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 INTRODUCTION TO TOWN AND COUNTRY PLANNING
Planning has been regarded extremely ambiguous and difficult to define. Planners of all kinds think they know what it seems to mean, simply because it refers to what they do. It appears to refer to several aspects to different people.
A plan; It may be a noun; for instance referring to a drawing or a map. Hence a plan may mean a physical representation of something

It can also mean a method of doing something or an orderly arrangement of ways of how to achieve a particular objective

Planning may therefore mean “to arrange parts of” or “to intend to realize the achievement of”
There are as many definitions of planning as planners. This is so because the planning activity is so diverse.

Dror (1973) defines planning as the process of preparing a set of decisions for action in the future, directed at achieving goals through preferable means.

Planning can also be defined as the process of preparing a sequence of action steps to achieve some specific goal.

Generally, Planning arises due to the need for proper utilization of resources. Since resources are scarce, land inclusive, it was discovered to be of great wisdom in the 19th Century, to plan for them. This means that planning is concerned with how to make the best use of the available resources because of the differences in quality and quantity. This brings in the element of choice in planning. 
Reasons for planning

· Plans help us to organise our resources. It also helps us to look before we leap to avoid potential costly mistakes.
· Generally planning arises due to the need for proper utilization of resources. Since resources are scarce, land inclusive, there is need to plan for them.
· Planning saves time, effort and money.
· At community level, planning is used to create order. This helps to preserve property values and to create compatibility in functions.
Planning entails the following factors:

· Resources
· Choice
· Goals and objectives
· Time element

Planning is done in order to achieve certain goals and objectives, and without them, it does not make sense. 
Hall Peter, (2002) defines planning as a process concerned with deliberately achieving some objective, and it proceeds by assembling some actions into some orderly sequence.
It is common for people to imagine that planning requires a physical representation of a design which guides planning. However, this may not always be the case. There are other types of plans whose representation may be in form of words, or diagrams, and never involve an exact physical representation of the entity in question. The representations may also be in form of figures and table, and the bottom line is that there is a sequence of executing the desired situation, and attaining the identified goal.
For countless human activities, planning is inevitable.  There are several types of planning; for instance educational planning (educational plans), economic planning (and so economic plans) and planning for housing (housing plans), etc.
In the ancient times, it was easier to plan than it is today given the complexities of society. Planning was regarded as “simply rules” and not much foreseeing was done. But in today’s civilized society, it would be detrimental to the planners and those they are planning for; if it was simply done from the ancient perspective.
Planning as a general activity is the making of an orderly sequence of actions that will lead to the achievement of a stated goal (s) and objectives over a given period of time. The main techniques required include statements, reports, mathematical representations, or diagrams, illustrating relationships between the different components of plan.
Goals and objectives

Defining goals and objectives in planning is as complex as defining planning itself. Although modern planning attempts to differentiate goals from objectives, ultimately they relate to each other and may mean the same thing to a lay man.

Whereas goals tend to be general and abstract, objectives tend to be specific. Since goals are abstract, it is vital to reduce them down to objectives so that planning can achieve its purpose.

TYPES OF PLANNING
Planning enables us to know where we are now and the future in order to achieve our goals. Types of Planning include:
ECONOMIC PLANNING
All countries carry out economic plans to forecast how the economy will manage the scarce resources available to the population. Such plans may be carried out yearly.
Economic plans are largely policy oriented. They are statistical, indicating sectors, financial expenditures, revenue and forecasts for the subsequent plan periods.
The plan will comprise an inventory of how the community earns a living and what directions it is heading to in resource stability.
SOCIAL PLANNING
The main agenda is to make living conditions more humane. People should not only earn a living but to also socially share and enjoy a living.
An urban settlement is not a machine to live in but a whole social and economic set up where technology assists man assists man to enjoy that living.
 ENVIRONMENTAL PLANNING

Planning is all about promoting citizens welfare by creating an attractive living environment.
Economic forces tend to maximize profits at the expense of societal well-being.
Also, some human development activities tend to be resource exploitative. This may lead to depletion of resources.
Environmental Planning therefore provides a check on market forces to press for more healthful conditions, more resource conservation and more efficient utilization systems.
URBAN & REGIONAL PLANNING
Urban and regional planning is still referred to as town and country planning in some literature. It is also referred to as well as physical planning. 
Urban and regional planning refers to planning with a spatial or geographical component, whose general objective is to provide a particular spatial pattern (of land uses). This particular pattern is, in most cases, better than that without planning. 
Urban and regional planning is a process of determining alternative uses of land to achieve stated goals and objectives in a given period of time. 

It is also a process of establishing orderly, efficient, equitable and sustainable development of land in order to meet the social, economic, environmental and livability values.

This form of planning is a special case of general planning and requires plan making and an exact design of the entity before implementation. This may be a broad or a detailed map/drawing. 
Objectives of Urban and regional planning
Urban and regional planning as a rational process ought to be more articulate and logical. From the above explanations, it is clear that planning involves making rational decisions about the available resources, in order to achieve stated goals and objectives, in a given period of time.

The objectives of urban and regional planning range from economic growth, social cohesion and stability, environmental preservation and reduction of psychological stress. Note that these objectives may all require controlling human processes, whose objectives may not be readily compatible (take for example; Consider the conservation of wetlands in Uganda)
Urban and regional planners ought to start with all inclusive discussions of what they would wish to achieve, proceed to evaluate the various alternatives and proceed to apply specific evaluation, through identified preferred criteria

Contrasts between Urban and regional planning other types of planning
Although all sorts of planning would certainly require a particular and carefully selected sequence, Urban and regional planning is slightly different in some perspectives;
1. Urban and regional planning is multi dimensional and multi objective. For instance there are other forms of planning that are spatial in nature but are inclined to a single dimension, and objective. Urban and regional planning cuts across several economic, physical, social, environmental and cultural aspects, all of which have several aspects for consideration. For instance planned housing for all income groups, integrating different forms of public transport to cater for all people that are unable to own cars. The task of reconciliation of these relationships in the urban and regional planning arena is the essence of an urban and regional planner. This is why the task is more difficult for an urban and regional planner than that of the other planners.
2. Urban and regional planning is oriented more towards process rather than the production of specific designs 
Contemporary urban planning
Urban Planning is as old as human settlement and archeologists have discovered evidence of planning in the Middle East and North Africa, Latin America, Asia and Sub Saharan Africa. This indicates that whether or not there is planning, it is not optional because settlements have always been planned for.

In Sub Saharan Africa, many towns flourished before  the colonial era, for instance in Timbuktu, Djene and Gao, in the North and West Africa, Great Zimbabwe, Kilwa, Sofala, Mombasa and Zanzibar in South and Eastern Africa. Often the towns were intersected by avenues which opened into broad high ways.
According to the UN Global report on human settlements (2009), some of these cities were surrounded by walls to mainly define settlements, control their growth and protect inhabitants from external threats. This was indeed a form of planning. 

In Sub Saharan Africa, this form of planning was mainly done through master planning, zoning, use of building regulations and urban models of the time. These included the model of garden cities, neighborhood units and later urban modernism. They are said to have been introduced by the colonial masters, i.e., the British, Germans, the French and Portuguese through the colonial influence.
Notably, the plans were literally imposed upon the people and communities by the technical personnel and not involving the majority stakeholders.

Challenges of contemporary urban planning

For decades, this form of planning has been criticized for being outdated, rigid, inappropriate and ineffective. This is especially so in cities experiencing rapid population and economic growth. It also cannot put up with the pressures of globalization.

With the modern concepts of local governance and stakeholder involvement, this form of planning is seen as irrelevant.

 Scale & scope of Urban and regional planning
The scope of planning should never be related to a single/individual urban centre or region and its hinterland but somewhere beyond.  This is because of the fact that the so-called regional (environs/hinterland might be the whole country or even beyond.  This is why urban planning must as of necessity link up to Regional Planning and later to National Planning.  The scope of planning therefore must go beyond planning for a specific area e.g.an individual town or an individual region. 

If the scope of planning was to be limited to individual urban centers or individual regions, then countries would end up with towns or regions having little or no reference to each other. They could also be very antagonistic to each other. The outcome is normally scattered or compartmental planning which is associated with negative and costly impacts.  

The scope of planning therefore should fundamentally transcend local schemes and instead encompass regional and national schemes for positive results to be attained.

As Sir Patrick Abercrombie puts it, planning may therefore be said to build up on a logical expanding scale:  first, Estate planning; second, local official planning of towns, third, Regional planning and lastly, National planning for directing a general policy.

ROLES OF A PLANNER
1. Mediator; Urban and regional planners can play a role of stewards. Planners are not only players in the planning process but also game managers for the public interest. Effective planners act as mediators and help in solving conflicts.

2. Consensus/coalition builders; they ought to bring together different/conflicting ideas to one that is representative of the people’s interests in order to attain benefits for the various groups. Planners must respond to the interests of the various players for sustainable land use patterns.

3. Visionary thinkers; An ideal physical planner ought to be foresighted. He/she must not only focus on the immediate concerns/issues but more so at the unforeseen ones. The needs of the future generations ought to be given great attention as well. They must be able to foresee and shape the future development pattern

4. Effective communicators; A physical planner interacts with several stakeholders given the broad nature of the profession. For that matter, he/she must be an effective and confident communicator.

5. Comprehensive; Planners ought to identify and get familiar with the small groups in communities that may have similar goals but operating on parallel lines, and seek collaboration to avoid future opposition to development plans. They must diverse stakeholder involvement from the different sub urban systems.

6. Technically competent; Planners ought to justify their influence by backing it up objectively and sufficiently as well as preparing the technical plans. They should pay special attention to the issues that may arise in future, regarding the plans, and be able to put in place strategies of ensuring continued efficiency.

7. Fair; An effective planner ought to be fair to all the stakeholders and their needs. This should be done to ensure that most needs are fairly represented and catered for without biases. This implies that costs and benefits must be fairly distributed. This can be done through analysing the different plan alternatives.

8. Innovative; A physical planner requires a high level of innovativeness given the global changes and concerns.
Because of these responsibilities, planners have a centre position in the planning process.

POWERS OF A PLANNER
Whereas there is need to plan for better environs and sustainability, progress tends to be slow. This is because planners and urban designers are not entirely free agents of change, with total control. There are other stakeholders such as architects and engineers who may be following different regulations. Planners are concerned with the overall appearance and townscape of areas and they can only influence the design of buildings in the parameters of the development control powers.

The developers and clients whom the buildings are designed are very influential in the planning process because of their different expectations as a result of planning.

The general community is also a partner in the process. In this perspective the planner takes on the role of a facilitator rather than that of an expert.

Clearly the powers of a planner are limited. But the way ahead is that the planners and those being planned for work collaboratively to create better and planned environs. This arises from the fact that planners are not only concerned with the built environment but with the whole social, economic and political factors that shape the built environment, while meeting the needs of the inhabitants. 

THE PLANNING PROCESS
This has also been referred to rational planning. This is a forward systematic progression of goal setting, through to impact assessment, selection of the best alternative as well as implementation and monitoring of the plans.

The following describes the planning process;

1. Identification of issues; these may be problems, assumptions and/or opportunities. These may require change, or were never in place and the need for their existence has been identified. Planning is regarded an expensive venture and so for it to be initiated, there must be sufficient justification. 

2. Formulation of goals and objectives; These are normally prepared to guide plan outcomes, and are prepared together with the several stakeholders in the jurisdiction.

3. Collection and analysis of data; this may be on the issues identified and the possible impacts

4. Goal reformulation and identification of objectives; the goals may be adjusted depending on the data analysed, and the objectives are then formulated; (note; there is a difference between a goal and an objective. A goal is broader while an objective is quite specific).

5. Develop plan alternatives; basing on the goals, different plan alternatives are weighed against several factors, and the best plan is prepared, in consideration of costs, benefits and impacts.

6. Assessment of the alternative plans and selection of preferred alternative; this must be the plan that best meets the objectives of the plan and addresses the issues at the minimal costs and maximum benefits. For the selection of the best/preferred plan, major stakeholders (communities) and the planners reach a consensus on the most suitable plan. This is then adopted for implementation.

7. Implementation; at this stage, what has been selected is transferred from paper to the ground. However modern planning requires flexibility.
8. Monitoring and evaluation; during this phase of the planning process, feedback on the outcomes is provided and evaluated. If other issues arise, the whole planning process begins again. This renders the planning process a cyclic one.

PLANNING TOOLS
There are two broad categories of direct actions through which the municipality, town, or city can shape its land use pattern, namely; (1) Public Capital investments (2) Land use controls. However, some land use decisions, often, very important ones are decided upon by the central government and other large players that are not part of the municipal body politic.
Public Capital Investment

Compared to land use controls, public capital investment (PCI) has been regarded as a more powerful shaper of the pattern of development. PCI’s such as roads or bridges or water mains are there to stay even for decades, unlike land use controls.
Accessibility is applied here as the best example; it is the main determinant of land value. Retailers wish to locate where they can easily access clients for their products to enable maximization of sales. Builders wish to place office buildings where the potential employers and visitors would easily access. On the hand, manufacturers wish to place their industries where the suppliers and workers as well as customers can easily access. This implies that the most accessible places will attract the highest prices. In addition, land users/developers will want to maximize the space of land available and therefore land use intensity is expected. Therefore, public investments/expenditure on roads and highways as well as other accessibility investments are an influential determinant of the land use patterns. 
The other shaper related to PCI is the connection to water and the sewer lines. Without a good connection to the sewer line, the land use pattern is limited to single family houses on fairly large plots. Commercial development is also relatively constrained. 

The other example is the public investment in schools and parkland. The land use pattern is consequently shaped. 
Land use controls

These are still extremely important although not regarded more practicaland more effective than the PCI’s. To a lay man, land use controls are synonymous with land use planning. The following constitute the commonest land use controls; 

· Subdivision regulations; these control the manner in which blocks of land can be converted into building lots. Before the plot has been developed, the municipality or town must approve the building to be constructed. This call for building permits as proof for municipality permission. Most subdivisions should ideally require that the plan is compatible to the general municipal master plan. 
· Zoning ordinances; A zoning ordinanceis prepared by the community’s planners or planning consultants.It acquires the legal back up when the community passes the measure to adopt it. There are two parts to the zoning ordinance; The first part is that the community is divided into a number of zones and represented in a map form. From this map, it is possible to tell which zone any given parcel of land lies. The second part is that the community is zoned in a more detailed manner, including what may be constructed in each zone, and to what use the structures will be put. The following include the items specified by the ordinance;
(a) Site lay out requirements; These may include the details of the plot in question, for instance the frontage, the setbacks, maximum percentage covered by the structure on a given parcel of land, placement of driveways, and the limits on the size or placement of signs.
(b) Requirements for structure characteristics; these may include the maximum height of structures, maximum number of stories and maximum floor area.
(c) Uses to which the structure may be put; this entails the number of occupancy rate/status. For instance in a residential area, the ordinance may specify the number of persons per single family and then proceeds to define what constitutes a family. In commercial areas, it may stipulate what uses are permitted and what are not.
(d) Procedural matters; this specifies how the enforcement will be done. For instance, whether building plans are in conformity with the zoning ordinance. In most cases there is a building inspector who checks whether development must proceed or halted. 

Zoning has been regarded as the most commonly applies land use control measure in several communities. This main reason is that it is has considerable power to achieve community goals and almost for free. The only costs that the planning authority incurs, apart from compensation, are administrative and legal costs.
The effectiveness of zoning lies in the fact that it blocks or limits or permits growth in some areas. It may be more successful in new cities/towns/areas than in older centers where change may not be favored.

Zoning on its own cannot address the redevelopment problem because controls cannot compel investment in areas. It may also not succeed in communities which are investment driven because they would make several adjustments as and when they wish. 

A key to the success of zoning depends on the synchronization of both land use controls and public capital investments.

However zoning has been regarded as a crude instrument because it prescribes what cannot be done but it cannot make anything happen. Modern and successful zoning requires flexibility and allowing room for land use control negotiations. The land developer and the planning authority ought to attain what the economists refer to the gains of trade.
(e) Land use Plans; these are key tools that guide community land use pattern and development activities. Plans are mandatory tools in guiding the planning process. These are normally broad or detailed in nature. The broad ones indicate where particular land use, e.g., industrial, commercial, residential etc, should be located. The detailed plan indicates the details of the accessibility and particular designs. On the other hand action plans are drawn to address a specific problem that requires urgency. They are all normally accompanied by reports explaining more about the designs/drawings.
1. Legislation; these are the planning laws that regulate the general planning process. They provide a major legal back up for planning at all levels.In Uganda, the main planning law is “The physical planning Act 2010”. This stipulates how the planning process ought to be carried out in a legal manner.
THE PHYSICAL PLANNING PROCESS IN UGANDA
The backbone of this process in Uganda is the Physical Planning Act 2010. In the Act, an area has to be declared a planning area before any planning commences. Uganda is declared a planning area in this Act.
All the proceedings of planning are headed by the National Physical Planning Board (NPPB). This Board consists of 9 members, who are appointed by the minister, of whom five shall be persons not employed in the public service. These members shall hold this office for a period of three years. In absence of the Board, the minister shall perform its duties. The Chairman of the Board is appointed by the minister. The secretary to the Board is the Head of the National Physical Planning Department. This Department (NPPD) is the technical arm of the Board. 

Functions of the National Physical PlanningBoard

1. To advise the government on all matters related to physical planning in the country

2. To hear and determine appeals lodged by persons or local governments aggrieved by the decision of any physical planning committees

3. To determine and resolve physical planning matters referred to it by physical planning committees

4. To advice the government on broad physical planning policies, planning standards, and the viability of any proposed subdivision of urban or agricultural land

5. To study and give guidance and recommendations on issues relating to physical planning which transcend more than one local government for purposes of co-ordination and the integration of physical development;

6. To approve regional, urban or district physical development plans and recommend to the minister on the approval of national plans.
7. To advise the minster responsible for local governments on the declaration of town councils, town boards or upgrading of urban authorities

8. To advise the minister on the declaration of special planning areas

9. To cause physical development to be prepared at the national, regional, urban and sub county levels;

10. To monitor and evaluate the implementation of physical development plans

11. To formulate draft planning policies, standards, guidelines and manuals for consideration by the minister ;

12. To ensure the integration of physical planning with social and economic planning at the national and local levels;

13. To exercise general supervisory powers over all lower planning committees such that they can seek guidance, set standards and take control
14. To foster co-ordination of physical planning related or interdisciplinary activities in the country in order to promote orderly and sustainable development of human settlements in rural and urban areas
Functions of the NPPD
Under the leadership of the secretary to the Board, NPPD is responsible for;
1. Initiate draft national & regional physical development policies, guidelines and strategies for consideration by the Board. 

2. Responsible for the preparation of all national, district and local physical development plans

3. Undertake or direct studies and research into matters concerning physical planning.

4. Advise the Uganda Land Commission on matters concerning alienation of land

5. Advice local governments on the most appropriate use of land, including land management, for instance change of user.

6. Assist district and local governments to prepare district and local physical development plans

The planning process depends on the type of plan and also the level of planning. The following are the types of plans as stipulated in the NPPA 2010;

(a) National physical development plan

(b) Regional physical development plans; 
(c) District physical development plans
(d) Urban physical development plans

(e) Local physical development plans

 The national physical development plan shall be the largest plan and all other plans have to conform to the national one.

(a) The national physical development plan & regional development plans; these are prepared by the Board for the purpose of improving that particular area, planning or re-planning and controlling the order, nature and direction of the development of the area. Thereafter, the draft national or regional development plan is displayed in the gazette, and in any other manner considered efficient. The public is then invited to view and prepare presentations against the plan. The objection must be presented through an open hearing or writing within a period of ninety days. After the ninety days have expired, and consideration of the presentations made, the Board shall certify the plan and recommend it to the minister for approval. The national and regional physical development plans are approved by the minister.

(b) The district, urban and local physical development plans are prepared by the district, urban and sub county physical planning committees respectively. The district, urban and subcounty plans are prepared by the planning authorities respectively. After the plans have been prepared, they are presented by the committees to the appropriate local government councils.  Once the local plan has been adopted by council, it is presented to the district council for approval. On the hand, the district plan shall be submitted to the Board for approval upon payment of a prescribed fee. This also applies to the city or municipality plan (urban).

HISTORY OF TOWN PLANNING
Planning can be traced back to civilization.
There are four stages of civilization; Paleolithic age (10,000BC), Proto-Neolithic age, Neolithic age and Bronze Age.
The first urban civilizations were established in the Bronze Age (3500-3000BC)
Written History identifies 4 regions that helped the study of history of Urban Planning.
1. River Tigris/Euphrates region associated with Mesopotamia(present Iraq)
2. Lower R. Nile region associated with the ancient Egypt Empire.
3. Indus valley region associated with Harrapan civilization in India and Parkistan
4. Yellow river region associated with ancient empire of China.
   The first three are called ‘dead’ cultures from which western civilization developed.

        China civilization has persisted and was also introduced into Japan.

Agriculture was an essential prerequisite for urban settlements.
Mankind lived as homo-sapiens until around 8000BC when he started to exercise some control over food supply. 
Then came a stage of forming clusters of rudimentary huts called Barbarism.
The housing clusters later developed into towns and cities.
SPATIAL DISTRIBUTIONS: A FRAMEWORK FOR PHYSICAL PLANNING.

All human actions and conditions e.g. buildings, roads, groups, beliefs etc are distributed in space.
Any of these variables can be defined, observed, located and translated into a map to show how they are distributed in space.
There are essentially four types of variables whose spatial distribution is manipulated in physical plans. These are: Objects, Functions, Activities and Goals.
Spatial distribution of Objects

Objects refer to items such as buildings, parks, trees, roads, sewer lines etc. In other words they refer to the ‘built environment’.
Planners are concerned with the spatial distribution of objects like firehouses, fuel stations, police stations etc to achieve an effective distribution of critical public services. Larger objects such as industrial parks and shopping centers must also be planned and located in space.
The planner must also be concerned with the attributes of these objects e.g. a highway fulfills the function of transportation but also affects the quality of life and the economic activities where it passes.
Spatial distribution of Functions.

This is closely related to the distribution of objects.
Functions are public services normally provided by Government e.g. education, health, security, transport, utilities etc.
The proper distribution of service functions is fundamental to a city’s welfare e.g. the provision and location of sewers, waterlines, electricity etc are related to the patterns of residential and commercial development.
The distribution of service functions can essentially control urban growth.
Service functions can take the form of linear networks running through the city or they can be formed as areas or catchments.
Some service functions like recreational parks, stadiums, museums, zoos etc are intended for use by a large area or the entire urban area, but they must be distributed in such a way that they are accessible by all.
The spatial distribution of functions must be viewed as a set of overlapping and interacting networks.
Spatial distribution of Activities

This relates to the regulatory and programming activities of Government.
Regulatory activities refer to those government activities that restrict or require specific actions e.g. zoning or designating an area as a historical site; while programming activities are those that encourage or promote specific actions e.g. urban renewal areas, slum upgrading programs etc.
Other spatially distributed activities include: street festivals, free health care promotions etc.
Spatial distribution of Goals

This is the most general and inclusive form of physical planning. It encompasses distribution of objects, functions and activities.
Distribution of goals is done at policy level and covers a big area e.g. entire district, division or municipality. 
The spatial distribution of goals can occur at a variety of levels and involve many different contents e.g. several communities may be designated for neighborhood improvement or economic development.

Spatial distribution of goals is the most difficult and ambiguous type of physical planning for three reasons:
1. The process is highly political.
2. Rational determination of goals is difficult.
3. It is a collection of various documents, regulations and programs.
COMPONENTS OF A PHYSICAL PLAN
The substance of plans varies among cities and may contain some or all of the following components: analysis of the larger problem, analysis of major physical and spatial patterns, proposed spatial distributions and implementation strategy.
The four components are interrelated and they are frequently reiterated in the course of plan development.
1. Analysis of the problem.
This includes: history of the situation, description of the situation, problem needs, solution resources and looking at the subsequent activities.

2. Analysis of major physical patterns.

Considers: land use, infrastructure, transportation, physical conditions, social and economic conditions and image.

3. Proposed spatial distributions.

This is the stage at which we consider the goals, activities, functions and objects.

4. Implementation strategy.

· Costs and benefits
· Scheduling and staging
· Implementation management
· Monitoring and evaluation

LEVELS OF PLANNING
As seen from the types of plans, planning is done at the national, regional, district/urban and local level.  At the national level, planning is done at the ministry level and approvals are done by the minister. Decisions at this level provide guidance to the lower levels of planning. The issues at this level are also broader in nature; for instance, population growth, distribution and movement, land potential, employment & incomes, human settlements and matters that affect more than one district and require central government coordination.
Planning at the regional level involves bordering regions, and on major aspects shared by those regions. These issues are similar to those handled at the national level but at a smaller scale. Such matters as population and resource distribution, transport and employment are normally major.

At the district/urban and local level, the planning issues are more specific and relate to safety, order, amenity, convenience and the general welfare of all its inhabitants. At this level, classification of land is made, e.g., residential, commercial, industrial, agricultural and recreational, among others. The density of land uses is also determined at this level of planning as well as land suitability. This level of planning also includes private local physical development planning. Land owners can hire private physical planners, and have their sites planned and plans are submitted to the local physical planning committee for adoption with or without modification.
ADVANTAGES OF PLANNING
· Leads to an organized environment.
· It enhances beauty.
· Leads to proper allocation of scarce resources.
· Widens the tax base
· Increases land values.
· Creates awareness through sensitization.
DISADVANTAGES OF PLANNING
·  It leads to displacement of people.
· It may lead to rural-urban migration.
· It may result into conflicts between planners and citizens.
· The planning process is too expensive
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