greater competitive advantage, or mining areas where the 
seams of the minerals mined have been exhausted, or where the demand for office space 
leads to an area fundamentally changing from a residential to a mixed or even commercial 
area. Likewise population growth may lead to the need for ancillary development in adjacent 
areas, which may previously have been designated as agricultural. 

v)	 Persons	Authorized	to	Prepare	Rezoning	Plans
Revisions to the Structure Plans can be undertaken by any interested individual or organization 
but the proposal will need to be approved by the Statutory Planning Committee of the relevant 
Assembly. During the statutory review and subsequent revision to the Structure Plan, the 
preparation of the revised plan and any revisions to the zoning ordinances affecting the land 
will be supervised by the Planning Department of the Assembly, either being undertaken by 
the department itself or outsourced. Where developers or land owners propose developments 
not in conformity with current zoning ordinances, they may undertake or commission qualified 
firms or individuals to prepare proposals for a revision to the zoning scheme as approved in 
the Structure Plan. The request for rezoning will then be reviewed and approved or rejected 
by the Assembly through the Statutory Planning Committee. 

vi)	 Procedure	for	Processing	Rezoning	Applications	
The procedure for processing Rezoning Applications made by individuals or organizations is 
laid out in the document on Permitting Procedure as follows:

i. Applicant submits proposed request to Physical Planning Department,  a 
comprehensive rezoning report prepared by a Professional Planning Consultant of 
good standing justifying the need for such Rezoning.

ii. The report is studied, summarized and recommendations for action prepared by 
the Physical Planning Department are presented before the Statutory Planning 
Committee, through the Technical Sub-Committee 

iii. Physical Planning Department publishes the rezoning request in the Local Daily for 
two times at a two week interval for public reaction within 28 working days of the first 
notice.

iv. The Statutory Planning Committee then considers the application for; 
v. Approval; (b) Refusal/Rejection or (c) Deferred; with reasons within 90 days from the 

date of receipt of the application.

vi. The applicant is informed by the secretariat (Physical Planning Department,) of the 
Statutory Planning Committee to pay for a processing fee in respect of the approval. 
The requisite Rezoning Plans are then prepared and distributed to all members of 
the Technical Sub-Committee for study. In case of referral or refusal the applicant is 
informed in writing.

  (Ref. ‘Approval process for Development and Building Permits’ for details)



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

ZONING GUIDELINES AND PLANNING STANDARDS

70

4.	 Change	of	Use

i)	 What	is	Change	of	Use?
Change of Use differs from rezoning in that it is applied at the Local Plan level and is concerned 
only with changes of use for an individual plot or plots but which remains within the list of 
permissible uses for the land within a zoning schedule. Where the proposed change is not 
covered by the permissible uses (see Chapter 1 of this volume), the zoning ordinance will 
need to be varied and this will require the land under consideration being re-zoned.

ii)	 Conditions	for	Change	of	Use
 An application for a ‘Change of Use’ will need to satisfy the following criteria:

a) The type of development is within the permissible uses as given in the Zoning Guidelines
b) Does not significantly alter the original intention of the plan or zone.
c) Does not cause disruption to the surrounding land uses by way of;

• Significantly increasing traffic generation
• Significantly increasing noise and or odour
• Increasing the risk of fire or explosion 
• Undermining the image of the area
• Being a risk to public health 
• Intrusion of privacy

d) Be of net benefit to the community in which the use is located.
e) Has minimal impact on existing services and infrastructure.

While some request for a change of Use may not comply with all the above criteria, the net 
benefit of the change for the society may outweigh the negative aspects. (An example is a 
request for a most needed kindergarten development in a residential area on a residential 
user plot, but with a potential effect of increasing traffic, noise and burden on services in 
the residential area). In such a case decision on the request should be made by the District 
Panning Authority on the advice of the Planning Department after consultation with residents 
and other affected stakeholders.    .

iii)	 Procedures	for	Change	of	Use		
The procedures for requesting and/or granting a Change of Use are same as that of rezoning 
outlined above.

5.	 Departures	or	Waivers	to	the	Permitted	Land	Use	Under	Zoning	Schedules

From time to time it will be necessary to consider departures or waivers to the zoning 
schedules.  In granting such departures or waivers the District Planning Authority should 
consider whether it would:

(i)  Not significantly alter the original intention of the plan or zone.
(ii)  Not cause disruption to the surrounding land uses by way of;

• Increasing traffic generation
• Increasing noise and or odour
• Increasing the risk of fire or explosion 
• Undermining the image of the area
• Being a risk to public health 
• Intrusion of privacy

(iii) Be of net benefit to the community in which the use is located.
(iv) Have minimal impact on existing services and infrastructure.
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Appendix	2
Definitions

The following definitions are arranged in two groups.  The first group of terms describes terms 
of development.  The second refers to the definitions of terms not descriptive of purpose of 
development

1.	 Definitions	of	Terms	Descriptive	of	the	Purpose	of	Development	in	the	Plan

“AIRPORT” means a place used or intended for use for the landing or departure of aircrafts 
and includes facilities for the housing, servicing, maintenance or repair of aircrafts or the 
assembly of  passengers or goods prior to or after disembarkation from an aircraft and 
management facilities for the landing, departure and related services.

“AGRICULTURE”	means	any-
(a) Animal husbandry, including the keeping and breading of livestock and bees;
(b) Horticulture
(c) Forestry being the planting or tending of trees in a plantation or forest of tress
 intended for felling.
(d) Activities carried out for business or subsistence purposes involving the 
 harvesting or cultivation of producers from land for processing or consumption.

“ATTACHED HOUSE” means a separate building comprising two or more dwelling units where-
(i) each of those dwelling units – abuts another of those dwelling units at a wall
 which is common to both dwelling units in the case of a duplex house.
(ii) Abuts on each of two opposite sides another of those dwelling units at a wall 

which is common to both dwelling units in the case of row houses.  The term 
includes the use of premises for the carrying on of any home activity in any 
dwelling units contained in those premises.  

“AUCTION DEPOT” means a place used or intended for use for the sale, or offering for 
sale, or displaying by auction of any vehicles, plant, equipment, machinery or other good or 
materials.  It does not include an auction place for sale of domestic animals.  

“BROADCASTING STATION” means any premises which are used or intended for use for 
a broadcasting station, a television station, a repeater station or a transmitter station.

“BUSINESS PREMISES” means any premises used or intended for use as an office in or 
in connection with –

(a) the carrying on of the business of a bank, building society, financial institution 
 or post office;
(b) a local surgery; intended for use for the practicing or carrying on by only one 
 general medical practitioner or dentist of his profession; 
(c) the provision of professional services or the giving of professional advice by a 
 person practicing or carrying on a profession; or
(d) a business or commercial purposes.
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“BUS TERMINAL” means 
(a) a place used or intended for use for the assembly and dispersal of passengers prior 

or subsequent to their transport by bus for the garaging and servicing of bus involved 
in the transport of passengers to or from that place; or

(b) a place used or intended for use for garaging and servicing of buses.  The term 
includes the use of those  premises for any office in connection with the bus station;

(c) for the purpose of this definition the term “bus” means a motor vehicle having a carrying 
capacity of not less than 9 passengers and used in the road transport for passengers.

“CAR PARK” means a place used or intended for use for parking of motor vehicle but does 
not include a taxi-stand or bus stop.

“CEMETERY” means any land used or intended for use for the interment of the human body 
after death.

“CHILD CARE CENTRE” means-
(a) a kindergarten, crèche or preschool centre, or
(b) any other place used or intended for use for the minding of children for a fee or 
reward.;

“CLUB” means premises to which access is restricted to members or guests and intended 
for use by a club, lodge, or like organization as a place for meetings, of social intercourse 
among, or entertainment of, the members of the club. 

“COMMUNITY DWELLING” means any common place of abode for a number of unrelated 
persons in the nature of a hotel, motel, boarding houses, guest house, hostel or lodging 
houses, convent where that place is not part of a hospital, or an institution residence.

“CREMATORIUM” means any place used or intended for use for the reduction of the human 
body to ashes after death, together with any funeral chapel or funeral parlors located on the 
same land, and used in connection with, that place,

“DETACHED HOUSES” means a dwelling house used or intended for use by one or more 
persons or households for residential purposes.

“EASEMENT RIGHTS” means the rights to use another person's land for a stated purpose. 
It can involve a general or specific portion of the property, and is generally used to allow 
infrastructure pass across, over or under a private property. A Right-of-Way allowing access 
across a piece of land is an Easement Right.

“EDUCATIONAL ESTABLISHMENT” means
(a) a school,
(b) a public library
(c) a public lecture hall;
(d) an art gallery (other than for business purposes)  of museum;
(e) a sheltered workshop;
(f) any other place used or intended for use for the training or teaching of persons.
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“EMERGENCY SERVICES DEPOT” means any premises used or intended for use as:-
(a) a fire station;
(b) an ambulance station;
(c) a first aid station; or
(d) a depot of the State Emergency Service.

“FAST	–	FOODS	PREMISES” means a place used or intended for use for 
(a) the preparation by cooking or otherwise by anyone or more of light refreshments, 
 take-way meal, bread, cakes and pastry’ and
(b) the supply of such on sale to the public for consumption elsewhere.

“HOME BUSINESS”  means an activity carried out for business or commercial purpose 
in one or more rooms in a dwelling unit which comprises or is contained in a house, or 
apartment building by one or more of the permanent residents of the dwelling unit where that 
activity is being carried on provided it.

(a) does not involve  the employment of persons other than such residents;
(b) does not involve the use, whether temporarily or otherwise, of more than 
 25 percent of the floor area of the dwelling unit,
(c) in the particular case does  not impose a load on any public utility undertaking 

greater than that which is reasonably required for the predominant uses, 
existing or likely, in the immediate locality;

(d) does not interfere with the amenity of the neighbourhood by reason of the 
emission of noise, vibration, smell, soot, ash, dust, grit, oil, waste water, waste 
products, radio or electrical interference or others;

(e) does not involve the use or the preference of any activity which characterizes  
a use of premises for the purpose of some light industry.

“HOSPITAL” means premises used or intended for use for the medical or surgical care or 
treatment of persons resident thereat.  The term includes the residential use of any part of 
those premises by a person conducting or employed at the hospital.

“GARAGE” means a place used or intended for use for:

(a)  the sale by retail of -
(i) motor fuel for boats or mowers;
(ii) lubricating oils and greases;
(iii) batteries or tyres;
(iv) spare parts and accessories for motor vehicles, boats and 
  motor mowers or any of them; and 
(v) power and lighting kerosene.

(b)  the carrying out of-
 (i) the removal, repair, exchange or fitting of parts to a motor vehicle.

“INDUSTRY” means a service industry, general industry, noxious or offensive industry, 
hazardous industry or extractive industry.

“SERVICE INDUSTRY” means the performance in the course of trade or business or any 
activity included in the list here under: 
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List	of	Service	Industries
Book Binding 
Document Duplicating or Copying 
Dressmaking 
Dry Cleaning or Dyeing 
Engraving by Hand
Laundering 

Making any of the following: -

Bread, Cakes, Pastries 
Canvas Goods, Tents, Camping Soft Goods
Clothing, Clothing Accessories  
Confectionery
Dental Good
Footwear
Jewellery  
Keys
Leather Goods
Millinery
Optical Goods (being spectacles or the like)
Soft Furnishings 
Toys
Furniture
Woodworking
Block Making

Photographic Film Processing
Photographic Plate-making, Etching and like Photographic Processes
Photographic Sign Making
Picture Framing
Plan Printing 
Repairing or Servicing any of the following: -

Canvas Goods
Clothing
Clothing Accessories
Dental Goods
Electrical Appliances for Domestic or office use
Footwear
Jewellery
Leather Goods
Mower (including motor mowers)
Toys

“GENERAL	INDUSTRY”	means	–
(a)  an operation by way of the carrying out in the course of a trade of business of any 
process for or ancillary to an activity being -

(i) the making of any article or part of any article; the assembly of products;
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(ii) the altering, preparing and servicing, ornamenting, finishing, cleaning, washing, 
 freezing, packing or canning, adapting for sale, or breaking up for demolition, of 
 any articles;
(iii) processing of goods, including agricultural products;
(iv) without prejudice to subparagraphs (i) and (ii), the getting, dressing or preparation for 
 sale of minerals or the extraction or preparation for sale of oil, or 

(c) An operation by way of the carrying out in the course of a trade or business of any 
 process of scientific or technological research, investigation or testing

“NOXIOUS	OR	OFFENSIVE	INDUSTRY”	means	–

Toxic or noxious matter is any solid, liquid, or gaseous matter, including but not limited to 
gases, vapours, dust, fumes and mists, containing properties which by chemical means are

(a) inherently harmful and likely to destroy life or impair health or;
(b) capable of causing injury to the well-being of persons or damage to property.

The conduct of a night-soil depot or stockyard’

The performance in the course of a trade or business of any process for or ancillary to an 
activity included in the Table here under, but does not include any use which is part of an 
extractive industry.

List	of		Offensive	Industry
-  Cleaning descalling or treatment of metal or masonry or other articles by abrasive 
 blasting other than by a waste process or other than in a totally enclosed booth or 
 building.
-  Cleaning, descalling or treatment of metal in an acid bath conduct of a poultry dressing 
 housing where other than for poultry raised on the same site.
-  Conduct of a pre-mix bitumen plant
-  Crashing or screening tone, gravel or sand
-  Handling gravel, sand or crushed stone by a mechanical installation except where all 
 such or material are fully enclosed.
-  Heat treatment in a kiln of minerals (including clay), timber, or the products of power 
 metallurgical processes.
-  Hot dip galvanizing incineration where the incinerator or incinerators used is or are 

capable of consuming in excess of one tone of material per hour and where not in the 
use of a crematorium.

Manufacture	of	-
- Cement of lime
- Soap (where there is an extraction of fat)
- Tar
- Zinc oxide by the continuation of a smelting process
- Preparation of food for animal and not human consumption by cooking, refining,
- Purifying, extracting, smoking, salting, dehydrating, conserving or like means
- Processing natural rubber
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- Processing or treatment of animal, fish or bird carcasses or parts of  them by boiling, 
heating, washing, crushing, burial, tanning or scouring other than in the production of 
animal by-products including glue.

- Slaughtering of livestock at an abattoir, slaughter-house 
- Smelting, alloying or refining of metal, ores or semi-processed ores 
 (including the reclamation of metal from scrap)
- Storage of bones hides, skins, or tallow
- Striping, dismantling or breaking up for demolition any commodity at a junk yard, 

scrap materials (including meal) dealer’s yard, motor vehicle wrecker’s boat wrecker’s 
yard or plant wrecker’s yard 

- Tannery or hide processing.

“HAZARDOUS INDUSTRY”

(	a)	Definition
   an operation for the disposal of radioactive material;
 
(b)   the performance in the course of a trade or business of any process for or ancillary to 
 the manufacture of any product included in the Table hereunder.

List	of:	Hazardous	Industries
- Acids
- Ammunition 
- Asbestos Productions
- Bleachers
- Calcium carbide
- Celluloid or Celluloid Products
- Chemicals where there is risk of explosion or the escape of toxic  
- Gas
- Disinfectants
- Explosives (including firework)
- Fertilizers
- Flammable or combustible liquids by refining and including any production composed 
 of flammable or combustible liquid and resins, waxes or pigments
- Petroleum production and refining
- Organic compound of mercury or cadmium 
- Oxygen
- Photographic film other than non-flammable film 
- Poisons
- Raw plastic 
- Vaccines bearing live virus.

“EXTRACTIVE INDUSTRY” means the carrying out in the course of a trade or business of –
(a)  the extraction of sand, gravel, clay soil, rock, stone or any similar substance from land, 
and any treatment including crushing or screening of that substance on, or  abutting the land 
from which that substance is extracted; or 

(b)  Mining 
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“INSTITUTIONAL RESIDENCE” means -
(a) an orphanage or children’s home’
(b) an institution for poor or disadvantaged persons; 
(c) an home for the care of aged person;
(d) an institution and comprising of or including one or more residential buildings for the 
 accommodation of persons not able to be independently maintained.

“INTENSIVE ANIMAL HUSBANDRY” means
(a) a use of premises primarily and predominantly for the farming of  cows, pigs, sheep, 
 goats, poultry or other sorts of livestock farming.
(b) Any lot feeding (see definition below).

“LIVESTOCK FARM” means –
(a) premises used or intended to be used for the keeping or breading of  animals for 
 commercial or business purposes.
(b) Any other premises at which the number of animals kept for commercial or business 
 purposes at one time ordinarily exceeds ten:

“PIGGERY” means any premises at which one or more swine is kept.

“POULTRY FARM” means –
(a) any premises whereat poultry are kept for the purpose of selling them or their bodily 
 produce, including natural increase;
(b) any other premises at which the number of poultry kept at any one time ordinarily 
 exceeds twenty.

“INTENSIVE FEEDING LOT” means- 
(a) that livestock is maintained in a pen or yard; and 
(b) the animals comprising that livestock are maintained for the purpose of selling them 
 or their bodily produce.

“MARKET” means a place used or intended for use for the auction or sale of farm produce, 
manufactured goods and ancillary items. 

“MENTAL INSTITUTION” means
An institution used or intended to be used for the care or treatment of the mentally ill who 
reside or not thereat. The term includes the residential use of any part of those premises by 
any person conducting or employed at that mental institution.

“ MOTOR SALES YARD” means a premise used or intended for use for the display sale, 
hire or leasing or anyone or more motor vehicles.

“MULTI TENEMENT BUILDING” means a building 
(a) containing a number of separate areas of occupation together with such areas, if any, 
 as is necessarily incidental to more than one of those separate areas of occupation’ and 
(b) used or intended for use as the place of abode for a number of related and unrelated 
 persons.  The term also includes a compound house.
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“PARK” means land –
(a) to which the public has rights of access
(b) used or intended for use for recreation and 
(c) which
 • has been ornamentally laid out or prepared;
 • is maintained so as to preserve to enhance its natural beauty including its 
  flora, fauna and geological or physiographical feature; or
 • has been prepared or is maintained as a grassed area either with or without 
  trees or shrubbery.

“PLACE OF ASSEMBLY” means
(a) a place used or intended for use as a public hall, theatre, cinema, music hall, 
 concert hall, dance hall, open air theatre or drive in theatre;
(b) a place used or intended for use for the conduct of trade fairs or exhibitions
(c) any place of a like character to those referred to in paragraphs (a) and (d)
(d) any place used or intended for use as a function room
  
“PLACE OF PUBLIC WORSHIP” means any premises used or intended for use for public 
religious activity of a religious organization whether or not those premises are also used for 
religious instruction:

The term includes:-
(a) the use of those premises for the social or recreational activities of, or conducted by, 
 the relevant religious organization’ and 
(b) the residential use by a minister of religions of a building erected on the land contained 

in those premises, but does not include the use of any child-care centre or educational 
establishments for religious teaching purpose.

“PUBLIC BUILDING” means 
a. Any building to which the general public has access and used for state or local 

government administration or by some statutory authority, enterprise or organization 
exercising public functions

b. Any building used as an office by a member of Central or Local Government  
 representative by way of his/her position in the government administration.

“REFORMATIVE INSTITUTION” means
(a) a penal institution, a reformatory or a prison;
(b) premises other than as referred to in (a) used or intended for use for the reform or 
 training of person committed there to  by a court

“RESTAURANT” means a place at which –
(a) meals, whether substantial or otherwise; are sold
(b) light refreshments are provided;

“SCHOOL” means –
(a) an institution at which primary education or secondary education is provided or both 
(b)  a university, a college of advanced education or a technical and further education institution;
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(c) an institution (other than as referred to in paragraph (a) or which provides courses 
of study or training for the purpose of general education or of preparation for a 
particular occupation or profession without other wise limiting what, by way of an 
activity. A use of premises for the purpose of school includes:
(i) the use of any playgrounds and sports field provided at such premises where 
 that use is ancillary to the enjoyment of that school as such;
(ii) the residential use by any student, or by any other person employed at that 
 school or any building erected on the land contained in those premises;

“STOCKYARD” means – a place used or intended for use for the reception and holding of 
livestock pending the transportation or marketing of that livestock.

“KIOSK” means – a temporary building or other structure having a floor area not in excess 
of 10 square meters; used or intended for use for the sale, or displaying or offering for sale, 
of goods and services by retail to the general public (see Planning Standards pg. 17 & 19).

“SHOP” means a place for: 
(a) the retail sale of goods other than hot food
(b) use as a post office;
(c) the sale of tickets or as a travel agency;
(d) hairdressing;
(e) the firing out of domestic or personal goods;
(f) display of good for sale;
(g) the firing out of domestic or personal goods;
(h) the reception of goods to be washed, cleaned or where the sale, 
 display or service is to visiting members of the public.

“SHOPPING CENTRE”  means a group of commercial establishments, owned and managed 
as a unit with off street parking provided on the property (in direct ratio to the building area 
and related in size [gross floor area] and type of shops to the trade area that the unit serves) 
with a gross floor area of at least ?? (ref. Planning Standards pg. 16 ).

It also means premises which contain one or more buildings comprising separate areas of 
occupation and other areas used in connection therewith –

i. Multiple shops, including those used for the hiring out of goods kept therat;
ii. business premises;
iii. a place of assembly;
iv. a restaurant;
v. a fast-foods store;
vi. a public building as referred to in paragraph (b) of the definition “public building”, or
vii. part of premises used for the purpose of some service industry;  

“RETAIL WAREHOUSE” means a building having the character and appearance of an 
industrial shed or factory building and or intended for use for the sale, or display or offering 
for sale, by retail of goods being any one or more of the following: -

(i) floor coverings and wall tiles;
(ii) furniture;
(iii) non-portable domestic appliance being washing machines, dishwashers, 

clothes driers, refrigerators, hot-water systems, air-conditioning systems and 
the like, with or without portable domestic appliance; 
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(iv) domestic fittings;
(v) building and construction materials with or without hardware;  
(vi) food items

“SPORTS AND CONVENTION CENTRE” means premise which –
(a) function an integrated unit; and 
(b) used or intended of use –

(i) for or in connection with the conduct of sporting or athletic  activities engaged 
 in cumulatively 
(ii) as a place for the assembly of persons for some common subject; and
(iii) for trade fair or exhibitions, whether or not they are continually used or intended 
 for such a use
(iv) for any form of entertainment not envisaged by its use as referred to in 

subparagraphs (i), (ii) and (iii): or the term includes the use of any facilities 
provided at those premises for the health, comfort or convenience of  persons 
resorting thereto for those activities including any facility providing light 
refreshments, meals for consumption thereat or elsewhere, professional 
services by a medical practitioner or physiotherapist, or banking services;

“STABLE” means any building or other roofed structure used or intended for use for the 
housing of one or more animals.

“STORAGE DEPOT” means -
(a)  any builder’s or construction contractor’s yard, truck depot or vehicle depot which is 
 not warehouse premises;
(b) any other place used or intended for use for the storage of goods of whatever 
 description not under cover or in a building.

“STATION” means a place used or intended for use for the storage of goods of whatever 
description not under cover or in building.

“TOXIC OR DANGEROUS GOODS STORE” means a place used or intended for used for 
the storage or –
(a) flammable liquid and combustible liquid or either of them where -

(i) the quantity stored above ground is ordinarily more than -
(ii) 2500 liters flammable liquid ;
(iii) 15000 liters of combustible liquid; or
(iv) the quantity of flammable liquid and combustible liquid stored below ground is 

ordinarily more than 400,000 liters, and the storage of that liquid is not in 
connection with the operation of a motor fuel pump;

(b) poisons where ordinarily the quantity of those poisons stored is in excess of 200  
 kilograms
(c) ammunition;
(d) calcium carbide where ordinarily the quantity stored is in excess of 50 kilograms;
(e) explosives (including fireworks);
(f) gas in a cylinder or cylinders being of not more than a total capacity of 46,00 
        kilograms water capacity; or
(g) radioactive material.
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“TRANSPORT STATION” means a place used or intended for use for the loading, discharge 
or transfer of goods of whatever description in the course of the transport of those goods but 
include an airline station.

The term includes the use of these premises for –

(a) the assembly or dispersal of passengers or good prior to or other transportation;
(b) the ancillary use of an office for work of administration accounting or issue of tickets 
 in connection with the transport station;
(c) the use of facilities for the servicing and maintenance of vehicles associated with and 
 operating from the transport station;

“UTILITY INSTALLATION” means premises used or intended for a public utility land; such 
as a transformer, telephone exchange, pumping station, or drainage structure.

“VETERINARY PREMISES” means any premises used or intended for use for veterinary 
services in the practice of that occupation where in the ordinary course animals, birds, fish or 
reptiles which undergo medical or surgical treatment thereat.

“WAREHOUSE PREMISES” means –
(a) any builder’s yard or construction contractor’s yard where the activities are carried on 
 within one or more building;
(b) any truck depot or vehicle depot where the storage is carried on within one more 
 buildings;
(c) any other place used or intended for use for the storage of goods of whatever 
 description in one or more buildings, whether or not any of those goods are sold.

“ZOO” means any premises at which live animals, birds, reptiles and fish or any of them are 
kept for public exhibition thereat.  A use of premises for the purpose of a zoo includes –
(a) the use of any facilities provided at those premises for the care and treatment of 
animals, birds, reptiles or fish kept thereat; and 
(b) the use of any facilities provided at those premises for the enjoyment or convenience 
of the public resorting thereto by way of  -
i. shelters or other public convenience;
ii. kiosks for light refreshment; or
iii. information areas for the promotion of those premises.

2.	 Definitions	of	Terms	Not	Descriptive	Of	the	Purpose	of	Development	in	a	Plan

“ALIGNMENT” means any continuous part of the limits of road on the same bearing.

“ANCILLARY” means incidental and subordinate.

“APROVAL DATE” means the day upon which a town planning scheme for an area was 
approved by the appropriate Central or Local Government Authority.

“BUILDING” means any fixed structure that is wholly or in part enclosed by walls and roofed 
and, where the context indicates or requires, includes any part of a building.
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“BUILDING PERMIT” means a permit by the District Assembly to indicate conformity with 
the Building Regulations in force that apply to the location in which it is proposed the building 
is to be constructed.

“BUS STOP” means a space adequate for the parking or standing therein of any bus; or 
mini bus.

“CARRIAGEWAY” means that part of a road which is, or is intended to be, prepared or set 
aside primary for the use of motor vehicles.

“CARRY OUT DEVELOPMENT” means –
i. to erect a building or other structure on or under the land
ii. to use land; or
iii. to use a building or other structure on land.

“CAR PARKING SPACE” means a space adequate for the parking or standing therein of a 
motor car.

“COMPOSITE BUILDING” means a separate building used or intended for use for 
i. in part, residential purpose; and
ii. in part, non-residential purposes.

“CORNER	PLOT”	or	“CORNER	SITE” means a plot or site, as the case may be –
(a) bounded in part by two or more roads where they intersect or join; or 
(b) which lies within a general change of direction of a road abutting it where the change 

of direction is constituted by an angle of not less than 45 degrees and the angle interior 
to the site giving effect to the change of direction does not exceed 135 degrees.

“ASSEMBLY” means District Assembly.

“DEVELOPMENT” meansthe carrying out of building, engineering, mining or other operations 
on, in, under or over land or the material change in the existing use of land or building and 
includes sub-division of land, the disposal of waste on land including the discharge of effluent 
into a body of still or running water and the erection of advertisement or other hoarding. 
Section 162 of Act 462 

“DEVELOPMENT PERMIT” means a permit given by the Planning Authority to indicate 
conformity with the planning standards and guidelines provided in the planning scheme

“DWELLING HOUSE” means a separate building comprising one or more dwelling units.

“DWELLING UNIT” means a separate building or apart of a building comprising habitable 
rooms and other spaces-
(a) used; or
(b) so constructed or adapted as to be capable of being, or suitable to be used as a 
 separate domicile.

“ERECT” includes –
(a) erect or commence or continue to erect;
(b) do, or commence or continue to do, any work in the course of, or for the purpose of erecting;
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(c) perform any structural work or make any alteration, addition or rebuilding;
(d) move from one position on an allotment to another position on or partly on, the same 
 allotment or another allotment;
(e) re-erect with or without alteration on, or partly on, the same allotment; and
(f) where a building or other structure is located on more than one plot –

i. move to another position on the same plots or any of them or to another plot 
 or plots; or
ii. re-erect, with or without alteration, to another position on the same plots or 
 any of them, or on another plot or plots.

“EXISTING USE” means a use of premises where – that use was in existence in a planning 
area immediately before the appointed day of a Town Planning Scheme.

“FILLING” means –
(a) the depositing of any material or substance on land for other than  a temporary 

purpose so as to materially raise the ground level of the land above the ground l
evel of the land immediately before the appointed day; or 

(b) the leaving on any land of any material or substance deposited thereon as referred 
 to in paragraph (a)

“FOOTPATH” means the paving, not being a crossing, comprised in a footway.

“FOOTWAY” means that part of a road set apart primarily for use of pedestrians or habitually 
used by pedestrians and not vehicles.

“FRONTAGE” with respect to plot or a site, means –
(a) a boundary, or
(b) that part of a boundary, of the plot or site which coincides with, or with part of, an alignment.

“GROSS FLOOR AREA” with respect to a building, planning unit or development for some 
purposes, means the sum of the floor areas (inclusive of all walls, columns and balconies 
whether roofed or not) of all storeys in the building, in all buildings contained in the planning 
unit or all buildings to which that development relates, as the case may be but excluding car 
parking accommodation, space for loading and unloading commercial vehicles, bank vaults, 
strong rooms safe deposits.

“HABITABLE ROOM” means a room used for living, sleeping or eating comprising a floor 
area of not less than 6m T2 T excluding bathrooms, toilets, closets.

“BUILDING HEIGHT” is the vertical distance measured from the established grade to the 
highestt point of the roof surface for flat roofs; to the deck line of mansard roofs; and to the 
average height between eaves and ridge for gable, hip and gambrel roofs.

“LANDSCAPING” means the treatment of land for the purpose of enhancing or protecting 
the amenities of a site and the locality in which it is situated by –

(a) screening by fences, walls or other means;
(b) planting of trees, hedges , shrubs or grass;
(c) formation of banks, terraces or other earthworks;
(d) laying our of gardens or courts; or 
(e) other amenity features.
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“MOTOR VEHICLE”  means a mechanically propelled vehicle intended or adapted for use 
primarily on roads and includes a motor cycle but does not include a vehicle which is not fitted 
or equipped to carry passengers or goods other than fuel or water for its own consumption, 
accumulators and other equipment.

“PARKING AREA” with respect to a use, means that part or those parts of the planning unit 
for the use (and whether or not within, or partly within, a building or other structure) provided 
for any one or more of -

(a) the parking of motor vehicle;
(b) the standing of motor vehicles.

“THE PLAN” means the Town Planning Scheme for the Area.

“PLANNING STANDARDS” means provisions of the plan in relation to the carrying out of 
development being provision by or under which requirements are specified or standards are 
fixed in respect of any aspect of that development, including, but not limited to, the generality 
of the foregoing requirements or standards in respect of –

(a) the area, shape or frontage of any land, the dimensions of any land, building 
or other structures, or the distance of any land, building or other structure from 
any specified point;

(b) the proportion or percentage of the area of a site which a building or other 
 structure form any specified point;
(c) the character, location, siting, bulk, shape, size, height, density, design or 
 external appearance of a  building or other structure;
(d) the cubic content or floor area of a building;
(e) the intensity or density of the use of any land, building or other structure;
(f) the provision of public access or landscaping;
(g) the provision of facilities or the standing, movement, parking, maneuvering, 
 loading, or unloading of vehicle;
(h) the volume, nature and type of traffic generated by the development;
(i) drainage,
(j) the effects of development on patterns of wind, sunlight, daylight or shadows; and
(k) the provision of services, facilities and amenities demanded by development.

“PLOT” means a piece or parcel of land the boundaries of which are separately defined 
by meters and bounds on a survey plan but does not include a piece or parcel of land the 
boundaries of which are so defined merely for the purpose of indicating the area of land 
which is the subject of an easement or a proposed easement or which has been opened as 
road;

“PLOT RATIO” with respect to a development, means the ratio of the gross floor area of the 
buildings on the site of the development to the area of that site.

“POULTRY” means any fowl, turkey, duck, ostrich, guinea fowl, or the young thereof.
“PREMISES” means any –

(a) land;
(b) building
(c) structure other than a building; or
(d) land together with any building or other structure thereon.
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“PUBLIC PURPOSE” means a purpose included in, or comprehended by, a place or 
premises specified in, the list hereunder.   

- Cemetery
- Child-care centre
- Club
- Commercial outdoor recreation
- Community dwelling 
- Trade Market
- Educational establishment
- Emergency services depot
- Hospital
- Institutional
- Residential
- Mental institution
- Public Tennis court
- Lorry Parks
- Public Park
- Public Square
- Public Ground
- Durbar Ground
- Stadium 
- Community Centre 
- Public outdoor sport and recreation
- Place of public worship
- Pleasure ground
- Public building 
- Radio station
- Reformative institution
- Sport and convention centre
- Utility installation
- Welfare premises
- Youth club

“PUBLIC UTILITY UNDERTAKING” means-
(a) a railway, road transport, air transport, water transport, wharf, harbour or river 
 undertaking;
(b) an undertaking for the supply of water, hydraulic power, electricity or gas or 
 the provision of sewerage or drainage services;
(c) an undertaking for the collection, removal or disposal of refuse;
(d) an undertaking for the provision or maintenance of roads or traffic controls;
(e) an undertaking for the provision of postal or telecommunication services, 

provided and maintained or caused to be provided and maintained –
under the authority of some Acts or other law in that behalf by –

(A)  the Council, or
(B)  some statutory authority or corporation of a public character.

“ROAD CLASSIFICATION” 
Head classification has been on the function the particular road performs.  Thus, working 
from the top of the hierarchy, we have:- 



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

ZONING GUIDELINES AND PLANNING STANDARDS

86

• Expressway/Freeways/Motorway: Inter-city trunk road system providing through 
traffic through the city at the same time allowing exits and entrances from and to the 
trunk road system through interchanges at limited points.

• Major Arterials – are an extension  of the trunk (inter-city) road system carrying major
traffic to and from the Central Business District or other such major district generating 
major traffic.  Direct accesses to/from lots are controlled through service roads.

• Minor Arterials – are similar to major arterials, but without median and allow direct 
 access from lots without service roads.
• Distributors/Collectors take off from the arterials to residential/neighbourhood areas.  
 They are the major local routes on which buses ply. District access from lots may be allowed.
• Access/Local provide direct access to groups of residential or other lots and are 

purely local in character.  From the access ponds may branch off cul-de-sacs or loops 
on which small groups of residential plots are located.

“SITE” with respect to a development, means the land within a Planning area on which 
development is or is proposed to be carried out where that land comprises the whole or part of –

(a) one plot;
(b) more than one plot

“SITE COVERAGE” with respect to a development, means the proportion, expressed as 
a percentage, of the size of the development which the area covered by building or other 
structures on the site bears to the area of the site; where the area covered by a building or 
other structure is measured to coincide with the area contained within the projection onto 
a horizontal plane of the outer limits of the building or other structure to the extent that it is 
above the level of the adjoining ground.

“STOREY”  means that space within a building which is situated between one floor level and 
the floor level next above, or, if there is no floor above, the ceiling or roof above.

“STRUCTURE” includes a wall and fence and anything that is affixed to or projecting from 
a building or other structure. 

“SUBDIVISION” and similar expressions means and refer to dividing land into parts, whether 
the dividing is-

(a) by sale, conveyance, transfer, or partition
(b) by an agreement, dealing or instrument into vivo (other than a lease for any 

term not exceeding five years without right of renewal) rendering different parts 
thereof immediately available for separate disposition or separate occupation.

“USE” in relation to land also includes the carrying out of excavation work in or under land 
and placing on land of any material or thing which is not a building or other structure.

“VEHICLE ACCESS POINT” means that part of an alignment where –
(a) ingress from road to land abutting that road’ or
(b) egress from land abutting that road, is ordinarily obtained.

“ZONING SCHEME MAPS” means those scheme maps indicating development zones thereon.

“ZONES” means the division respectively into areas shown on a Town Planning Scheme 
and is provided for the purpose for the Plan.
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