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Glossary 

Compensation Payment in cash or in kind for an asset or a resource that is acquired or affected 
by a project at the time the asset needs to be replaced 

DFID Department for International Development, the UK’s international development 
cooperation agency 

Host population (or host community)—People living in or around areas where people physically 
displaced by a project will be resettled to; these people in turn, may be affected 
by the resettlement. 

Economic 
displacement 

Loss of income streams or means of livelihood resulting from land acquisition or 
obstructed access to resources (e.g. land or water) resulting from the 
construction or operation of a project or its associated facilities. 

Eminent domain The power to take private property for public use by a state, municipality, 
private person or corporation, authorized to exercise functions of a public 
nature, following the payment of just compensation to the owner of that 
property. 

Involuntary 
resettlement 

Resettlement is involuntary when it occurs without the informed consent of the 
displaced persons or if they give their consent without having the power to 
refuse resettlement 

JICA Japanese International Cooperation Agency. 
Land expropriation Process whereby a public authority, usually by offering compensation, requires 

a person, household, or community to relinquish rights to land that it occupies 
or otherwise uses. 

OECD Organisation for Economic Cooperation and Development, an organization of 34 
mainly high-income countries dedicated to international development. 

Physical 
displacement 

Loss of shelter and assets resulting from the acquisition of land associated with 
a project that requires the affected person(s) to move to another location. 

Project sponsor A corporate entity planning to undertake the project. 
Replacement cost The full market value of the assets lost as a result of the project, plus 

transaction costs. With regard to land and structures, replacement costs can be 
defined as follows: 
• land in urban areas—the market value of land of equal size and use, with 

similar or improved public infrastructure facilities and services, preferably 
located in the vicinity of the affected land, plus the cost of any registration 
and transfer taxes; 

• household and public structures—the cost of purchasing or building a new 
structure, with an area and quality similar to, or better than, those of the 
affected structure; or, of repairing a partially affected structure, including 
labour and contractor’s fees and any registration and transfer taxes. 

In determining the replacement cost, depreciation of the asset and the value of 
salvage materials are not taken into account, nor is the value of benefits to be 
derived from the project deducted from the valuation of the affected asset. 

Resettlement 
Action Plan (RAP) 

The document in which a project sponsor or other responsible entity specifies 
the procedures that it will follow and the actions that it will take to mitigate 
adverse effects, compensate losses, and provide development benefits to 
persons and communities affected by an investment project. 
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Resettlement 
assistance 

Support provided to people who are physically displaced by a project. 
Assistance may include transportation, food, shelter, and social services that are 
provided to affected people during their relocation. Assistance may also include 
cash allowances that compensate affected people for the inconvenience 
associated with resettlement and defray the expenses of a transition to a new 
locale, such as moving expenses and lost work days. 

Stakeholders Any and all individuals, groups, organizations, and institutions interested in, and 
potentially affected by, a project or having the ability to influence a project. 

UNHCR United Nations Human Commissioner for Refugees, an agency mandated to lead 
and co-ordinate international action to protect refugees and resolve refugee 
problems worldwide. 

UPP The Urban Planning Project 2011-14, EU support to FCC and the MLCPE. 
Vulnerable groups People who, by virtue of gender, ethnicity, age, physical or mental disability, 

economic disadvantage, or social status may be more adversely affected by 
resettlement than others, and who may be limited in their ability to claim or 
take advantage of resettlement assistance and related development benefits. 
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 Introduction the Freetown Context 1

1.1 Why the question of resettlement arises 

According to the European Union Support Project to Freetown City Council and Urban Planning 
Authorities (also known as the Urban Planning Project, UPP), Freetown’s population is expected to 
almost double from 998,000 in 2013 to 1,912,000 inhabitants by 2028. The Freetown Structure Plan 
is being prepared to help it meet the demands that will be created by this significant population 
growth. The Freetown Structure plan estimates that 60% of the Freetown families live in 
neighbourhoods which have to be renovated and upgraded to meet modern urban health and sound 
sanitation standards. A future priority will be attending to the 5000 families (4%) living in dwellings in 
risk areas prone to flooding or landslides.   
 
The UPP recommends the establishment of a long term slum upgrading plan for Freetown’s 20 slum 
settlements; also the promotion of slum upgrading projects in non-hazardous slum areas in 
cooperation with the state, private sector and NGOs involving the communities and community 
members; and the resettlement of communities in areas under threat from natural disasters such as 
flooding and landslides.  
 
 
1.2 The purpose of this manual 

This manual has been produced in order to demonstrate to Freetown City Council and the urban 
planning authorities how to comply with international guidelines and requirements in cases of 
unavoidable resettlement, enabling them to maximise the development potential of the project 
necessitating resettlement; minimising negative effects on the population to be resettled; and 
making the project acceptable to the donor organisations requiring the implementation of 
safeguards before they release funds. 
 
This manual refers to Freetown and other population groups potentially susceptible to resettlement 
as a result of FCC or other authorities’ interventions. The manual is not universally applicable to all 
urban centres in Sierra Leone.  
 
A study of the possible resettlement of Kroo Bay residents was commissioned by the EU Delegation 
to Sierra Leone in 2010 (Corsten et al.). It covers many of the subjects dealt with in this manual in a 
pragmatic way: it presents the results of broad aspects of resettlement action planning carried out in 
the case of Kroo Bay and alternative resettlement sites available to the urban authorities in 2010. 
The present manual provides systematic guidelines for a resettlement exercise in any situation in 
Freetown and does not restrict itself to the particularities of Kroo Bay. However, it makes frequent 
reference to the Corsten report in order to illustrate how good resettlement planning in the Sierra 
Leone context can be carried out.  
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1.3 Experiences of resettlement in Freetown 

The Corsten resettlement study team cite various examples of failed resettlement in Freetown’s 
recent history. These include: 
 
• the initial resettlements of refugees and internally displaced persons (IDPs) under the UNHCR 

resettlement programme during the mid-90s, managed by the National Commission for 
Rehabilitation and Resettlement, 

• the Bormeh (Freetown’s dump site since 1996) resettlement project at Grafton 
• the ADRA resettlement programme (particularly targeting tenants who had lost their flats as a 

result of the rebel invasion in Freetown, also from Bormeh and Grafton in 1996, and  
• the resettlement organized for IDPs in Freetown, also to Grafton.  
 
These locations were abandoned by most of the resettled persons who returned to Freetown to 
squat again, renting or selling their compensation houses in Grafton to others (Corsten, 2010: 23). 
If most of the beneficiaries respond in this way it suggests they do not like the resettlement site 
(most probably because the location is too far from existing places of employment), and/or they see 
a way to make opportunistic use of the resettlement benefits for profit. In either case, the 
resettlement effort has failed and better solutions need to be found. 
 
 
1.4 Some basic principles and conditions for international funding 

The Asian Development Bank (1998: 2) summarises its principles of resettlement as follows (see 
table). These apply to many, possibly all, other major development banks and donor organisations. 
 
Table 1-1: Objectives and Principles of ADB Involuntary Resettlement Policy 

Objectives and Principles of ADB Involuntary Resettlement Policy
Involuntary resettlement should be avoided where feasible.
Where population displacement is unavoidable, it should be minimized by exploring all viable project options.
People unavoidably displaced should be compensated and assisted, so that their economic and social future 
would be generally as favourable as it would have been in the absence of the project. 
People affected should be informed fully and consulted on resettlement and compensation options. 
Existing social and cultural institutions of re-settlers and their hosts should be supported and used to the 
greatest extent possible, and re-settlers should be integrated economically and socially into host communities.
The absence of a formal legal title to land by some affected groups should not be a bar to compensation; 
particular attention should be paid to households headed by women and other vulnerable groups, such as 
indigenous peoples and ethnic minorities, and appropriate assistance provided to help them improve their 
status. 
As far as possible, involuntary resettlement should be conceived and executed as part of the project.
The full costs of resettlement and compensation should be included in the presentation of project costs and 
benefits. 
Costs of resettlement and compensation may be considered for inclusion in bank loan financing for the 
project. 
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The resettlement will need to follow internationally recognized guidelines which the present manual 
explains and adapts, where necessary, to the Freetown context. The World Bank issued guidelines on 
resettlement to its staff as long ago as 1990 in its Operational Directive 4.30 which has been adopted 
by major donors such as the International Finance Corporation IFC, the Asian Development Bank, 
Inter-American Development Bank, and the Development Assistance Committee of the OECD, DFID 
and JICA (World Bank, 1990). This directive states that, “the objective of the Bank's resettlement 
policy is to ensure that the population displaced by a project receives benefits from it,” (World Bank, 
1990: 1). These objectives are reflected in The Equator Principles (www.equator-principles.com), to 
which the majority of the world’s major commercial banks subscribe, and define the social and 
environmental safeguards which host governments are expected to follow as a condition of project 
financing by major lenders.1They require that proposed projects which carry potentially adverse 
environmental and social risks be subject to an assessment process to address the relevant risks and 
impacts. The Assessment Documentation should propose measures to minimize, mitigate, and offset 
adverse impacts (Equator Principles: 5). In many countries, including Sierra Leone,2 the assessment 
process has to comply with IFC Performance Standards on Environmental and Social Sustainability 
(specifically Performance Standard No. 5: Land Acquisition and Involuntary Resettlement, (IFC 2012: 
31-39)). In the field of urban resettlement these are best reflected in the International Finance 
Corporation’s Handbook for Preparing a Resettlement Action Plan. This document is the main single 
source for the present manual.  
 
 
1.5 How to use this manual 

Resettlement is a complex exercise which requires the skills of experienced architects, planners, 
sociologists and economists, amongst others. Freetown City Council and the Ministry of Lands, 
Country Planning and Environment do not have sufficient staff with these qualifications and 
experience who can be spared from their normal duties to carry out the resettlement planning work. 
It is essential, therefore, that they hire specialists for this purpose. However, FCC and the MLCPE 
should be involved in the planning and implementation in order to ensure its coordination and 
dovetailing into their own activities (e.g. with respect to registration of affected populations and the 
plots of land they occupy). 
 
It is recommended that Freetown City Council and the Ministry of Lands, Country Planning and 
Environment, as well as the contractor it commissions, use this manual as a step-by-step guide to 
planning and implementing the resettlement. Where they need more detail than they find in the 
manual it is recommended that they refer to the IFC’s Handbook for Resettlement Planning 2002 
which appears in the bibliography at the end of this manual and which can be downloaded free of 
charge. The same publication includes numerous helpful examples of forms and templates which can 
be used at various points in the exercise. 
 
  

                                                            
1 There are 78 subscribing members to the Equator Principles, including all major commercial banks.  
2 Projects are assessed in all countries but those which are “designated” are deemed to have sufficiently robust social and 
environmental safeguards in place for assessment to be made in terms of compliance with these national safeguards. “Non-
designated” countries are deemed not to have sufficient safeguards in place, so projects are assessed using IFC 
Performance Standards.  
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 Voluntary and Involuntary Resettlement 2

Resettlement is involuntary when it occurs without the informed consent of the displaced persons 
or, if they give their consent, without having the power to refuse resettlement. A typical example of 
such displacement is a government agency’s expropriation of land for a capital development project 
by eminent domain. People occupying or otherwise dependent on that land for their livelihoods may 
be offered fair compensation for their losses. However, they have little recourse to oppose the 
government’s expropriation regardless of their desire to continue occupying or using the affected 
land. 
 
Displacement may be either physical or economic.  is the actual physical Physical displacement
relocation of people resulting in a loss of shelter, productive assets or access to productive assets 
(such as land and water).  results from an action that interrupts or eliminates Economic displacement
people’s access to productive assets whether or not the people themselves are physically relocated.  
 
Resettlement in urban areas typically results in both physical and economic displacement affecting 
housing, employment, and businesses. A major challenge associated with urban resettlement 
involves restoration of wage-based or enterprise-based livelihoods that are often tied to location 
(such as proximity to jobs, customers, and markets). Resettlement sites should be selected to 
maintain the proximity of affected people to established sources of employment and income and to 
maintain neighbourhood networks (IFC, p20) 
 
International practice is opposed to involuntary resettlement, not least because forced evictions are 
considered a “gross violation of human rights” by the United Nations Human Rights Commission, 
(1993, resolution 77). One of the principles which guides IFC is that “involuntary resettlement should 
be avoided,” (IFC, 2002). Most other international donor and development agencies also advocate 
the minimization of involuntary resettlement by exploring alternative project designs and sites which 
the affected population will find acceptable and therefore create a situation of voluntary 
resettlement. 
 
Many local and national governments worldwide have followed this approach in their urban 
development strategies. In Bogotá, the capital of Colombia, for example, resettlement of slum 
dwellers has for decades only taken place when it cannot be avoided; in all other cases slums are 
subject to on-site upgrading. Typical examples of unavoidable resettlement are households living on 
slopes vulnerable to landslide or landslip or on river banks subject to flooding. However, even in 
these cases the rest of the settlement concerned is left intact (Torres et al., 2009:287). 
 
Resettlement does not have to be involuntary and urban development authorities can often count on 
the cooperation of the affected populations. The latter may indeed see relocation and resettlement 
as advantageous if the conditions are right. Ensuring this happens requires the authorities and 
affected population to come to an agreement on the conditions of resettlement. Institute for 
Technology and Resources Management in the Tropics and Subtropics, ITT, has 2003 identified some 
incentives to encourage voluntary resettlement including: 
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• the provision of free housing 
• grants (e.g., to build a new house)  
• loans extended at preferential rates (e.g., to set up a micro-enterprise)  
• better job opportunities in the resettlement area than in the area from which they have been 

moved 
 
Mumbai, India, is just one case where large-scale resettlement was conflict-free. When the 
improvement of the urban transport system required the demolition of some squatter settlements 
close to the railway track in 2000 an NGO, SPARC, worked with CBOs and 900 slum households to 
acquire suitable alternative land and manage the entire resettlement process. Residents were 
content to move to a safer location they found acceptable (Wakely, 2008:6–7). 
 
Other positive results of discussions between authorities and affected populations are described 
below in section 3.11.3 
 
  

                                                            
3 The reverse can happen when resettlement is carried out in a heavy handed manner and includes forced evictions. In a 
Japanese government-funded project in Manila, Philippines, in 1996, poor people were evicted without prior consultation 
or notice; in relocation sites they were left without basic services, water, electricity, schools and hospitals; residents lost 
their jobs as a result of the relocation; people were taken to resettlement sites without any choice ;  
implementing agencies reneged on promises of compensation and support services. Residents protested to the 
Government of Japan;the case was investigated by the Japanese government whodecided to cancel funding (Wakely, 2008 
7) 
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 Making a Resettlement Plan  3

3.1 The Resettlement Action Plan 

A  should be drawn up by the project sponsor or parties it has Resettlement Action Plan (RAP)
contracted in which the actions it intends to take during the resettlement process are laid out, 
incorporating how it intends to compensate affected people and communities.  
 
The RAP must identify all the people affected by the project and their displacement justify after 
consideration of alternatives that would minimize or avoid displacement.  
 
Essential components of a RAP are:4 
 
• identification of project impacts and affected populations; 
• a legal framework for land acquisition and compensation;5 
• a compensation framework; 
• selection of a resettlement site (including site selection) and restoration of livelihood activities; 
• a detailed budget; 
• an implementation schedule; 
• a description of organizational responsibilities; 
• a framework for public consultation, participation, and development planning; 
• a description of provisions for redress of grievances; and 
• a framework for monitoring, evaluation, and reporting. 
(IFC, p 11) 
 
Resettlement and development planning require specialized expertise. It is essential that the project 

 to design and implement sponsor engage the services of qualified and experienced personnel
resettlement action plans.6 However, project sponsors must also be involved fully in the RAP design 
process so that they can provide overall coordination. 
 
The ultimate goal of a RAP is to enable those displaced by a project to improve their standard of 
living (IFC, p12). 
 
 

                                                            
4 Here we summarize the RAP process and content. Further details are available in IFC 2002, pp. 58-63. 
5 Compensation is a standard item in resettlement. For example, in the well-known case of slum upgrading in Rio de 
Janeiro, Brazil, in the 1990s, some households had to be resettled to allow the widening of access routes, the stabilization 
of hill slopes and flood protection to be installed. Those needing resettled were either offered money to allow them to find 
alternative housing or rehoused in low-rise flats within the affected settlements (with the architects’ plans scrutinized and 
approved of by those to be resettled). Each house or apartment was then assigned to an affected household through a 
lottery (Riley et al., 2001). 
6 IFC (2002, Annex B) provide sample terms of reference for such services. 
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3.2 Identification of project impacts and affected population  

The RAP will start by identifying everyone affected by the project and all adverse impacts on their 
livelihoods. This is not solely about the loss of housing but also the breakup of communities and 
social support networks, loss of community structures (e.g., meeting places and standpipes), loss of 
business (for the business owner as well as the customer), loss of access to public infrastructure or 
services and reduced income resulting from these losses. 
 
Project sponsors must undertake an environmental and social assessment of the resettlement site. 
People already living in those areas may be affected adversely by the resettlement of newcomers 
and should therefore be identified as a category of persons affected by the project. These effects 
may include increased pressure on land, water, vegetation or other common property and facilities, 
public infrastructure and services. Host communities should be informed and consulted as part of the 
resettlement planning process. Consultation involving representatives of both host communities and 
the communities to be displaced helps build familiarity and resolve disputes that inevitably arise 
during and after resettlement. It may be necessary to pay compensation to host communities for the 
negative impacts of the resettlement (IFC, p12-13) 
 
IFC identifies a series of steps to be taken in order to assess impacts (p12-23): 
 
• Mapping (e.g., population, infrastructure and land use) 
• Census (of the people affected and their location) 
• Inventory (of lost and affected households, businesses and community assets)  
• Socioeconomic surveys and studies (of all affected people) 
• Analysis of surveys and studies (to establish compensation parameters, to design appropriate 

income restoration and sustainable development initiatives, and to identify baseline monitoring 
indicators 

• Consultation with affected people concerning mitigation of effects and development 
opportunities. 

 
The following is a detailed explanation of each step. 
 

 The area from which people will be moved as well as the area to which people will Step 1: Mapping.
be resettled should be mapped in detail (if possible, supported with aerial photography), on which 
individual affected households are identified (derived from the population census described below).  
 
From these survey maps, resettlement planners can prepare various thematic maps that identify: 
land use categories; the location of common property; cultural and religious property (e.g., places of 
prayer, graveyards and monuments); road and access networks; and the location of premises of 
employment and services. 
 

 The census of people affected by the project has five important functions: Step 2: Census.
 
• collecting basic information on the affected population 
• registering the affected population by residence or locality 



 

A guide to the resettlement of communities living in risk prone areas of Freetown 8 

• establishing a list of legitimate beneficiaries and excluding others who may move into the project 
area hoping to gain project benefits 

• laying a framework for subsequent socioeconomic studies needed for establishing fair 
compensation rates and to design, monitor, and evaluate sustainable income restoration or 
development interventions 

• providing a baseline for monitoring and evaluation purposes. 
 
Each of these functions is explained further in the following paragraphs.  
 

 In this step information is gathered which tells us about the Information gathering and registration.
scale and complexity of the required resettlement planning (e.g., pertinent demographic data on age, 
sex, family size, births, deaths, ethnicity, health, education, occupation and income sources). All 
people adversely affected by the project must be included in a census, regardless of their legal 
status—landowner, renter, squatter. In other words, lack of legal land title does not disqualify people 
from resettlement assistance. Squatters may be eligible for resettlement assistance, compensation 
for assets (such as shelters). A census should also be carried out on the host communities. 
 
Resettlement planners must give particular attention to vulnerable groups living in the project area. 
These may include households headed by women or children, people with disabilities, the extremely 
poor, the elderly, and groups suffering from social and economic discrimination. Members of 
vulnerable groups may require special or supplementary resettlement assistance because they are 
less able to cope with the physical and/or economic displacement than others. 
 
Case Study of Vulnerable Groups in Kroo Bay 
 
The following are considered vulnerable groups in proposed resettlement projects involving Kroo Bay 
inhabitants: 
 
1. Female-headed households or households with single mothers or fathers being the household 
head (around 20 - 25 % of all households). 
2. Around 7 % of households are so large they could need more residential space to prevent break up 
into several units. There could also be households subject to domestic violence where the women 
with children want to leave, and whose housing needs must be addressed separately. 
3. There is a boat with deserted and orphaned children and youths on the coast of Kroo Bay, called 
the “Wrecked Ship”. The inhabitants, and all the other Kroo Bay children and youths living without 
families, will have to be taken special care of. 
4. There are a number of severely handicapped persons in Kroo Bay who will need special attention. 
5. Households with more than three children under 10 years must also be included in the group of 
particularly vulnerable households, as well as those with incomes of less than LE 500.000 and more 
than three family members.  
The above groups must be given particular care when distributing the resettlement units. For 
example, in the case of resettlement flats, handicapped persons must be provided flats on the 
ground floor and families with small children provided with flats on the quieter, inner side of the 
courtyards or in the vicinity of the playground.  
 
(Corsten et al., 2010:45) 
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 Each person covered by the census should be given a Establishing a list of legitimate beneficiaries.

document of project eligibility (e.g., an I.D. card). After that time no person will be considered as 
eligible for the project. People moving into the project area after the cut-off date should not be 
entitled to assistance unless they were absent at the time of registration, and are legitimate 
members of the affected community. 
 

 The census will provide resettlement planners with a general Framework for socioeconomic studies.
understanding of the communities affected by the project, including host communities and the scope 
of resettlement assistance needed to mitigate adverse effects. Planners will then be able to carry out 
more targeted socioeconomic studies (e.g., house values, incomes and assessments of vulnerable 
groups) to improve the RAP’s compensation and livelihood restoration strategies. 
 

In addition, information gathered during the census can Baseline Data for Monitoring and Evaluation. 
yield important baseline data at the household and community levels, which can be used to establish 
indicators not only for resettlement implementation, but also for monitoring and evaluation of 
income restoration and sustainable development initiatives associated with a RAP. 
 
Baseline indicators should include mortality and fertility rates; numbers of children in school 
according to age and sex; household size; incidence of disease; and key economic activities and 
incomes of all household members.  
 

 Inventory of Affected Assets. A detailed survey needs to be carried out of all losses that will Step 3:
result for each household, enterprise, or community affected by the project. The survey should 
include land, physical assets, income, collective assets (e.g., water points and community structures). 
It is essential for resettlement planners to consult with affected people during this step to develop a 
consensus on the methods and formulas for assigning value to lost assets and income forgone during 
resettlement. It may be necessary for local authorities to validate claims to assets. Heads of 
households should countersign inventories of assets to minimize the possibility of subsequent claims 
or disputes. The following are important inventory categories: 
 

All land, in the settlement of origin and the host community, must be surveyed, classified Land. 
by type (e.g., housing or commercial), and recorded.  
 

Dwellings, separate kitchens, toilets, storerooms and workshops Houses and associated structures. 
for cottage industry should be classified by construction materials (e.g. timber, wattle, bamboo, reed, 
brick and mortar, concrete, earth).  
 

These will include such items as fencing and wells. Other private physical assets. 
 

 will cover shops, workshops, stalls, and other business establishments which Private enterprises
should be classified according to ownership (private business, public enterprise, etc.). Individuals 
losing their enterprises, employees losing jobs, or vendors losing customers should be enumerated, 
and the value of these losses incurred during the resettlement period should be estimated. 
 

to be included are schools, clinics, meeting halls, places of worship, Public and communal structures 
wells/communal water points, bathing and washing areas, bus shelters, and monuments. 
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archaeological sites, burial grounds, monuments, shrines, places of worship, Cultural property: 

artefacts, and sites of religious or historical significance. In Kroo Bay, for example, there are nine 
churches and two mosques (Corsten et al., 2010: 19).  
 

All infrastructure that will be destroyed or disrupted by the project should be Infrastructure. 
enumerated, including roads and bridges, drainage channels, water and sewerage lines, power and 
communication lines. 
 
The inventory of assets should be cross-referenced with the census and linked with the census in a 
single database. It is advisable for resettlement planners to photograph, document, and register all 
assets described above by household, enterprise or community organization. Digitized photographs 
can be used to record assets for storage in computerized census and socioeconomic databases (IFC 
p17-20). 
 

Socioeconomic Studies. A substantial amount of household-level socioeconomic data are Step 4: 
collected during the census and inventory of assets. However, low-income households (those 
commonly affected by resettlement) typically have diversified livelihood strategies that combine 
wage labour and small-scale enterprise. For this reason, the socioeconomic studies are needed to 
collect additional quantitative (supported by qualitative) information in two important areas:  
 
1) household-level income streams and livelihood strategies that were not identified in the census 
and inventory of assets; and  
 
2) the structure, organization, and economic inter-dependencies evident within the larger 
community affected by the project.  
 
Analysis of these data will help identify those households most at risk from physical or economic 
displacement7.  
 
The data also provides a baseline for evaluating the success of livelihood restoration and sustainable 
development measures. It is important to disaggregate production and income stream data by 
gender in order to differentiate the roles that men and women play in maintaining a household’s 
livelihood and to design appropriate strategies to restore income. 
 
Where other activities contribute to the household economy (such as remittances) the 
socioeconomic surveys should identify net returns from these income streams.  
 
Depending on the size of the affected population, it may be possible to conduct a socioeconomic 
survey of the entire population on a household-by-household basis. Otherwise a sample survey may 
be sufficient. In either case appropriate survey methodologies must be used to ensure that a 
statistically valid representative sample of all strata of the affected population—including women 
and other vulnerable groups—is included in the survey. It is important for survey designers to 
recognize that a given community may not be homogeneous. All groups within a community do not 
have the same vulnerabilities or potential to respond to development opportunities associated with 

                                                            
7 Income stream analysis is not required in cases where resettlement does not affect the income-earning capacity of a 
household (for example, in cases where the affected people can be relocated to near-by sites). 
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a RAP. The involvement of representatives of these groups in survey design and data gathering will 
improve the quality and comprehensiveness of the survey results. 
 
Quantitative data gathering in resettlement situations can be a problem. Factors such as the 
adequacy of sample frames, the experience and supervision of field staff, the knowledge and 
cooperation of respondents and communications can bias sampling as well as data collection. Both 
quantitative and qualitative methods of gathering data should be used to ensure as complete an 
understanding of income streams as possible. Smaller-scale qualitative case studies may yield data 
that are as useful as larger-scale quantitative sample surveys8.  
 

Analysis of Surveys and Studies. Analysis of the data collected in the census, Step 5: 
the inventory of assets, and socioeconomic studies serves three ends:  
 
1) provides the information needed to establish an entitlement matrix for household- and 
community-level compensation; 
 
2) yields basic economic and social information needed to design appropriate livelihood restoration 
and development interventions; and  
 
3) provides quantifiable demographic, economic, educational, occupational, and health indicators for 
future monitoring and evaluation of RAP implementation. 
 
Economic characteristics, linkages and disruption caused by resettlement in Kroo Bay 
 
In the Kroo Bay resettlement study (Corsten et al., 2010:18) the following conclusions were reached 
regarding the economic characteristics of residents that would be essential for the design of any 
resettlement exercise: 
 
“The population of Kroo Bay is so poor, that the livelihood of many families would seriously be at 
stake, if their business were affected by, for instance, higher transportation costs, or more resources 
to be spent in terms of time to bring goods to markets, or raw material to producers.  
 
“The location of Kroo Bay Settlement between the different markets, the sea and on one of the 
northern main roads connecting the East and the West of the city, provides a key advantage for the 
commercial activities of the inhabitants, the loss of which will cause serious harm to their fragile 
businesses. 
 
“The vast majority of between 13 …. and 20 … percent [of] employees amongst the wage earners in 
Kroo Bay are depending on jobs located in the inner city, mostly in direct vicinity of Kroo Bay.  
 
“Entire chains of economic relations, between fishermen, mongers and markets, or between scrap 
metal collectors, blacksmiths and buyers, between palm oil import, soap making and selling, etc., 
would be seriously harmed, if not destroyed by a removal of that community to a location, which is 
not in vicinity to the inner city of Freetown and on the coast.  
 
 

                                                            
8 Guidance on survey planning and design can be found in the Additional Resources section of IFC, 2002:17-20 
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“Fishermen, and boat builders depend directly on access to the sea. So do all traders importing or 
exporting goods from or to the islands, and owners of boats, working in the transportation business. 
 
“Many households in Kroo Bay save money. This means, that they plan for their future – a positive 
feature in terms of starting a major project of resettlement with this community. Their readiness to 
plan and to save could imply the possibility to ask those households for a small contribution to their 
new homes, in case compensation through land and house would actually be offered, as originally 
stated by the Ministry of Land”.  
 
(Corsten et al., 2010:18)  
 
Data on different household income sources should be collected for all household members and 
aggregated. This will demonstrate the potential effect of the project on different sources of income 
and allow the design of livelihood restoration measures for affected households and communities.  
 
Household data can be disaggregated to identify economic strata within communities (the poorest 
and most vulnerable households, households dependent on remittances, etc.) and to identify 
appropriate assistance as well as development strategies for the populations affected by the project. 
 
Socioeconomic studies also yield important information on the ways in which affected communities 
are organized and function. These studies should provide resettlement planners with an 
understanding of leadership and decision making processes within the community that may function 
independently of the prevailing political and administrative structures. This understanding also helps 
resettlement planners to identify informal social support networks that are important for the survival 
of the community, particularly more vulnerable members of the community such as households 
headed by women, the impoverished, and groups that suffer social and economic discrimination 
(23). 
 

 Consultation with Affected People about Assistance Benefits and Development Step 6:
Opportunities. With the information provided by the surveys and studies, resettlement planners can 
engage in informed and constructive consultations with the affected community regarding the RAP 
strategy for livelihood restoration. A committee of community representatives can serve as a focal 
point for consultations on the types of assistance proposed by resettlement planners as well as for 
subsequent participation of the community in RAP implementation9. Where host communities are 
affected by resettlement decisions, representatives of these communities should be included in 
these consultations. 
 
A project’s impact may extend beyond a discrete number of affected households to the wider 
community. In other words, a project may result in disruptions to the economic and social relations 
of a community that cannot simply be offset by measures that compensate and restore income to 

                                                            
9 Residents can voluntarily provide many resources in the resettlement process. In the case of Mumbai, mentioned 
elsewhere in this manual, they carried out surveys of residents to identify household numbers and characteristics, drew up 
maps of the areas to be demolished, identified needs and formed cooperative housing societies. The societies then visited 
the site where they would be resettled; a site identified with the participation of affected residents, selected where they 
would stay, fixed a day for moving and planned how they would organize the move. On the appointed date, they took their 
belongings, locked their old houses and moved to the new site where they were given keys to their new houses. These were 
temporary, with permanent multi-storey homes to be built later and funded through residents’ savings, a loan from a 
central government agency and cross-subsidization through the sale of some flats on the open market (Burra, 1999). 



 

A guide to the resettlement of communities living in risk prone areas of Freetown 13 

affected households. An example of such disruption would be the reduced viability of a small-scale 
enterprise losing customers who have been resettled elsewhere. Project sponsors should support 
development interventions among the broader project-affected population to mitigate these effects.  
 
The best approach to designing such development interventions is direct consultation with the 
affected population. 
 
In addition to the restoration and improvement of livelihoods, resettlement may provide 
opportunities to an affected community to improve housing, public infrastructure, and services and 
to engage in land use planning that contributes to the long-term development objectives of 
individuals and the community as a whole. This may apply where the affected population receives 
the opportunity to move from substandard squatter housing to a planned and fully serviced site 
where they have permanent housing with water, sewerage, electricity, street lighting and paved 
access. The resettlement site must provide the affected population with improved access to schools, 
health facilities, and employment opportunities. 
 
Interventions based on the development opportunities identified should be designed in close 
collaboration with beneficiaries, local authorities and community-based organizations. Proposed 
development interventions will require documentation similar to resettlement plans: an 
implementation schedule; clear and effective organizational responsibilities; a programme for 
consultation and participation; a mechanism for dispute resolution and problem solving; a detailed 
budget; a schedule for monitoring and independent evaluation; and mechanisms for taking 
corrective actions identified in the evaluation (23-25). 
 
 
3.3 Legal framework  

The legal framework of a RAP describes all laws, decrees, policies and regulations relevant to the 
resettlement activities associated with a project. The project sponsor should identify, review, and 
abide by all laws applicable to land acquisition and involuntary resettlement including: 
 
• the scope of the power of eminent domain and the nature of compensation associated with it, 

both the procedures for assessing compensation values and the schedule for making 
compensation payments; 

• the legal and administrative procedures applicable, including the appeals process and the normal 
time for such procedures; 

• land titling and registration procedures; and 
• laws and regulations relating to the agencies responsible for implementing resettlement and 

those related to land compensation, consolidation, land use, environment and social welfare. 
 
This requirement extends to established local customs and traditions that govern affected 
communities which should also be noted and summarized in the RAP. 
(IFC, p26) 
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3.4 Compensation framework  

There are numerous potential losses which affected communities can suffer as a result of 
resettlement. These, together with examples of how they can be mitigated, are summarised in the 
following table (Asian Development Bank, 1999:1) 
 

Major Types of Resettlement Loss and Mitigative Measures Required 
Type of Loss Mitigative Measures
Loss of productive assets, including land, 
income and livelihood 

Compensation at replacement rates, or replacement, for lost 
incomes and livelihoods. Income substitution and transfer costs 
during re-establishment plus income restoration measures in 
the case of lost livelihoods 

Loss of housing, possibly entire community 
structures, systems and services 

Compensation for lost housing and associated assets at 
replacement rates; relocation options including relocation site 
development if required; plus measures to restore living 
standards 

Loss of other assets Compensation at replacement rates or replacement 
Loss of community resources, habitat, 
cultural sites and goods  

Replacement if possible or compensation at replacement rates; 
restoration measures  

 
 
This is supported in general terms by the Public Lands Act, Section 15; which states that ‘the owners 
and occupiers of, and all other persons interested in, any land which may be appropriated, and taken 
or entered upon as aforesaid, shall be entitled to, and shall receive compensation for the value of land 
so taken and appropriated, and for all damages sustained by such owners, occupiers and other 
persons, by reason of exercise, as regards such land, of the powers granted by this Act, the amount of 
such compensation to be ascertained and determined as hereinafter provided,’  (emphasis added). 
 
The RAP compensation framework specifies all forms of asset ownership or use rights among the 
population affected by the project and the project’s strategy for compensating them for the partial 
or complete loss of those assets. The compensation framework should include a description of the 
following:  
 
1. any compensation guidelines established by the City Council or central government; 
2. in the absence of established guidelines, the methodology that the project sponsor will use to 

value losses;  
3. the proposed types and levels of compensation to be paid;  
4. compensation and assistance eligibility criteria; and  
5. how and when compensation will be paid. 
 
The 1991 Constitution of Sierra Leone declared that while state bodies may compulsorily acquire 
property only if prompt payment of adequate compensation is made, as well as ensuring that those 
whose “interest or right” to property is affected, have access to a court or other impartial, 
independent authority to determine the amount of any compensation (Section 21). This is reflected 
in the Public Lands Act (Cap. 116) of Sierra Leone which makes express provision for compensation 
where the whole or part of a piece of land is taken. 
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Compensation. International practice, such as that followed by most donors, is that the project 
compensates affected people for loss of physical assets, revenue and income resulting from 
economic displacement or physical relocation regardless of whether these losses are temporary or 
permanent.  
 
Sierra Leone law, as shown above, provides for an independent assessment of the amount of 
compensation which should be paid. In accordance with this legal provision, the project sponsor 
should establish transparent methods for the valuation of all assets affected by the project.  
 
These methods should include consultation with representatives of the affected communities to 
assess the adequacy and acceptability of the proposed compensation. After acceptable 
compensation rates are established, they are applied to the RAP inventory of losses for all 
households and enterprises affected by the project. A simple software application can be used to 
create a database that combines census data, inventory of losses data, and compensation formulas. 
This database can then be used to budget compensation payments and to track progress in settling 
compensation claims10.  
 
The project sponsor should also establish a method for delivering compensation (either cash 
payments or in kind allocations, as in the case of land-for-land compensation). Those eligible for 
compensation should be given advance notice of the date, time, and place of payments via public 
announcement. Receipts should be signed by all those receiving compensation payments and 
retained for auditing purposes. 
 
The payment of compensation should be monitored and verified by representatives of the project 
sponsor as well as representatives of the affected communities; this can often include community-
based organizations and local NGOs. It may be appropriate for the sponsor and government 
authorities to engage the services of a registered auditing firm to monitor compensation payments. 
 
The sponsor must clearly demonstrate the adequacy of all compensation rates in the RAP document. 
Once acceptable compensation rates are established, the sponsor or any other party responsible for 
resettlement should apply these rates consistently throughout the life of the project or adjust the 
rates consistently if compensation payments are staggered over the life of the project.  
 
In cases of cash compensation the sponsor should calculate and award compensation payments 
according to the following principles: 
 
• Compensation rates should be calculated in consultation with representatives of affected 

populations to ensure that rates are fair and adequate; 
• Compensation for land, trees and other fixed assets should be sufficient to enable affected 

people to restore their standard of living after resettlement; 
• Compensation for structures should cover full replacement cost exclusive of depreciation and 

inclusive of all fees (such as construction permits and title charges) and labour costs; 
• Compensation payments should be made before any resettlement takes place unless those 

payments are staggered to enable affected people to begin preparation of new sites; 

                                                            
10 IFC (p 30) provides an example of a compensation payment database format (Table 6). 



 

A guide to the resettlement of communities living in risk prone areas of Freetown 16 

• Compensation for dismantled infrastructure or disrupted services should be paid to affected 
communities, or to local government as appropriate, at full replacement cost, before civil works 
begin. 

• Where necessary and feasible, local currency compensation values should be indexed to the U.S. 
dollar or other stable currency to protect affected people against local currency fluctuations and 
inflation; Compensation for lost earnings should be paid to proprietors and employees for the 
duration of work stoppages resulting from the relocation of enterprises. 

 
IFC policy is such that compensation should be paid at full replacement cost (that is, market value 
plus transaction costs). The Public Lands Act also adopts a broad view of how compensation should 
be assessed. Section18 states that in determining compensation to be awarded the Court shall take 
into consideration the following matters: 
 
a) The market value at the date of the publication of the warrant which directs that the land is to 

be acquired for the service of the State; 
b) Any increase in the value of other land of the person interested likely to accrue from the use to 

which the land acquired will be put; 
c) the damage, if any, sustained by the person interested at the time of taking possession of the 

land by reason of severing such land from his other land; 
d) the damage, if any, sustained by the person interested at the time of taking and appropriation of 

the land by reason of the acquisition injuriously affecting his other property whether movable or 
immovable in any other manner of his actual earning; 

e) if, in consequence of the acquisition, he is compelled to change his residence or place of 
business, the reasonable expenses, if any, incidental to such change; 

f) the damage, if any, sustained by persons interested by reason of the imposition of any easement 
or exercise of any other rights of user on the basis by which the value of land shall have been 
diminished thereby; and 

g) where land is, and but for the compulsory acquisition would continue to be, devoted to a 
purpose of such a nature that there is no general demand or market for land for that purpose, 
the compensation may, if the Court is satisfied that reinstatement in some place is bona fide 
intended, be assessed on the basis of the reasonable cost of equivalent reinstatement. 

 
See the Glossary of Terms for an explanation of what constitutes replacement cost for land and 
structures. 
 
Kroo Bay: Possible Compensation Package  
 
The Corsten report on the possible resettlement of Kroo Bay (2010:26) proposes a compensation 
package as follows. 
 
1) Two types of flats would be offered for rent to resettled residents according to the size of the 
family:  
• Households with 1-5 persons would get a two-room flat;  
• Households with 6 and more persons would get a three room flat. 
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All tenant and owner families from Kroo Bay would be offered access to such a flat, depending on the 
household size.  
 
2) Moreover, financial compensation for investment in shacks owned or inhabited by owners. This 
would be combined with the offer of alternative financial compensation for Kroo Bay inhabitants, 
who do not want to live in the offered flats. 
 
This financial compensation, however, would only be paid in stages, on the condition that the 
entitled household can demonstrate living by legal tenure and not reverting to an informal 
settlement.  
 
The owners could be offered financial compensation for their respective investment in the formerly 
rented and inhabited shacks, as far as the prices of materials and labour costs are concerned.  
 
Eligibility for Assistance. The project sponsor must establish and disclose the criteria by which 
affected people will be considered eligible for compensation and other resettlement assistance. This 
procedure should include provision for consultations with affected persons, households, community 
leaders, local authorities, and, as appropriate, NGOs. 
 
Displaced persons in the following two groups are entitled to compensation for loss of land or other 
assets, such as dwellings and crops taken for project purposes, and to resettlement assistance: 
 
• Those who have formal legal rights to land or other affected assets (including customary and 

traditional rights to the use of land or other assets); and 
• Those who do not have formal legal rights to land or other assets at the time of the census, but 

who have claim to such legal rights by virtue of occupation or use of those assets. 
 
In other words, the absence of legal title to land or other assets does not, in itself, exclude a person 
from compensation for lost assets or to other resettlement assistance.  
 
People affected by the project may include those who are illegally occupying land at or near the 
project site. They are not entitled to compensation for loss of land but they are entitled to 
compensation for any improvements made to the land (such as structures) as well as to resettlement 
assistance if they occupied the project area before an established cut-off date (see following box). 
 
Case Study: Tenants versus Owners 
 
In the report considering resettlement of residents of Kroo Bay (Corsten et al.,2010:14) indicated the 
tensions and different interests between “owners” and “tenants” which need to be taken into 
account when preparing a compensation framework. The report states: 
 
“The relation between the current “tenants” and the current “owners” requires special care during 
the resettlement. The owners will not easily accept not to have a rental income from often large 
numbers of shacks due to resettlement, while the tenants will enjoy to be granted the same right to 
compensation as the supposedly socially higher ranking owners, if all the residents are compensated 
for moving to other places. Owners may try to get rid of their tenants to be entitled with their 
families to more compensation.  
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“A special conflict resolution function should be inbuilt in the resettlement process – most 
appropriately to be managed by the accompanying NGO. 
 
“A difference in the compensation between owners and tenants will be required, as the owners will 
in fact lose some property in terms of used material and investment in labour when building the 
shacks, they rent out. In particular the small percentage of “owners” living outside Kroo Bay, and 
thus not entitled to compensation for having to move, might not be ready to accept forms of 
compensation, that treat “owners” and “tenants” alike, as residents. Particular care will have to be 
taken of the tenants who built their shack themselves and those who rebuilt it up after storm and 
flood damage”.  
 
Project sponsors should resettle squatters in areas where they can establish legal title or, in the case 
of informal businesses, regularize their status. Formal recognition of those claims may simplify the 
resettlement of squatters by entitling them to the same resettlement assistance package as those 
project-affected people having legal title to lands affected by the project. 
 
If adequate public notice of the cut-off date has been given, persons who settle in the project site 
after that date are not entitled to compensation for lost assets or any other form of resettlement 
assistance. 
 
The project sponsor should prepare an entitlement matrix with respect to both temporary 
and permanent displacement which identifies: 
 
• all categories of affected people, including property owners and land rights holders, tenants, 

squatters, shopkeepers, vendors and other service providers, communities, and vulnerable 
groups; 

• all types of loss associated with each category, including loss of physical assets, loss of access to 
physical assets, loss of wages, rent, or sales earnings; loss of public infrastructure and elements 
of cultural significance and, 

• all types of compensation and assistance to which each category is entitled, including: 
compensation for, or replacement of, land; compensation for structures, assets, wages, rent, or 
sales earnings; moving assistance and post-resettlement support (such as technical assistance, 
extension and skills training, and access to credit). 

 
The sponsor should ensure that eligibility criteria for relocation and cost recovery are not 
disadvantageous to women, whose incomes tend to be lower and less stable than those of men. 
Eligibility for relocation and the allocation of new sites should be made to the head of the household, 
male or female. Land titles, use-right agreements, or loan titles should, if possible, be registered in 
the name of husband and wife or in the name of the woman if she is the head of the household.  
 
Responsibility and Schedule for Compensation Payments. The RAP compensation framework 
specifies the organization or agency responsible for delivering entitlements to all groups eligible for 
resettlement assistance and a timetable for the delivery of entitlements. 
 
People affected by a project may have multiple entitlements. For example, a shopkeeper who loses 
her business and clientele due to resettlement may be entitled to compensation for her shop and 
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inventory. The same shopkeeper may be entitled to alternative job training or credit to establish a 
new business from an NGO providing such services on behalf of the project sponsor. 
 
Resettlement planners should establish a timetable for the payment of compensation and delivery of 
related entitlements to each category of eligible persons. It may be advisable for compensation 
payments to be staggered or paid in instalments to allow affected people to establish themselves at 
the new site (to construct houses or shops). The staggering of compensation payments enables 
resettlement planners to determine if payments are being used for their intended purpose and, if 
not, to adjust the compensation framework accordingly.  
 
 
3.5 Resettlement assistance and livelihood restoration  

Resettlement should be planned as a development initiative that provides displaced persons with 
opportunities to participate in planning and implementing resettlement activities as well as to 
restore and improve their livelihoods. The following actions on behalf of all affected people, 
including members of the host communities in which displaced people will be settled, will facilitate 
this: 
 
• Inform affected people of their options and rights concerning resettlement; 
• Provide technically and economically feasible options for resettlement based on consultation 

with affected people and assessment of resettlement alternatives; 
• Whether physical relocation is required or not, provide affected people with prompt and 

effective compensation at full replacement value for loss of assets due to project activities; 
• Where physical relocation is necessary, provide assistance with relocation expenses (moving 

allowance, transportation, special assistance and health care for vulnerable groups); 
• Where physical relocation is necessary, provide temporary housing, permanent housing sites, 

and resources (in cash or in kind) for the construction of permanent housing—inclusive of all 
fees, taxes, customary tributes, and utility connection charges; 

• Provide affected people with transitional financial support (such as short-term employment, 
subsistence support, or salary maintenance); and 

• Where necessary, provide affected people with development assistance in addition to 
compensation for lost assets described above such as land preparation and credit facilities; also 
for training and employment opportunities. 

 
The project sponsor should undertake all land acquisition, provide compensation for lost assets, and 
initiate resettlement related to a specific project before that project commences. 
 
In situations where the responsibility for some tasks related to resettlement is passed to contractors 
(such as preparation of resettlement sites, provision of temporary social services, and 
transportation), the sponsor should ensure that appropriate arrangements, such as penalty clauses 
for non-performance, are written into contracts and enforced.  
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3.5.1 Livelihood restoration 

In cases where resettlement affects the income-earning capacity of the displaced families, 
compensation alone does not guarantee the restoration or improvement of their living standards. 
The following are recommendations for the design of rehabilitation measures for improved and 
sustainable livelihoods. 
 
• Wage-based livelihoods. Wage earners in the community may benefit from skills training and job 

placement, provisions made in contracts with project subcontractors for employment of qualified 
local workers, unemployment insurance and small-scale credit to finance start-up enterprises. 
Sponsors should provide sufficient lead time for the training of affected people to enable them to 
compete for jobs related to the project. 

• Enterprise-based livelihoods. Established and nascent entrepreneurs and artisans may benefit 
from credit or training (business planning, marketing, inventory, and quality control) to expand 
their business and generate local employment. Sponsors can promote local enterprise by 
procuring goods and services for their projects from local suppliers.  

 
Special Assistance for Women and Vulnerable Groups. Resettlement will affect men’s and women’s 
livelihoods differently. Women comprise a disproportionately large number of the poorest members 
of society. Gender discrimination limits women’s access to resources, opportunities, and public 
services necessary to improve the standard of living for themselves and their families. As a result, 
women are often the first to suffer when resettlement is planned or executed badly. Women tend to 
rely more heavily than men do on informal support networks, such as the help of friends, neighbours 
or relatives for child care. Women with children also have less physical mobility to travel to find ways 
of earning a livelihood. For these reasons, the sponsors’ efforts to maintain the social continuity of 
communities affected by a project—whether through the physical design of new sites, measures to 
prevent the disintegration of the community, or the provision of specialized social services at those 
sites—are important. Some of the immediate and practical initiatives that can be considered to 
improve women’s adaptation to the resettlement site include: 
 
• ensuring that land titles and compensation entitlements are issued in the name of both spouses; 
• reducing women’s workloads by providing, for example, standpipes, hand pumps, grinding mills 

and fuel efficient stoves; 
• improving health services by providing training for local midwives, primary health care centres, 

child spacing/family planning counselling, clean water supply and sanitation training; 
• improving family services by providing immunisations, child care for wage earning women, 

primary schools, inputs for food-crop production and housing; and 
• increasing incomes by setting up credit groups, skills training, and access to markets. 
 
Women’s ability to improve their own and their family’s livelihoods will be compromised without 
longer-term “strategic” efforts to change gender discrimination. Some strategic initiatives that can 
improve women’s livelihoods in their new settings include: 
 
• improving educational opportunities (providing literacy and numeracy training, promoting girls’ 

education); 
• improving access to productive assets (credit, legal reform); 
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• improving participation in decision making (support for women’s interest groups); and 
• promoting equal opportunity for women’s employment. 
 
Vulnerable groups can include households headed by women, households affected by HIV/AIDS that 
are headed by children, households made up of the aged or disabled, households whose members 
are particularly impoverished, or households whose members are socially stigmatized (e.g., as a 
result of traditional or cultural bias). 
 
Special assistance to vulnerable groups may consist of the following: 
 
• provision for separate and confidential consultation; 
• priority in site selection in the host area; 
• relocation near to kin and former neighbours; 
• provision of a contractor, if necessary, to construct their new house; 
• assistance with dismantling salvageable materials from their original home; 
• priority access to all other mitigation and development assistance; and 
• monitoring of nutritional and health status to ensure successful integration into the resettled 

community. 
 
The RAP should document the rehabilitation measures that the sponsor will put into effect for all 
vulnerable groups during the physical relocation and rehabilitation of affected communities. 
 
 
3.6 Selection of a resettlement site 

The resettlement site must be chosen through consultation with all displaced people and host 
communities. Resources and plans for land use must be evaluated. Site selection and the shelter and 
infrastructure options provided at the new sites should reflect both the preferences of the affected 
population and the best opportunities for timely restoration of livelihoods.  
 
The two most critical concerns in selection of a resettlement site are location and community 
preservation. The selection of resettlement sites that provide people with reliable access to 
employment and business opportunities is key to the restoration of livelihoods. Resettlement options 
should avoid breaking up communities, because the maintenance of the social networks linking 
members of the affected communities may be critical to the successful adaptation of those 
communities to their new circumstances.  
 
The RAP must describe the site selection process in detail, provide a description of the selected site 
(including alternative sites), describe preliminary site evaluation (including the outcome of the 
environmental assessment of sites and social assessments of the host population) and describe 
housing options, land preparation requirements, and service infrastructure (access roads/pathways, 
piped water supply, electricity, lighting, drainage, and waste management).  
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Site Selection Criteria – Kroo Bay, example 
 
Corsten et al. (2010:21-22) has listed the criteria which should be used when selecting a resettlement 
site in Freetown. Many of these would be applicable to site selection for any community in any city 
(e.g. all the “basic criteria”) but others show that criteria have to take into account the special 
characteristics of the community and cities in question (e.g. in this case those dealing with the wharf 
and boats).  
 
The criteria applied in the case of Kroo Bay were as follows: 
 
Basic criteria and physical infrastructure  
• Availability of land 
• Topography of the land (slope, nature of soil) 
• Cost implications for the implementation of new infrastructure 
• Accessibility of land  
• Access to the sea 
• Availability of drinking water and electricity 
• Sanitation/sewerage 
• Waste management 
• Main road  
 
Geographic location criteria 
• Accessibility of wharf without danger of boats being stolen, and from there accessibility to 

current or similar fishing areas. 
• Access to resources for current production and trade of inhabitants within reach (transportation 

of goods to and from the islands, electricity for production of soft drinks and ice, wood, charcoal, 
scrap metal, aluminium, sand, used clothing and shoes, etc.). 

• Availability of transportation to city centre which, in addition, takes no more than one hour per 
trip. 

 
Social Criteria 
• Readiness of community already in selected area, or in its direct vicinity, to cope with the change 

and to integrate the newcomers. 
 
Social Infrastructure Criteria 
• Access to nurseries, primary and secondary schools at current or better levels of quality, 

including the variety of religious affiliations of the schools presently attended, with current travel 
time requirements and no additional hazards on the way to school for children. 

• Access to health services at current or better levels of quality, with current travel time 
requirements. 

• Access to cultural amenities at current levels of quality including mosques and the variety of 
Christian churches corresponding to inhabitants' religious affiliations. 

• Access to a new cemetery to respectfully bury their dead. 
 
Governance and Administrative Criteria 
• Agreement of local government to resettlement in the selected area. 
• Technical/financial capacity of local government to absorb new inhabitants. 
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Employment Criteria 
• Accessibility of places of residents’ current employment (without major additional travel time or 

cost. Proposed limit: one additional hour travel time per day during rush hour with poda-poda). 
• Accessibility of markets for current products of workshops and self-employed activities of 

inhabitants (Proposed limit: one additional hour travel time per day with poda-poda). 
 
The alternative available sites are scored against these criteria and the highest scoring site is 
selected. Annex 3 from Corsten et. al (2010) presents the scores obtained.11 
 
The sponsor must ensure that all affected households and enterprises receive clear title to their new 
sites free of registration fees, licensing fees, or customary tribute payments. Special provisions may 
have to be made for households headed by women and children and other vulnerable groups in 
circumstances where their rights to own or register land, assets, or enterprises are not adequately 
recognised.  
 
Relocation Schedule and Assistance. The resettlement planners should prepare to provide social and 
economic support to the affected population, possibly through an NGO working with the 
community’s own organisations, so that settlers are well integrated with their host communities and 
able to (re)start their livelihood activities in the new location. The role of an NGO in the possible 
relocation of Kroo Bay’s residents, proposed by Corsten et al. (2010: 43-44) is shown in the following 
box. 
 
The role of NGO assistance before and after resettlement 
 
The NGO should be well acquainted with the social life and the conditions in Kroo Bay and should 
have some work experience in the community. It should work in tandem with the respective 
community-based organizations and systems of consultation and conflict resolution, where this 
appears appropriate and relevant in the context of the resettlement.  
 
The NGO will combine a role of lobbying for the needs of the community (e.g. ensuring that 
residents’ rights are respected) while always taking a realistic and pragmatic approach regarding the 
overall process of resettlement, and the resources and capacities of FCC and the other parties 
involved.  
 
This accompanying programme should have four modules: 
 
1. Preparing the community for resettlement 
The NGO will sensitize the community to the major changes it will undergo during the process of 
resettlement. It will also prepare the community for its future life in multi-storey buildings, including 
waste management, cooking and washing in the flats, use of sanitary infrastructure, fire precautions 
and general maintenance of buildings and surrounding public space.  
 
2. Consultation mechanisms established and functioning during the resettlement 
The NGO will develop stable consultation mechanisms between the community of Kroo Bay and its 
community-based organisations, on the one hand, and the implementing authorities, construction 

                                                            
11 The Corsten report concluded that all residents be relocated in multi-storey flats to be constructed in the southern part 
of Kroo Bay and two nearby sites (Syke Street and Bacon’s Field). 
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and consulting companies involved in the resettlement, on the other. Solutions should be negotiated 
between the concerned income earners and FCC regarding healthy and clean livestock breeding, as 
this activity will not be acceptable within the densely populated resettlement areas. Moreover, shops 
and workshops will have to be distributed, locations for fishing boats identified in neighbouring 
wharfs, etc. 
 
3. Conflict resolution ensured during the resettlement 
During resettlement families and individuals may not always feel fairly or consistently treated in line 
with what they had understood. The NGO will also settle conflicts amongst the settlers, and take 
special care of the relationship between tenants and owners.  
 
4. Support programme during resettlement  
The NGO will implement an accompanying support programme for the affected community. This 
could comprise training and capacity building measures, vocational training, business advice, a micro-
credit scheme, play and sports activities for the children and youths, education against domestic 
violence and others.  
 
The selected NGO will maintain an office with regular office hours in Kroo Bay and work closely with 
the organization managing and implementing the relocation process. The NGO will as far as possible 
include in their work the existing structures in the community and work with the Ward Committee. 
 
The RAP should outline the details of the physical movement of people scheduled for relocation to 
the resettlement sites. This outline should include dates and times of movement, how information 
on the relocation will be disseminated to the affected people, logistics of transportation of people 
and belongings to the site, and arrangements for temporary shelter and services (food, water, 
emergency medical care, and waste management) and route to, and on arrival at, the site. Any 
moving allowances to be paid in lieu of relocation assistance must be documented and justified. 
Provisions may have to be made for members of vulnerable groups (such as pregnant women, the 
aged, or disabled) who require special assistance with physical relocation. 
 
 
3.7 Settlement design 

The slum settlements in which the affected population lives clearly lack many services and facilities; 
what may be less evident are the resources which they provide to residents. These include social 
capital in the form of social, cultural, religious and development organizations and activities, social 
networks and leadership structures – tribal, traditional and others. The RAP should provide details on 
how the new settlement will allow these to be continued (e.g., through the provision of community 
meeting places and places of worship). It also needs to show how the project will replace social 
services such as health clinics and schools as well as shops, service providers, and other community 
services. When the resettlement is actually carried out the design as such needs to be ready. 
Examples of design for a resettlement site are shown in Annex 1. Obviously, these will need to be 
adapted in light of the reality of a particular affected population to ensure the appropriate access to 
services and opportunities for occupation and employment. 
 
However, resettlement within the Freetown administrative area has to adapt to the urban 
environment where higher population densities will be needed in the future to meet the population 
growth. Further on the future life in Freetown will, for a majority of the employed, include travel 
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between home and work place based on an improved public transport. The neighbourhood must be 
designed for higher densities (between 300 and 450 persons per ha) and homes in three to four 
storey buildings to meet the demand for improved housing and population increase. 
 
Resettlement based on progressive community built housing on site and service schemes will have 
lower population densities (250– 300 persons per ha) and will have to be developed outside the 
administrative area in the neighbouring district council. These settlements could be built on 
government land in the valley between Hastings and Regent with good access to the renovated road 
and improved public transport.  
 
 
3.8 House design  

Slum dwellers live in houses which, however deficient, reflect their needs and lifestyles. For example, 
wood or charcoal is used for cooking and some daily food ingredients are pounded. The design of 
resettlement houses needs to take these facts into account. The flats which are typically proposed in 
resettlement areas may be unsuitable. There is no point resettling a slum dweller in a flat where gas 
is required for cooking when they cannot afford it, or asking a family to live under another which is 
pounding heavily on the ceiling for extended periods every day. To understand lifestyle factors which 
need to guide architectural design (a) a survey should be undertaken which records cooking, 
sleeping, leisure, and social interaction practices in the affected community and (b) group discussions 
must be carried out on appropriate and affordable house designs, looking at alternatives and 
discussing their merits.  
 
Inside the Freetown administrative area a considerable number of new flats can be constructed in 
the pre-existing, relatively low-density areas by urban renovation and construction of three to four 
storey buildings. On available land on the hill sides good roads and new neighbourhoods must be 
been constructed. As demand for affordable homes is already high and will increase, the majority of 
buildings must be planned for 2-4 roomed flats of minimum sizes (for example max.: 65m2, similar to 
subsidized social housing in Guadalupe) designed for multi-family facilities and later re-modulation.  
 
In the site and service schemes the resettled population should be allowed the option to build their 
own houses in stages as incomes and cash flow permit. Guiding building lines and street layout 
should support the development of the neighbourhoods and technical assistance must be provided 
to facilitate the design for progressive development, construction and selection of building materials 
(and conveniently, their production). More details of possible house designs are presented in Annex 
2. 
 
 
3.9 The budget 

Project sponsors commonly underestimate the actual costs of resettlement planning and 
implementation. It is essential that all costs be estimated carefully and included in a detailed RAP 
budget. Without an accurate assessment of the costs of land acquisition, compensation for lost 
assets, and physical displacement, project planners cannot determine the real cost of project design 
alternatives such as alternative routes for power transmission lines or alternative sites for greenfield 
projects. The sponsor should itemize resettlement costs by categories of impact, entitlement, and 
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other resettlement expenditures including training, project management, and monitoring. The 
results should be presented in a tabular form that illustrates expenditures over the life of the project. 
To ensure that all adverse impacts have been taken into account, budget line items should be 
checked against categories of adverse impact and entitlements.  
 
The RAP budget must include a justification of all assumptions made in calculating compensation 
rates and other cost estimates and must take into account both physical and cost contingencies. As 
noted above, the cash value of compensation packages should be indexed to the Euro (€) or another 
stable currency to protect those eligible for cash compensation from local currency devaluation or 
inflation.  
 
The sponsor should be explicit about the source of funding for the RAP budget (IFC, 41). 
 
 
3.10 Implementation schedule 

The RAP budget should be linked with a detailed implementation schedule for all key resettlement 
and rehabilitation activities. This schedule should, in turn, be synchronized with the project’s 
schedule of civil works construction. Timing of the RAP field activities (consultation, census, and 
survey implementation) is crucial: commencement of field activities too soon before the project 
begins may raise local expectations and attract newcomers; commencement of activities too late 
after the project starts may interfere with project implementation. Linking resettlement and 
construction schedules ensures that project managers place key resettlement activities on the same 
critical path as key project construction activities. Linking schedules in this way creates an imperative 
for coordinating resettlement with other project activities throughout the chain of project 
management. 
 
A Gantt chart will provide an overview of implementation and can be used to monitor progress. An 
example of how such a chart might look is taken from Corsten et al. (2010:40). 
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Figure 3-1: Implementation Schedule 

Year

Month 1 2 3 4 5 6 7 8 9 10 11 12 1 2 3 4 5 6 7 8 9 10 11 12 1 2 3 4 5 6 7 8 9 10 11 12 1 2 3 4 5 6 7 8 9 10 11 12 1 2 3 4 5 6 7 8 9 10 11 12 1 2

1 Funding & Partnership FCC/EUD

2 Survey in the entire Kroo Bay FCC/t.a. MLCP&E

3 Analyse of survey results FCC/t.a. MLCP&E

4 Recording of Compensation Expectations FCC

5 Finalisation of Resettlement Plan FCC/t.a. MLCP&E

6 Archit./Eng. Design Bidding EUD

7 Finalisation of Technical design FCC supervision

8 Construction Bidding EUD

9 Work Supervision Bidding EUD

10 CFP for NGO recruitment EUD

11 Establishment of Social Housing Dept FCC/t.a. EUD

12 Mobilisation of contractors

13 Activities of the NGO FCC/t.a. IOM

14 Work supervision FCC/t.a. IOM

15 Infrastructure & Building construction FCC/t.a. IOM  + Consultant

16 Overspill areas

17 Stage 2 area

18 Stage 3 area

19 Stage 4 area

20 Stage 5 area

21 Population relocation FCC/IOM + NGO

22 Temp. Reloc. Syke Street pop.

23 From Stage 2 to overspill areas

24 From Stage 3 to Stage 2 area

25 From Stage 4 to Stage 3 area

26 From Stage 5 to Stage 4 area

IMPLEMENTATION SCHEDULE
162011 2012 2013 2014 2015

 
 



 

A guide to the resettlement of communities living in risk prone areas of Freetown 28 

3.11 Organizational responsibilities  

The RAP must identify and provide details on the roles and responsibilities of all organizations – 
public or private, governmental or nongovernmental – that will be responsible for resettlement 
activities. Their capacity to carry out their responsibilities needs to be assessed. It is recommended 
FCC is a resettlement-facilitating institution leaving the implementation to public and private sector 
housing institutions and NGOs. However FCC will, according to the Local Government Act, 
increasingly be responsible for urban planning considerations and building permits.  
 
For the overall supervision of the whole resettlement exercise a Resettlement Steering Committee 
should be established. Here, representatives of the implementing agency (project sponsor), relevant 
government departments, and community organizations (resettled and host) and NGOs will meet to 
ensure the resettlement project is on track and being carried out as agreed. 
 
 
Figure 3-2: Organizational responsibilities 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The Steering Committee should convene at regular intervals during the design and implementation 
phases of the RAP. 
 
 
 
 
 
 
 
 
 
 
 
 
  

Function 

Members 

Overall coordination, management and monitoring 

Resettlement Steering Committee 

• Implementing agency (project sponsor) 

• Government line and administrative departments 

• Community organizations 

• NGOs involved  

• Affected communities (including host communities) 

Function 

Members 

Resettlement Operations Unit 

Coordinate, manage, and monitor day-to-day implementation 

Coordinators of different components (e.g., community liaison, 
infrastructure installation) 
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A Resettlement Operations Unit should be set up to coordinate, manage, and monitor the practical 
day-to-day implementation of all resettlement activities. The head of this unit reports directly to the 
Steering Committee. S/he supervises all project staff members as well as any contractors or NGOs 
responsible for activities such as surveys, construction of resettlement housing, or the monitoring of 
RAP implementation.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Early in the resettlement process, the implementing agency should encourage the formation of 

 within the affected population. These committees should comprise the resettlement committees
formal leadership of the affected population as well as representatives of interest groups within the 
community that may have no formal leadership role (such as artisans and women). The resettlement 
committees can play an important role in negotiating resettlement compensation with project 
management, designing strategies for restoration and development of livelihood strategies, and 
monitoring overall implementation of the RAP. 
 
 
Case Study: Beneficiary-Led Approach in The Philippines 
 
In cases when slum upgrading makes partial resettlement of families inevitable, the Philippines 
authorities have established an institutional framework which ensures the views of those affected 
are taken into account. This includes institutionalizing local Inter-Agency Committees, composed of 
the concerned local chief executives, NGOs, people’s organisations, and community associations, to 
formulate the implementing rules and regulations that will govern the relocation activities. The 
programme is a multi-stakeholder partnership existing between the national government, the 
sending and receiving local governments, NGOs, community-based organisations and UN-HABITAT. 
 
(Cities Alliance, 2008:35) 
 
 
3.12 Consultation & participation 

Effective resettlement planning requires regular consultation with a wide range of project 
stakeholders. Project consultation with people affected by resettlement is mandatory as far as many 
donors are concerned. 

Function 

Members 

Community Resettlement Committees 

Represent communities

Formal leadership of affected communities
Interest groups (e.g. women, micro entrepreneurs) 
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Early in the project development process, the sponsor should: 
 
• identify all stakeholders; 
• inform local government, community leaders and local community organizations of the plan for 

the project as soon as feasible and ask them to inform their constituents; 
• brief all project line managers and personnel who will interact on a regular basis with people 

affected by the project regarding the anticipated effects of the project and measures to mitigate 
its impact; 

• after completion of census and the public notice of the eligibility cut-off date, arrange for the 
government to issue formal notice banning the construction or approval of construction of new 
buildings or capital improvements in areas to be affected by the project; 

• prepare an illustrated resettlement information booklet providing details on eligibility, rates of 
compensation and other entitlements, a timetable for implementation and all applicable 
grievance procedures; and 

• prepare and issue regular resettlement information updates. 
 
Information must be made accessible and understandable. Information should be translated into 
local dialects and broadcast through TV and radio media as well as the press, public notice boards, 
leaflets and flyers, and door-to-door canvassing.  
 

 FCC and partners must initiate and facilitate a series of consultations Promoting Participation.
with project stakeholders throughout the planning and implementation of a RAP. The purpose of 
these consultations is to inform stakeholders about the project and its effects and to provide 
opportunities for people to voice their concerns and propose alternatives.  
 
Formal consultations should include representatives from FCC and partners, project managers, 
relevant government authorities, representatives of relevant NGOs and members of both displaced 
and host communities. Discussions should centre on the effects of the project and measures to 
mitigate those effects. Because of discrimination within their societies, women and members of 
other vulnerable groups may find it difficult to defend their interests in a public forum. For this 
reason, it is important for project management or the agencies responsible for RAP planning and 
implementation to employ women and members of other vulnerable groups. These staff members 
can undertake outreach efforts, such as focus group consultation, to learn the concerns of vulnerable 
groups and convey them to resettlement planners and project managers. 
 
The objective of these consultations should be to secure the participation of all people affected by 
the project in their own resettlement planning and implementation, particularly in the following 
areas: 
 
• alternative project design 
• assessment of project impacts 
• resettlement strategy 
• compensation rates and eligibility for entitlements 
• choice of resettlement site and timing of relocation 
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• development opportunities and initiatives 
• development of procedures for redressing grievances and resolving disputes, and 
• mechanisms for monitoring and evaluation, and for implementing corrective actions. 
 
Regular consultation with affected people will also help project management in its monitoring of 
effectiveness of the RAP’s compensation packages, livelihood restoration efforts, and development 
initiatives. 
 
It will be useful to employ a community liaison representative with a budget specifically for the 
facilitation and management of public consultation. Alternatively, the services of a reputable and 
experienced NGO may be used for this.  
 
Project management must document its information disclosure and public consultation efforts. This 
documentation should identify who was consulted, what was discussed, and what follow-up was 
required.  
 
 
3.13 Redress of grievances 

Resettlement inevitably gives rise to grievances among the affected population over issues, ranging 
from rates of compensation and eligibility criteria to the location of resettlement sites and the 
quality of services at those sites. Timely redress of such grievances is vital to the satisfactory 
implementation of resettlement and to completion of the project on schedule. The implementing 
agency (FCC and partners) must ensure that procedures are in place to allow affected people to 
lodge a complaint or a claim (including claims that derive from customary law and usage) without 
cost, and with the assurance of a timely and satisfactory resolution of that complaint or claim.  
 
In addition, the project may have to make special accommodations for women and members of 
vulnerable groups to ensure that they have equal access to grievance redress procedures. This may 
include the employment of women or members of vulnerable groups to facilitate the grievance 
redress process or to ensure that groups which represent the interests of women and other 
vulnerable groups take part in the process. 
 
Grievances are best redressed through project management, city council, or other channels of 
mediation acceptable to all parties. Such channels of mediation may involve customary and 
traditional institutions of dispute resolution. The project management should make every effort to 
resolve grievances at the community level. Recourse to the legal system should be avoided except as 
a last resort. 
 
The RAP should describe the grievance redress framework that will be put in place by the 
implementing agency. This description should include: 
 
• institutional arrangements 
• the procedures for recording and processing grievances 
• the mechanisms for adjudicating grievances and appealing judgments, and 
• a schedule, with deadlines, for all steps in the grievance redress process. 
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3.14 Monitoring and evaluation 

Monitoring should be carried out on the progress of the resettlement process, including the 
planning, resettlement and rehabilitation activities, the disbursement of compensation, the 
effectiveness of public consultation and participation activities, and the sustainability of income 
restoration and development efforts among affected communities. Monitoring will provide feedback 
on problems and successes as early as possible so that corrective action can be taken where 
necessary. 
 
It is sometimes tempting to spend as little as possible on monitoring as it is regarded as irrelevant to 
the actual business of implementation, but this is false economy: if monitoring is poor, problems, 
mistakes and successes will not be properly identified and the quality of the resettlement will be 
affected. Sometimes the result of this may be disastrous: failure to detect resident dissatisfaction, for 
example, can threaten the relations between them and the urban authorities and undermine the 
resettlement process. For these reasons, monitoring and evaluation activities should be adequately 
funded and implemented by qualified specialists.  
 
Monitoring and evaluation (M&E) are also often overlooked at the planning and project preparation 
stage and assumed to be implemented at a later, usually unspecified, stage. However, resources, 
financial and otherwise, have to be budgeted and baselines established so that progress can be 
measured against the project initiation phase. Therefore M&E needs to be integrated into the overall 
project planning process and must start at the very beginning. 
 
Another mistake often made with M&E is the failure to follow up on the results. For it to have any 
purpose, management needs to identify what measures need to be taken to improve or correct 
implementation and which activities work best and should be further supported. M&E is an integral 
part of effective management.  
 
It is sometimes the case that public bodies pay most attention to the community until the 
resettlement has happened and thereafter pay it little attention. Similarly, the community cohesion 
and individual enthusiasm created by successful preparation of resettlement can decline during the 
travails of consolidation (Viratkapan and Perera, 2006:173) 
 
The RAP must provide a coherent monitoring plan that identifies the organizational responsibilities, 
the methodology, and the schedule for monitoring and reporting. The monitoring plan should include 
(i) performance monitoring, (ii) impact monitoring and (iii) a completion audit.  
 

 measures progress against milestones established in the RAP. Performance Monitoring physical 
Progress is usually reported against a schedule of required actions which have indicators (in the form 
of targets or milestones) such as number of public meetings held, compensation payments 
disbursed, housing plots allocated, infrastructure completed, number of people relocated and 
monitoring and evaluation reports submitted. 
 
Performance monitoring is carried out by project staff as part of their routine work or may be 
outsourced to an NGO or consultant, though this is less likely to create a commitment on the part of 
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the implementing authorities to the findings. Reports should be prepared at regular intervals 
(monthly, quarterly and annually).  
 

 measures the effectiveness of the resettlement process in meeting the Impact Monitoring needs of 
 It can be conducted by project staff (e.g., in its internal Resettlement the affected population.

Operations Unit) or an independent consultant, NGO or academic institution. Affected people should 
be included in all phases of impact monitoring, including the identification and measurement of 
baseline indicators.  
 
The resettlement budget should allow for impact monitoring continuing for a number of years 
beyond the completion of the resettlement itself to ensure that the project’s income restoration 
efforts and development initiatives have succeeded, and that the affected population has 
successfully re-established itself at its new site.  
 
Impact monitoring should include both quantitative and qualitative indicators to assess the 
satisfaction of affected people with resettlement initiatives and, thus, the adequacy of those 
initiatives. The most effective qualitative monitoring methodology is direct consultation with the 
affected populations, such as through regular meetings and focus group discussions.  
 

 A donor organization may require a completion audit to be carried out by an Completion Audit.
independent third party to assess whether the outcomes of the resettlement comply with 
resettlement policy. The main objective is to assess whether the resettlement has actually restored 
or improved the living standards of the affected population. The audit will also verify that all physical 
inputs committed in the RAP have been delivered and all services provided.   
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Annex 1 
 

Settlement Design 
 



 

1 

Freetown City Council housing policy and strategy 

Freetown faces the challenge of meeting the huge backlog of current housing needs as well as 
meeting the large quantity of recurrent or future housing needs of households predicted between 
2013 and 2028.  
 
There are no current data to calculate the current housing needs. The Freetown Structure Plan has 
used a norm of an average of 6 persons per housing unit and calculated the housing need in 
Freetown in 2012 at 166,000 housing units based on a population of 998,000 inhabitants. The FCC 
roof sketch has identified 85,500 roofs in Freetown of which the majority most probably are 
inhabited, many of which with more than one family. However, many houses are of low quality due 
to complete or partial renovation. Therefore the actual deficit is uncertain although some 
sociologists working with slum neighbourhoods have estimated that 60% of the Freetown housing 
units are to be considered slums and due for renovation.  
 
According to the estimates for the population growth in Freetown (see Annex 5) the population is 
expected to increase by another 910,000 citizens over the next 15 years. Using the standard of 
maximum two persons per room (UN standard) and six persons per household, another 152,000 
three-room dwellings will be needed to cover the future demand. In all, the demand for housing 
could be 335,000 dwellings to be constructed during the next 15 year period, bringing the total figure 
to 17,600 new dwellings per year.  
 
This enormous demand in the housing sector can only be overcome by a long term housing strategy 
which continuously supports and promotes renovation and new construction of houses by any 
means. Some of these dwellings can be built by urban renovation projects in existing 
neighbourhoods; others will have to be constructed on new sites. The strategy must be broad, 
allowing different approaches involving the communities and as many stakeholders as possible, 
including private sector and developers.  
 
At the same time the density of family homes per hectare in Freetown will have to be increased due 
to the limited access to virgin land in the city. The Freetown Structure Plan suggests that the housing 
strategy must emphasize denser residential areas in the future, to ensure land for the expected 
23,400 inhabitants per km2 in 2028.  
 
As seen in Annex 5, the current and future demand for land in some sub centre areas in Freetown are 
higher than the availability of land in other the sub centre areas. The housing strategy must include a 
better distribution of the population in FCC area, and an intensified urban development must be 
promoted in areas such as Lumley, Malama, New England, Wellington, Pamuronko and Allentown to 
solve the deficit in the City Centre, Fourah Bay/ Cline Town, Kissy Men´s Mess, Kissy Grassfield and 
Congo Water.  
 
As the majority of families in Freetown after resettlement will have only access to limited income, 
the housing strategy must make priority for the construction of affordable minor dwellings such as, 
for example, 3-bedroom flats of maximum 65m2 per unit, 2 bedroom flats of 53m2 and smaller one 
bedroom flats of 32.5 m2. Later on, these dwellings, if wisely designed, can be moderated 
horizontally or vertically to meet future changes for more ambitious demands. 
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Housing Schemes and Densities  

The preparation of housing schemes for resettlement in Freetown has to take into account housing 
densities reflecting the demands of the present and the future population of the city. The goal must 
be to ensure a reasonable dwelling for all. In this context, site and service schemes are not likely to 
be developed inside the Freetown city borders, because they are too low-density and will occupy too 
much land. However, site and service schemes represent an efficient way to settle people migrating 
to the metropolitan area in affordable housing where the land is available.  
 
The housing in the FCC area needs to take into consideration an overall future population density of 
23,600 persons per square km against the 12,330 persons per square km in 2013. Future reasonable 
housing conditions can in such a situation only be guaranteed by a higher number of houses per 
hectare than people have become accustomed to in the present neighbourhoods and old villages of 
Freetown.  
 
Considering the total FCC area, the estimated population in 2028, and a norm of 6 persons on 
average per house, the average density would be 43 houses per ha. However, the residential 
neighbourhoods have to be even denser as land also is needed for commercial, industrial and 
educational activities. The Freetown Structure Plan therefore suggests the land uses in the urban 
area are divided as follows: Housing, 43%; education, 19%; sport, recreation, playgrounds, 21%; 
administration, commercial areas and markets, 12%; and industry and workshops, 4%.  
 
Making the decision to use 43% of the urban land for housing will make it possible to plan and build 
the future residential areas with an average density of 100 housing units per ha. This can be done in 
different ways such as building a minimum of two housing units (12 persons per plot) on plots of 
160m2; three housing units (18 persons per plot) on plots of 240m2; four housing units on plots of 
320m2; or five families (30 persons) on a traditional town lot in the Freetown CBD. The need for 
higher housing densities calls for development of new housing designs and for multi-storey buildings.  
 
Freetown Structure Plan: Proposed division of land for different land uses in Freetown 

 
 
 
The Freetown Structure Plan also proposes the planning of additional green areas close to the 
residential area, providing the land required for playgrounds, community activities, parks and 

19%

43%

22%

4%
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Land Use per Category %
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Residential
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recreation
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football fields, to name a few possible uses. Together the residential areas and the green areas are 
proposed to occupy 64% of the land while the rest, as mentioned, will be reserved for education 
facilities (19%), commerce and administration (12%) and industry (4%). It is proposed that the 
residential areas on the ground floor could host shops and workshops as long as these activities do 
not create negative impact on the surroundings with bad smells, noise, dust, oil spill, etc. 
 
The higher densities give advantages such as reduction of cost to provide roads, water, sewerage and 
electric infrastructures in the housing areas. If a hectare of land is occupied by only 40 families, the 
40 families have to pay the cost of the roads, water and power supply systems. If one hectare instead 
is used for two or three storey housing blocks with 80 families or more, the cost will be shared 
among more families and the cost of the housing schemes, the house or the rent, will be reduced 
and therefore made more affordable.  
 
Case Study: Resettlement Plan Kroo Bay  

The following is an example taken from the proposal for Resettlement Plan Kroo Bay. The proposal is 
still relevant as it describes the type and sizes of affordable housing flats which, in the future, will be 
built for a major part of the Freetown population. The proposal was prepared by the Particip GmbH 
Consultants: Nina Corsten, Frédéric Pons, Michael Johnson, Florence Kaindaneh, and financed by the 
EU. 
 
Housing description 
The Resettlement Plan Kroo Bay proposed the construction of 2790 housing units in several five 
storey housing blocks to resettle the population living in a flood risk area in Kroo Bay. As affordable 
housing units the project proposed two types of housing units, namely 930 two bedroom and one 
living room flat (63 m²) and, 1860 one bedroom and one living room (31 m²). 67% of the households 
were less than 5 persons and 33% more than 5. 
 
The project included residential buildings, mixed-use buildings, facilities buildings, sport facilities 
(playground), workshop/store buildings, public spaces and vacant lands. The five storey buildings 
would include both residential and mixed uses. In the first category (residential), all floors are 
dedicated to housing. In the second category (mixed-use), the ground floor is used for commercial 
activities, local facilities, offices, and therefore only the four upper levels are occupied by dwelling 
units. 
 
The following table and pie chart illustrate the distribution of the different land uses on the sites. All 
the space between buildings is considered public and therefore the percentage for category (grey) 
seems very high. These public spaces could be developed and equipped with urban furniture in the 
future. This issue is not included in this project for reasons of cost reduction. 
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LAND USES Total area (m²) Total area (ha) %

Residential 17.788              1,78 21%
Mixed use 6.985              0,70 8%
Workshops 1.585              0,16 2%
Facilities 1.100              0,11 1%
Sport facilities 3.600              0,36 4%
Public spaces 32.928              3,29 39%
Vacant land 19.474            1,95 23%
Total 83.460              8,35 100%

Total area per land use category
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Resettlement Plan Kroo Bay: Layout Plans 

Resettlement Plan Kroo Bay 
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Proposed design of one and two room housing units 
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Example: The Wellington Sub-Centre and Housing Scheme 

The population in Freetown is estimated to grow from 1.0 million in 2013 to 1.9 million in 2028. The 
Urban Planning Project proposes that the land in Freetown must be used with higher population 
density per ha to be able to solve the actual and future demands for housing.  
 
The Urban Planning Project has also prepared a draft Freetown Structure Plan, which suggests that 
11 sub centres in new well located areas close to the main public transport network are identified to 
host service functions in the future, such as neighbourhood municipal administration, education 
facilities, health centres, commercial centres, markets, offices and high density housing areas. The 
basic concept is to help de-congestion in the Freetown CBD and ensure better and more equitable 
distribution of service to the citizens in Freetown. 
 
Freetown has very little available virgin land for development, but has many areas in need of urban 
renovation. As an example of how to establish such a service and housing area in a sub-centre, which 
could serve to resettle communities in disaster prone areas, the Urban Planning Project has prepared 
an example for a local renovation and development plan and chosen the industrial area in Wellington 
for the exercise.  
 
The area is 27ha with a good location in the middle of the local area close to public transport on the 
Bay Bury Road. The area has been planned for different purposes such as housing (13.8ha), 
education facilities (2.7ha), markets (2.4ha) and recreation, parks and playgrounds (4.1ha) (see plan 
map).  
 
The housing area has been prepared for different types and sizes of blocks of medium and high 
dense dwellings with the intention of creating housing opportunities for all in a mixed environment. 
On selected well-distributed locations the ground floor in the housing block is reserved for shops and 
clinics. Also workshops, which do not create environmental problems such as dust, noise, danger, 
smells etc., might be integrated in the ground floor of the housing block. Training facilities and other 
service functions are located in specially designed buildings. 
 
The plan suggests that be developed as private partnership projects, where interested land owners, 
developers, business people and other interested stakeholders, together with FCC and other 
concerned public institution, such as the MLCPE, prepare the development and investment plans for 
the area and together identify the resources for the implementation of the project. Owners of 
parcels of land inside the area can also be involved as partners. 
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NB: The population density is lower than recommended as the centre includes additional service functions for the Sub Centre Area.  
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Example of plan for a 3 storey housing block with one 1-2 bedroom flat and one 3 bedroom flat.  
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3D illustration 1 of street and housing block proposed for Wellinton Sub Centre Scheme 

 
 
3D illustration 2 of street and housing block proposed for Wellinton Sub Centre Scheme 
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3D illustration 3 of street and housing block proposed for Wellinton Sub Centre Scheme 
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House Design 

The extent of the house design at this stage is limited for project preparation purposes. A more 
concrete design analysis will be needed to calculate the actual construction costs.  
 
Concerning the design, the following typical building designs could be proposed as affordable 
housing in the urban renovation of Freetown: 
 
i. A three storey building with two family flats of 65m2 and shops on the ground floor, one town 

lot. 
ii. A three storey building with four flats of 32.5m2 and shops on the ground floor, one town lot. 
iii. A four storey building with three flats of 65m2 and shops on the ground floor, one town lot. 
iv. A four storey building with two flats of 65m2, 2 of 32.5m2 and shops on the ground floor, one 

town lot. 
v. A five storey building with three flats of 65m2, two flats of 32.5m2 and shops on the ground 

floor, one town lot. 
vi. A four storey building with 6 flats of 65m2, four flats of 32.5m2 and shops on the ground floor, 

two town lots. 
vii. A four storey building with 4 flats of 65m2, eight flats of 32.5m2 on two town lots. 
viii. A five storey building with six flats of 65m2 and four of 32.5m2 and shops on the ground floor, 

two town lots.  
 
Good building designs, drawings and descriptions should be made available for Freetown plot owners 
and investors, and distributed from FCC Development Control Unit. A solid and well prepared 
building design should be made for all types including all relevant technical details and specifications, 
referring to the building inspection demands for building materials, concrete mix and quality, as well 
as descriptions of working security regulations for the building site and the regulations on use of the 
street and walkways during construction. 
 
The architecture, esthetic and function must take into account peoples lifestyle and habits with 
relation the use of the buildings. Details must be well considered and the design must be robust 
taking into consideration easy, functional and low maintenance costs, and easy accessible building 
components to be maintained. The FCC must engage well qualified architects and engineers to 
prepare the designs. These well experienced professionals must have in -depth knowledge of local 
construction challenges and building materials as well as bottlenecks relating to the labour supply 
from quality constructing firms, building supervisors and construction workers. 
 
As buildings have a lifetime of more than 50 years, a building will be inhabited over a timeframe 
covering changes in living conditions and lifestyle. When designing the buildings consideration must 
be given for adjusting flat and room sizes in time, either vertically or horizontally.  
 
No quality compromises are to be given in respect to the construction components of the building. 
Consideration must be given to provide quality materials for water pipes, sewerage removal and 
electrical installations. However, variations in the quality of materials for secondary components 
such as windows, doors, surfaces on floors and walls, bathrooms and kitchens may be considered in 
order to lower building costs. It is obviously a major challenge in the building design phase to identify 
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economic designs as to meet the needs of the majority of the families in Freetown who only have 
access to limited resources for their housing bill. 
 
CONSTRUCTION PRICES IN FREETOWN 

The Urban Planning Project interviewed builders and constructors in December 2013,about the 
actual building prices in the Freetown area. The building prices varied considerably and were 
reported to be between 1.2 and 2.6 million Leones per square metre of building, for the 
construction of a family house using traditional concrete and block work building materials and 
techniques.  
 
The following table presents an example of the actual construction costs for a single 90m2 family 
house in Allentown, Freetown. The house was built in the traditional manner with concrete 
columns and beams. The walls were of sandcrete blocks made at the site. Windows and doors 
were of good quality materials and welding work. Floors were partly tiled and partly concreted. 
For the water, sanitation and electrical installations good quality materials were used and the 
work adhered to the regulations. The concrete was mixed by hand at the site and the building 
materials were mainly purchased locally.  
 
Example: Construction Costs, Freetown, December 2013 

 
Source Urban Planning Project December 2013 
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Price estimate for a four storey housing block with four flats of 65m2 

The following table shows an estimate for the construction cost of a four storey housing block 
with four flats of 65m2. The estimate uses the prices from the house construction in Allentown 
shown above. The price per square metre (m2) is 1.6 million Leones excluding the purchase of the 
plot and 1.7 million Leones per m2 including the cost of one town plot.  
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Example: Estimated Construction Cost of Four Housing Units of 65m2 in a Housing Block 
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The example takes into account the construction price of a house in the private sector using 
traditional concrete columns and sand block walls. The cost of the housing block with four flats of 65 
m2 is 417.325 million Leones, the average price per flat is 104.300 Leones on the plot not including 
exterior work on the plot. Access roads and neighbourhood water and sewerage systems are not 
included.  
 
An additional 8% of the building cost, technical design, preparation of the project and supervision 
during the building process, has been built in to the cost estimate, which is essential for the 
successful execution of a housing scheme build. No considerations have been given to any eventual 
cost reduction resulting from the use of more efficient working methods or more industrialized 
building materials. In larger projects this might reduce the overall cost. However, the price per m2 is 
considerably lower than other estimates from Freetown’s formal sector building constructors and 
engineers, who have suggested that a realistic price is as high as 2.6 million Leones per m2. 
 
Cost of the Sanitary Facilities  

Below is a consideration of the cost for household septic tanks and their maintenance (pumping and 
disposal is not included). Costs in various regions are as shown with an average cost of Euro 2,035 
per household: 
 
Average prices for sanitary facilities 

 
Source 3BMD Associated Engineers, Freetown, 2014 
 
This costing will be different for a flat in a multi-family building as the families will have to share a 
larger septic tank. In the example Estimated Construction Cost of Four Housing Units of 65m2 in a 
Housing Block presented above the cost has been calculated to 24 million Leones for the four 
households making the cost 6,000,000 Leones/1025 Euros per household. 
 
Cost of Energy Sources 
The energy source for the development will have to be a hybrid of NPA power and generators to 
supplement the power needs in times of electricity cuts. Preparing the installation of an emergency 
generator the cost (without the generator) the cost of installing an emergency generator (minus the 
cost of the generator) is calculated to 1,641 Euros per flat, including the direct connection to the NPA 
street network. Solar panels and small emergency solar systems as provided by the mobile 
companies could, in future, substitute the need for diesel generators for emergency supply.  
 
Water Supply 
The estimate for the construction of water supply networks assumes proximity to a community well 
pool, with each building being serviced via gravity flow into the apartments from elevated water 
tanks. Examples of costs are shown below with an average cost estimated at 1,131 Euros per 
household. The cost of construction of the well in the building example from Allentown (not 
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included) is 7.5 million Leones = 1,282 Euros. The preparation for the connection of the well pump is 
included in the budget line for electrical installation.  
 
Avarage prices for construction of watersupply systems  

  
Source: 3BMD Associated Engineers, Freetown 2014 . 
 
 
Sewerage treatment Plants 
The following cost estimates for the construction of a sewerage plant are for the construction and 
installation only. The construction of a sewerage treatment plant is dependent on flow through and 
the population served.  
 
Average prices for construction of Sewerage Plan systems 

 
Source 3BMD Associated Engineers, Freetown 2014,  
 
The production of sewage water could be as high of 94 litres per day, per person. Calculating a family 
size of eight persons per family, the family will produce 747 litres per day. Estimating the cost for a 
neighbourhood of 10,000 families, a sewerage plant will be between 3.1 and 5.6 million Euros.  
 
Road Construction 
The prices concerning road construction vary considerably and an average unit cost may be close to 
425,000 Euros per km with variations between 310,000 and 540,000 Euros (2014 prices based on 
Africon/WB Report on Unit Costs of Infrastructure Projects in Sub-Saharan Africa 2008). This costing 
can be used as an estimate for the cost of a new distribution road in Freetown. To calculate a new 
neighbourhood road the lowest estimate should be used. 
 
Cost of housing Schemes  
Using the information from the building costs presented above, the following is an approximate 
estimate of what a housing scheme of 3,000 house units might cost in Freetown in January 2014. 
However, due to the complexities of Freetown’s building sector it is difficult to estimate such budgets 
as no reliable data on building prices is available. As no concrete design is available, the budget must 
be used only for a first draft estimate of the building cost. Also, the rationale of the design and the 
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level of finish impact considerably on the cost. The concrete topography and soil conditions must 
also be considered in cost estimates, as these can change construction costs significantly.  
 
Before any project is executed a careful assessment of the design and preparation of tender 
documents by a professional qualified supervisor will be very important for controlling expenditure. 
Qualified supervision of the building process will be required to ensure resources and quality are 
strictly monitored.  
 
The following tables present budgets for a 3,000 unit housing scheme and a 3,000 unit plot site and 
service scheme. 
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Outline of a Resettlement Plan 

Topic Contents 
Scope of land 
acquisition and 
resettlement 

• Describe, with the aid of maps, the scope of land acquisition and why it is 
necessary for main investment project. 

• Describe alternative options, if any, considered to minimize land acquisition and its 
effects, and why remaining effects are unavoidable. 

• Summarize key effects in terms of land acquired, assets lost, and people displaced 
from homes or livelihoods. 

• Specify primary responsibilities for land acquisition and resettlement. 

Socioeconomic 
information 

• Define, identify and enumerate people to be affected. 
• Describe likely impact of land acquisition on people affected, taking into account 

social, cultural, and economic parameters. 
• Identify all losses for people affected by land acquisition.  
• Provide details of any common property resources. 
• Specify how the project will impact on the poor, indigenous people, ethnic 

minorities, and other vulnerable groups, including women, and any special 
measures needed to fully restore, or enhance, their economic and social base. 

Objectives, policy 
framework and 
entitlements 

• Describe purpose and objectives of land acquisition and resettlement. 
• Describe key national and local lands, compensation and resettlement policies, 

laws, and guidelines that apply to the project. 
• Explain how bank policy on involuntary resettlement will be achieved. 
• State the principles, legal and policy commitments of the borrower executing 

responsibility for different categories of project impacts. 
• Prepare an eligibility policy and entitlement matrix for all categories of loss, 

including compensation rates. 
Consultation, 
grievance redress, 
participation 

• Identify project stakeholders. 
• Describe mechanisms for stakeholder participation in planning, management, 

monitoring, and evaluation. 
• Identify local institutions or organizations to support people affected. 
• Review potential role of non-government organizations (NGOs) and community-

based organizations (CBOs). 
• Establish procedures for redress of grievances by people affected. 

Relocation of housing 
and settlements 

• Identify options for relocation of housing and other structures, including 
replacement housing, replacement cash compensation, and self-selection. 

• Specify measures to assist with transfer and establishment at new sites. 
• Review options for developing relocation sites, if required, in terms of location, 

quality of site, and development needs. 
• Provide a plan for layout, design, and social infrastructure for each site. 
• Specify means for safeguarding income and livelihoods. 
• Specify measures for planned integration with host communities. 
• Identify special measures for addressing gender issues and those related to 

vulnerable groups. 
• Identify any environmental risks and show how these will be managed and 

monitored. 
Income restoration 
strategy 

• Identify livelihoods at risk. 
• Develop an income restoration strategy with options to restore all types of 

livelihoods. 
• Specify job opportunities in a job creation plan, including provisions for income 

substitution, retraining, and self-employment and pensions, where required. 
• Prepare a plan to relocate and restore businesses, including income substitution, 
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where required.
• Identify any environmental risks and show how these will be managed and 

monitored. 
Institutional 
framework 

• Identify main tasks and responsibilities in planning, negotiating, consulting, 
approving, coordinating, implementing, financing, monitoring and evaluating land 
acquisition and resettlement. 

• Review the mandate of the land acquisition and resettlement agencies and their 
capacity to plan and manage these tasks. 

• Provide for capacity building, including technical assistance, if required. 
• Specify role of NGOs, if involved, and organizations of APs in resettlement planning 

and management. 
Resettlement budget 
and financing 

• Identify land acquisition and resettlement costs. 
• Prepare an annual budget and specify timing for release of funds. 
• Specify sources of funding for all land acquisition and 
• resettlement activities. 

Implementation 
schedule 

• Provide a time schedule showing start and finish dates for major resettlement 
tasks. 

• Show how people affected will be provided for before demolition begins. 
Monitoring and 
evaluation 

• Prepare a plan for internal monitoring of resettlement targets specifying key 
indicators of progress, mechanisms for reporting, and resource requirements. 

• Prepare an evaluation plan, with provision for external, independent evaluation of 
the extent to which policy objectives have been achieved. 

• Specify participation for people affected in M & E. 

Source: Asian Development Bank (1998:16). This source also provides a recommended short version of a resettlement plan.  


