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ABSTRACT 

Globally, urban growth and development has been unprecedented in the early 21st century in both 

the developed and the developing world. Ghana, experienced rapid urban growth without urban 

planning after colonialism creating a messy urban sprawl in many cities. This study sought to assess 

land use regulations for achieving a sustainable urban development and the role of city managers 

in managing urban sprawl in Walewale.  

The general assumptions were that, lapses in traditional and central governance system were 

responsible for urban sprawl occurrence and the phenomenon could be remedy, when corrective 

measures are employ. The study employed theories of urban sprawl theory, sustainable urban 

development theory and sustainable urban planning theory, to explain conceptual framework and 

issues raised.  The study is purely qualitative research, where both primary and scanty official 

available secondary data were gathered. I interviewed 16 primary household heads and nine key 

informants made of seven chiefs and two-male planning officers through semi-structured 

interviews. Twelve male-participants and eight female-participants focus group discussions were 

also conducted as well as personal observation on the field. 

Additionally, the study area concentrate on the political, physical and socio-demographic 

characters of the Walewale. Walewale urban population growth from 2000 to 2010 accounting for 

39 percent of the urbanizing district because of its administrative functions in employment 

generation due to educational and healthcare facilities demand for labour force and other urban 

service delivery. 

The analysis of the study, concentrate on, urban land institutions and their functions, the dynamics 

of land tenure system, where history played a major part in urban sprawl phenomenon and growth. 

Again, the spatial distribution of social infrastructure like water, electricity, waste management and 

many more became necessary because those critical services enhance the livelihoods of the people 

and how to improve them. The general trend observed was planned areas have improved services 

and unplanned areas were deteriorating in service delivering. 

Finally, conclusions and recommendations dwelt in strengthening the structure of both local and 

central government systems through urban regulations such as tax policy, urban ordinances, urban 

zoning, GIS Maps, and public land acquisition and management were recommended as control 

mechanisms.  

Key words: Ghana, urban sprawl, sustainable, land use, land tenure, zoning 
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CHAPTER ONE 

THE RESEARCH PROBLEM 

1.1. Introduction 

Urban development and urban planning regulations are a regulatory procedures used to control 

urban land development in accordance with a master plan or a blue-print (Arimah & Adeagbo, 

2000). However, an urban management scholar, (Agbola, 1987) sees urban planning and 

management as a collection of interrelated statutory and administrative instruments and 

techniques designed to safeguard  ,regulates, conserve and disburse land in the interest of the 

overall community, as well as control the character, appearance and management of buildings 

and facilities to ensure economy, convenience and aesthetics . (Habitat, 2009), argued that, 

since 2008, more than 50% of the World population lives in urban areas and these figures were 

likely to increase to over 70% by the year 2010. However, this phenomenal increase is merely 

concentrated in developing countries in Asia and Africa .This increasing urbanization globally 

is engulfed with urban problems such as incompatible land use, environmental degradation, and 

non-provisions of public goods like roads and public parks according to Harrison (1977). With 

regards to situations of urban sprawl, Land regulations is often seen as government intervention 

to solve its consequences (Adams, 2008). According to Mabogunje, Hardoy, Misra, and 

Jackson (1978) they argued that global urban planning have four distinct characteristics 

including; the normative, which means they do not describe what is it but, what is desirable, 

that contain the promise and prediction of sanction-penalty for noncompliance and rewards for 

compliance, feasibility and finally defined relationship between an identifiable sender and an 

equally obvious receiver. 

In Ghana, urbanization has overgrown urban planning, reducing planning to reactive activity 

and urban planners resort to short-term measures addressing challenges associated with 

demographic and spatial change affecting the population and physical development of towns 

(Ubink & Quan, 2008). During Ghana`s independence on 6th March, 1957, the population was 

6 million and increased threefold rapidly to 18 million by the year 1996 within a period of 39 

years (Service, 2005) .  The 2010 Population and Housing Census conducted by the Ghana 

Statistical Service, the population grew a little above 24 million and the number of people living 

in urban areas double (Agyei‐Mensah & Owusu, 2010). Planning in Ghana has since not change 

in theory and practice and still follow the British planning system handed over after colonial 





  

3 

 

before looking nationally and globally. Having grown with Islamic values and seeing Zongos 

with their chaotic poor urban housing, insanitary environment and many others, a holistic 

approached, is needed to solve these problems. 

My study area is Walewale, the West Mamprusi District capital created in 1988 under the 

government of Ghana Decentralization and Local Government Reform Policy and located in 

the Northern Region of Ghana (www.ghanadistricts.com). The West Mamprusi District 

population grew within a decade from 115,025 in 2000 to 121,117 in 2010 and 131,650 in 2005 

(Makain, 2007) .Walewale Township alone in 2000 was 13,558 (Bambangi & Abubakari, 2013) 

and 2010 Population and Housing Census put the figure to 39% ( approximately 18,880) of the 

district population  (Ampofo, Soyelle, & Abanyie, 2016). The district annual population 

percentage growth is estimated to be 2.4%, and urban population of 18% have far-reaching 

consequences with regards to access to land and its use.  Land is mainly own and control by the 

traditional authorities leading to indiscriminate land sales, high rate of urbanization, less regard 

to land use regulations and its impacts on sustainable development (Bambangi & Abubakari, 

2013). These problems among others have further worsened the social and economic plight of 

the people as well as development in the district. The Town and Country Planning Law, Cap 

84 among other legislations spelt out the regulations for undertaking any form of physical 

development in the community. However, effectiveness of these legislations with regards to 

land use and physical development has been a major problem to the success of land use 

regulation on planning which is often violated with impunity. The problems of improper land 

use planning and uncontrolled development are evident due to inflexible land ownership system 

and political interference (Yeboah & Obeng-Odoom, 2010). It is on this note that this study 

seeks to assess the dynamics of land use regulations on planning and its effects on sustainable 

development in Walewale.  

1:3. Problem statement 

Walewale, became the district Capital in 1988, under the Government of Ghana 

Decentralization and Local Government Reform Policy, and, geographically located at the 

centre of the district in the Northern Region of Ghana. It shared boarders with the Upper West 

region to the North-western Conner and Upper East to the North. However, upon assuming the 

district capital status, its population grew astronomically with people migrating from the 

hinterlands (villages), other nearby towns and cross-border migration from Mali, Niger and 

Burkina Faso into the district capital to assumed leadership roles, search for jobs, education or 

seek modern healthcare delivery system. This phenomenon exacted much pressure on housing 
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for accommodation and social services because the rapid population growth within the shortest 

possible time brought housing deficiencies. However, insufficient administrative capacity to 

control housing constructions for occupancy occurred far beyond its historically beautiful urban 

design boundaries especially in the unplanned areas posing serious challenges to urban 

management. This is a common phenomenon occurring in all medium-sized towns in Ghana 

and Walewale does not stands in an exception. 

1.4. Research goal 

The overall goal of my research is to alert urban institutional managers in Walewale about a 

looming urban sprawl occurrence and other small and medium-size towns in Ghana, having 

similar fate. 

1.5. Objectives of the study   

The main objective of the study is to assess land use regulations and its implications on 

sustainable development in zoning residential areas in Walewale. 

1.6. Specific research questions  

The research seeks to answer the following questions 

1. Which Ghanaian legislations control land use regulations on zoning residential areas in 

Walewale Township?   

 2. How does land tenure system affects land use planning on zoning in Walewale?  

 3. What are the benefits and implications of land use regulations on planning or zoning in 

Walewale?  

1.7. Specific research assumptions 

 The following assumptions were made before I carried out my research into urban sprawl 

phenomenon in Walewale. 

1. Urban growth in Walewale is uncontrolled. 

2. Traditional governance and land tenure system are responsible for urban sprawl growth 

and development. 

3. Inefficient urban land administration regulating planning and zoning shared the 

responsibility for the messy urban sprawl in Walewale. 

4. Urban sprawl poses negative consequences for residents.  
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implications of adhering to or ignoring land use regulations on zoning in the study area. Chapter 

eight summarizes and recommend policy considerations.  
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they can produce of their best; and (c) and finally, a class of traders to trade, exchange the 

surplus food and their needs for raw materials satisfied.  

World ethnography disputes these facts because achieving food surpluses is not necessarily 

developing into cities, because, North America, food surpluses and energy was rather used for 

practicing warfare. 

Historically, urbanization in Africa passed through three phases, the first 9th century phase, 

where the trans- Saharan trade promoted Western Sudanese cities growth, the second phase, 

was the activities of trans- Atlantic slave trade (the Guinea Coast cities); and finally, the 19th-

20th centuries colonial cities, founded during and after the 2nd World War by the colonialists. 

Towns in Western Sudan began as Arab trading post along trade routes. Trading in goods like 

gold, ivory, and slaves demanded by the Arabs, and salt, cloth, and Mediterranean foodstuffs 

needed by Africans (Hallett, 1970). The medieval period, began around A.D. 8oo in Western 

Sudan, several kingdoms engaged in warfare of conquest, risen and later conquered by other 

revival political states.  These cities composed of the ruling class, Arabs traders and the artisans, 

small traders, and slaves. According to Rayfield (1974) the ancient cities had some similar 

structural comparability to colonial cities of West Africa, but with slightly difference in scale 

of urban development. There was a conflicting outside influence based on political ideology 

around 800 between the Arabian world and the Christians world through trade and evangelism. 

Initially, the Arabs controlled the trans-Saharan trade routes, preventing and paving ways for 

Christian nations to explore the Guinea Coast by sea. The European exploration and discovery 

of the New World, opened trade in American gold fields, circumventing the Muslim sphere of 

influence, accessing slave trade and finally, the declined in African medieval civilizations 

(ibid). 

 The 1800 Trans-Atlantic Slave trade, and the favourable geographical conditions stimulated 

development of cities along the Guinea coast with few European settlements (Rayfield, 1974). 

However, with the introduction of orthodox medicine and healthcare system, tropical diseases 

became preventable and curable leading to population explosion in Africa. Cities developed as 

centres of commerce and political administration. Rural-urban migration into colonial towns 

and cities in search of job opportunities fueled the urbanization process in Africa.  

After colonialism, African leaders took over governance, however, artificial national 

boundaries created by colonial masters remained unchanged regardless of ethnic diversity and 

national capitals in West African still depict colonial mentality (Ibid).  
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2.2. Trend of global urbanization  

Urbanization refers to an increase in proportion of the total number of people that lives in urban 

area (Pacione, 2009). Comparatively, urban growth is an increase in the population of towns 

and cities. Urbanism incorporate inclusively the social, and behavioral characteristics of urban 

living across societies (ibid). The world has experienced rapid urban growth with estimates 

projecting to the year 2025 that, at least 8 out of every ten people in the most developed regions 

will live in urban centres (ibid). In Europe, Northern America, Japan, Australia and Zealand, 

projections hovered around 75% of the population were urban dwellers in 1994 (ibid). 

 However, developed countries pace of urbanization has declined and witnessed a demographic 

transition model (with more ageing population than youthful population). However, the trend 

in the less developed regions (mostly in Asia and Africa) are characterized by rapid urbanization 

since 1970, where about 25% of the people lived in urban areas and in 1994 almost 40% were 

urban dwellers. The rate of annual growth was around 3.5% per annum and less than 1% in the 

rural areas, and estimates are that almost 60% will live in cities by the year 2025, amounting to  

about 4 billion  population of the least developed regions of the world (Pacione, 2009). 

According to Pacione (2009) who quoted 1950 population figures of 738 million will increase 

seven-fold, to 5.1 billion inhabitants by the year 2015, however, world population was and still 

is unfairly unevenly distributed. In 1970 (677-67.5%), 1994 (868-74.7%) and 2025 will account 

for (1,040-84.0%) respectively. While the less developed regions accounted for 1970 (676-

25.1%), 1994 (1,653-37%) and 2025 will account for (4,025-57%). In analyzing this 

urbanization trend, the developing region, from 1970 to 1994, the annual rate of urbanization 

was around 11.9%.  Between 1994 towards 2025 ,the projections is almost 20% rate whiles the 

developed region is growing at a rate of 7.2% between 1970 to 1994 and increase marginally at 

a rate of 9.3% from 1994 to 2025 projections (Pacione, 2009). 

However, in contrast to Pacione`s projections, (Un-Habitat, 2008) also argue that, since 2008, 

more than 50% of the World population were found living in urban areas and the world`s  urban 

dwellers were projected, to increase by 70% by 2050 (Brown, 2012) . However, this 

phenomenal increase is mostly felt in developing world especially in Asia and Africa as they 

also argued. Urbanization globally, is not problem free but engulfed with urban problems like 

incompatible land use and environmental degradation, (Harrison, 1977) . Situations of urban 

sprawl emerged as a challenge for urban planners but land regulations are government 

intervention policies to deal with urban problems (Adams, 2008). 
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distinction very difficult to establish. Secondly, in more advanced countries, many rural areas 

assumed similar characteristics of an urban core, despite a less population densities in those 

areas. For instance, entertainment facilities, services and even patronage, styles of speech and 

values and belief systems. With this it becomes more difficult in differentiating urban centre 

from rural vicinity, when the two co-exist on a continuum basis (Paddison, 2000). 

2.4.6. Mental map or urbanism as a way of life criteria 

This involve subjective approach of world urban places to understand human behavior in the 

urban environment and improving the quality of urban life. Urbanism as a way of life (Urban 

lifestyles). According to Wirth (1938) the proposed urban-rural continuum and argued that as 

the size, density and heterogeneity of places increases called for economic and social 

disorganization. Urbanism as a way of life and a process leading to the erosion of the moral 

order of society due to the concomitant decline of community. Urban having its own influences 

over individuals and the social disorganization of urban life in which much social interaction is 

of transitory and superficial nature with unknown others with a strong extended family links 

and communities, small settlements and rural areas. However recently, scholars have rejected 

the notion of crude dualism of bipolar concepts such as urban-rural or public-private. Because 

it is too Western ethnocentrism seeing universal application of rural change processes, there are 

presents of village communities in cities and the failure to locate the process of urbanization 

within the political economy of capitalism. There is a new dimension of urban habitat (urban 

field) which denote relatively low density but having a good transportation system with a broad 

array of economic, social and recreational opportunities. This is exemplified by a metropolitan 

area having at least 200,000 to 300,000 people.  This criterion looks at two factors such as 

maximum time or distance that most people are prepared to commute and the time or distance 

that most people are willing to move. 

2.4.7. Segregation and congregation criteria 

Segregation of settlements in an urban society refers to a situation where individuals of a 

minority groups are unevenly distributed across urban space in relation to the rest of the 

population. This social and spatial segregation and congregation in urban societies arise due to 

several underlying factors such as spatial segregation helps to minimize conflict among social 

groups while enhancing social control as well as endowing specific social groups with tool of 

exerting positive cohesive political voice (Knox & Pinch, 2014). Clustering of social groups 
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called for the need of government to intervene through economic policy regulations such as tax 

redistribution to address those market failure (Adams, Watkins, & White, 2005). According to 

these researchers, urban property market failure is often associated with negative externalities 

like incompatible land use, environmental degradation and the non-provision of public goods 

such as community parks ,schools and roads (Hughes, 2003) . According to Brueckner and 

Fansler (1983) there are three fundamental market failure led forces leading to urban sprawl 

occurrences.  

Firstly, when the national population grows, cities response accordingly and grow spatially to 

accommodate more people demanding for housing. Since this called for stiffer competition 

always bidding for land between real estate developers and non-urban users-mainly farmers for 

agricultural purposes determine where and how the spatial growth of cities occurs. Developers 

often and favorable bid successful away additional land from agricultural users. The above 

analogy happened because of government`s failure to account for the social value of open space 

used for urban development. Open space provides city dwellers with an easy escape from the 

frenetic urban scene and a chance to enjoy nature in its purity (Brueckner & Fansler, 1983; 

Correll, Lillydahl, & Singell, 1978). Such benefits are not considered when land is converted 

into urban use. Since intangible open space, benefits do not constitute part of income earned by 

the land when it used for agricultural purpose. Government must charge development tax on 

each acre of land converted from agricultural land use to urban use added to any fees already 

levied on estate developers. The magnitude of the tax should be set equal to the parity of the 

value of the open space lost, when government raise the cost of conversion tax and this will 

retard the development process and slows the rate of urban expansion. Economists find it 

difficult to assign a dollar value to an open space creditable for taxation purpose. The tax policy 

would restrict city expansion but may raise land and housing prices and shrinking housing 

consumption. A failure to consider the social value of open space when land is converted to 

urban use (Brueckner & Fansler, 1983).  

This second phenomenon occurs when there is rising income among people and goes along to 

affect urban spatial growth because residents of such cities demand more living space as they 

become richer with increased aspirations. Some residents do desire to carry out their greater 

housing consumption in a location where housing is cheap (suburbs) and serene due to rising 

price incentive favoring suburbanization. This often is boosted by government desires to invest 

in building freeways and other transportation infrastructure government investment making 

travel faster and more convenient reducing and reducing cost of commuting to those areas. 

Consumers enjoy cheap housing in the suburbs and pay relatively cheaper commuting cost 
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regards to documentation of disputed lands and boundaries of which direct answers from the 

chiefs seems difficult, probable for their personal affairs. During the interview secessions, I 

realised the chiefs had an extensive knowledge in the land use regulations in their areas, even 

beyond the scope of my study. 

The interview for each chief lasted about 45-60 minutes around 12 well-structured questions 

because they were often having tight scheduled with other assigned duties to perform and I 

could not have engaged them for long. Before going to the actual field, I planned to interview 

eight chiefs, but when I commenced my fieldwork, one chief, Mozoorana (Chief of Nasia) was 

excluded leaving seven chiefs because he holds no land title within Walewale Township. I used 

purposive sampling method to interview all the remaining seven chiefs, since they all possessed 

land in the area. This complete selection was important because leaving any one chief meaning 

vital information could have been lost. Actually, this is not a sampling, but a total representative 

of all relevant informants. 

3.3.3. Interview and sampling of the district planning officials 

I sent my introductory letter from the Department of Geography (NTNU), to the planning unit 

of the District Assembly to seek for appointment and possible schedule an interview with the 

planning officers, but the Development Planning Officer was absent. However, the Town and 

Country Planning Officer responded that, he was busy with administrative work and had no 

deputy. However, he made a request for my interview guide to fill for me, which I gave him 

one copy (see interview guide in Appendix 2). Therefore, he gave me two weeks to come for 

it. The Development planning officer, who happened to travel but has a deputy and who 

accepted and granted me the interview. 

With an interview guide, my concerns covered the district bye-laws regarding land transactions, 

building codes, compliance to district bye-laws by developers as well as the district capacity in 

dealing with administrative and planning non-compliance with regards to the growth of urban 

sprawl in the town. 

 According to the planning officers, the attitudes of the chiefs, household heads and land title 

holders were making proper planning difficult for them as authorities in the district, because 

administratively, bye-laws regulating land use were being disregarded with impunity. The 

interview lasted about 3 hours because he was so emotional about the attitudes of the people 

and gave me much information on land use regulations beyond the scope of my study. 

 Even though, I had no idea of the division of the planning departments into two units in the 

district. The District Assembly happened to have two units, one was the Development planning 
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Table 3.1. Characteristics of household heads selected for the interview and administered 

questionnaires.  

Neighbourhood Administered Semi-

Structured Interview 

     Male            Female                       

Face-to-face Interview 

MALE                 Female 

Row 

Total 

Kukuazugu          0     1        1      2        4 

 Moshefong          1     0        3      0        4 

Nayirifong          1     0        2      1        4 

Fongni          1     1        1      1        4 

Column Total         3     2        7      4        16 

  

3.4. Focus group discussion and sampling procedure. 

In addition to the interviews with the primary and key informants, I conducted two gendered 

focus group discussions in the study area. One informant from the previous interviews was 

recruited for the male group as mentioned above. In my efforts of conducting my focus group 

discussions, I encountered real practical effects of power relations, especially the male group 

where some saw themselves as the main source of knowledge and does not like that their ideas 

could be challenged by any group member. This phenomenon was in tandem with what (Crang 

& Cook, 2007) postulated, that certain members in the group may try to dominate, particularly 

if they feel they are experts on the topic and can rapidly become the fount of wisdom and no 

one else will risk appearing foolish by arguing with them. However, as a mediator, I co-operated 

and made assurance to every member in the group that all answers were recorded and will be 

analyse and this courage their participation level. I also, allocated five minutes to every member 

in the group to voice out their opinions. I chose focus group discussions because I had very 

limited time to stay on site because of multi-sited nature of my research and the large 

community, Walewale town, is which made it virtually impossible to interview every 

household. 

 Besides, June-September is the peak farming season in the savannah zone, where my research 

subjects are predominately farmers and has no much time for me. Accommodation was not a 

major problem since my hometown is just three kilometres to the district capital, Walewale, so 

every day I walked back and forth for my data gathering. Language was not also a problem 

since I am a native speaker of the dominate language (Mamprulli) of the area. 
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knowledge of the people`s views on land use regulations, the District Assembly bye-laws and 

what was their expectations, fears, experiences and possible impacts on sustainable 

development in the future. Both group discussions lasted for two and a half hours each.  

3.5. Participant Observation 

I was passionate to observe physical infrastructure such as houses, lorry parks and public 

gardens. I observed building structures on-sites at the suburban areas such as social amenities 

and residential areas and their impacts on the sustainability of the city with regards to how 

unplanned manner they were. I went on to an on-going construction sites to observe for myself, 

engage with the people to know more about the situation at hand, and took pictures for 

reference.  I was also directed to a site reserved by the District Assembly for construction of 

parking space for long trucks, but people built without adhering to warning by the authorities, 

prior to the beginning of the project, many homes were demolished. As (Silverman, 2013) 

posited that, conducting qualitative research, using this data gathering technique, will help you 

produce your own data and critically analyse and interpret your data before drawing concluding 

remarks.  

However, I was privileged enough to attend and participate in a 2-hour scheduled meeting 

organised by the Town and Country Planning division of the district with regards to home 

owners building without authorization by public officer (s). Where a situational land litigation 

occurred in my presence, one woman bought a land in 2010 and the same land was sold to 

another man in 2012. So, the man started developing the land and fighting ensured so the 

planning department intervened by cross-checking the documents regarding who bought the 

said land first and the land title was giving to the 2010 owner. This provoked the man and he 

started throwing stones indiscriminately and this event pushed the meeting to 3 hours and 35 

minutes. The planning officers enumerated several incidences of such occurrences in the district 

due to ignorance and illiteracy on the part of buyers and land sellers.  

3.6. Photography 

An illustrative photos are assumed to be a factual record of the field (Banks, 2008). I took 

pictures of building structures I observed from the site and the settings I deemed necessary for 

my research study upon prior consent of my interviewees. I also took pictures of important 

documents I was not able to make copies in the field especially from the District Planning 

Office, which I have used as an illustrative picture. The photographs show a proof for me being 
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in the field by including them at relevant places in my analysis and as argued by (Ibid) 

photography serve as a credible, realistic form of evidence. This will help me produce my own 

data to supplement some information given during my interviews. Finally, during analysis, 

these photographs will remind me of relevant information, which might have gone out of 

memory in the field but only to find them relevant later during the data interpretation and 

analysis through careful observation and assessment of the photographs obtained.   

3.7. Secondary Data 

Scarcity of public written documents such as town planning models, zoning regulations and 

maps as embedded in a poor tradition of the district in storing vital archives.  I had no relevant   

secondary data from the District Planning Unit. Even planning documents concerning property 

rights were seen to be sensitive and not available to me because they claimed those documents 

should not be release into the public domain. The District Library Complex had outdated books. 

However, I was told they prepared a planning model for the town but could not find it for me, 

with the exceptions of the District Assembly profile document, which contained little 

information about my study focus. Virtually, no thesis or academic work was done on this study 

area in the district concerning my study focus. However, I only rely on materials from other 

studies in Ghana and the Nordiska Afrikainstitutete (NAI) library, Norwegian University of 

Science and Technology (NTNU), Dragvoll library, other theses and Google to able me come 

out with good academic work. 

3.8. Limitation of the study. 

The study faced several challenges including documentation, time, material, methodology and 

analysis in nature. 

3.8.1. Time limitation. 

The data-gathering period was between June-September 2016, preceding a busy spring 2015 

semester prior to our departure for the fieldwork in Ghana. Firstly, in every successful data 

gathering, pre-testing of interview guide is important which was not properly done. Even 

though there was no pilot study, but as an insider with prior knowledge about the cultural 

context, practices, attitudes and behavioural patterns complemented as a pilot study, however, 

scientifically, it invariable could had impacted on the reliability and validity of the information 

I obtained and should not be down-played. Secondly, due to time factor, short notices for 
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Figure 4.1. Map of Ghana showing the West Mamprusi District.  

(Source: Ampofo et al. 2016) 

 

4.2. Relief, soil and drainage 

The district has an undulating terrain characterized by gentle slopes from northeast and south-

west. However, a few isolated visible outcrops and uplands of not more than 10% slope exit. 

Isolated hills, which break the monotony of the landscape, can be found around Karimenga and 

the outskirts of Wulugu. These rocks formations have promising effects for the district`s 

development because some of stones are rich in potassium useful for manufacturing of fertilizer 

for agriculture purposes. They high outcrops also help in trapping of moisture laden winds 

necessary for the formation of rain clouds, and hence rainfall for crop cultivation. Again, the 

bases of these hills and mountains are fertile lands suitable to produce food and cash crops and 

serve as tourist attraction as well as for hotel development. 

The principal sources of water supply in the district are small town water supply systems in 

Walewale, Wulugu and Guabuliga. There are point sources fitted with hand pumps and hand 

dug wells. The main agencies facilitating water and sanitation are Community Water and 

Sanitation Agency (CWSA), NGOs including World Vision Ghana, Northern Region Small 

Towns (NORST), New Energy, the European Union, and the Rural Water Supply Programme 

(RWSP). 
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2014). The next step requires the district assembly to publish the planning scheme, and inviting 

the public concerning permit applications and their subsequent assessment or evaluation. The 

district assemblies follow strictly the planning regulations prescribed to them from the national 

level such that every stage of construction must be inspected and certified by planning 

authorities before the next stage commences and finally, a certificate of occupancy is required 

for habitation upon the completion of development (Awuah et al., 2014).  

However, Ghana urban planning system remain unchanged even after Ghana`s independence 

in both theory and practice and still based on the relics of British planning system because most 

planning officials were and still trained in the British planning curriculum. Again, the public 

institutional capacity to guide and support land use regulations has decreased and houses are 

primarily constructed through illegal land acquisition or subdivision of land in conflict with 

planning procedures, building of houses without authorization and in total violation of building 

codes. Those who violate this are not only limited to the poor in society but, middle and upper 

class follow suit. The standard of housing regions has also been managed informally, with 

regards to subdivision of land having no official permission, both public and private (Stow et 

al., 2007). 

Some researchers alluded to some reasons that accounted for weak planning policies in Ghana, 

like: lack of awareness of planning regulations by citizens; restrictive regulations; high cost of 

compliance with planning regulations; administrative bureaucracies; weak and under-resourced 

planning institutions; and political interference in the execution of planning functions (Awuah 

et al., 2014; Larbi, 1996). 

According to Awuah et al. (2014) government of Ghana with the zeal to  address these 

problems, in 2007, an urban planning reform was initiated under the auspices of the Land Use 

Planning and Management Project (LUMP). This was a land tenure reform initiated in 2003, 

under the supervision of the Land Administration Project (LAP). The ultimate objective of the 

reform planning project was to develop a decentralized  coherent, streamlined and sustainable 

land use planning  and management system which adhere to community-based consultation and 

participation in managing infrastructure development (Awuah et al., 2014). 

5.2. Introduction to urban management 

Ghana, as a developing country, urban management is often not problem free because of the 

prevailing high rate of urbanization mostly occurring in unplanned areas of cities. The 

unpleasant menace that follow is the result of administrative deficiency where there is 

outgrowing capacity of local municipalities to plan and control urban growth with adequate 
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housing, land provision and services to meet the needs of urban population of the 21st century 

Africa (Stren, 1993). 

Urban management is about how to integrate urban social and economic infrastructure in a 

holistic way such as housing, educational facilities, environmental factors (urban waste 

management), and transportation in a sustainable way.  Some researchers argued that central 

government with efficient administrative structures can effectively manage urban system while 

other argued for combining the untapped local community knowledge in urban management 

(ibid).  

In Africa, especially Ghana, there is still a persistence growing gap between local urban 

governance capacities and the provision of available administrative services to meet basic needs 

of people. This issue should not be downplayed because the foreseeable future of African 

countries  is uncertain ,since, it still follow the normal  conventional practice of top-down urban 

management ideology (McGill, 1998). 

Urban management, is institutional or government machinery which dispenses resources 

through the manipulative power of the government. This institutional capacity idea regard urban 

management as an interface between government operative bureaucracy at the central level 

which has the ultimate power and vested interest to dispense and control viable economic 

resources to the community who are in dire  need of those resources  to survive (McGill, 1998).  

The institutional dimension is also about the sense of organizational or managerial ability of 

central government machinery to defined their own understanding of urban management with 

the lens of power relations, the nature of cities and the socioeconomic urban structures at their 

disposal (Leonard, 1982). However, in order to achieve the target goals ,the distributive 

institutions and officials in charged are often empowered with the requisite skills and 

competencies through capacity building in order to allocate those resources and facilities to 

maximize benefits  and minimized urban wastage (McGill, 1998).   

Some researchers argue that urban management are also a set of activities put together 

intentionally to shape and guide the social, physical and economic development direction in an 

urban area with the aim of promoting economic and social wellbeing of the people at that 

geographical area through the provision of essential or basic social services for the people 

(McGill, 1998).  

Urban management can also be the ability of metropolitan managers being able to implement 

and declared spatial strategy, which goes on to be regarded as reasonable and efficient, or the 

ability of the city to deliver basic urban essentials goods and trunk infrastructure to a rapidly 

urbanizing population. Urban management must be viewed in a holistic manner, which embrace 
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the entire actor in city development and not just dispensing resources, harnessing all delivering 

force of urban development and not just relying on master plan concepts.  

However, it must also focus on horizontal integration to overcome sub-sectoral development 

and vertically integrated to overcome deficit in town planning, devoid of budgetary 

implementation and be capable of responding to prevailing opportunities through community 

or informal sector or NGO participation as well as traditional leaders (McGill, 1998). In order 

to solve the prevailing problem, the only way out of this structural dilemma in African urban 

management is to take cognizance of the potentially  and socially regularized land management 

at the grass-roots level (bottom-up approach) which has built up as a reaction to the unreliable 

and nascent public sector interventions in many of the so-called informal settlements (Kombe 

& Kreibich, 2000).  

During the 1980s, the major agenda globally towards the developing countries from the 

developed world was aid towards developing the infrastructure base of the Third World 

countries. But at as the decade progressed, there were policy shift from donor countries towards 

providing engineering and building institutional capacity of developing countries to build and 

maintained their own infrastructure. Seeing urban area as ethnically, socially and economically 

diverse ,urban development must recognized the same and cooperation between local untapped 

knowledge and expert knowledge from the centre, in order to manage urban waste economy 

(McGill, 1998). 

However, effective urban land control and management especially, rapid urban sprawl areas 

currently experiencing in Ghana. This crucial phenomenon in tackling the growing land use 

problems such as slum development, rising costs of land price and rent, inaccessibility of land 

for providing housing, incompatible urban use, perennial flooding, overcrowding  in cities  and 

congestion among others for the purpose of achieving sustainable urban development with the 

ultimate aim of  achieving safety and health of the urban dwellers (Aribigbola, 2008b).  

Urban management in Africa confronts with the following problems such as non -adoption and 

Utilization of Modern Planning Approaches. There worldwide embraced urban management 

concepts worldwide, which are seen as panacea for combating inefficient urban management, 

which the international community currently emphasized on citizen participation in decision-

making. However ,due to Africa exceptionality, many urban or city managers ignored  these 

new approaches and methodologies and does not incorporated alongside  into land use planning 

and management but rather relied on the traditional master plan approach  handed down to us 

after colonization (Aribigbola, 2008b). Therefore, non-adoption and incorporation of the new 
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management regime, but the traditional chiefs have much stake in land allocation and 

appropriation than government. 

 Analysing the hierarchy, these state institutions has specialized functions and some assumed 

supervisory, coordination and implementation functions and the bottom District Assemblies 

only carry out an implementation role.  

At the national level, the various ministries under the aegis of the sector minister who is 

politically appointed carry out precisely supervisory work.  The ministries approve intended 

land development submitted to them, which is in tandem with national development planning 

scheme. 

 The National Development Planning Commission (NDPC) was established in 1989 to take 

charge of the overall planning of both spatial and the economy of the entire country. 

The Commission, which is directly under the President is a participatory planning institution 

and give citizens the right of the public hearing opportunity. People who are directly or 

indirectly affected by large-scale and other nuisance development have the right to object if 

they desire or wished. For instance, before unauthorized structures earmarked for demolishing 

takes place, owners of such buildings are pre-informed of the planned demolishing and their 

inputs are taken before the demolishing is carried on. The prior knowledge information those 

who are ready to comply with the directive are often either compensated appropriately in kind 

or cash by the respective district.  

The commission has a clear mandate to initiate and prepare settlement development plans with 

local community participation. The commission, has trained staff, who carry out studies on the 

national economy, socio-spatial, environmental and human settlement issues and policies, and 

mobilize human and physical resources for Ghana`s development agenda. The Commission, 

annually present budgetary formulae and implementation strategies in consonance with district 

and national development plans, and finally monitor and evaluate the development policies and 

projects in each district in Ghana. 

The 1992 Constitution of the Republic of Ghana also created the lands Commission under 

Article 258 (1) and split-out its functions. The Commission is sub-divided into 10 Regional 

Lands Commissions in each region of Ghana to manage public lands and any lands vested in 

the president (Kasim Kasanga, 1995). The Lands Commission, through coordination also offer 

advice to the government, local or traditional authorities on land policy framework to ensure 

that individual, family or traditional authorities planned their development in conformity with 

the based maps of the areas concerned. Finally, the Commission formulate a comprehensive 

programme for the registration of land titles throughout Ghana.  The Commission, was again 
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land by a person and often passed on to his next of kin upon his/her death. In Walewale, land 

bought for housing becomes freehold and land acquired for agricultural purpose is a leasehold. 

The Land Valuation Board is mandated to perform the functions of valuing all public lands or 

government acquired lands for proper compensation package to be paid to landowners.  All 

matters of compensation for land acquired by the government, and prepare valuation lists for 

property rating purposes for government or public corporation concerning land administration 

in Ghana. The Land Valuation Board also determine the value of government rented premises 

and advise the Lands Commission and the Forestry Commission on royalty payments on 

forestry holdings on products (Kasim Kasanga, 1995). 

At the lower lever of the system is the District and Metropolitan Assemblies introduced since 

1986 by the Local Government Act 1993 (Act 462) to provides the institutional and legal 

framework for District and Metropolitan Assemblies, with vested executive and deliberative 

powers, to plan for the overall development of districts in Ghana (ibid). 

5.4. Institutional bottlenecks of land administration in Ghana 

The work of these urban planning and management is often not problem free. They face several 

challenges. When I interviewed the Deputy Development Planning Officer, he told me, the 

major problem in the district, was high rate of illiteracy. He first spoke of the trained work force 

available in the West Mamprusi District. According to him, only two trained planning officers 

are available and have the mandate to planned for the district with a total landmass area of 

2610.44 sq. Km which comprised of 86 communities including some fishing and farm camps 

with a total population of 121,117 (Ghana Statistical Service-GSS,2010, Population and 

Housing Census- PHC).  

The officials are not native speakers of the local dialect, Mampruli. The town is a predominantly 

Muslim community, one expect higher rate of illiteracy, poverty and high birth rates because 

of polygamous marriage system.  Many people cannot read, write nor communicate in English, 

the official language of administration in Ghana.  

The land documents are often written in English, which make it difficult for the landowners, 

estate developers and homeowners to understand the content about coding system, address 

system, building technicalities like permits, site-specific architectural designs and officials goes 

through lengthy ways of explaining to clients, which involves cost and time. The bureaucratic 

procedures in the District Assembly concerning documents acquisition where several hands are 

involved land permits must pass through several offices before final approval is given. The 

documentation given by officials especially those serving the traditional chiefs at the Stool 
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5.5. Land Tenure system in Ghana 

Land tenure system in Africa according to Yaro (2010) is a well-managed socio-cultural laws which 

try to grant equal access to all family members who have interest in the land for either transactional 

purpose or development.  

In Africa, as a whole especially in Ghana, making a meaningful livelihood require someone to have 

access to a piece of land for either agricultural production or commercial purpose or else survival 

would be in total jeopardy (Ibid). In rural development perspective, land is a critical commodity 

because it is highly demanded or require for both agricultural and non-agricultural production. 

Some scholars argued against recent land tenure modifications as negative phenomenon ,because 

it would promote landlessness but hailed by progressive Liberals who see it as a positive move 

because it will increase productivity and promote individual freedom (Atwood, 1990).  

Ghana administratively, is divided into Ten (10) regions under the decentralization and local 

government system for efficient and effective governance. The bi-land tenure administration 

system which the southern seven regions have similar land tenure system and the three Northern 

regions of Ghana (Northern, Upper East and Upper West) have their unique resemblance in 

traditional land administration. The southern regions have sharecropping as the only unique land 

tenure practice not generally practice by the northern regions. 

 In analysing land tenure system in Ghana, firstly the concept would need to be explained in order 

to set the ball rolling, and it refers to a body of laws, rules and obligations handed down to us by 

our forefathers since time immemorial and used to govern the interest and rights in land holding 

and/or ownership (Yaro, 2010) . This anachronistic traditional laws provides a social and legal 

framework for exercising of  rights and interests regarding  land dormancy, development or 

transference of land title (s) (Kasim Kasanga, 1995). Land rights and interests may vary across 

localities in Ghana with regards to whether it is customary/private or public holding, temporary or 

perpetual (acquisition of land for agricultural purposes often returned to the rightly owner upon 

cultivation or the death of the clan head who gave out the land. However, land customarily acquired 

for housing purpose remained legitimately forever upon payment in kind or cash), big or small, 

secure or insecure (ibid).  

According to traditional land tenure system exhibit unique customary and common law such as the 

allodial interest. This is highest right in customary land without any restrictions on the user rights 
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during festivals and beginning of farming season or harvesting time; and enforcement of covenants 

for communal lands (Kasim Kasanga, 1995).  

The head of each family is the representative in land matters holding their positions by the will of 

God and not by the will of the family because it is natural law that family heads represent the will 

of God before the group. These Tindanas are usually the descendants of first sellers in the 

community or sometimes chosen by soothsayers.  

However, when the political and centralized people invaded the indigenous people and the later 

introduced the chieftaincy system into them, most Tindanas were killed and chiefs took over the 

roles as custodians of the land. Tindana is not synonymous to fetish priest, but they represent the 

community and hold the allodial land rights among the people (Atwood, 1990). 

This ritualistic system of landownership among the indigenous tribe of northern Ghana and where 

the Tindana enjoyed the utmost respect and dignity vanished. Those responsibilities transferred to 

a political landownership upon the advent of a band of invaders and warriors from Northeastern 

Ghana during the 15th and 16th centuries comprise of the Mole-Dagbani people and the Gonjas. The 

Mole-Dagbani people were the Mamprusi, Nanumba, Dagomba and the Mossi people of present 

day Burkina Faso. Among the Mole-Dagbani people, land is vested in the YA-NA (paramount 

chief of the Dagomba people), Bimbilla-Na (paramount chief of the Nanumba people) and the 

Nayiri (Paramount chief of the Mamprusi people). These supreme traditional rulers intend vested 

the land into their sub-chiefs or divisional chiefs who often do not consult the Tindanas even where 

they exist in land transactions. The land is always held by the Skin as a symbol of authority among 

the people and chiefs representing the skin as the soul and embodiment of his people (Kasim 

Kasanga, 1995).  

After the Ghana`s independence on 6th March,1957,ushered in dual Land tenure systems in Ghana 

where land is been administered by both the customary and state institutions as well (Yaro, 2010). 

Since 1992, traditional authority supervised full control of land ownership while state agencies 

provide enabling conditions for smooth land transactions for development (ibid). 

5.6. Land Tenure system in Mamprugu 

Land tenure system in Mamprugu, and Walewale, which is subsumed in the Mamprugu land, my 

study area, located in the northernmost part of Northern Ghana (see chapter 4.7). Today covered 

four administrative districts such as the West Mamprusi District, Mankragu/Moagduri District, East 
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overcrowding of houses to land tenure system because, people built houses based on their 

landownership and do not consult the Town and Country Planning Department.  

Another effect of land tenure system on planning is poor urban sanitation, poor urban water supply, 

erratic power, poor solid waste management. Fongni (one of the neighbourhood) is facing serious 

poor sanitation where open waters from bathrooms and rain water at times because of flooding. 
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and district levels, the planning units are often stocked with inexperience or fresh graduates, who 

are often accused of having links with influential politicians and does not even hailed from those 

districts with fore-knowledge of the local problems, or with little knowledge or experience to 

ensure proper urban planning and implementation.  

The basic problem faced by these officials is logistics because official cars to control and monitor 

the activities of landowners and developers are often lacking. However, if only the operational 

vehicles are there, they often broken down without proper maintenance and this makes their work 

difficult especially during the raining season or to control plots far afield. Sometimes these officials 

rely on motorbikes and bicycles, which make it very difficult to carry out adequate supervision.  

Some of the highly trained and experienced urban planners and practitioners are often lobbied with 

the top hierarchy at the national level or through influential politicians to remain in Accra. Where 

they are closer to better social amenities such as housing, health facilities, schools and better 

chances of getting promotion at their work places then been far away from the centre of power.  

They are allegations of administrative staffs engaging in naked corruption and nepotism because 

of their meagre or low salaries being unable to satisfy their demands in today high cost of living in 

Ghana and clients who wants their land documents approved faster often have to pay bribes to 

them. They are serious allegations of politicians recruiting their party faithfuls, friends, family 

members and tribesmen through the Local Government and Rural Development as urban planners 

who lacks the requisite training and qualification in the field as regional and district planners.  These 

recruits found it difficult understanding well thought and designed master plans for the towns and 

often failed miserable in implantation to neither talk about producing new and innovative plans. 

6.4. Population growth in an Islamic community 

In the development world, the phenomenon of urban sprawl, is a big problem as result of rural-

urban migration from the hinterlands in search of greener pastures and necessitate the desire for 

housing to accommodate the populations. This issue of urbanization is developing countries is wide 

spread as a result of population explosion. Walewale, is predominantly an Islamic community 

(79.4% of the people) with some few Christians (15.6% of the people) and African Traditional 

believers (3.7%) and these people, religiously practice polygamous marriage system with its praise 

for high birth rates.  
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are logistically ill equipped to manage waste in Ghana and Walewale. The staff often lacks 

operational vehicles but resort to the use of tricycles to convey mostly solid waste. 

 In developing countries, such as Ghana, private waste management companies are not vibrant 

especially in remote communities like Walewale. Walewale, is among the dirties towns in Ghana, 

because of the open gutters, unburied and rotten spoiled food, garbage, big refuse dumps and 

unhygienic public latrines with their disturbing stench affecting nearby residents (Ampofo et al., 

2016). The open gutters with bath waters running crisscrossing roads and footpaths at times serves 

as breading grounds for mosquitoes and other insects as well as rodents such as rats, mice and 

houseflies.  

The recurrent phenomenon of cholera and dysentery in the town is because of the insanitary nature 

of the town, where public latrines (toilet facilities) which are open to the public and human excreta 

improperly managed (lacked underground waste management system) making life unbearable for 

inhabitants. These areas are often the most likely option for the poor and vulnerable people who 

live in those places because of cheap rents or low cost of acquiring land and building houses, but 

the high and middle class people who are gainful employed and earn higher income do not live in 

those areas.  

So, the various District Assemblies, sometimes do downplay the necessity of solving the waste and 

insanitary conditions enumerated above, and this goes a long way to promote the growth of urban 

sprawl. Additional, Muslims predominant communities often called Zongos, for instance, Nima (a 

suburb of Accra) where those areas harboured hardened criminals. These people often engaging in 

drug trades, illegal water and electricity connectivity and government authorities, security agents 

and influential politicians use their services for the selfish gains and do often neglect their activities 

even though their presence posed security and financial threat to the national economy (Appiahene-

Gyamfi, 2003).  

These areas are associated with filthy surroundings and unhygienic environments because most 

people living here are low-income salary earners and poorly educated and rents in those areas are 

relative cheaper, which they can offer, even though Walewale have not gotten there yet but it is a 

matter of time not a possibility. The insanitary nature of those communities, and lack of urban 

services such as bitumen paved roads, proper street layouts, non-erratic power supply, treated pipe 

borne water system running non-stopped and efficient liquid and solid waste management are 

chaotic. This situation described above can be seen in Fongni and other unplanned areas of 
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 With regards to the performance or water delivery rate in planned areas, the only different was the 

inclusion of some house and landowners, to the supporting chiefs, and the planning officers who 

were positive/optimists, that, performance was standard or regular. According to the planning 

officers, the W.M.D.A has invested substantial amount of resources to provide portable water for 

the people and the town have witnessed improved water supply in recent years. However, they 

agreed to the fact that, finance, drought, poverty affecting the people and making bills payment 

problematic.  The sinking water table especially during the dry season was also a big challenge to 

government and the assembly, because of the drying up of the Nayoku River, which is the main 

source of water supply for the water treatment plant to ensure regular water supply for the 

increasing population growth. The dissenting chiefs, both male and female focus group as well as 

the Estate developers appear pessimists about the performance and said it was irregular. They 

argued that, the water treatment plant is electricity driven and sometimes, the town experience 

lights-out or erratic power supply for days making taps closed and the dam almost dry out during 

the dry season limiting the volume of its water supplying capacity. 

Contrary, on the unplanned areas, performance appeared positive (standard) for the seven chiefs, 

the male and female focus group and Estate developers and sub-standard for the Planning officers 

and the individual land and homeowners. They argued that, availability and reliability of water is 

assured in unplanned areas because the people depend on individual hand dug wells for their water 

supply and since nothing can be used to wash water, they see no problem with the water for human 

consumption. This is because they lacked the concept of modern water purification method, 

because they do not boil and cool water for drinking unless for bathing and cooking food. However, 

both planned and unplanned areas, people patronage water sold in bottles and bags treated in 

Walewale and some from Bolgatanga -the Upper East regional capital. 

Some individual landlords and landladies, maybe with some level of education and the District 

Planning Officers articulated that unplanned areas, water supply was sub-standard for human 

consumption. They alluded to the fact that, drinking water from the wells and the stream is 

unwholesome for human consumption, because of seepage of uncollected liquid and solid waste 

(garbage) into the ground.  However, there is no alternative source of water during the dry season 

making the people to rely on those sources of water supply. The open defecation in nearby bushes, 

on huge refuse dumps (with stinky smells and hovering houseflies) and open gutters are common 

in Walewale. During heavy downpour silted drains into the ground and contaminate water sources, 
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From the table, all the 45 informants (100%) accepted the fact that, asphalt urban roads were in 

great improvement and little improvement in road network in the unplanned areas. However, there 

is no dual carriage road in the town. At the time of the research, there was no single tarred road in 

the unplanned areas of Walewale and virtually exhibiting 100% characteristics of been deplorable, 

dusty and muddy. The urban footpaths such as the Bugya Road, Kperiga-Old Court Road, and 

Junction-to Mandela Clinic-Nayoku road, Market Square-Tampulingu (under construction) and 

Tuugbinni -Moshefong were all footpaths and no visible sign of constructional work was going on 

(see Appendix 5 for the map of road network). The only means of transport services for commercial 

and non-commercial purposes within the town is by motorbikes, tricycles, bicycles and walking. 

There is no buses and taxi cabs services within the town, but only to nearby communities such as 

Tinguri-Gbani- Kparigu, Kukua-Loagri-Nasia, Wungu, Gbimsi-Wulugu, Bugiya and this 

explained the small nature of the town. Neoplan and other buses, some from Bolgatanga, transport 

passengers, mostly kayaye (female head potters from the north to south in search of jobs) over long 

distances to Accra, Kumasi and other places. 

The government of Ghana introduced a nationwide, Metro Mass Transport Services in 2003 (public 

bus system) in its drive to solve the problem of urban transport deficient. It was a pro-poor transport 

service providing reliable and affordable services. However, this laudable idea was kicked against 

in Walewale town, due to selfishness of transport owners because they argued that their transport 

businesses were in jeopardy and they could lose their jobs. Therefore, Walewale was denied those 

bus services castigated by the local tro-tro owners because they feared they could be kicked out of 

business and rendered joblessness. One could have conclude that, Walewale is environmental 

friendly without toxic urban atmosphere because of little vehicular movement. However, the 

phenomenon of big refuse dumps and solid waste burning contribute to atmospheric gases often 

producing acid rains and diseases such as bronchitis, tuberculosis and others. Below pictures, show 

the two contrasting roads in Walewale Township, where the planned areas have asphalted roads 

and the unplanned areas are crisscross by footpaths discouraging interaction. 
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Figure 7. 1. An asphalt road linking the Walewale Police Station to the Market Square. 

(Source: Author work during the fieldwork). 

 

Figure 7.2. A gravel road linking a sprawl area in Fongni, Walewale.  

(Source: Author work during the fieldwork). 
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electricity bills to some houses.  However, some of the house owners blamed authority for sabotage 

or punishment for non-possession of building permits. 

7.5. Educational and Health Facilities 

Walewale have three main health facilities, which are all located in the planned areas of the town. 

The health facilities are the District Hospital as the only public funded health facility in the town, 

and two other private clinics (The Mandela Healthcare Centre and the Our Lady of Rocio Health 

Centre). Walewale have two public funded Secondary schools, the Walewale Secondary Technical 

School and the Walewale Vocational and Technical School and two other private senior secondary 

schools (the Walewale Islamic secondary schools and the Excellent College) all located in planned 

areas.  However, there are several Junior high schools, primary and Islamic Madrasa schools 

located in both planned and unplanned areas and mostly public funded with few private funded 

ones. The District Library is the only public non-functioning library in the town. These schools are 

not spatially distributed based on planned or unplanned areas. 

7.6. Urban waste, public latrine and pollution generation and management 

The issue of pollution, public latrines and urban waste management in Walewale is serious looking 

at the myriad of waste generation sources. They commonly emanate from activities of 

residential/domestic, industrial, commercial and agricultural wastes shrouding the town. The basic 

sources of wastes generation in Walewale are from food leftovers, rubbish (paper, plastic and empty 

containers), compost/organic waste, scrubs or metals (e-waste). Poor waste management do 

endanger the quality of the environment, severe health risks, and generally put socio-economic cost 

on people`s wellbeing.  
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defecation and flirty butcher shops poses health risks to residents as a result of their stinky smells 

air pollutants and acid rains. Walewale, as said by my individual household heads during the data 

gathering, is a filthy town, to them, both solid and liquid wastes spread the shanty areas of the town 

indiscriminately. The main butcher shop at the market square and even private butcher shops lacks 

basic sanitary practice, with animals being slaughter in the open and leftover to the mercy of 

houseflies that carry cholera parasites. However, proper urban planning, more secured and hygienic 

slaughterhouses and shops could have been designated by the (W.M.D.A) for this economic activity 

and could have generated more revenue for the district. 

The household heads, told me that they often make strong efforts in managing wastes they 

generated by separating paper/cardboard/boxes for making fire for cooking. Others such as plastics, 

cans, empty bottles, plastic containers are often put into reuse in the household or sold to informal 

waste collectors who retail them for traders to package foodstuffs like shea-butter, groundnut paste 

and oil, and vegetables in the market. 

7.7. Public addressing system to boast local revenue mobilization 

The district planning unit told me the Government of Ghana policy efforts to address revenue 

mobilization leakages into the pockets of individual revenue collectors. However, the officers, 

acknowledged the fact that, the policies were feasible in the planned areas such as Kukuazugu and 

Nayirifong. Where proper property addressing system prior existed before, but the problem is in 

the sprawling areas, the policies appear as a less successful because of location of business owners. 

With proper property addressing system, revenue collection will have been easy and increase the 

financial capacity of the District Assemblies.  A Street addressing system is about naming streets 

and numbering properties along to identify their location, ownership in order to prepare cadastral 

maps with Geographical Information System (GIS).  Easy identification would have enhanced 

tax/revenue collection by decentralized agencies in the district such as E.C.G (Electricity Company 

of Ghana), Ghana Water Company, Internal Revenue Service (IRS), Value Added Tax (VAT) and 

to promote business growth. Businesses operations and quicker response during emergencies like 

domestic fire outbreaks by the Fire Service and Police Emergency Teams. This system would also 

promote efficient District Courier Organizations like EMS and Postal Services, and aid government 

drive for implementing National Identification and Population and Housing Census and minimized 

the phenomenon of revenue leakages by dubious officials. All these can be achieved by efficient 
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Table 7.4A:  Informants assessment of the compliance level to land/house title/deed 

registration in planned areas of Walewale. 

Informants No                Land title/Deed registration 

Yes   No     Issuing Authority         Reasons for acquisition 

Individual Land 

and Household 

Heads 

 

M    10 

F      6 

Tot. 16 

 

10 

 6 

16 

 

  0 

  0 

 16 

Town and Country 

Planning, the chiefs 

To avoid litigation/land 

Tenue 

conflicts/perpetual 

peace, building in 

unauthorized places, 

guaranteed your 

property, demolition 

 Chiefs  

       7 

 

 7 

 

  0 

Town and Country 

Planning 

  

For demarcation, 

litigation 

Planning 

Officers 

       2 

  

 2   0 Town and Country 

Planning 

To avoid litigation, 

intimidation, 

Male Focus 

Group 

 

      12 

 

 

12 

 

0 

Town and Country 

Planning 

To avoid litigation, 

intimidation structures 

demolition 

Female Focus 

Group 

 

       8 

 

 8 

 

0 

Town and Country 

Planning 

To avoid litigation, 

intimidation structures 

demolition 

Total       45 45 0   

 

From the table 7.4 A above, all the 45 informants said it was mandatory to have land title/deed 

registration in planned zoned areas making compliance level of 100 percent.  However, with 

respect to issuing authority, all, except some land/house owners claimed their chiefs issued land 

titles, maybe due to ignorance (laissez faire) or total lacking knowledge about how the land 

administration works. Few of those land/house owners without formal education said, they had 

theirs issued by the Town and Country Planning Officers. Some of the reasons why they 
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From the Table 7.4B, with regards to building design, ten out of 16 household heads (six males and 

four females) alluded to the fact that, some do contract the Town and Country Planning Officers 

for designing their building design for them, whiles six out of 16 (four males and two females 

household heads) said, they do have one.  

Six out of seven chiefs said land developers normally acquired building deigns while one chief 

disagreed.  On the side of the two-male Planning Officers, the Town and Country Planning Officer 

said developers do contact him for designs whiles the Deputy Development Officer said no by 

claiming that less than 60% land developers do acquire building design. 

Again, eight out of 12 Male Focus Group were in consensus that, builders do have building design 

while four out of the 12 said otherwise and five out of eight Female Focus Group said they had 

building design before they built while three said they never had. Nine Out of the 14 female 

household heads, acquired building design, whiles 21 out of 31 male household heads also acquired 

building design. Collectively, 30 out of 45 informants do acquire building designs and 15 out of 45 

build without building designs. Compliance to building design rules happened to be over 60 percent 

in planned areas. 

However, most prospective land developers claimed officers charge unnecessary fees before 

issuing their building designs, and since they can build on their family lands without building 

designs, it was not necessary obtaining one.   
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Figure 7.6.  Photos illustrating poor housing structures in Fongni, unplanned area. 

(Source: Author work during the fieldwork). 

 

Traditionally, the basic shaped and structures of the houses are circular in nature. The rooms built 

for the women are often circular or round and some lack windows for ventilation. While, the male 

rooms assumed rectangular/square form and normally fixed with small-sized doors and windows 

for ventilation purposes. These poor rooms and housing structures poses several health risks for 

occupants. In an environment with excessive hot weather, where temperatures can be as 40 degree 

Celsius around January-May, living in a room without window due account for high rates of heat -

related sicknesses such as Cerebrospinal Meningitis, skin burn and very dark-skinned colours of 

residents.  

7.14. High rate of land litigations 

The seven chiefs interviewed, six admitted of encountering land litigations and only one chief said 

he never encountered any land litigation issues.  The 16 land and house owners, 14 said they either 

encountered land litigation and two said otherwise. On the part of the male focus group discussion 

made up of 12 members, nine alluded to the fact that, they have ever encountered land litigation by 

themselves or their close associates whiles three said they had not directly involved, even though 

they know and see people suffering from it.  On the part of the female focus group discussion made 

up of eight members, five have been involved either directly or indirectly in land litigation and the 

remaining three have not been affected. Both the Town and Country Planning Officer and the 
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CHAPTER EIGHT 

SUMMARY AND CONCLUSION 

8.1. Introduction 

This chapter summarized and concludes the thesis based on the empirical research findings, and 

make recommendations for policy makers. The findings will be presented according to the ordered 

of the research questions presented in chapter 1. 

8.2. Findings of the study 

The primary aim of the study is to investigate the phenomenon of urban sprawl development in 

Walewale. The main objective is to investigate urban sprawl implications on zoning residential 

areas in Walewale. Three specific research questions were stated.  

Regarding the first research question, the empirical findings and conclusions asserted that, several 

Ghanaian legislations are used to control land use regulations on zoning residential areas in 

Ghana and Walewale in particular. These legislative provisions appeared in two-fold, that is the 

traditional unwritten legislations, primarily based on customs and usages of the people as well as 

the various colonial and post-colonial Ghanaian constitutional provisions, which specified urban 

land use regulations for developing any residential area.  

According to the second research question, land tenure system affects land use planning on zoning 

residential areas in Walewale appeared vividly as urban sprawl defied these legislative provisions 

and their occurrence in Walewale, especially on privately unregulated lands for constructional 

purposes. Since, the majority of the chiefs are uneducated and being custodian of the lands, and 

they defied urban land use regulations and often release land for development without regards to 

due process of law. Analysing responses from the interviews I conducted, land management 

institutions and individual house/land owners, alluded to the fact that, urban sprawl development 

is rooted in history and failed contemporary state policies. The researcher firm observations from 

the fieldwork, showed that, urban sprawl was evident in private and encroached government lands 

even if it was a zoned planned area, confirming a strong relationship existing between urban sprawl 

and landownership.  
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Appendix 1 

 Key Informants interview guide: Seven traditional chiefs 

To assess land use regulations and its implications on sustainable development in zoning 

residential areas in Walewale. 

Preamble: I would like to ask you some questions on Land Use Regulations (L.U.R) and its 

impacts on sustainable development in Walewale, the things I will be looking at include: District 

bye-laws regulating land acquisition, land usage, the structure of the traditional land tenure 

system, some of the benefits associated with compliance to land use regulations, the possible 

implications of non-compliance and what could be done to achieve sustainable development in 

Walewale and its suburban areas. This will be discussed in accordance with the subtopics below. 

Your answers given will be treated with the utmost confidentiality it deserves and be use strictly 

for academic purpose (s) only. 

1. What is your total land area measured in hectares in Walewale?  

2. Which particular residential areas in Walewale do you own land? 

3. Do you normally acquire land title (s) for your land? 

4. Why did you acquire the land title (s)? 

5. Which officials issued your documentations, site planning, building permits and land title (s) 

for you? 

6. Do you consider it difficult to acquire necessary documentations and approval to build a house 

or register your lands? 

7. Why is land documentation (s) and official approvals for land is difficult in Walewale? 

8. Do you think the problems you encounter can cause unapproved structures development? 

9. Which type of society members do you give your land to for development? 

10. Do you normally encounter land litigations issues? 

11. What are some of the possible causes of land litigations in Walewale? 

12. What are the possible ways of tackling land litigation (s) phenomenon in Walewale? 

Name and Title of responding Chief 

Thank you for participating! 
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11.  Do you think developers comply with the bye-laws and why or why not? 

12. What is the direction of the expansion of Walewale into its fringes? 

13.  What kind of buildings or structures are being constructed and which ones develops faster? 

14. Do you think traditional governance system play a major role in urban sprawl and why? 

15. Which environmental problems associated with urban sprawl development in Walewale? 

16.  As a district planning unit what do you think could be done to ensure sustainability in the 

town`s development with regards to the following. 

a. Land allocation for building construction 

b. Siting and location of building 

c. Design and construction of buildings 

d. Quality of materials for buildings 

Name and position of responding officer 

Thank you for participating! 
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11. What are the district bye-laws say with regards to the following land transaction issues? 

a. Land acquisition 

b. Land title/deed registration 

c. Site plan drawing and building design certification 

d. Building codes and addressing system 

e. Layout of street structure and building density 

12. Do you think compliance with District Assembly bye-laws on zoning have positive benefits 

with regards to sitting the following infrastructure? 

a. building of residential facilities  

b. allocation of schools 

c. allocation of health facilities 

d. allocation of commercial centres 

e. road and communication networks 

f. others specify 

13. Why do you think estate developers or home builders comply with the District Assembly bye-

laws on land use regulations on planning or zoning in Walewale? 

14. What factors could have account for non-compliance with regards to the District Assembly 

bye-laws on land use regulations or zoning in Walewale 

15. Do you think non-compliance with the District bye-laws on land use regulations on planning 

residential areas or zoning have negative implications in Walewale town? 

16.  What are some of the possible causes of land litigations in Walewale? 

17.  What are the possible ways of tackling land litigation (s) phenomenon in Walewale? 

18.  To what extent traditional land tenure system contribute to land litigation (s) in Walewale?- 

19. How effective is land use regulations on planning or zoning residential areas in Walewale 
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5.  To what extent do you think fires outbreaks have links or would have links with regard to the 

unplanned nature of some parts in Walewale Township? 

6. What do you think could be done to prevent or control domestic fire outbreaks in Walewale 

Township? 

Thank you for participating! 
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Appendix 4 

Focus Groupd Discussions guide: 12-Male and Eight-Female Group 

To assess land use regulations and its implications on sustainable development in zoning 

residential areas in Walewale. 

Preamble: I am interested in knowing how non-compliance with regards to land use regulations 

have an impacts on sustainable development in residential communities in Ghana and I am using 

Walewale as my case study area. The unplanned and uncontrolled development of Walewale 

Township have might have led to the phenomenon of urban sprawl development at its fringes and 

this will have socio-economic and environmental implications on the lives of the people. I will 

ask you a couple of questions and your responses will be treated confidential and only for 

academic purposes.  

1. What in your opinion account for the development of urban sprawl in Walewale?  

2. What are the necessary legal processes and procedures involving in land documentation and 

why people comply with the procedures? 

3. Which reasons might cause people disobeying zoning regulations in Walewale? 

4. Why do you think there is a growing phenomenon of urban sprawl in some areas?  

5. Do you think city authorities should be blame for this urban sprawl development? 

6. Do you think traditional rulers play significant roles to the growth and development of urban 

sprawl in Walewale? 

7. To what extent does traditional land tenure system affects Town planning in Walewale 

8. Do you think individual landowners and homeowners should be blame for the sprawl 

development? 

9. Do you know some bye-laws guiding Town planning in Walewale with regards to e.g. building 

permits, site plan, building codes, layout, and disaster safety measures etc.? 

10. Do you think if people were obeying the land use planning and regulations it could have 

benefit the district? 
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11. What have you seen could be a future consequence with regards to non-compliance with land 

use planning in the district? 

12. What do you suggest to solve this problem of urban sprawl in Walewale? 

Name of Group 

Thank you for participating! 
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Appendix 5 

Figure 4.2: Map of Walewale Township 
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