
The 3rd Networking Seminar of the Fukuoka Platform for Sustainable Cities 
in Asia and the Pacific (Fukuoka-SUSCAP) 

18 December 2025 ONE FUKUOKA BLDG., Fukuoka City, Japan

άRole of Regional Planning and Ensuring its Implementationέ

Ministry of Housing, Construction and Water Supply
Sri Lanka

Eng. R.A.S. Ranawaka, Director General

Adequate housing, land and basic services with 
άNational Physical Planέ focusing on 

Natural disasters



General National Profile 
Democratic Socialist Republic of Sri Lanka

General Information
ÅProvinces : 9
ÅDistricts : 25
ÅPopulation: ~22 million (2025 est.)
ÅPopulation density: 353 persons/km2

ÅOfficial Languages: Sinhala, Tamil
ÅCurrency: Sri Lankan Rupee (LKR)
ÅTime Zone: GMT+5:30
ÅArea: 65610 Sqkm
ÅMean annual temperature: 180C-270C
ÅAnnual rainfall (Average) : 2,312mm
ÅCapital: Sri Jayawardenepura Kotte (legislative), Colombo (commercial)
ÅEducation: Free education system, high school enrollment rates 



Presentation Overview 

ÅPresent άNational Physical Plan-Sri Lankaέ approach & situation

ÅHow it merge to Regional/Provincial/Divisional level

ÅChallenges/Lessons Learn

ÅInsight ς Specifically related to άPresent Disasterέ, άDitwahέ cyclone 



Present άNational Physical Plan-Sri Lankaέ

ÅNational Physical Planning Department responsible for preparing the 
countryΩs άNational Physical Planέ

ÅHistory 
ÅTown and Country Planning Department was established under the Town and 

Country Planning Ordinance No. 13 of 1946

ÅIn 1972, the Department prepared άColombo Master Planέ for Colombo and Suburb 
areas with the assistance of the UNDP.

ÅIn 1978, the Urban Development Authority established with the intension of 
implementing this Master Plan

ÅIn 1997, the Presidential Task Force on Housing and Urban Development 
recommended that there should be a National Spatial Plan for Sri Lanka.

ÅThe National Physical Planning Department was established under the provisions 
of the Town and Country Planning Amendment Act No.49 of 2000, which 
mandated the preparation of a National Physical Planning Policy and Plan.



Level 1: National Level 

Regional Physical  Plan Sectorial Policies and Plans/ Action Projects

Local Physical Plan Action Projects

Planning Hierarchy 

Level 2: Regional Level 

Level 3: Local Level 
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Legal Provision :Town & Country Planning Ordinance No. 13 of 1946, amended by Act No. 49 of 2000

National Physical Planning Policy & the Plan

Western (Megapolis)  Regional Physical  Plan
Eastern Regional Physical  Plan
Central Regional Physical  Plan

Nuwara Eliya Development Plan (UDA), Kandy City Development Plan (UDA), Colombo City Development Plan (UDA)



Scope of the National Physical Plan 

ÁThe National Physical Plan is a broad policy framework to guide;

ÅManagement of changes in the land uses 

ÅEstablishment and extension of human settlements

ÅShifting and location of human activities

ÅInstallation and improvement of physical infrastructure

ÅConservation and enhancement of any land-based heritage, resource, etc.



Preceding National Physical Plans

2nd National Physical Plan ï 2050 

(Enacted - 2019)
1st National Physical Plan - 2030

(Enacted - 2011)

On going National Physical Plan Update 
(Based on the Decision of the Cabinet of  

Ministers, dated on 02.01.2020)



Updating  of  the existing  National  Physical  Plan - 2050

The National  Physical  Plan ï 2050 has been updated  as per  the decision  of  the Cabinet  Ministers  dated  

on 02.01.2020 to  incorporate  some  elements  to  the urban  hierarchy .

This was used as an opportunity incorporate the following unforeseen situations 

1. The Covid-19 world pandemic which affected Sri Lanka necessitating dramatic changes to be done in 

transport, education, employment and other sectors 

2. The Inter-governmental Panel on Climate Change (IPCC) of the United Nations in 2021 highlighted new 
predictions due to climate change with the potential to affect Sri Lanka

3. The Exclusive Economic Zone of the country which is incidentally 23 times the land mass of the country 
needs to be dealt with in more detail

4. The need to redefine the urban hierarchy based on functions of settlements  

5. The need to include updated data and information

6. The need to strengthen the implementation strategy

7. Recent Natural Disaster ñDitwahò cyclone (27th November to 30th November 2025) ????



 
 

National Physical Planning Policy: Four Guiding Policies 

1. Conservation  of  the óCritical ô and the óUniqueô

     Considered the sensitive settings, water resources and the natural ecosystems for the long 

      sustaining economy and the socio-cultural environment

2. Promotion  of  the óLivability ô for  óHumanô
      Considered the environments most appropriate for human habitation in terms of climate, availability 

of resources for basic needs and essential services

3. Optimization  of  the óUtility ô of  the óAvailable ô
     Considered the optimum use of the available resources and infrastructure for future development 

and in view of the Sustainable Development Goals

4. Exploration  of  the óPotentialsô and the óEnhancementô of  the use
 Considered the Human Resource locations: where populations with various skills and education 

levels are located, 
 Resource locations: such have potentials for diversified developments



Guiding Principle 1 - The Conservation Space

Considered the sensitive settings, water resources and the natural ecosystems 

for the long sustaining economy and the socio-cultural environment



Guiding Principle 2 - The Livable Space

Considered the environments most appropriate for human habitation in terms of

climate, availability of resources for basic needs and essential services



Guiding Principle 3 - Optimized and the Best Utilized Space

Considered the optimum use of the available resources and infrastructure for 

future development and in view of the Sustainable Development Goals



Guiding Principle 4 - The Explorative Space

Human Resource locations: where populations with various skills and education 

levels are located, 

Resource locations: such have potentials for diversified developments

Petroleum 

Deposits  



National Spatial Structure 

Plan - 2050  

Conceptual  Plan

Vision

ñPlanned, Sustained 

and 

Prosperous Nationò



Main Features -  National Physical Plan ï 2050 (Proposed National Land Use Plan ï 2050)

1. Environmental Conservation Area

Environmentally Sensitive Area (ESA)

Central ESA, Coastal ESA, Environmental Protection 

Areas 

Protected Area Network

Eco Conservation Zone, Water conservation zone

Agro Conservation Zone, Heritage Conservation Zone

2. Settlement Hierarchy

4 Multi-Dimensional Commercial Cities, 

21 National Cities, 

11 Connecting Cities, 

5 Urban Agglomerations

50+ Urban Centers,

Rural Clusters

3. Economic Axes

Ç The requirement  of  National  

Land  Use Plan is  identified  by 

the Manifesto  of  the present  

government   
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1. Environmental Conservation Areas

Environmentally Sensitive Area (ESA)

Central ESA

Coastal ESA

Environmental Protection Areas 

Protected Area Network

Eco Conservation Zone

Water conservation zone

Agro Conservation Zone

Heritage Conservation Zone
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Environmentally Sensitive Area (ESA)

Central  Environmental Sensitive Area Coastal Environmental Sensitive Area
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Isolated  Environmental  Sensitive  Areas

Environmental Protection Areas 

declared by CEA 

Inselbergs



Protected Area Network

Water Conservation ZoneEco Conservation Zone



Protected Area Network

Heritage Conservation ZoneAgro  Conservation Zone
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2.) Settlement Hierarchy

Ç 4 Multi-Dimensional Commercial Cities

    (Colombo, Jaffna, Hambantota, Trincomalee) 

Ç 21 National Cities 

Ç 11 Connecting Cities 

Ç 5 Urban Agglomerations

Ç 50+ Urban Centers

Ç Rural Clusters
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Jaffna

Trncomalee

Colombo

Hambantota

04 Multi -Dimensional Commercial Cities (MDCCs) - 
would be developed as Smart Cities centres  connecting 

international and national networks

Colombo MDCC would be developed 

highlighting and conserving  it ôs physical 

characteristics;  mainly water. 

This water- front development would be 

included activities of;

Å special financial economy

Å Logistic Handling  

Å international commerce & trade

Å Administrative/diplomatic relations

Å contemporary culture

 

Examples: Colombo Port City, Beira Lake 

Water - front Development, Colombo 

North Port Project, Marine city 

development, Parliament Area 

Development

Jaffna  MDCC would  be developed  

highlighting  and conserving   itôs physical  

characteristics ; mainly lagoon 

This water- front development would include 

activities of;

Å commerce & trade

Å tourism

Å culture 

Trincomalee  MDCC would  be developed  

highlighting  and conserving   itôs physical  

characteristics   

This MDCC would be included activities of  

Å commerce & trade 

Å industry & fisheries

Å tourism

Å Culture

(Incorporate  the Trincomalee  City  

Development  plan)

Hambantota  MDCC would be developed 

highlighting itôs physical characteristics  

This MDCC would be included activities of  

Å commerce & trade 

Å industry

Å tourism 

Å Power Generation (Off shore Wind & 

Solar) 



21 National Cities ï would be developed as Smart Cities
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Kilinochchi

Mullattive

Mannar

Vavniya

Anuradhapura

Puttalam
Polonnaruwa

Kurunegala

Matale

Kandy
Kegalle

Gampaha

Nuwara Eliya

Badulla

Batticaloa

Ampara

Monaragala
Ratnapura

Kalutara

Galle

Matara

National Cities would be developed as Smart Cities and closely tie 

up with the network of MDCCs and Connecting Cities. 

National Cities: based on their historical, social and economic 

status

Ex:. 

Ç Kandy  National  City  ï (historical,  cultural,  conservation,  

tourism)  

Ç Nuwara  Eliya  ï (conserving  of  over  1500 m environmentally  

sensitive  area, tourism  development  with  suitable  urban  

designs  schemes,  research  & education)

Ç Anuradhapura  ï (heritage,  cultural  and tourism)

Ç Galle  ï culture,  marine  and archeological  conservation

Ç Mannar  ï (Off  shore  wind  power  development,  Oil  & gas,  

tourism,  fisheries)

ii Establish a strong economic base and service network for the 

benefit of the residents and those in the hinterlands



Connecting Cities would be developed as Smart Cities and 

closely tie up with the network of MDCCs and Connecting 

Cities;

Á to act as a multi-mode transport hub for MDCCs and 

National Cities and with links to the hinterlands

Á Connecting Cities: connecting Multi-dimensional and 

National Cities and absorbing the overspill population

Á To provide for subsidized housing, special recreational 

areas, international stadiums, sport stadiums, large 

campuses, specialized medical facilities etc.)
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Mankulam

Dambulla

Valaichchenai

Mahiyanganaya
Negombo

Panadura

Hatton
Bandarawela

Wellawaya

Potutuvil

11 Connecting Cities - would be developed as Smart Cities

Embilipitiya


