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Abstract

Building permits are an important requirement fodesly urban development. They are consents tpadbposed
development meets land use regulations. Thus, risguaf building permits goes a long way to promote
effective development control in settlements. Hosvethe practice of vetting and approving everyefigyment
has not been wholly successful in Ghana. This tiitnéhas led to haphazard developments in the majman
centres of the country. This study was therefomedooted to investigate how building permits canubed as
effective measures for controlling physical develemt. The evidence shows a disjoint between lando
procedures for development control and actual wecihe results further show that delays in aparand
issuance of permits has been a major bottlenedomipliance to building regulations. The paper recemds
that efforts should be made to streamline processeas/aluation and issuance of permits.
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1. INTRODUCTION
1.1 General Introduction

Conscious efforts at ensuring harmonious spatiegld@ment and environmental sanity in Ghanaianeseénts
date back to the colonial era. According to Leit®74 (cited in Fuseini and Kemp, 2015) the ten-year
development Plan (1920-1930) launched by the Brifislonial Governor Gordon Guggisberg was the ftgth
comprehensive effort to direct the developmentef®old Coast, now Ghana. As one of the leadirngscih the
country, Sekondi-Takoradi is one of the major sit@ the country which initially saw some level ggatial
planning and hence development control during thedenial times. These imperial developmental petic
greatly influenced the spatial and physical devedept of towns in the country. This plan laid tharidation for
the development of the country through the esthbilent and installation of several key instituticssd
infrastructure which are still very important teetdevelopment of Ghana (Fuseini and Kemp). Laterecthe
Town and Country Planning Ordinance of 1945 (CAP\8dich was the basis for zoning and building coites
the country (Ahmed and Dinye, 2011, in Adarkwa, 20IThe CAP 84 has been primary document guiding
development control in the country.

However, the planning system and the Town and @gupianning Authority have come under intense publi
criticism for failure to effectively control devgdment in the major cities (Adarkwa, 2012). The reqeerennial
flooding in the cities of Accra and Kumasi is atéesent of this argument. In fact, a study of theties
confirms that they are sprawling (Cobbinah and Akag2012). Planning has been unable to exercigetefé
influence on the growth of human settlements inr@hé&or this reason, the growth of cities has smbolic
(Yeboah and Obeng-Odoom, 201&xpansion is virtually occurring in a mostly accited and uncontrolled
manner, leading to sprawling low-density developimtiiat is uneconomic in terms of land use and servi
delivery. The planning mechanism seems to be ovelmdéd because of noticeable limitations of humaah an
financial resources (Adarkwa, 2012).

According to Adarkwa and Post (2000), the citiessimana have seen tremendous changes in size,ydandit
areal extent. Indeed, evidence has shown that SeRakoradi has experienced much change with amann
rate of 4.88% between 1991 and 2008(Stemn and AaypR014). Adarkwa and Post (2000) note thathbis
led to physical development problems, includingftitowing;

« Developments occurring in unapproved locationsicausconveniences;
* New subdivisions are created without provisionfémilities; and

e Incompatible land uses.
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These problems persist notwithstanding the fadtttiese cities are said to be planned. Somiah (28Lggests
that 38% of the buildings in Sekondi-Takoradi arghaut permit or approval from authorities. Thisggests
that current framework for controlling physical ééspment has been ineffective as suggested by Adasnd
Post (2000). This study was therefore undertakereveal the processes and inherent challengesnimatiing

physical development in Sekondi-Takoradi throughitisuance of building permits.

1.2 Under standing Development control

For any system to function effectively there is @& the need for control and, balance which isren fof
regulation for necessary operation (Obabori et 2007). The need to control and manage the usaraf |
necessitated spatial planning (Fuseini and Kemp5p0

According to Keeble (1969) “development contraihie regulation of the detailed aspects of developinabout
which precise guidance cannot be given by the deweént plan, so as to ensure convenient and skghits”.

Keeble (1969) also indicates that a local plan@inthority should ensure that development controfmtes the
right use of land and that the powers of develogroentrol are not used for other unrelated purpoSasilarly,

Flynn-Dapaah, (in Yeboah and Obeng-Odoom, 2013) deeelopment control as controlling the carrying af

building, engineering, mining and other operati@ms in, under or over land or the material changehie
existing use of land or building and includes sulsitbns of land or disposal of waste on land inaigdthe
discharge of effluent into a body of still or rungiwater and the erection of advertisement or dibarding.

Development control therefore fulfils a very immort purpose in the growth urban centres. Accordng
Thomas (2013), the purpose of development corgrphit of the wider purpose of town and countrynpiag,
and ultimately environmental planning. It is sdidttat the highest level of generalization develepincontrol is
to ensure efficient and effective land use planningt satisfies public interest. Ogundele et abl12 also
proposes that development control is necessamrfsuring that activities on the land and buildiegelopments
do not compromise good practices. By so doing, seiswr abuses are curtailed.

Qian (2010) also believes control of land developi®ids essential assuaging market imperfections sisc
negative externalities or social cost, and provisibpublic goods.

Furthermore, Klosterman (1996) development cordroérged due to the need to raise amenity levalsase
efficiency in the performance of necessary fundicand promote health, safety, and conveniencetardby
improve the built environment.

Therefore, development control was meant to enthat physical development takes place in a marimer t
inures to the health, safety, beauty and converi@farban residents. However, the practice of kbgreent
control in Ghana has had mixed results as the gulks¢ sections would make clear.

2. DEVELOPMENT CONTROL IN GHANA

2.1 Brief History

In Ghana, comprehensive control of developmentestarith the Town and Country Planning OrdinancapC
84, 1945) which provided the background for thécs&nforcement of zoning and building codes (Adak
2012). Before this period however, Ahmed and Di(3@11) note that Development Control in Ghana dates
back to 1859 when the Municipal Ordinance of 1858 ywromulgated to regulate spatial developmenhén t
Accra, Cape Coast and Sekondi-Takoradi Municipalltge aim was to place all lands under the ambit an
jurisdiction of the governor who had the power &tedmine the kind of operation that was permissdriea
particular parcel of land.

Since the promulgation of the Cap 84 in 1945 it hamained the sole basis for ensuring orderly apati
development in the country. The regulations hderefore failed to meet the changing urban devedsym
situation of the country. Since independence, thasebeen a drive to widen thgatial scope of planning and to
strengthen institutional capacities in Ghana, legdio the establishment of planning department sactbe
country (Fuseini and Kemp, 2019p line with this agenda, the local government act, 462 (section 49)
empowered the planning authority to prohibit, remoabate or demolish any development which is faorige
contravene the proposals in planning schemes.det® of this Act bequeathed the planning of townsd
cities into the domain of the District Assembligbe National Building Regulations Act of 1996 (L630) was
also enacted to provide more guidance for developmmeerations. There have been obvious deficieriniéise
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way planning has been done in the country sincegeddence, which include inadequate housing, slum
development, urban sprawl, poor sanitation, flogdioncontrolled urban growth (Fuseini and Kemp,2015
Acheampong and lbrahim, 2015; Adarkwa, 2012; Caddibiand Amoako, 2012; and Yeboah and Obeng-
Odoom, 2010).

To resolve these shortfalls, the Land AdministratiRroject (LAP) was instituted in 2007 to “consalie the
laws on land use and planning, provide for the ydend progressive development of land, towns aitr
areas through a decentralized planning system.lslb @ought to ensure sustainable development and
improvement in the quality of life and human settémts amenities and ensure the continuous impraveime
the development and judicious use of land. It aisended to regulate national, regional, distritd éocal spatial
planning, promote health, safety order as wellrasige for related matters” (Draft Land use andnRiag Bill,
2011). It is expected that the Land Use Planningviiich has just been passed by parliament (2@i@)Id
herald a period of coordinated spatial developriref@hana.

2.2 Building Permits Framework in the context of Ghana

According Somiah (2014), building permits grant egyal to prospective developers to build structuires
approved locations. This building activity mustdgilace within an established time frame and iroatance
with national building regulations. The buildingrprt is a legal document and covers any propertgselplans
are judged to be suitable for implementation andssguent human dwelling. The author further stétas

building permits are normally approved for resid@nindustrial and commercial buildings which @ermanent
structures. Temporary or makeshift structures dao be given approval. Such temporary structuretudre

kiosks, metal containers and advertising hoardargsards.

In order to fully appreciate the challenges of thny permit regime in Ghana, it is important to ersdand the
practice in other jurisdictions. The CAP 84, basadwhose guidelines building permits are have Igrgeen
issued in Ghana was a product of Britain’s (Ghawcalsnial master) attempts to restructure planmfigrts in
metropolitan Britain after the Second world war.isTlvas extended to the colonies to, among othewghi
provide decent accommodation for the war vetertiies|ocal literate labour force and to plan for thereasing
population growth in urban centres (Fuseini and ge®015). Due to the origins of this framework, rthe
appears to be little difference between Ghana'aritey System and that of the developed countriemhbte
Britain (Yeboah and Obeng-Odoom, 2010).

Rabe, et al., (20)Ipostulate that the issuance of a building permitalaysia is contingent on the developer
making an application. The applicant is requiredubmit development plan together with land tideundary
and topography survey report to the local authofitye authors contend thaturing the process for making a
verdict, details of the development plan will beviezved by a committee whereby detailed discussigns
relevant government agencies are carried on. Thhotings process, the Town Planning Department wibak
the proposed developments against the Planningnseifer the zoning provision, plot ratio, set baokad
patterns and parking requirements”.

Another Planning System that bears semblance ta@ahana is the Chinese system. Ng and Xu (200Q what
the 1989 City Planning Act, in China, stipulateattplanning permission is needed for all land dewelents.
“Every development application is assessed by twall planning authority under the control of theyci
government. The planning authority evaluates prafsogor development in accordance with the planning
proposals in the city plans and other governmetgsor regulations”.

Furthermore, Doublet (2002) opines that the 1992elpment Planning Act of Malta instructs any persdo
intends to undertake a development to apply fosennhand adhere to the regulations in operatidimegpoint in
time. The author further states that section 38¢lthe act stipulates that when the authority i®dgining an
application, it should consider the policies emangafrom the development plans in operation and atier
material considerations including aesthetics, a#init, and whatever the planning authority may deslgvant.
Based on this backdrop, the building permit framewwaill be discussed.

The overall planning and management of settlemien@hana is based on various acts and provisicatshtve
been passed by the government to provide a baakdrivam which authorities execute their mandaten&of
the detailed legal provisions which relate to hiniddpermits are as follows:

a. Act 462, section 49 (1), no Physical Developmerdllshe carried out in a district without prior

approval in the form of written permit granted by District Planning Authorities; and
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b. Act 462 section 64(1), every person shall beforastoicting a building or other structure or
undertaking any work, obtain a permit from theritisfrom the District Planning Authority which dha
contain such conditions as the District Planningh&uty may consider necessary.

The National Building Regulations (LI 1630) of Glaalso provide the guiding principle for developinen
and/building permits. It states in section 2, aByspn who intends to erect any building: or make structural
alteration to any building; or execute any workrestall any fittings in connection with any buildjrshall apply
to the District Planning Authority. It also stiptéa that an applicant shall satisfy the DistrigriPing Authority
that he has good title to the land relevant toptlhas (LI 1630 section 3(1)).

The regulations further state that the applicaail sfiso submit to the District Planning Authoraycertificate
signed by a Licensed Surveyor to the effect thatdbrners of the plot on which the building or wisko be
carried out have been demarcated on the groungémraanent manner in accordance with the site plan.

Furthermore, the section 8(1,2) of the LI 1630 mexguthat where a person submits an applicatiom fouilding
permit, the District Planning shall notify him withseven(7) days of the receipt of the applicatoa shall
within a period of 3 months thereafter notify thgpkcant whether the application is granted or setl An
applicant not informed of the grant or refusaltod Bpplication may after the expiry of the 3 mortbmmence
development on the basis that application is aet#gtto the District Planning Authority. This cdoflbetween
the Act 462 and the LI 1630 provides loopholes wilding developers to easily outwit the Planning
Authorities.

The process of acquiring a building permit begirith whe purchase of a Building Permit Form and TeaiPm 1
from the Development Control Unit of the Physicédrihing Department. The applicant then completesah
forms and submits them at the Development Contrdt. Apart from these forms, the Planning Departtmen
instructs that the developers who are developing steuctures and have never applied for permitsegeaired

to meet the following requirements;

« Clearance letter on official search on status iodl ftom Lands Commission/Land Title Registry.
* Five (5) sets of site plans, with two (2) on treargmt paper (scale 1:1:250 or 1:2, 500)
« Five (5) sets of building fence and block plansalsmot less than 1:20 or 1:400r metric equivalent
1:1000 & 1:2000).
e Building Permit Application Form Physical Plannibgpartment (PPD) Form 1(one).
« Ensure that the under listed professionals signvélt®us plans to be attached to the building permi
application.
o Professional Town Planner to sign a Block Plan
0 Architectural Licensed draughtsman for Architectylans
o Civil/Structural Engineer for two-storey& above fetructural drawings.
* Five (5) self-addressed envelopes
Furthermore, developers of structures for multipees and multi-levels are required to provide aalukd
documentations. These include:
» Fire report and appropriate fire engineering drawdaly vetted and approved by Ghana Fire Service
»  Geo-technical (soil investigation report)
*  Structure integrity report where vertical extensiane proposed on existing building
« Traffic assessment report
* Hydrological report and appropriate drawings

Also, developers can apply for the use of a pdeticpiece of property to be changed to suit chargedlitions
in the use area. To do this, an applicant for chafgise must submit;

*  Previous permit on existing building
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* Proposed amendments to drawing if relevant
« Evidence of neighbourhood consultation and commfentthe new use of premises.

In addition, development and building permits aadid/for five years. Therefore, applicants who amable to
complete developments within permit validity periagle required to seek permit for extension of time.
Application for extension to existing building patshould comprise;

e Previous permit
e 3 copies of a block and site plan to scale 1/20/40 showing the position of the building and the
works on site.

These requirements provide a basis for ensurings#tiety of construction. Doing Business report1@0
“suggests that good procedures guarantee wellbgimgiples that safeguard the public while ensurthgt the
permitting process is efficient, transparent andoafable for both building authorities and the pate
professionals who use it. It is important for fotators of development regulations to establishghtibalance
between promoting safe construction and simplifigdcedures. If processes are excessively complex or
overpriced, builders have a tendency to carry onstaction without permits. When there are no cleat
rules, implementing elementary standards is a Hesutask”.

According to the Metropolitan Planning Officer f8ekondi-Takoradi, the approval process for permiss
through three stages. These stages include thenpraty vetting; consideration by Technical Sub-coittee
and final consideration by Statutory Planning Cottemi The processes involved in granting physical
development permits in Sekondi-Takoradi Metropalitessembly therefore follows the order below:

= The Schedule Officer will inspect the site with theveloper to ensure that the site is one showthen
site plan and that site conditions are suitablaHerproposed development.

= The Metropolitan Engineer after the inspectionhaf site carries out preliminary vetting of architeal
drawing and processes the application for the denation of technical committee meeting.

= Technical committee meets to evaluate the applinatisits site and makes recommendation to the
Statutory Planning Committee (SPC) within one (bnth of receipt of application.

= Statutory Planning Committee considers developregmlications within fourteen (14) days of
technical committee meeting.

= Approved plans are sent to the City Engineer feuiisg of building permit within five (5) working
days.

= The Applicant has to pay approved building permét fo the cash office of the assembly and collezt t
development permit from the City Engineer’s offtbeee (3) months after submission of application.

This process when done properly should eliminatehal bottlenecks that developers go through touimeq
permits. In many instances however, the durationhfe approval of permits defer in practice.

Yeboah and Obeng-Odoom (2010) suggest that theséreenents which applicants are expected to progéde
land title certificate and detailed engineeringhitectural and structural drawings and, sometiraegeological
certificate) are not easy to acquire. “These remmeénts are important to ensure that the healthsafety of
physical developments in cities is not compromidéds has however not been the case as it is eghtinat the
requirement for a land title certificate as a pgeisite for planning permission has proved to be
counterproductive over the years. It is said tlet tequirements for permit applications can beris@nd
intimidating and as a Town Planning Officer attdst&he requirements in practical sense make itenabificult

for people to come to us for planning permit befdexelopment]. But not all the documents are ingodrt|f
you are assessing planning applications, therdeavamajor documents you really need to focus oq].[Sihe
rest, we do not scrutinise™.

In the light of these issues planning applicatibase generally been ignored by developers in dewetmt
activities Yeboah and Obeng-Odoom (2010). It ipantant to consider how the issuance of buildingris
contributes to ensuring orderly development in Ghaith emphasis on Sekondi-Takoradi Metropolis.
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3. PROFILE OF SEKONDI-TAKORADI

The City of Sekondi-Takoradi is the capital of SettieTakoradi Metropolitan Assembly (STMA) and thedly

responsible for its day-to-day administration. Thesembly is mandated by the Local Government A8§31
Act 462, (sections 12, 13, 14 and 15), to carrylegislative, deliberative and executive functidmough its 16
Departments and Units (L.I. 1961). The Metropafissurrounded by Mpohor-Wassa East to the Northheo
South by the Gulf of Guinea, to the West by AhamMast District and to the East by Shama Districtids a
total land area of 49.78 kmz2, and Sekondi is theiattrative headquarters. The metropolis is lota@t®ng the
Coast, about 280 km west of Accra and 130 km daseocGhana-La Cote D'voire border as shown inrBdli It

is thus advantageously located in view of its aless to the sea and the airports and accessiiilityajor cities
by rail and road (CHF International Ghana, 2012).

Sekondi-Takoradi city is now nonchalantly called @il City of Ghana because of the discovery amdipction

of enormous oil resources (about 800 million barref oil, 36.8 API sweet crude and gas reserves of
1,040BCF-1.2TCF) off the coast of the western negichis has resulted in oil induced migration obple from

all over the world into the city. The Sekondi-Takdr Metropolitan Assembly exercises its mandate of
approving applications for physical development.tiAs statutory authority that controls and promaeswth
and physical development, the Assembly issues dpuent permits to prospective developers in theapetis
(CHF International Ghana, 2012). Figure 1 showssthdy area in national and regional context.

Figure 1: Sekondi-Takoradi in the national and regional context
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Source: Author’s Construct, 2015

4. DATA SOURCESAND METHODS

Data for this study was obtained from both primang secondary. The primary data was obtained usgyg
Informant guides to interview officials from; theown and Country Planning Department, the Lands
Commission, the Building Inspectorate Unit and $teol lands The Town and Country Planning Department
was selected because of the role as the main utistit mandated to ensure development control. All
development control measures and regulations lmastatt from the department. Also, the Buildingpestorate
Unit of the Works Department was selected becalieg are responsible for the day to day monitoring a
enforcement of physical development. Furthermdre, uilding permits approval are also contingentam
titles, the lands commission and stool lands wss @terviewed.
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The other key source of primary data was the halddhterviews conducted using a structured quastdre.
This was administered to 400 landlords/landladiehich were selected based on convenience) from five
suburbs in Sekondi-Takoradi. These suburbs werposirely selected to provide a mixed of old subwabd
new areas. The suburbs included Windy Ridge, arab&hHill, Fijai, Adiembra and Keikuma. This allodve
from cross-sectional understanding of the trenBuwliding permit issuance in the city. The absencabsence

of property address and house listing system niegEssthe use of these non-probability samplinghods.

On the other hand, the secondary data were obtdined authorities on planning Ghana including, Adea
(2012), Ahmed and Dinye (2011), Cobbinah and Amog@il2), Somiah (2014), Yeboah and Obeng-Odoom
(2010), and Fuseini and Kemp (2015). Legal framia/dor local governance and planning are also iheav
relied on for this study. These include the Localv&nment Act (Act 462), Town and Country Planning
Ordinance of 1945 (CAP 84), the National BuildinggRlations, 1996 (LI 1630) and the Draft Land Usd a
Spatial Planning Bill of 2011.

The different sources of data serve to broaderearidh the scope of the discussion.

5. RESULTSAND DISCUSSION
5.1 Permit Applications

The issue of building permits is very paramounphgsical development control. The requirementbigitding
permits takes it authority from the Town and CownRlanning Ordinance of 1945 (CAP 84), the Local
Government Act of 1993 (Act 462), the National Blinlg Regulations of 1996 (LI 1630) and the bye-lafvthe
Metropolitan Assembly. The executive procedureigsuing a building permit typically includes an kaaion
of the development application against acceptednita regulations, land-use limitations, sectoeaid-use
provisions, and other regulations such as builtydgaws including detailed regulations for safetyl ajuality of
the constructions. The building permit approvalogss therefore serves as a final check in the jpigraontrol
system and helps to ensure that all new developaatconsistent with accepted planning guidelamesland-
use principles and limitations (Enemark and Mclar2®08). The procedure grants consent to any wasthy
prospective developers or persons to constructlingis or related structures in an approved locatigthin a
set time frame and in line with local or nationallbing regulations.

In line with this, the study ascertained that 258ha@uses in the study area do not have developméiding
permits. This return is very low, considering thetfthat Somiah (2014) suggests that 38% buildim&ekondi-
Takoradi Metropolitan Assembly had no building pgsmSomiah (2014) collaborates Yeboah and Obeng-
Odoom, 2010) who assert that 44% of structures hiarf@ cannot be called “houses” is found in the @han
Statistical Service 2000 Census report. The authother cite UNHabitat (2009) which says that 46%¢the
structures in cities do not meet planning standa@ae plausible reason for low patronage of bugdiermits is
that most houses owners place higher premium oairobgy a dwelling than following the sometimes time
consuming process necessary to acquire developpentits. This attitude of developers has furtheerbe
helped by the under-resourced nature of the Plgmhirthority (Yeboah and Obeng-Odoom, 2010).

5.1 Duration for Permit Approval

Time is a very important element in many fabricdifef, including development control. In recogaiti of this
important element, the Planning Frameworks in théntry stipulated a period of three months fordperoval
building permits. This is necessary to ensure tihatplanning authority has ample time to conduetwations
and consultations before permits are issued.

In practice however, evidence suggest that thiggpan defers. Results from the study suggest tha®®
respondents who sought building permits did noeirex approved permits within the stipulated thremith
duration. The respondents were unanimous in tisseréion that delay in permit approval is a grésindentive
to housing development. Delays in construction Itesucost overruns for the developer due to inflatand
other market forces (Kikwasi, 2012). This situataffects development control since a lengthy wgitime for
permits can be used and is often used as an ekguseme developers for not patronising the devekm
control processes.

Taken the year of permit approval into considergtithe findings show that 41.3% of the permits appd
within the stipulated three-month duration tookcgldetween 2010 and 2013. This goes to suppodidima by
the Physical Planning Department that since theodlimry of oil in the region, development/buildingrmits
have been approved earlier than usual. This assestiggests that the processes could be fastensitieably.
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To this the Planning Officer agrees disclosing thatecision has been made by the Metropolitan atihto
ensure that permits are approved in less time tharstipulated three months. In order for this apgen, the
Planning Officer suggests more staff, logistics findnces have to be made available to the depattriiée
study further revealed that the Town and CountgnRing Department and the Building Inspectoratet dai
not have adequate staff to enable them conductitisiee inspections as a necessary basis for apmov
permits. The Town and Country Planning Departmanparticular has only one Planner, who also perform
administrative duties due to the absence of an midtrator at the department. This situation affeitts
department’s ability to meet permit approval timek and so delays permit approval.

Over the past 5 years (2009-2013), the Sekond-Bakdvietropolitan Assembly has processed about 3623
development applications. Out of this number, 3(®%5%) had been granted at the time of this stutiyle 73
were pending and 524 (14.5%) had been refusedaritbe deduced from the above that certain factas a
contributing to the refusal of permit applicatiom$ie Planning Officer points out that;

e Mistakes with drawing;
< Inability to conduct site inspection (which is ubyas a result of lack of site plans); and
« Incompatibility of the proposed land use with thgdut of the area.

The reasons given for the refusal of certain appittas reveal that many developers are not wetlrméd
regarding the conditions necessary for approvimgnfis. This ignorance affects development contislen if
the necessary processes for ensuring effectivelaf@went control have been put in place, ignoraricéhe
conditions and requirements can still hamper thetcessful implementation.

Table 1: Permit Applications Received, Granted, Pending and Refused

Y ear Received Granted Pending Refused
2009 815 767 48 0
2010 506 495 11 0
2011 789 780 7 2
2012 798 436 3 359
2013 715 548 4 163

Source: Author’s Field Survey, June 2014

As the Table 1 also shows, the applications whiehewmarked as pending in the respective years mb=aal
were mainly due to:

e Failure to provide necessary documents on time;
e Litigation over the piece of land;

The situation of ‘pending’ and ‘refused’ applicatois particularly a detrimental issue since thdidval
Building Regulations (1996), LI 1630 suggest thaltere a person submits an application for a builglipermit
the District Planning Authority shall....... notify theplicant whether the application is granted ofuged. An
applicant not informed of the grant or refusal bétapplication may after the expiry of the 3 mormbismence
development on the basis that the application eeptable to the District Planning Authority

From the forgoing discussion, it has been estaddisthat 64.1% of applicants did not receive theraygd
applications within the stipulated three-month diora In the light of the above suggestion in tHel630, such
applicants can actually commence developments wdochot conform to the layouts of the area. lttfartleads
to haphazard development; the very situation dgveémt control seeks to prevent.

5.2 Monitoring of Development Activities

According to the Building Inspectorate Unit of tWgorks Department of Sekondi-Takoradi Metropolitan
Assembly,“we are supposed to be on the field. We go fddfigsits, if we find any site cleared, we start
monitoring the area. When we see any structure mgmp, we go and ask for the permit and from timet
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monitor the area always to ensure that the devetoyiris according to the planning schem&he study reveals
that the various stages in which inspections wesaedvary from one developer to the other. Basigally
inspections were done during the excavation, fotiodalintel and roofing levels. Other respondergported
that developments were inspected at more thantage sluring the construction. This is importanébsure that
thorough evaluations of the structures have beedensmnd conditions have been complied with. Thie als
ensures that developers develop according to pp¢iscrs in the permit regulations and the localnpfar the
area.

The ideal situation is that the Building Inspecter&nit should inspect all on-going developmentetsure
compliance with building regulations and approvéahping schemes. However, the Building Inspectothi
attests thatWe are not able to monitor all projects. The reade that we do not have a car to be able to go for
field inspections” This assertion collaborates Botchwey et al (20th&t though “building inspectors are
expected to inspect and visit within the month anynbuildings as possible that are being constaydéek of
logistics and transportation made it difficult tdsiv the sites”. This situation has resulted in Beilding
Inspectorate Unit using enforcement measures ssictstmp Work” notices to ensure compliance to hingd
regulations.

5.3 Enforcement of Development Regulations

Enforcement is required to deal with cases in whidvelopment is carried out either without planning
permission or in breach of the conditions or litiitas attached to a grant of planning permissioris klso
required to ensure that developments are carriedcmording to the local plan of an area. Enforasnas a tool

of ensuring compliance with planning regulationsgais upon monitoring of developments activities.

According to the Building Inspectorate Unit)/hen we visit any site and the developer failstalpce a permit,
we issue a stop work notice. When the person tiaitomply, he/she is issued an enforcement nofice.stop
work notices usually last for a week after whichesrfiorcement notice is issued for a week if theldger fails
to adhere to the stop notice. When these noticesigarored, the department proceeds to court to inbta
demolishing warrant. During emergencies howevemal@ion exercises can be carried out without artou
order”. The fact that “Stop Work” notices continue to betten by Building Inspectors is a very clear iration
that people do not acquire permits before developif¥eboah and Obeng-Odoom, 2010)

“A developer who acts upon the notices is made dottgough the normal process of obtaining a permit.
However, the person is made to pay a fine in aolditdo the permit fees. But if the on-going develampndoes
not conform to the original use to which the sitesvzoned, the developer is made to apply for chafigese.
When this is granted, the developer can go aheatttelop the property’Usually, the construction equipment
of offending developers is seized and a penalgmiarded against such. The charge is usually caézllzased
on the number of rooms in the structure. It wastbthat construction normally continues after thesealties
are paid. While the developers assume that peisadtypayment for the building permit, the inspestaiax their
inspections because such offenders have already foaés. This leaves a lot of room for haphazard
developments.

The above narrative reveals that enforcement afniteg schemes and permit regulations are securedgh
the following means;

« Permit approval process

e Site inspections

»  Stop work and enforcement notices
» Demolitions

Enforcement is important because it enables theldpment control institutions to ensure compliamgth
planning schemes and development regulations. \Mitanforcement, the best development regulationsidvo
only remain on paper. Implementation of developmesthemes cannot be carried out effectively without
enforcement.

6. CONCLUSION

In conclusion, it is evident from the discussioattthe issuance of building permits is a very ingar step
towards the control of development in Ghana. Baogdpermits ensure that new developments conform to
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development plans and building regulations. Thesyp ansure that additions to already existing bogdiare
down in a safe manner devoid of hazards of the maruis and property. The discussion showed thateeyuof
existing buildings in Sekondi-Takoradi Metropolis dot have building permits. This finding by extiems
means that a quarter of dwelling units have bedlh ¢antrary development plans and building regolas. The
analysis also reveals that majority (64.1) of pésmiere not approved on time. This is a discouigagondition
which deters developers from submitting their bingdplans for approval. Furthermore, public edwativas
not used to support the permit process. This idemdged by the number permits which were not gretexto
conflicts with the existing planning schemes. Idi&idn, contradictions have been found in the |dgaheworks
which militate against orderly development contfedr instance, the National Building Regulation898), LI
1630 suggest thaAn applicant not informed of the grant or refusslan application may after the expiry of the
3 months commence development on the basis thaapplcation is acceptable to the District Planning
Authority’. Field inspections were used as the backgroonddntrolling development but were not carried out
regularly due to inadequate staff and logisticsti@nbasis of what has been revealed in this sthdyfollowing
recommendations will be made to ensure effectiveedficient building permit approval processes.

e The various legal frameworks and regulations faretlgpment control should be harmonised in order to
rid the planning system of contradictory and coupt@ductive regulations.

A web based permit application portal should beetliped such that applicants would be able to apply
and track their applications online. The systemuttdhdbe designed such that applications can receive
email and SMS notifications on the stage of th@ipl@ations and any other matters that need their
attention.

e There is an urgent need for more professional staie Town and Country Planning Department and
the Building Inspectorate Unit of the Sekondi-TatdirMetropolis. Government should therefore make
TCPD and BIU priority areas for employment. Meanehavailable staff should be given refresher
training to equip them in modern ways of planning aontrolling physical development.

« Management of Sekondi-Takoradi Metropolitan Assgngblould assign building inspectors to specific
communities in the Metropolis. The inspectors stialko submit weekly reports of their activities so
that responsibility for non-performance can begwsil to such officers. Also, the inhabitants of the

communities should be tasked to monitor the a@iwitf the building inspectors.
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