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ABSTRACT 

Currently, Kumasi is the largest urban agglomeration in Ghana, with a population of 

2,035,064. Faced with rapid urbanization and urban sprawl, the city has created numerous 

growth problems for residents and authorities. In line with these developments, this study seeks 

to achieve the following objectives: (a) to identify urban growth problems in Kumasi, (b) to 

identify the causes of these problems, (c) to identify the growth pattern, (d) to identify planning 

interventions and their effectiveness, and (e) to suggest improvements based on lessons from the 

United States planning system.  Employing a multidimensional approach, including content 

analysis of relevant literature, field survey, field observation, and remote sensing analysis of 

data, the study revealed the following: a city faced with traffic congestion, worsening waste 

conditions, encroachment on public lands and reserves, conflicting development, and negligence 

of planning regulations. However, planning officials, in their effort to control these 

developments, have not been successful due to outdated planning regulations and lack of 

coordination among institutions, comprehensive plans and subdivisions, and public participation 

in the planning process. Based on lessons from the United States Planning System, it was 

suggested that new planning regulations that conform to current problems should be developed 

and enforced. Additionally, the city should incorporate public views and input in the planning 

process, and finally, the city should adopt and enforce growth management strategies such as a 

population cap, a building permit quota system, an adequate public facility program, an urban 

growth boundary, and an urban service area.  

Keywords: urban growth management, urban sprawl, urban planning 
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CHAPTER 1 

1. INTRODUCTION 

 

1.1 Study Background 

As with most other African urban centers, Ghanaian cities currently face two major 

structural problems. The first is their inability to employ and accommodate a rapidly increasing 

population and prevent environmental degradation. This has been caused in part by 

developmental strategies, which have produced major inequalities in Ghana’s space economy 

and intensive migration to the country’s core regions and major cities (Halfani, 1997; Anyinam, 

1994). The second structural problem is that the city’s physical development has been 

compromised, resulting in the development of slums, encroachment on public reserve areas, 

traffic congestion, incompatible land uses, poor waste management, and flooding. Ghanaian 

cities do not seem to have the physical infrastructure and public services needed to accommodate 

the increasing urban population. Consequently, sprawl has become synonymous with urban 

growth in Ghanaian cities. Urban sprawl as defined by Nelson & Duncan (1995) “is unplanned, 

uncontrolled, and uncoordinated single-use development that does not provide an attractive and 

functional mix of uses; it appears as low density, scattered, and leapfrog development”. The 

implications of Urban sprawl according to European Environmental Report (2006), is that it 

“threatens the very culture of nations, as it creates environmental, social, and economic impacts 

for both the cities and countryside”.  
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Kumasi is one of Africa’s fastest growing cities in Africa. Between 1990 and 2000, the 

city’s population almost tripled to more than a million. The city covers a total surface area of 254 

sq. km (2000 population census), with a population density of 5,419 persons per sq. km, and was 

second to the city of Accra in 2000 (Ghana Statistical Service, 2002). Kumasi, according to the 

2010 population and housing census, is the largest urban agglomeration in Ghana with a 

population of 2,035,064, surpassing Accra, which used to be the largest, with, a population of 

1,848,064 (Yeboah et al, 2013). This partly has to do with the way in which Kumasi “has grown 

in a concentric manner” (Owusu-Ansah & O'Connor, 2010). It encompasses about 119 suburbs, 

many of which were annexed because of the process of growth and physical expansion.  The 

BBC World Service and the Natural Resources Institute of the University of Greenwich (2001) 

estimates that “urban sprawl in Kumasi extends as much as 30 kilometers from the old center of 

the city”.  

Urban sprawl has a significant impact on the activities of the city’s inhabitants and 

institutions. The city’s expansion has invaded and destroyed traditional farmlands in the 

countryside. The Kumasi Metropolitan Assembly (2006) estimates construction of houses, roads, 

sewers and commercial centers has displaced about 80% of arable lands. Estate developers have 

encroached upon green reserves, with some buildings on wetlands. This has resulted in 

occasional flooding in some areas of the city such as Oforikrom, Atonsu, Aboabo, Anloga, 

Asafo, Asokwa, and Breman. In addition, encroachment of forest reserves, green belts, wetlands, 

and open spaces is a major land degradation issue faced by the city (Kumasi Metropolitan 

Assembly, 2006).  Levy (2009) avers that, aside rapid population growth increasing the need for 

planning; it also combines with other problems to make good planning much more difficult. The 

high rate of population growth in Kumasi, coupled with the high number of migrants, has 
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outstripped the rate of infrastructural development and service delivery. Most of the 

infrastructure facilities seem to have exceeded their carrying capacities.  

These developments raise a number of questions about the ability of the city’s urban 

planning and administration system to tame urban sprawl. Urban strategic management is 

urgently needed to prevent further decay and enhance economic competitiveness (Post, 2001).  

 

1.2 Statement of Problem 

The “drivers of sprawl and their impacts are fully interconnected and essential to the 

concept of sustainable development and the associated ecosystems view of the functioning of the 

city and its surrounding areas” (European Environmental Report, 2006). Sprawl could be 

detrimental to the growth and development of cities in Ghana. It is seen as a waste of land and 

resources, costly to serve with public services, destroying the natural beauty of cities, and 

polluting to the environment. It is associated with challenges such as a weak urban economy, 

land use disorder, environmental deterioration, inadequate public services, limited data and 

information, and weak urban transportation. In recent years, urban planners and politicians have 

expressed concern about urban sprawl management in the country (Amos, 2013). There is the 

need for urban strategic management to prevent further decay. 

 

1.3 Goal of the Study 

Using the case of Kumasi, the goal of this research is to assess the effectiveness of the 

planning system in managing urban growth. 
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1.4 Research Objectives 

The research objectives among other things are: 

• To identify physical urban growth problems in Kumasi 

• To identify the causes of urban growth problems 

• To identify the growth pattern 

• To identify planning interventions and their effectiveness 

• To suggest solutions to identified problems. 

 

1.5 Research Questions  

Based on the above objectives, the research seeks answers to the following specific questions: 

• What is the nature of urban growth and sprawl in Kumasi? 

• What are the causes of urban growth problems? 

• What are the physical manifestations? 

• What has been the official response? 

• What planning tools have been used to address sprawl in the city? 

• How effective are the planning tools? 

• What lessons from the U.S. planning system can be learned? 
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1.6 Organization of Thesis 

This research is divided into five chapters. The first chapter introduces the problem 

background of the study, and the concerns raised by officials and institutions related to the 

physical planning of the city. It presents the problem statement, outlines the goal and the main 

objectives of the study, and specifies the research questions the study tries to answer. Chapter 2 

reviews current, relevant, and related literature. It reviews theories of urban growth, and how 

they apply to the study area: the nature, causes and characteristics of urban sprawl. It also looks 

at the evolution of urban planning in Ghana until the present day, and finally discusses the 

planning process in the US. Chapter 3 gives a brief description of the study area. It details the 

research method and design, data source and collection procedure, and finally, how the data was 

processed and analyzed. Chapter 4 presents the research findings according to stipulated 

objectives. It discusses the nature and the causes of urban growth problems and the physical 

manifestation of these problems. It uses remote sensing images and graphical presentations, 

including graphs and charts, to present the outcome of the data analyzed and processed. Chapter 

5 discusses the policy implications and growth management strategies that have been used to 

address the problems in Chapter 4 and how effective they are. It also provides lessons from the 

United States’ planning system. 

 

1.7 Significance of Research 

Over the years, numerous studies have been done on rapid urbanization and its 

implications. Most of these studies have looked at urban growth problems and institutional 
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responses. There is a gap in the literature in looking at the effectiveness of planning tools and 

programs, and how an application of the planning system outside Ghana can used to ameliorate 

urban growth problems. The study, therefore, seeks to fill these gaps. The result of the study will 

be beneficial and useful to/in: avoiding and minimizing environmental, social, and economic 

costs that are associated with urban growth and sprawl. Again, the study will serve as a basis for 

further research and provide vital information for further studies. Finally, it will provide 

stakeholders in the planning sector with an informative and educative resource on the nature, the 

causes, the effects of sprawl and how best the problem can be controlled. 
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CHAPTER 2 

2. A REVIEW OF URBAN GROWTH THEORIES: IMPLICATIONS FOR GHANA AND 
THE UNITED STATES 

 

2.1 Introduction 

Since the beginning of the industrial revolution, cities have increasingly occupied the 

human mind as objects of study. Undoubtedly, as cities and metropolitan complexes continue to 

expand; urban phenomena will receive more and more attention Modern cities are growing in 

both developed and developing countries. In the developing world, “Africa has experienced the 

highest urban growth during the last two decades at 3.5% per year and this rate of growth is 

expected to hold into 2050” (African Development Bank Group, 2013). According to the UN-

Habitat (2010) “under pressure from demographic growth, very large regional urban systems 

such as extended metropolitan regions, megacities, and mega-urban regions are now also 

emerging in Africa”. The development of megacities has expanded beyond their formal 

administrative boundaries, encroaching on neighboring rural areas and is absorbing all these 

towns and villages that lie on their growth path (UN-Habitat, 2010). Urban growth in Africa is at 

a historical high: in 2010, 47 cities in Africa had populations in excess of one million and their 

combined population was 126.4 million. Their combined population increased by ”17.3 million 

between 2005 and 2010” (UN-Habitat, 2010). Africa’s “urban population will grow to one 

billion in 2040, and to 1.23 billion in 2050, by which time 60 percent of all Africans will be 

living in cities from the current 40 percent” (UN-Habitat, 2010). 
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This chapter discusses theories underpinning the growth and expansion of cities. It 

explains the pattern of growth over time, and the problems with urban sprawl. The intention is to 

situate the research in relation to urban growth models and theories. Finally, it will help us to 

understand the characteristics of Kumasi and its growth pattern, problems, and possible 

solutions.  

 

2.2 Urban Sprawl 

William H. Whyte first used the term “Urban Sprawl” in an essay about urbanism and 

cities (Whyte, 1957). Urban sprawl is “a low density, auto-dependent land development taking 

place on the edges of urban centers, often “leapfrogging” away from current denser development 

nodes, to transform open, undeveloped land, into single-family residential subdivisions, campus-

style commercial office parks, and diffuse retail uses” (Soule, 2006). As Ewing et al, (2002), 

describes, “urban sprawl as having four dimensions: a population that is widely dispersed in low-

density development; rigidly separated homes, shops, and workplaces; a network of roads 

marked by huge blocks and poor access; and a lack of well-defined, thriving activity centers, 

such as downtowns and town centers”. “Most of the other features usually associated with sprawl 

are a lack of transportation choices and relative uniformity of housing options or the difficulty of 

walking” (Ewing et al, 2002).  According to Harvey and Clark (1965), urban sprawl occurs at the 

edges of expanding urban areas. It “lies in advance of the principal lines of growth and is most 

evident during periods of rapid urban expansion and around the most rapidly growing cities”.  

Sprawl occurs in four major forms: (a) low density continuous development; (b) ribbon 

development; (c) leapfrog development, and (d) low density development. 
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Low-density continuous development is characterized “by large residential subdivisions. 

Houses are located on relatively large lots, with only other houses nearby. Residents drive nearly 

everywhere they go” (Holcombe et al, 1999). Harvey and Clark (1965) are of the view that this 

type of development is the lowest order of sprawl and, many consider it the least offensive.  It is 

the voracious use of land as opposed to higher density development, which is preferred. The 

problem with this type of development is that it consumes much space and lengthens commuting 

distance. 

Ribbon development is “an extensive commercial development occurring in a linear 

pattern along both sides of major arterial roadways” (Holcombe et al, 1999). This type of sprawl 

development is characterized by “huge arterial roads lined with shopping centers, gas stations, 

fast food restaurants, drive-thru banks, office complexes, parking lots, and many large 

commercial sign boards” (Gillham, 2002). The problem with this type of development is that 

lands that are closer to transport routes are developed, whilst those without access are left 

undeveloped. This leads to a patchy form of development. 

Leapfrog development is another major form of sprawl; it results from developers 

building new residence away from existing urban areas, bypassing vacant parcels located closer 

to the city (Holcombe et al 1999). There is a problem with this type of development because it 

results in inefficient use and increasing the cost of infrastructure services (Harvey & Clark, 

1965). In addition, the longer distance of this development in relation to the Central Business 

District (CBD) creates longer travel times and heavy traffic in urban areas. It creates a haphazard 

patchwork, widely spread apart, and seeming to consume far more land than compact 

development (Gillham, 2002). 
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Finally, low-density development is “characterized by the deliberate segregation of land 

uses” (Gillham, 2002). Dominating this development type is single-family homes, on individual 

lots with no connection to other types of land uses. The problem with this type of development is 

that it is not pedestrian-friendly.  

 

2.3 Urban Growth and Urban Expansion 

Urban growth is “a spatial and demographic process, and refers to the increased 

importance of towns and cities as a concentration of population within a particular economy and 

society” (Bhatta et al, 2010). Urban growth and urban expansion occur in diverse forms. 

According to Angel et al (2005), it can take place with the same densities as those existing built-

up areas, with increased densities or with reduced densities. It can occur through redevelopment 

of already developed areas for new uses, through infill-development of open spaces in existing 

developed areas or through new development in areas previously in non-urban use. Certain 

spaces within the city may be vacant and as such directing new development to these areas will 

increase density. On the other hand, already developed areas, such as industrial zones, may have 

lost their purpose; as a result, there can be redevelopment of such zones into new uses.  New 

development may occur in areas that have not been developed, resulting in an extension of the 

city boundary, leading to its growth. Many factors influence urban growth and expansion.  

Figure 2.1 gives a pictorial view of urban growth types. According to Mieszkowski &Mills 

(1993), the “fundamental forces behind urban spatial expansion are increasing population, 

greater household affluence”, and decreasing transportation costs. Demographic urban growth 

occurs through natural increase and immigration. According to the UN Habitat (2010), as cities 
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experience demographic growth, they tend to expand spatially resulting in the merging of 

previously non-adjoining towns and cities.  

 

Figure 2.1: Urban Growth  

 

Source: Shi et al (2012) 
 
 

2.4 Theories of Urban Growth 

This section discusses, describes, and explains theories, and analyzes the pattern of urban 

growth and expansion. The intention is to sieve out lessons for the case study. The theories 

include the concentric zone model, the sector model, the multi nuclei model and the sub-Saharan 

African city model. The former three were developed in the 1920s and 1930s based on studies of 

various cities in the United States of America. The latter was developed to reflect the influence 

of colonial rule on sub-Saharan African cities.  
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2.4.1 Concentric Zone Model 

Ernest Burgess (1925), developed the concentric growth theory, based on the growth 

pattern of the city of Chicago. The model explains the ecological processes in the city and it 

depicts urban land use and the pattern of city growth in five concentric rings. Referring to Figure 

2.2, the first ring is Zone 1 widely referred to as the Central Business District (CBD) or Loop. 

The spatial structure of the CBD is “dominated by a high-density core that contains the retail, 

office, entertainment, and civic zones, and a lower-density frame that contains zones of 

warehousing, educational facilities, hotels, medical services, and an intermixture of specialized 

shops” (Knox & McCarthy, 2005). The wholesale business district surrounds the downtown 

retail district. Adjacent the CBD is Zone 2, which is referred to as the factory zone, because of its 

dominant land use being factories and industries (Ullman, 1941). Their proximity to Zone 3 

eases their access to labor and market. Zone 3 is a zone of transition, which is characterized by 

mixed residential and commercial uses. It serves as a zone for the deprived people in the city, 

notably first generation immigrants living under poor housing conditions. Zone 4 consists of 

independent workingmen homes. It is inhabited by industrial workers who have moved from the 

zone of transition (Zone 2) but desire to live within easy access of their workplace. Zone 5 “is 

made up of single-family dwellings, of exclusive “restricted districts” and of high-class 

apartment buildings” (DeKeseredy et. al, 2005). Zone 6 “is the commuter zone and located 

beyond the city limits in suburban areas or in satellite cities; it is a zone of spotty development of 

high-class residences along lines of rapid travel” (Fyfe & Kenney; Friedmann & Weaver). 

Underlying the model is the assumption that the CBD attracts the highest land value. As 

one moves away from the CBD, the value of land decreases with an increase in the commuting 

distance. The growth and expansion of the city lead to what human ecologists refer to as 
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“invasion-succession”. This is dependent on the rate of economic and population growth. 

Conversely, a decrease in economic and population growth will result in the outer zone receding 

into the inner zone (Burgess, 1925). 

How does the growth of Kumasi fit into the concentric model? Is the city growing in a 

concentric form? Answers to these questions will be discussed in the subsequent chapter. 

 

Figure 2.2: Concentric Growth Model 

 

Source: Adapted from (Rodrigue, 2013) 
 
 

2.4.2 Sector Model 

Homer Hoyt, a land economist, a real estate appraiser, and a real estate consultant, in his 

study of residential areas of American cities, observed a pattern of growth, which was different 

from the concentric theory (Hoyt, 1939).  He developed the sector theory in 1939 to explain 



 

14 

 

residential land use in terms of a wedge-shaped sector radial to the city’s center along established 

lines of transportation. Hoyt underscored the importance of transportation routes in urban growth 

patterns, because they represent lines of greater access. Hoyt hypothesized that cities grow in 

wedge-shaped patterns or sectors from the central business district and are located along major 

transportation routes (Wikipedia, 2014). Higher levels of accessibility means higher land values; 

thus, many commercial functions would remain in the CBD, but manufacturing functions would 

develop in a wedge surrounding transportation routes. Figure 2.3 shows the sector pattern of 

growth. “Residential functions would grow in wedge-shaped patterns with a sector of low-

income housing bordering manufacturing and industrial sectors (traffic, noise, and pollution 

make these areas the least desirable), while sectors of middle and high-income households were 

located furthest away from these functions” (Hoyt, 1939). 

How does the growth of Kumasi fit into the sector model? Is the city growing in a wedge-

shaped pattern, and how has transportation influence its spatial development? Answers to these 

questions are what the study seeks to discuss in the subsequent chapter. 
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 Figure 2.3: Sector Model 

 

 Source: Adapted from H. Carter (1995)  
 
 
 
2.4.3 Multi-nuclei Model 

According to Chapin (1965), McKenzie first suggested the multiple nuclei model in 1933 

and the hypothesis is built around the observation that, frequently, cities develop multiple 

centers,   rather than the single central core used in the other two theories. Figure 2.3 shows the 

various forms of nuclei: heavy manufacturing, the sub-business district, residential suburbs and 

industrial suburbs. Throwing more light on the model, Chauncy Harris and Edward Ullman 

(1945) observed that, despite the existence of the central business district, other nuclei arise 

throughout the city serving as specialized centers for business, educational, industries and 

manufacturing. Certain factors, according to Harris and Ullman (1945), led to this development 

of cities, certain activities depend on each other and as such require being close to each other. It 
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is mostly seen in manufacturing activities and port centers. Again, there is the tendency of 

natural clustering among selected activities that becomes profitable when they are close to each 

other. The next factor, according to Chapin (1965), is the converse of the last; centers have 

appeared to accommodate activities that may have no particular affinity for one another, but 

which are inimical to other uses by virtue of the traffic they generate and the extensive railroad 

facilities they required (Harris and Ullman, 1945).  

How does the growth of Kumasi fit into the Multi-nuclei model? Are there other nuclei 

that make the city of Kumasi polycentric in nature? Finally, how have specialized activities 

affected the spatial pattern of the city? Further discussion in subsequent chapters will provide 

answers to the questions. 

 

Figure 2.4: Multi-Nuclei Model 

 

Source: Adapted from H. Carter (1995) 
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2.4.4 The Sub-Saharan African City Model 

De Blij Model, a geographer, created the model. Unlike cities in the west, African cities 

are neither traditional nor colonial. Knox & McCarthy (2005) describe “African cities” as hybrid 

cities, due to an integration of indigenous and foreign elements.  The core of the city has three 

CBD’s: a remnant of the colonial CBD, an informal and periodic market zone, and a transitional 

business center (Figure 2.5).  

 

Figure 2.5: Sub-Saharan African City Model 

 

Source:  Adapted from the Lewis Historical Society, 2013 

 

Vertical developments that served as the administrative part of the colonial administrators 

are the main characteristics of formal colonial CBD. Making up the traditional business district is 

single-story buildings that have a traditional architectural influence. The third CBD is an 
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informal, open-air market that serves as a commercial and trading point for the indigenous 

people. Surrounding the CBD is the zone of the ethnic and mixed neighborhood. The residents 

here have strong ethnic identities with a blend of manufacturing and mining activities. The outer 

part of the city is characterized by informal and squatter settlements. These squatter settlements 

consist of poor neighborhoods, or shantytowns. 

How does the growth of Kumasi fit in the sub-Saharan African city model? Does the city 

have a colonial influence? Further discussion in subsequent chapters will provide answers to the 

questions. 

 

2.5 Growth Model Application for the Study Area 

The core of Kumasi, the study area, is Adum and Kejetia. The city has grown and is still 

growing along the major transport routes. The major transport route extends from the Central 

Business District (CBD) to the suburbs in a radial form with Kejetia and Adum being the hub of 

the network.  “All the major arterials such as the Accra road, Mampong road, Sunyani road, and 

Offinso road radiate from Kejetia and Adum, which forms the core of the central business 

district” (Kumasi Metropolitan Assembly, 2006). In looking at the settlement, structure map of 

the city of Kumasi (Figure 2.5), in what pattern is it growing. Does the pattern follow any of the 

four models? If the current trend of growth is to continue, how will it affect the city spatially? 

Finally, how does transport route influence the growth pattern of Kumasi? 
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Figure 2.4 : Settlement Structure of Kumasi Metropolitan Area and Major Road Networks   

 

 

 

 

 

(Source: Town and Country Planning Department) 

 

2.6 Urban Growth Management in Kumasi 

The city of Kumasi has physically expanded to absorb adjoining communities over the last 

century. With an area of 2 square kilometers in 1897, the city has expanded to an area of 254 

square kilometers encompassing about 90 suburbs, many of which were absorbed into it because 

of the process of growth and physical expansion (Adarkwa & Post, 2001; Kumasi Metropolitan 
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Assembly, 2006). Most of these suburbs, which used to be satellite towns years ago, now form 

part of the city as most residents use them as dormitory towns. Planners, in responding to the 

physical development of the city face a few problems such as:  

• Encroachment on open spaces and public reserves 

• Weak Land Management System 

• Subdivisions done without public and traditional chiefs inputs 

• Perennial flooding of the city 

• Development along and across waterways 

• Conflicting development resulting in negative externalities 

Despite the above problems, planners have been unsuccessful in finding solutions for them.  

 

2.7 Evolution of Planning in Kumasi 

City planning in Kumasi dates back to the colonial era. Prior to that, “traditional villages 

and towns existed with no formal planning but had their traditional settlement patterns and 

physical structures largely dictated by traditional land tenure and land use system, as well as by 

kinship and religious order of villages” (Okpala, 2009).  

The first attempt at planning the city of Kumasi was the enactment of Ghana’s Town 

Ordinance in 1892; in nature, it was a public health measure. Following this was a second wave 

of legislation consisting of the Town Planning Ordinance, which authorized a modicum of 

control over city land use. Under this ordinance, an agency was established and entrusted with 

the division of town lands into various land uses. They were not legally empowered to stimulate 

development, according to the master plan, but their power was limited to preventing 
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incompatible land use in accordance with the master plan. The first Town and Country Planning 

Ordinance went into effect in 1925, but it was never seriously enforced (Wood, 1970). 

After World War II, the British Government laid much emphasis on colonial 

development; as such, they initiated a series of development planning based on the 1945 plan for 

Kumasi drawn by Maxwell Fry and Jane Drew (Korboe & Tipple, 1995). According to Kumasi 

Metropolitan Assembly (2006), implementation of the Town and Country Planning Ordinance, 

Cap 84, was the beginning of organized development of Kumasi in 1945.  The plan was to make 

Kumasi the Garden City of West Africa: a central area, which was surrounded by low-density 

suburbs purposely for war veterans, skilled and literate local people whose contributions were 

significant in running the colony.  Next to this zone was an industrial area that was located the 

railway line to Sekondi- Takoradi. Korboe & Tipple (1995), describe the plan as having a “built-

up area that was to be penetrated by green space along the many shallow river valleys”.  

Under the Town and Country Planning Ordinance, Cap 84, Kumasi was declared a 

statutory planning area (Adarkwa & Post, 2001). A specific requirement of the ordinance was 

approval from the planning authorities before any physical developments could commence. This 

was to achieve the specified purpose outlined in the ordinance. 

The plan could not achieve its purpose; it was limited in scope and more of a policy 

instrument. Against the backlog of limited resources, it was difficult to monitor the physical 

developments in Kumasi, which faced with a rapid increase in population. There was hasty 

preparation of plans, which was evident in their neglect of basic planning principles; most of the 

plans were defective, as they were based upon inaccurate contour maps, ignored existing patterns 

of settlement, and were unrelated to the actual housing needs of the towns (Wood, 1970). 

Additionally, the colonial administrator adopted a top-down approach in planning cities; local 
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government tended to be organized along the lines of a command structure emanating from the 

governor in Accra (Amanor & Annan, 1999). This approach became unpopular among the locals, 

who felt they were sidelined in the planning process. 

 

2.8 Post-Colonial Planning 

The inherent weakness of the colonial approach called for reforms in the planning and 

administration set-up to include representatives from the indigenous people. After political 

independence, in 1957, “a new 25-year development plan set the framework for the modern city 

with a ring road around the existing built-up area and plans to extend out around and beyond 

many villages close to the city” (Korboe & Tipple, 1995). In addition to this plan, “the Kumasi 

Outline Planning Scheme implemented from 1963 to 1988, all sought in broad terms to provide 

the framework for social, economic, physical, infrastructure and environmental growth of the 

city” (Kumasi Metropolitan Assembly, 2006). In the new plan, specific areas were reserved for 

educational, military, airports and other government development projects. This was to ensure 

not only physical development, but economic, social, and infrastructural development as well. 

Planning in Kumasi dealt with the preparation of sector plans and program formulation, which 

gave detailed physical meaning to various broad proposals embodied in the outline plan 

(Adarkwa & Post, 2001). Rapid population growth and rise in economic activities affected the 

projected land uses for the city. The population of the city, which was 218,172, in 1960, 

increased to 346,336 in 1970 and as of the end of the development plan, the population was 

487,504 in 1984. This rapid increase in population and physical expansion of Kumasi made 

planning and management difficult. 
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2.9 Decentralization of Urban Planning and Administration 

Administration and planning of cities was decentralized in 1988, through the passing of 

the Local Government Act 1993 (Act 462). Within this legal framework, the National 

Development Planning Commission (NDPC) was  established  under  Act  479  and Act  480  as 

the apex body in  the  decentralized development planning system. It provided an institutional 

and legal framework for the District and Metropolitan Assemblies, giving them executive and 

deliberative powers, to plan for the overall development of districts. Concerning land 

administration, district and metropolitan assemblies were entrusted with legislative powers to 

enact regulations, which will guide buildings, sanitation and the environment. According to 

Kasanga & Kotey (2001), “the preparation and approval of layouts (planning schemes), the 

granting of planning permission and development permits and the enforcement of regulations 

and sanctions for non-compliance all rested on the assemblies”. The Town and Country Planning 

Department was one of the institutions that was decentralized to ensure physical planning and 

development control at the local level.  Among other functions of the Kumasi Metropolitan 

Assembly as outlined in the Local Government Act 1993 (Act 462) were to: 

• Initiate programs for the development of basic infrastructure and provide municipal 

works and services in the district; 

• Be responsible for the development, improvement and management of human settlements 

and the environment in the district; 

• Promote or encourage other persons or bodies to undertake projects under approved 

development plans; and 
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• Monitor the execution of projects under approved development plans and assess and 

evaluate their impact on the people’s development, the local, district and national 

economy. 

The Kumasi Metropolitan Assembly (KMA) plays an executive and legislative function. Their 

responsibilities cover infrastructural provision, planning and developmental control of the city, 

development and execution of approved plans within the metropolis. They formulate and 

propose development plans, which are forwarded to the National Development Planning 

Commission for approval. The Metropolitan Assemblies implements the approved metropolitan 

development plan. All developments in the metropolis are to get approval from the Assembly. In 

sum, the KMA oversees all development control in Kumasi. Despite the above discussion, there 

exist developmental problems in the city: traffic congestion, urban slum development, squatter 

settlements, conflicting physical development, development without permission and worsening 

waste management. These problems strengthen the argument that the physical planning of the 

city is weak and has failed in controlling development in the city. Most institutional weakness 

that has resulted in these are: lack of planning schemes and logistics, outdated planning 

ordinance and acts, lack of coordination among planning institutions, lack of public participation 

in the planning process and a weak land management system. 

The outlined problems and institutional weakness will be discuss in detail in Chapter four 

of this research. 

 

2.10 Urban Growth Management in the United States 

This section details and discusses growth management tools, their goals and objectives 

and how they have been used in some cities in the United States of America. Specific emphasis 
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will be on the subdivision process and land title registration, zoning, building permits, urban 

containment tools and urban infill tools. The intention is to draw out lessons from the U.S. 

planning system. The lessons may help to improve the physical management of Ghanaian cities. 

Urban growth management is “the deliberate and integrated use of the planning, 

regulatory, and fiscal authority of state and local governments to influence the pattern of growth 

and development in order to meet projected needs (Nelson et al, 2002)”. There are various 

reasons behind growth management, but they are mostly used in addressing environmental 

problems resulting from urban growth. The kind of problems that growth management attempts 

to address includes urban sprawl, costly development patterns, traffic congestion, environmental 

degradation and farmland conversion (Nelson & Duncan, 1995). Urban growth management 

policies uses a variety of tools to control urban sprawl, promote efficient land use, and preserve 

open space; they range from comprehensive planning, zoning, subdivision regulations, property 

taxes and development fees, and infrastructure investments, to other policy instruments that 

significantly influence the development of land and the construction of housing (Nelson et al, 

2002; Frenkel & Orenstein, 2012). Origin of growth management in the United States was due to 

the rush to suburbs after World War II. According to Levy (2009), “people moved outward in 

metropolitan areas, partly to obtain relief from central city conditions: to breathe clean air, to be 

less crowded, to be safer, and to be closer to nature”. Most growth management tools are 

embedded in the U.S. legislature and as such, counties and municipalities are mandated to 

comply and institute measures to control growth. 

 

 

 



 

26 

 

2.10.1 Subdivision Process and Land Title Registration 

Subdivision is the process of dividing a tract of land into a number of parcels. The 

divided parcels of land are called lots.  The primary purpose of the subdivision process is to 

ensure that parcels are provided with public services before they are sold (Burke, 2009). In 1928, 

the Standard City Planning Act introduced the concept of subdivision as an integral part of land 

use planning in the United States. The act made emphasis on the need for infrastructural 

improvement within a subdivision. It was further expanded in 1940 to provide for the following: 

dedication of land for parks, schools, and other communal facilities. Additionally, the subdivider 

is to contribute funds for providing facilities within the vicinity of the subdivision. The 

subdivision process is to be done by a professionally licensed surveyor or an engineer, and it 

should show the survey location of all the following: 

• Streets, blocks, lots and their connection to adjoining properties. 

• Topography and significant natural features on the sites. 

• The proposed layout of water and sewer lines, drainage and power lines. 

 

The subdivision process begins with a pre-design application. The engineer or planner 

working on the project discusses with the municipal planning department to understand the city’s 

requirements and the existing plans, policies and projects that may affect the subdivision. 

Involved in this discussion are the Department of Transportation (DOT), Department of 

Environment (DOE), Water and Sewer Department, utility companies and the Health 

Department. 

The developer submits the preliminary plat to the planning commission. The plat should 

show the layout of streets, blocks, lots, drainage, water and utility lines. There is a public 
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hearing, where the preliminary plat is considered by the public before approval. The criteria for 

approval by the planning commission is based on public comments and concerns, writing 

comments from the  various department and agencies and consistency of the subdivision with the 

city plan, policies, programs and projects. 

 

2.10.2 Zoning 

Zoning is the regulation and restriction of land uses according to the predetermined plan 

(Burke, 2009). They are prepared by planners and are to be in conformity with the 

comprehensive plan of the city. There are two parts of the zoning ordinance: a map and a text. 

The map is detailed and divides the community into a number of zones; it enables one to 

distinguish between different land uses and where they are located (Levy, 2009). The text 

“specifies in detail what may be constructed in each zone and to what use the structure may be 

put” (Levy, 2009). The type of use is either permitted or accessory. Permitted Use consists of a 

list of uses that are permitted as of right. Accessory Use is one that is clearly and customarily 

subsidiary to the principal use (Burke, 2009).  

The zoning ordinance generally specifies the following items: “site layout requirements, 

requirements for structure characteristics, uses to which structure may be put, and procedural 

matters” (Levy, 2009).  

The zoning process begins with the governing body of the city council appointing a planning 

commission or a planning consultant to oversee the preparation. The city attorney reviews the 

prepared ordinance. A public hearing is held to discuss the draft-zoning ordinance and sought for 

their input. The public input and comments are integrated to the draft-zoning ordinance. The 

final draft is submitted to the city council mandated to review, correct and add to the ordinance. 
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Another public hearing is held for the final draft, after which the ordinance is adopted, signed 

and published in the newspaper. Finally, the ordinance is assigned to a public official. 

 

 

2.10.3 Building Permit 

In order to commence construction of a structure, one is required by law to be granted 

legal permission. The permit is only issued to a licensed contractor or a homeowner, depending 

on the project. The process begins with an application for a building permit from the city’s 

department of building.  The completed application is submitted together with the following 

documents: a set of building plans, a set of material specifications, project description including 

its location, an anticipated cost of the project and means of financing, soil tests, structural 

engineering analysis and environmental assessments, the contractor for the project and their 

license number, and proof of insurance or bond. The building and site plans include the 

following: structural drawing with dimensions and elevations, site plan with setback zoning, 

zoning specifications and grading, drainage and access, and floor plans for the structure and 

landscape. The engineering data and architectural plans require a professional signature to meet 

applicable legal requirements. The zoning department reviews the application to ensure it is in 

line with the local land use ordinance. This to ensure the structure will be constructed in a 

properly zoned area. Again, the building plans is reviewed for compliance with the local building 

code for safety and system requirements, such as electrical and sewer. Once the department of 

building is satisfied with all relevant provisions of the zoning ordinance and building code, a 

building permit is issued and construction can begin. Each phase of construction is inspected by 

the city inspector to ensure the work conforms to the permit, the code and approved plans. A 
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final inspection is done after completion of the project.  Permission is granted to occupy the 

building after it has met the minimum safety standard, as required.    

 

 

2.10.4 Urban Containment Strategies 

Urban containment is an effort by city officials to regulate the spatial pattern of 

development within a community (Nelson & Duncan, 1995). It uses planning tools to control the 

pace and extent of expansion. They aim to achieve a compact urban build-up area that can be 

served with public services, whiles, preserving environmentally sensitive areas. According to 

Nelson and Duncan (1995), “the benefits of successful urban containment include greater 

predictability of the development process, more cost-effective provision of public service, 

encouragement of infill and redevelopment of existing urban areas, reduction of urban sprawl 

and protection of agricultural land and environmental resources”. The various tools use in 

achieving the above includes population cap, quota system, urban growth boundary, urban 

service area. 

 

2.10.5 Population Cap 

Population growth cap controls the rate of population growth for a given time period by 

limiting the number of housing units permitted for construction (Nguyen & Fulton, 2002).City 

officials sets a maximum number of dwelling units that will be permitted to be built within its 

jurisdiction over a period. The city of Boca Raton adopted the population cap growth 

management approach.  The city attempted to control its growth by placing an absolute cap on its 

population; it permanently limits the number of building permits issued (Freilich, Sitkowski, & 
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Mennillo, 2010).  Development was limited to a maximum of 105,000 persons by adopting a 

moratorium on all but single-family and duplex residential development and by rezoning to 

reduce permitted densities (Porter, 2008).  The city of Boulder adopted the population cap in 

1976, after undergoing rapid population growth between 1960 and 1970. Its annual housing 

development was limited to an increase of 1.5 percent, or an average of 450 units per year 

(Porter, 2008). Another city that adopted this growth management approach is the city of 

Petaluma in California. In 1972, the city  council adopted a Residential Development Control 

Ordinance instituting an annual limit of 500 building permits, with developments selected on the 

basis of quality competition (Gleeson, 1975).                                                                                                                             

 

2.10.6 Urban Growth Boundary 

An urban growth boundary (UGB), “is a regional boundary set in an attempt to control 

development by designating the area inside the boundary for higher density urban development 

and the area outside for lower density rural development” (Pfiefer et al, 2008). It is literally a line 

separating urban and urbanizable land, land planned for urban development at urban densities, 

from rural land (Seltzer, 2009). Urban growth boundaries have been found to be beneficial in 

preventing sprawl and encouraging healthier cities in the U.S (Pfiefer et al, 2008).  Probably the 

most famous urban growth boundary in the United States is the one drawn around Portland, 

Oregon under a state law that requires major metropolitan areas to set such boundaries (Kelly, 

2010). 

The city of San Jose, California, used the “San Jose Urban Service Boundary” - a line 

beyond which essential public facilities would not be extended. The boundary was aimed at 

slowing the rate of rural land conversion to urban developments (Nelson & Duncan, 1995). 
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2.10.7 Urban Service Area 

Urban Service Area (USA), as the name suggests, is a boundary that limits the expansion 

of urban services without necessarily setting an absolute limit on growth (Seltzer, 2009). 

Generally, USAs “are more flexible in expansion because they are drawn mostly consistent with 

the economics of planned public facilities” (Nelson et al, 2002).  Sacramento County, California 

adopted the USAs plan which specified limits for water and wastewater extensions, and 

transferred 141,00 acres, more than one-fourth of the land under county control from urban to 

non-urban land-use categories (Nelson & Duncan, 1995). Additionally, all lands within the 

USAs were designated to accommodate residential development, while lands outside the USAs 

were designated for agricultural use. 

 

2.10.8 Adequate Public Facility Program (APFP) 

The program requires the availability of adequate public facilities before development 

permits are granted. It often ties development to the availability of essential public facilities. 

Montgomery County in Maryland used APFP in controlling the city’s growth. The APFP plan 

was added to the subdivision ordinance in 1973: Section 50-35(k) of the ordinance states “a 

preliminary plan of subdivision must not be approved unless the planning board determines that 

public facilities will be adequate to support and service the area of the proposed subdivision” 

(Nelson & Duncan, 1995). Public facilities and services that are mostly required include roads, 

sewer, water services, school, police station and hospitals. APFP manages growth by first 

ensuring that new developments do not take place unless the facilities are available to support it. 

Secondly, it directly affects the location of growth, by providing additional “incentives” to 

ensure growth locates near existing public facilities (Kelly, 2010). 
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Table 2 1: COMPARING GROWTH MANAGEMENT TOOLS IN GHANA AND THE     
UNITED STATES 

 

Tools Ghana United States of America Lessons 

Subdivision Process 
and Land Title 
Registration 

- Yes - 

Zoning - Yes - 

Building Permits - Yes  

Urban Containment 

• Population 
Cap 

• Quota System 
• Urban 

Growth 
Boundary 

- Yes - 
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CHAPTER 3 

3. METHODOLOGY 

 

3.1 Introduction 

The purpose of this chapter is to introduce and discuss the research methods used to 

investigate the goal and objectives of the study.  The chapter provides information on the study 

area, research design, sampling technique, data sources, sample size, survey instruments used, 

data collection methods and the validity and analysis of the data. 

 

3.2 Study Area 

The study area for the research is Kumasi, the largest urban agglomeration in Ghana, with 

a population of 2,035,064. It is the administrative capital of the Ashanti region and the fastest 

growing metropolis with an estimated population of 2,035,064 in 2010 and an annual growth rate 

of 5.4% (GSS, 2013).  The city covers an area of 254 sq. kilometers and approximately 10 

kilometers in radius. There are 119 communities. Kumasi’s physical structure is circular with a 

centrally located commercial area (Figure 3.1). It is about 270 kilometers north of the national 

capital, Accra.  The unique centrality of the city as a traversing point from all parts of the country 

makes it attractive to migrants (Kumasi Metropolitan Assembly, 2006). 
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      Figure 3.1: Map of the Study Area 
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3.3 Research Design 

A research design is a systematic approach that is used by the researcher to answer 

questions validly, objectively, accurately and economically (Ranjit, 2011). A case study 

approach was applied to the research. According to Yin (2009), “a case study is an empirical 

inquiry that investigates a contemporary phenomenon in depth and within its real-life context, 

especially when the boundaries between phenomenon and context are not evident”. It helps in 

the understanding of complex issues, and enables the use of multiple methods for data collection 

and analysis. It usually involves two sources of evidence: direct observation of the events being 

studied and interview of the persons involved in the events (Yin, 2009).  

Although urban growth problems are associated with most cities in Ghana and not limited 

to Kumasi, the availability of data and studies done over the past years makes it an interesting 

place to undertake this study. 

 

3.4 Source of Data 

Data for the research was drawn from both primary and secondary sources. The idea of 

multiple data sources was to enhance data credibility and accuracy. The primary data source was 

from the questionnaire survey research of residents and key informants from institutions. 

According to Clifford et al (2010), “survey research is particularly useful for eliciting people’s 

attitudes and opinions about social, political and environmental issues, such as neighborhood 

quality of life or environmental problems and risks”. Field observation of the study area was the 

other source of primary data. Secondary data sources covered government publications, local 

governments annual reports of institutions within the metropolis, population census reports and 

development plan reports from the metropolitan assembly. The secondary sources specifically 
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included the Kumasi Metropolitan Development Plan (2010-2013), the Town and Country 

Planning Act (1945), the Local Government Act (1993), and the National Population and 

Housing Census (2010). Secondary data helps in interpreting primary data, since they “provide 

additional or different insights into data collected through primary data collection methods” 

(Crowther & Lancaster, 2008).  

 

3.5 Observational Guide 

Jennifer and O’Grady (2009) defined observational research as “the systematic process of 

viewing and recording human behavior and cultural phenomena without questioning, 

communicating with, or interacting with the group being studied”. The field observation was to 

look at the outward signs of the nature and manifestations of the various sprawl communities 

within the city, such as: 

• Absence of public services for residents such as pipe borne water, electricity, bathrooms, 

and waste disposal sites 

• Absence of public facilities for residents such as banks, markets, post office, and public 

transports 

• The conditions of public services, if they exist 

• The conditions of public facilities, if they exist 

• The physical environmental layout of the communities 

• The conditions of buildings in the communities 

 

Concerning the official response of public institutions to urban growth problems, the following 

observations were made in the case study communities: 
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• The functioning of the local planning system 

• The measures being taken by planning officials to address the concerns of the residents 

• The visible signs of the measures and tools being used by the planning officials 

• The effectiveness of the planning tools being used 

 

The field observations in the research communities were recorded using observational notes for 

future reference. The observational notes included: 

• Observations related to the research objectives (nature of sprawl, causes and 

manifestation; the official response, planning tools used and their effectiveness) 

• Information acquired through conversation with local people, local authorities and key 

informants 

• Researcher’s personal comments 

 

In the research field, a small notebook was used to record the observations. In addition, pictures 

were taken of the study area to complement the observation notes. In order to preserve 

confidentiality, pictures of informants were not taken.  

 

3.6 Sampling Method 

A non-probability sampling method was used in selecting respondents for participation in 

the research. A purposive sampling and snowball technique was used, due to the nature and 

characteristics of the study. Institutions whose work and responsibilities were in line with the 

physical planning of Kumasi, such as the Department of Town and Country Planning, the Lands 

Commission, the Survey Department, the Metropolitan Engineering Department, the Urban 
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Roads Department and the Waste Management Companies were contacted. In addition, 

government officials from the Kumasi Metropolitan Assembly and the Ministry of Lands and 

Natural Resources were interviewed. They were interviewed on the nature and pattern of growth 

of the city and the official response being taken to address urban growth problems. In ensuring 

an objective representation of the areas and respondents, an equal number of respondents were 

chosen from each of the areas. 

 

3.7 Sampling Size and Data Collection Procedure 

The first process in sampling respondents was an institutional survey. These covered 

institutions whose responsibility and decision-making borders on the physical planning of the 

city. The purpose was to obtain information on the nature of growth problems and communities 

experiencing such problems. In order to get reliable answers to the research questions, at least 

two (2) respondents were selected from each of the institutions using a purposive sampling and 

snowball technique. The institutions that were contacted to respond to the questionnaires were 

the Metropolitan Town and Country Planning Department, the Lands Commission, the Survey 

Department, the Land Title Registry, the Metropolitan Planning Department, the Department of 

Urban Roads, the Ghana Highway Authority, and the Office of the Administrator of Stool Lands. 

The institutional survey was conducted using a structured interview with 10 key informants from 

these institutions. The interview questions consisted of both open and close-ended questions, 

mainly on urban growth problems, nature and their physical manifestation, conditions of 

infrastructural facilities and the growth management tools being used. The open-ended 

questionnaires asked respondent to identify areas facing urban growth problems, the causes of 

these problems, zoning, subdivision and servicing of lands for development, the process involved 
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in acquiring landed property for development, and the process of obtaining a development 

permit. 

The second process of sampling was dependent on the information gathered from the 

institutional survey. Focusing on this information on areas facing growth problems, eight suburbs 

out of the total 119 were selected using a purposive sampling technique. The localities selected 

were Tanoso, Ohwim, Atafua, Anwomaso, Apeadu, Kentinkrono, Asawase, and Kuronum 

(Figure 3.1). Structured questionnaires (70) were administered to residents of the above-

mentioned localities. The open-ended questions asked the respondents on their accessibility to 

public facilities, public services, proximity to these facilities and services, and the means and 

cost of commuting to and from their daily activities. They also responded to questions on growth 

problems facing them, factors responsible for the expansion of the city, and measures being 

taken by city officials to address it. 
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     Figure 3.1: Map Showing Case Study Communities 
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3.8 Data Processing and Analysis 

Interview transcript, field notes and observation are often not amenable to analysis until 

the information they convey has been condensed and made systematically comparable (Bruce, 

2001). In order to achieve these both qualitative and quantitative methods were used to analyze 

the data and information from the field. 

An analysis of the data from the field was first reviewed. The answers provided in the 

questionnaire were reviewed for legibility, completeness, consistency and homogeneity. A 

qualitative analysis of the data was done to discover the categories, relationships, facts and 

assumptions that address the objectives of the study. The quantitative data were edited, 

categorized, numerically coded and analyzed using SPSS and Excel. Statistical analysis was 

applied to the quantitative data gathered from the questionnaires to produce frequency counts 

and percentages on nature of growth problems and planning approaches to the problems. An 

application of descriptive statistics to the data collected was presented in the form of tables, 

charts and diagrams.  

 

3.9 Ethical Consideration 

“Collecting data from people raises ethical concerns, including: taking care to avoid 

harming them, having due regards for their privacy, respecting them as individuals and not 

subjecting them to unnecessary research” (Goddard & Melville, 2007). Again, working ethically 

will “protect the rights of individuals, communities and environments involved in, or affected by 

the research’ (Clifford, et al, 2010). As such, provisions were made in the design of 

questionnaires, data collection procedures, and data analysis to ensure the following: 

• Informed consent and respect for potential participants 
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• Confidentiality of data and participants 

• Justice, beneficence and objectivity (Fowler, 1984) 

 

Fowler (1984: 135-136), suggests that the following information be provided to each 

respondent at the outset of the survey: the name of sponsoring organization(s), the institution 

conducting the research and the interviewer, a brief description of the purpose of the survey, a 

statement concerning the extent to which answers will be confidential, and assurance that 

cooperation is voluntary and the respondents can skip any questions they do not wish to answer. 

These were the guiding principles for the research. 

Respondents were first giving the participation information sheet (Appendix C,D,E, and 

F). They were given enough time to read and understand the nature and purpose of the research. 

Within the document, respondents were informed participation was optional and that no penalties 

will be applied if they either decided not to participate or decide not to complete the survey after 

beginning it. Participants were encouraged to inform the researcher or other entities if they have 

any questions or concerns regarding the consent information. They were assured of anonymity 

and confidentiality of their identity and any information they provide in the questionnaire. 

 

3.10 Remote Sensing Analysis 

In assessing the extent of urban sprawl of Kumasi, a remote sensing technique was used. 

Remote sensing helps in the monitoring of spatial distribution, and growth of urban growth built-

up areas: based on its ability to make available a timely and synoptic view of urban areas (He et. 

al, 2010).  
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Three remote sensed data were used for this analysis: Landsat Thematic Mapper (TM), 

Enhanced Thematic Mapper Plus (ETM+) and Landsat 8 OLI imagery. The Landsat TM and 

Landsat OLI were downloaded via http://:glovis.usgs.gov. The Landsat ETM+ image was 

downloaded via (http://glcf.umiacs.umd.edu/index.shtml). The detail of the satellite images is 

provided in table 3.1. All Landsat data were acquired for the month of January. The image 

acquisition date was selected to ensure a cloud free data, which is possible during the dry season 

(October –March) in Ghana.  

    
   Table 3.1: Landsat Date Used  

Year Satellite Sensor Path Row Date Acquired 

1986 Landsat 5 TM 194 55 11/01/1986 

2007 Landsat 7 ETM+ 194 55 13/01/2007 

2014 Landsat 8 OLI 194 55 08/01/2014 

 

A subset by Area of Interest (AOI) of the three images was completed in Erdas Imagine 

2014. The shapefile for the study area was acquired from the Town and country planning 

department office in Kumasi. The subset of the image allowed for having three sets of data with 

the same area for the analysis. 

Using Google Earth, a set of reference points was selected to aid in the training signature. 

Google Earth was chosen because of its high resolution, which helps in the effective 

classification of satellite images. A training signature was created using the training sample site 

from Google Earth. A detail of each land use pixel count is provided in table 3.2 below. 

This training signature categorized the LULC into four types. Core urban areas made up 

of commercial, industrial, transportation and residential uses. They have a high density of land 
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use. The next type was suburban areas: it is the mostly found extending toward the fringes of the 

city and is mostly residential use mixed with vegetation and is less densely developed compared 

to the core urban areas. The next is vegetation, mostly made up of trees and grassland, and the 

last type is bare soil. A supervised classification was done afterwards to assess the extent of land 

use change from 1986 to 2014. The area of each LULC was computed. 

 

   Figure 3.2: Training Sample Site, (Google Earth, 2014) 

 
 

Notes 
CU= Core Urban 
SU= Suburban 
F= Forest 
BS= Bare Soil 
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Table 3.2: Pixel Count of Training Signature for LULC 

LULC 1986 2007 2014 

Core Urban Areas 1897 2165 2165 

Suburban Areas 4368 8764 13022 

Vegetation 1325 3218 3445 

Bare Soil 74 36 14 

 

 

Table 3.3: Accuracy Assessment Report of Supervised Classification 

 Core Urban Areas Suburban Areas Vegetation Bare Soil 

 
1986 

PA (%) 84.6 % 64.6% 97.9% 100% 

 UA (%) 88% 84% 92% 72% 

 
2007 

PA (%) 91.8% 73 % 97.6% 100% 

UA (%) 94% 92 % 80% 94% 

 
2014 

PA (%) 95.7% 84.6% 90.4% - 

UA (%) 88% 88% 94% - 

 
Notes 
PA = Producer Accuracy 
UA = User Accuracy 
Overall Accuracy 1986 = 84% 
Overall Accuracy 2007 = 89% 
Overall Accuracy 2014 = 90% 

 

An accuracy assessment was performed to assess the quality of the three classified 

images. A total number of 200 random sampling points were generated using Erdas Imagine for 

1986, 2007 and 2014 images. The sampling points were generated using the equalized random 

sampling method. Each LULC classification had 50 randomly selected points. The sample points 

were independent of the total areas classified. Due to the low value of the bare soil pixel for the 
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2014 OLI image, 150 points were generated for the accuracy assessment. With 50 points for each 

LULC except bare soil, that was excluded.  The overall accuracy assessment result for each data 

ranges between 84% and 90% (Table 3.3) 

 

 

 



 

47 

 

 

 

CHAPTER 4 

4. RESEARCH FINDINGS 

 

4.1 Introduction 

This chapter presents and discusses the findings of the research. The data collected 

through interviews and personal observations were processed to achieve the objectives of the 

study outlined in chapter 1. Three main objectives influenced the data collection and analysis.  

The objectives were to identify the nature, causes and the physical manifestation of sprawl in 

Ghanaian cities, discuss the official responses and their effectiveness, and finally identify the 

policy implications. 

 

4.2 Urban Growth Problems and Causes  

Responding to community survey questionnaires requires a fair knowledge of the 

environment in which one resides. As can be seen in Table 4.1, out of 70 respondents 

interviewed, 34% have lived in the study communities between 5-10 years, with 18% living in 

such communities between 11 and 20 years. The justification is that respondents had a clear 

understanding of their environmental conditions and were able to give a detailed and accurate 

description of urban growth problems facing their communities. 

 

4.2.1 Factors that Influenced the Choice of Communities 

In considering residential location, several factors are considered to achieve the 

maximum benefit and satisfaction.  Responding to the reasons for choosing the communities 
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surveyed (Figure 4.1), 39% cited financial reasons, with 36% mentioning proximity to work. 

Access to public facilities – water, sewer, electricity, and hospitals – accounted for 16%, with 

10% of the respondents citing other factors such as public apartments and family houses. From 

the findings, it can be seen that main factors taken into consideration in choosing communities of 

residency were mainly affordability of housing and proximity to work.  

 

Table 4.1: Years of Living in Communities 

 

YEARS 

 

FREQUENCY 

 

PERCENTAGE (%) 

Less than 5 years 18 26 

5-10 years 24 34 

11-20 years 13 18 

21-30 years 11 16 

More than 30 years 4 6 

Total 70 100 

 Source: Field Survey, July 2013 (Kumasi) 
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     Figure 4. 1:  Factors Influencing Choice of Communities  

 
     Source: Field Survey, July 2013 (Kumasi) 

 

Moreover, when respondents were asked to rate the factors that influenced their 

preference for present locations (Tanoso, Ohwim, Atafua, Anwomaso, Apeadu, Kentinkrono, 

Asawase, and Kuronum, Figure 3.1 in Chapter 3) other than the city center, a significant number 

(41%) of respondents rated peaceful environment as an influential factor, with 31% rating 

affordable rent. These factors – peaceful environment and affordable rent - explain the cause of 

the decreasing population from the city core to the suburban areas over the past years. Rent in the 

city center is high and most owners prefer to lease to profitable uses such as business and 

commercial, rather than residential use. Again, the noise and deteriorating conditions in the city 

center push most people to the suburbs, leading to an expansion of the city’s build-up 

environment.  
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4.2.2 Cost of Rent 

When further inquiries were made on how much they pay for rent a month, 36% of the 

respondents pay less than 50 cedis, with 31% paying between 60-90 cedis a month. The findings 

underscore the fact that most of the respondents could afford rent below 100 cedis and further 

indicate that the higher the price of rent, the lower the likelihood of affordability by residents in 

the city. Comparatively, rent is higher in the inner city than in the communities surveyed (Figure 

4.2). Rent prices in areas such as Patasi, Ahodwo, Nhyieso, Daban and Ahensan range between 

80 –100 cedis a month for a single room apartment. The same single room apartment cost 

between 30 –50 cedis a month in the areas surveyed.  This explains the relationship between 

distance and rent – rent are higher for apartments closer to CBD and lower for apartments further 

away from the CBD. It further provides evidence of why there are an increasing number of 

people moving into the suburbs coupled with other factors such as housing quality, and peaceful 

environment. 
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               Figure 4. 2: Rent Distribution in Some Suburbs and Inner city Communities of Kumasi 

 
   Source: Field Survey, July 2013 (Kumasi) 
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4.2.3 Commuting Distance to Work 

Increasing distance from a point or location has implications on the cost of traveling and 

commuting distance. With the expansion of Kumasi arises increasing commuting distance and 

cost to and from the city center. As Table 4.2 shows, 44% of the respondents live within a 

distance of less than 5 miles from their workplace; 30% of them live within a distance of 5-10 

miles. The increase in travel time for commuters has increased over the past years due to rapid 

urbanization and the sprawling nature of the city. Most commuters, in getting to their destination, 

rely on various forms of transportation. A significant number of respondents (60%) interviewed 

use the public transport (trotro) for commuting. On the other hand, 30% of respondents 

interviewed walked for short distances such as going to church, school and other social 

gatherings. A study done by the Business and Financial Times (2013) revealed that data from the 

Driver and Vehicle Licensing Authority (DVLA) showed the “number of cars on the country’s 

roads increased by nearly 23 percent between January and December 2013”. The number of 

vehicles registered was 174,234, and at the same time, the DVLA “inspected about 946,284 

vehicles for road-worthiness, bringing the total vehicle population in the country to nearly a 

million, with a concentration in Accra and Kumasi”. This increasing inflow of vehicles on the 

city’s roads has resulted in excessive traffic congestion, leading to travel delays, specifically 

during peak hours and rush hours. 

The implication is that the increase in vehicular volumes coupled with travel distance has 

increased travel time for residents in Kumasi and traffic congestion in the city, resulting in 

inconveniences for commuters. 
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Table 4.2: Commuting Distance 

DISTANCE (Miles) FREQUENCY PERCENTAGE (%) 

Less than 5 31 44 

5 - 10 21 30 

10 - 15 8 11 

15 - 20 6 9 

More than 20 4 6 

TOTAL 70 100 

Source: Field Survey, July 2013 (Kumasi) 

 

4.2.4 Commuting Cost per Month 

The cost of transportation is dependent on the distance to place of work and the mode of 

transportation being used. With the total number of respondents interviewed, 38% spend between 

30-50 cedis of transportation monthly, 22% spend less than 20 cedis monthly on transportation 

and 22% spend between 60-100 cedis monthly commuting. On the average, respondents spend 

between 10-20 percent of their income on transportation monthly. This explains the effect of 

urbanization on travel cost. 

 

4.3 Urban Growth Problems 

The challenges and problems of rapid urbanization in Kumasi are not limited to city 

officials and planners, but residents as well. Most of the problems facing the city are not 

restricted to traffic congestion; flooding, waste problems, lack of access to public facilities and 

pollution are also pressing problems facing the city (Table 4.3). In responding to questions on 
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environmental problems resulting from urban growth, 56% of the respondents cited traffic 

congestion, 37% cited waste problems, 34% cited pollution, and 33% mentioned lack of access 

to public facilities. Respondents were further asked about the problems they encountered 

frequently in their daily activities. A significant number of respondents cited deteriorating waste 

conditions, traffic congestion, and pollution in order of worsening state (Table 4.4). 

Table 4.3: Environmental Problems Residents Face 

RESPONSE FREQUENCY PERCENTAGE 

Less than 20 16 27 

30-50 23 38 

60-100 13 22 

More than 100 8 13 

Source: Field Survey, July 2013 (Kumasi) 
 

 

Table 4.4: Rating of Urban Growth Problems by Residents 

 

 

RATING 

 

TRAFFIC CONGESTION 

 

POLLUTION 

 

WASTE MANAGEMENT 

NUMBER 
PERCENTAGE 

(%) 
NUMBER 

PERCENTAGE 

(%) 
NUMBER PERCENTAGE (%) 

1 – 3 39 56 30 43 24 34 

4 – 6 25 36 25 36 26 37 

7 – 9 6 9 12 17 15 21 

10 0 0 3 4 5 7 

TOTAL  70 100 70 100 70 100 

Source: Field Survey, July 2013 (Kumasi) 
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4.3.1 Encroachment on Open Spaces and Public Reserves  

The rapid urbanization of the city of Kumasi and the weakness in the physical planning 

system is evident in private encroachment on publicly owned land and reserve lands. Private 

developers, in their eagerness to acquire and develop lands, and the chiefs in their pursuit for 

economic gains, most publicly reserved areas, open spaces and environmentally sensitive areas 

have been encroached. Developments are either along or across a watercourse. In Asawase 

(Figure 4.3), Ohwim, Amanfrom (Figure 4.4) and Abrepo, developments are occurring in the 

floodway fringe of rivers (6 feet). The consequence of such developments is flooding, resulting 

in loss of lives and properties.  

 Figure 4. 3: Development along a watercourse in Asawase 

 
    Source: Field Observation, July 2013 (Kumasi) 
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     Figure 4.4: Encroachment of Environmentally Sensitive Area 

    Source: Field Observation, July 2013 (Kumasi) 

 

4.3.2 Lack of Access to Public Facilities 

The rapid rate of urbanization has resulted in a lack of access to public services and 

facilities – water, electricity, sewer, police station, and hospitals for most people in the city. 

Population growth and pace of expansion of the city has outstripped these, and certain areas of 

the city do not have access to them. In areas where such facilities are available, they are in a 

deplorable state, creating difficulties for users. As Figure 4.5 shows, 97% of the respondents 

have access to electricity, with 96% having access to bathrooms. On the contrary, 33% of the 

respondents did not have access to waste disposal services. With the absence of waste 
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management facilities, most residents in communities dispose of waste haphazardly. The effect is 

deteriorating sanitary conditions in the city.  

 

     Figure 4.5: Access to Public Facilities 

 
    Source: Field Survey, July 2013 (Kumasi) 
 

 

4.3.3 Lack of Infrastructural Facilities and Public Services 

The availability and quality of roads, sewer, water, and electricity influence the daily 

activities of people in communities. The increasing growth and sprawling of Kumasi has resulted 

in most residents without access to water, electricity, police stations, post offices, roads, and 

waste disposal facilities. The city’s growth has outstripped the ability of city authorities to 
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provide such facilities to meet public demands. Moreover, most current developments are 

occurring in unplanned areas of the city. Residential developments precede public facilities and 

services such as roads (Figure 4.7). As can be seen in Figure 4.6, a lower number of respondents 

had access to recreational parks (30%), postal services (50%) and police stations (50%). 

Although a significant number of respondents had access to public services and infrastructure, 

the majority of respondents have access to markets (76%) and restaurants (79%).  Despite high 

accessibility to residents, they are operated on a small scale and are not able to serve the 

communities. The implication is that despite the availability of some facilities and public 

services, most of the residents in the suburbs commute to the CBD.  

 

     Figure 4.6: Public Service Availability at Communities 

 
     Source: Field Survey, July 2013 (Kumasi) 
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    Figure 4.7: Lack of Infrastructural Facilities 

 
    Source: Field Observation, July 2013 (Kumasi) 
 
 
4.3.4 Poor Sanitation and Waste Management 

Poor sanitary conditions and waste management are pressing concerns facing the city 

because of the health and aesthetic implications they pose to the city’s environmental build-up. 

The increasing concentration of population in the city, as shown on page 68 and 69, has 

accounted for the inability of the city officials to manage the waste generated by the residents. 

Waste collection is managed by both public and private agencies, and is classified into two 

systems: house-to-house and communal. The house-to-house charges are based on residential 

classifications - first class, second class and third class. The charges assigned to the service 
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provided per month per bin are first class (¢5), second (¢4), and third class (¢3).  On the other 

hand, the communal collection attracts 10 pesewas per head load of waste deposited at the 

communal storage facility.  However, the field survey and observation revealed weaknesses in 

the management of waste. In areas with waste disposal facilities, it takes a couple of days for the 

waste generated to be collected by the waste management companies. On the contrary, in the 

absence of such facilities, the public disposed of waste indiscriminately. This insanitary 

condition results in outbreaks of epidemics, such as cholera (Kumasi Metropolitan Assembly, 

2006). 

  An analysis of the 2010 population and housing census (Table 4.5) gives detailed 

statistics regarding how the residents of Kumasi dispose of waste. It is significant to note that 1.9 

% of the waste generated is dumped haphazardly without concerns for their environmental effect. 

Despite the number being insignificant, its effects on the environment are obvious. 

 

   Table 4.5: Methods of Waste Disposal 

Method Percentage (%) 

Collected 16.3 

Burned by Household 4.1 

Public Dump (Container) 59.4 

Public Dump (Open Space) 16.3 

Dump Indiscriminately 1.9 

Buried by Household 1.5 

Other 0.5 

Total 100 

  Sources: Population and Housing Census Reports, 2010 
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4.3.5 Development Occurring in Unapproved Locations 

Most current developments taking place in parts of the city are not compatible with the 

assigned land uses or zoning districts. Areas zoned or reserved for public facilities and 

infrastructures such as roads, hospitals, landfill sites and transport stations are being used for 

different purposes. Figure 4.8 shows a private residential development being built in an area 

reserved for Lorry Park (transport station) as indicated on the structure.  

 

     Figure 4. 8: Development Occurring in Unapproved Locations 

                         
Source: Field Observation, July 2013 (Kumasi) 
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4.3.6 Incompatible Land Uses 

In an environment of uncontrolled rapid urbanization, one striking development is 

incompatible land uses. Such development arises from the ignorance of zoning ordinances and 

building regulations. They create negative externalities to adjacent land use.  Residential 

development is commonly found in environmentally sensitive areas—wetland, flood prone areas, 

rivers and streams. Again, the residents in residential areas such as Kwadaso (Figure 4.9) mostly 

cite public waste dumpsites in their communities. The consequences of such incompatibility are 

perennial flooding and outbreaks of epidemics such as cholera, tuberculosis and other infectious 

diseases.  

        Figure 4.9: A Public Waste Disposal Site Located Close to Residential Area 

 
        Source: Field Observation, July 2013 (Kumasi) 
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4.3.7 Development of Urban Slums 
 
 Another conspicuous urban growth problem accompanying rapid urbanization is the 

development of urban slums in Kumasi. Slums, mostly in Aboabo and Asawase, are home to a 

large number of urban poor and migrants – from rural areas and northern Ghana – who have 

moved to Kumasi in pursuit of the good living. These slums are covered with improvised-

structures constructed with wood, which serve as houses (figure 5.10), for the slum dweller.  

Residents in slums lack access to safe water and sewers. They also have the worst sanitary 

conditions you can find in the Kumasi, and because they are located in environmentally sensitive 

areas – wetlands, they are mostly affected by perennial flooding in Kumasi. 

 

     Figure 4.10: Structures serving as houses in urban slums in Asawase 

 

    Source: Field Observation, July 2013 (Kumasi) 
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                  Figure 4.11: Structures serving as houses in urban slums in Asawase 

 
                 Source: Field Observation, July 2013 (Kumasi) 

 

                 Figure 4.12: Poor sanitary conditions in urban slums at Asawase 

 
                 Source: Field Observation, July 2013 (Kumasi)
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4.3.8 Urban Sprawl 

The pattern of growth and characteristics of physical development portrays a city 

sprawling. As the city expands, the extent of single land use development becomes predominant 

at the fringes. They are mostly uncoordinated and less dense, requiring increasing commuting 

distance and cost.  Increasing land speculation has affected the pattern of development. Again, 

the lack of access to water, electricity, sewer, hospitals, and police station has led to ribbon 

development, mostly along major roads. A temporal analysis of three Landsat images of the city 

for 1986, 2007 and 2014 was done to assess the extent and nature of change that has taken place 

in the city. The result showed a significant change in the city environmental build-up, with the 

most significant increase occurring in suburban areas, and the most significant decrease in 

vegetation (Figure 4.10, 4.11 and 4.12).  As shown in Table 4.6, Kumasi in 1986 had 18.3 km. 

sq. (7.9%) of core urban areas. By 2007, that number increased to 36.4 km. sq.  (15.8%).  

Currently, the total core urban area is 36.9 km. sq. (16%). As a result, within the period under 

consideration, core urban area coverage increased by 102%. The suburban area covered 106.4 

km sq., which is 46.2% of the city’s total land area in 1986. It increased to 155.5 km. Sq.  

(67.6%) in 2007 and is currently covering 168.3 km. sq. (73.2%). The total vegetation cover was 

100.8 km. sq. (43.8%) in 1986, 33.8 km. sq. (14.7%) in 2007, and now constitute 24.7 km. sq. 

(10.8%).  The physical expansion of the city is the result of increasing population and rising 

demands for lands for development, especially in the suburbs, where lands are available and their 

value is comparatively cheaper to the inner city. The decrease in the vegetation cover is 

attributed to the clearing of forest areas for construction of houses, roads, sewers and 

commercial.  
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      Figure 4.13: Classified Landsat 5TM Image of Kumasi, 1986 

 

 



 

67 

 

      Figure 4.14: Classified Landsat 7ETM+ Image of Kumasi, 2007 
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      Figure 4.15: Classified Landsat 8 OLI Image of Kumasi, 2014 
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Table 4.6: Land Use and Cover Change Inventory for Kumasi 1986-2014 

LULC 
1986 
km2 

2007 
km2 

2014 
km2 

1986-
2007 
(%) 

2007-2014 
(%) 

1986-2014 
(%) 

Core Urban Areas 18.3 36.4 36.9 99.6 1.1 101.9 

Suburban Areas 106.4 155.5 168.3 46.2 8.2 58.3 

Vegetation 100.8 33.8 24.7 -66.5 -26.8 -75.5 

Bare Soil 4.5 4.2 0.1 -7.4 -98.7 -98.8 

 

 

    Figure 4.16: Land-Use and Land Cover Change From 1986-2014 
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4.3.9 Growth Pattern of Kumasi 

The physical growth pattern of Kumasi does not perfectly fit into any of the urban growth 

models discussed in chapter 2 of this study. It seems to have characteristics and features that 

partially fit into all the models. Like the concentric growth model, the prices of land in Kumasi, 

become cheaper as you move outwards from the CBD.  This has influenced present physical 

development – most current developments are taking place at the fringes of the city. In addition, 

with the lack of access to water, electricity, sewer, hospitals, and police station at the fringes, 

developments are located along major roads where there is accessibility to the CBD and other 

areas of the city. The influence of roads that extend outward in a radial pattern has created a 

ribbon development.  

  

4.3.10 Traffic Congestion 

Traffic conditions within the city keep worsening. The rapid urbanization of the city 

coupled with unaccompanied road developments has been the main underlining cause. It has led 

to the inability of the available roads to contain the increasing traffic volumes of the city.  Traffic 

congestion is heavy between the hours of 6:00 to 9:00 in the morning, when most business 

activities begin, and from 4:30 to 8:00 in the evening, when most business activities end and 

commuters are heading home. Again, field observations done within the city revealed that most 

roads are in bad condition. This lengthens commuting distances to and from the city center. 

Constructions within the city have led to frequent roadblocks. Again, traffic flow does not have 

alternative route to ease congestion; apart from an inner bypass, there is no bypass to ease the 

heavy flow of traffic. Arterial roads that supply traffic to collector roads are absent in most 

newly developed areas of the city.  Most areas characterized by traffic congestion are Kumasi-
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Sunyani road, Kumasi-Accra Road, Kumasi-Mampong Road and the Kumasi-Obuasi road Figure 

4.14 and Figure 4.15. 

 

     Figure 4.17: Traffic at Abrepo Junction, Kumasi 

 
     Source: Field Observation, July 2013 (Kumasi) 
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 Figure 4.18: Traffic Congested in Kumasi 

 

 

4.4 Causes of Urban Growth Problems 

The urban growth problems discussed above have been the cause of several factors, from 

human induced to institutional weakness. These parts of the research discuss in detail the factors 

underlying the growth problems within the city. 

 

4.4.1 Population Growth 

Within the last 7 decades, the population of the city of Kumasi has increased 

significantly. The population size, spatial distribution and growth have changed and are still 

changing. With a population of 81,870 in 1948, it increased to 218,172 in 1960 at a growth rate 
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of 7.9%. By 2010, over a 50-year period, the population of the city has increased by 2,131,892 

and at a growth rate of 5.2% making it the fastest-growing metropolis of Ghana (Table 4.7). The 

increasing rate of the population is in part the result of the growing rate of migration into the 

metropolis. As at 2010, 46.6% of all migrants in the region were in Kumasi. Moreover, its 

location as an important commercial center has been the force behind its increasing migrant 

population.  

The spatial distribution of Kumasi’s population has changed since Ghana attained 

independence in 1957. In the 1960’s, a higher proportion of the city’s population was within the 

inner city. This was due to the modernization and restructuring of Ghana’s economy by Ghana’s 

first president, Dr. Kwame Nkrumah. His long-term development strategy led to the 

establishment of state-owned enterprises in major cities of the country. In the pursuit of 

employment and better living conditions, there was a drift in population from rural areas to urban 

centers. The growth rate of 7.9% (Table 4.8), from 1948-1960 was because of the above-

mentioned factors. 

 

Table 4.7: Population of Kumasi (1948-2010) 

City 1948 1960 1970 1984 2000 2010 

Kumasi 81,870 218,172 346,336 487,504 1,170,270 2,350,064 

 Source: Population and Housing Census Reports (1948, 1960, 1970, 1984, 2000, and 2010) 
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Table 4.8: Population Growth Rate of Kumasi (1948-2010) 

City 1948-1960 1960-1970 1970-1984 1984-2000 2000-2010 

Kumasi 7.9% 4.5% 2.5% 5.4% 5.4% 

Source: Population and Housing Census Reports (1948, 1960, 1970, 1984, 2000, and 2010) 

 

4.4.2 Rapid Urbanization  

The population distribution of the city has changed significantly. The city of Kumasi was 

compact and covered a small area of just two square kilometers in 1817 with a population of 

10,000 -15,000 people. In 1950, the city expanded to cover an area of 25 square kilometers. As 

of 1987, the physical build-up in Figure 4.16 and 4.17 showed a significant expansion of the city. 

Most of these developments occurred along major roads. The rapid development of the city - 

Kumasi - has been discussed in detail in the urban sprawl section on pages 61 and 62 of this 

research. 
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      Figure 4.19: Urban Build-Up of Kumasi in 1817 

 
      Source: Tipple, 1987:2 
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          Figure 4.20: Urban Build-Up of Kumasi in 1987 

 
          Source: Tipple, 1987:2 
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Table 4.9: Kumasi Metropolitan Area Land Use Inventory from 1988-2010 

 

Land Use 

1988 1995 2000 2005 2010 

Area 

(km2) 
 

Area 

(km2) 
 

Area 

(km2) 
 

Area 

(km2) 
 

Area 

(km2) 
 

Residential 
76.9 30% 83.1 33% 85.1 33% 88.0 35% 90.9 44% 

Commercial 
3.9 2% 4.5 2% 4.6 2% 4.8 2% 5.0 2.4% 

Industrial 
7.2 3% 7.9 3% 8.0 3% 8.0 3% 8.3 4% 

Education 
32.6 13% 33.2 13% 34.1 135 34.7 14% 35.7 17.3% 

Civic & 

Culture** 

13.8 5% 14.3 6% 14.5 6% 14.6 6% 14.9 7.2% 

Open Space 
19.8 8% 21.8 9% 22.3 9% 23.1 9% 23.8 11.5% 

Circulation 
22.2 9% 25.3 10% 26.0 10% 27.3 11% 28.1 13.6% 

Total 

Developed 

Area 

176 69% 190 75% 195 77% 201 79% 207 81.3% 

Undeveloped 
78 31% 64 25% 60 23% 54 21% 48 18.7% 

Total Area 
254 100% 254 100% 254 100% 254 100% 254 100% 

Source: Metro Town and Country Planning Development, 2006 

 

Rapid urbanization has altered the land use inventory of the city of Kumasi (Table 4.9). 

There has been an increasing demand of land for development. The total developed land area 

increased from 69% in 1988 to 81.3% in 2010. Total undeveloped land area decreased from 31% 

in 1988 to 18.7% in 2010.  Residential land use increased significantly from 30% in 1988 to 44% 

in 2010. The significant increase of residential land use corresponds to the population growth of 

the city. This gives a statistical detail of the land use in Kumasi over the past two decades. It 

again enforces the fact that residential land uses have been a major factor for the expansion of 

the city, leading to most people moving to the suburbs. 
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4.4.3 Poor Land Management 

The land plays a vital role in the physical planning process, and in a setting where they 

are poorly managed, it significantly affects the environmental built-up of cities. Such is the case 

in Kumasi. The land ownership and management system has been a major contributing factor to 

the chaotic development-taking place in the city. Land ownership is significantly skewed, with 

almost 60% owned by traditional authorities (Figure 4.18). The Asantehene appoints caretaker 

chiefs to oversee these lands. The livelihood of the caretaker chiefs depends on revenue from the 

sale of lands, and they do this without consulting responsible institutions. The implication is 

physical development preceding infrastructural development. Moreover, where the area has been 

planned for development, there is conflicting use due to negligence on the part of the chiefs of 

the zoning ordinance. There are poor records of land locations and ownership, which allow the 

sale of the same piece of land to different people.  Again, another significant discovery was the 

chiefs engaging the services of what the city authorities refer to as “quack surveyors and 

planners” to survey and prepare subdivision plans for areas not covered by planning schemes. 

The implications are daily rise in land litigation in the law court. According to an officer of the 

Lands Commission interviewed, at least two land issues are reported every week. The 

observational study showed that most land zoned and reserved for specific infrastructural 

development, such as roads, markets, and hospitals have been sold to private developers.  
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         Figure 4.21: Land Ownership in Kumasi 

 
         Sources:  (Edmundson, 1975):16 as use in Post, 2001  
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4.4.4 Lack of Public Participation in the Planning Process 

Public input is very important in the planning process, due to its ability to ensure 

harmonious implementation of planning schemes, programs and policies. On the other hand, in 

an environment lacking such input, it results in development conflicting with planning designs. 

Planning institutions - the Lands Commission and the Town and Country Planning Department - 

undertake zoning and subdivision of plats without public participation. Moreover, most city 

residents interviewed expressed a lack of knowledge of the various planning tools that are used 

by the Lands Commission and the Town and Country Planning Department, in solving and 

controlling urban growth problems.  Corroborating the information from the public, the planning 

officials revealed the lack of knowledge and public input has led to close to 80% of all lands in 

the city without title registration and more than 50% of buildings without development permits.  

Concerning the lease acquisition and land registration process, most of the residents and property 

owners do not know the importance of it, the due process to follow and the documents needed to 

process the land title lease. 

 

4.4.5 Lack of Logistics for Monitoring Physical Development 

In a setting of rapid urbanization, there is a need to monitor the trends of development to 

ensure conformity with planning regulations. The Town and Country Planning Department 

(TCPD) and the Building Inspectorate Division (BID) do monitoring of physical development in 

Kumasi. They ensure that ongoing-development have the necessary permits and documents. 

Again, they ensure all physical development must conform to the approved plan by the city 

authorities and must meet standard specifications. The research revealed the lack of base maps 

and planning schemes, which makes monitoring difficult. Most of the field monitoring takes 
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place at the suburbs and other developing areas of the Kumasi, which are distant from the 

planning offices; the TCPD as of 2013 had four (4) planners and one official vehicle. The lack of 

vehicles makes field monitoring and inspection of physical development difficult and ineffective, 

as not all areas of the city are supervised. The Survey Department (SD) and TCDP lack modern 

mapping equipment such as total stations, geographical positioning system, and other digitizing 

equipment for surveying and creating maps. This has led to lack of planning schemes at the 

TCPD, as revealed in an interview with a planning officer.  

 

4.4.6 Lack of Coordination  

The number of institutions involved in the physical planning of the city requires strong 

coordination among them. On the contrary, there is a weak coordination between the TCPD and 

SD, the SD, TCDP and the caretaker chiefs. The SD prepares the base map and cadastral map for 

the city. The base maps and the cadastral map for the city are giving to the TCPD for the 

preparation of planning schemes and land use zones. The layout is giving to the SD to ensure that 

physical development conforms to the planning scheme and zoning requirement. An interview 

with an officer at the SD revealed that the prepared planning scheme and land use zones are not 

giving to the SD by the TCPD, due to their conflicting responsibilities.  

Again, there exists a weak coordination between the TCDP, SD and the caretaker chiefs. 

The caretaker chiefs sell most lands zoned for infrastructural facilities and public services to 

private developers without the consent of the TCDP. They employ the services of unauthorized 

surveyor and planners to do the subdivisions of lands for sale. Their reasons for engaging such 

services are due to the bureaucratic nature, cost and time involved in engaging authorized 
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institutions.  The implications are increasing land litigation, development conflicting with 

planning schemes, and encroachment on public reserved lands. 

 

4.4.7 Lack of Funds 

Lack of funding is a major drawback of the institutions in executing their responsibilities 

successfully, professionally and appropriately. This is due to their setup. The LC and TCPD as 

institutions are centralized bodies with regional offices. They depend on the head office for 

budget allocation. The TCPD, unlike the LC under the Local Government Act 462, is directly 

under the Kumasi Metropolitan Assembly (KMA). The TCPD depends on their office in Accra 

for budgetary allocation, because the KMA does not make budgetary allocation for them. The 

Office of Administration of Stool Lands (OASLs) is centralized and is dependent on its national 

office for budgetary allocation. The EPA is also a centralized body with offices in all of the 10 

regions of Ghana. It administratively falls under the Ministry of Environment, Science and 

Technology, who sees to their budgetary allocation and other resources.  

 

4.4.8 Lack of technical staff to enforce planning programs 

Lack of technical staff and professionals in institutions has affected the planning process. 

The few staff members available are unable to cope with the increasing workload, which prolong 

the time involved in executing their respective responsibilities. Although the Land Title Registry 

stipulates that, the land title registration process can be completed within six months, the process 

extends beyond the period, due to lack of staff and poor land records. The result is negligence by 

property owners who proceed to develop their property without going through the planning 

process. 



 

83 

 

4.4.9 Outmoded and Outdated Planning Regulations  

Most ordinances, acts and legal instruments used by the institutions are inconsistent and 

outmoded. As such, it does not conform to the current development planning and management of 

Ghanaian cities. TCDP still uses Town and Country Planning Ordinance Cap 84. The British 

enacted the ordinance - Cap 84 - in planning Ghanaian cities, when they established the TCDP in 

1945. It has its root in the British planning system. Despite being outdated, it relates more to 

physical planning of British cities than Ghanaian cities, which are different.  The Local 

Government Act 462, 1993, although it contains portions of the physical planning of cities and 

towns, is not in itself a full planning act, but a development act that spells out how metropolitan 

areas, municipal areas, and districts should be develop physically, socially, and economically. 

 

4.4.10 Planning Control Tools 

The Town and Country Planning (TCP), in controlling the chaotic growth of the city of 

Kumasi, use growth management tools.  To ensure an aesthetic physical development and direct 

land uses to the right places, planning institutions has zoned Kumasi lands into specific land 

uses: residential, education, commercial, and industrial. Residential areas of the city are zoned 

and are classified into first class, second class, and third class. The criterion for residential areas 

classifications are: the proximity of the area to the Central Business District (CBD) and the 

availability of public services and infrastructure in the area. First class areas have access to all 

public services and infrastructural facilities and are very close to the CBD. Its high land prices 

and property values make it an area for the elite. It covers the following areas: Nhyieso, 

Ahodwo, Adiembra, Dekyemso, Asokwa and Ashtown.  
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Again, in order to accommodate the increasing rate of urbanization, vacant lands reserved 

for public development, such as health and educational facilities, are being in-filled to ensure a 

compact growth of the city by planning institutions. 

The city authorities, over the past few years, have developed new growth management policies 

that suggest buildings in the CBD should be at least four (4) stories. Under this new policy, all 

new CBD developments must follow suit, and with old structures upon the expiration of the 

lease, renewal is dependent on the agreement to conform to the new vertical development policy. 

This new policy is to create more spaces for commercial and administrative uses and 

accommodate the increasing requirement resulting from rapid urbanization. 

Developments that are incompatible with the specified land use of the areas are under the 

Local Government Act 462, 1993, section 64 and are demolished. The process begins with a 

request to provide a permit obtained from the TCPD and KMA. The permit gives one the right to 

development and spell out the conditions for development.  Failure to provide the permit or 

development to prove why the building should not be altered or demolished will lead to the 

removal of the structure from the area in question by the KMA and TCDP. Figure 4.5 shows a 

residential development on a government property (Figure 4.19). In conformance with Act 462, 

unlawful developers are giving notice to stop work and produce a permit. In 2010, 250 buildings, 

many of which were not completed, were marked for demolishing (Frimpong, 2010).  

In circumstances where the developer provides a permit of development and all legally approved 

documents, the city does a rezoning. The rezoning is to help accommodate the new physical 

development. 
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4.4.11 Effectiveness of Planning Tools 

 The past two comprehensive plans of the city of Kumasi covered a short period between 

2007-2010 and 2010-2013. They have not been effective, as most of the projected goals and 

objectives were not achieved over the period. The period specified was too short to achieve the 

goals and objectives stipulated in the comprehensive plans. 

 The zoning ordinance has not been effective in controlling and directing physical 

development to the right place at the right time. Instead of enforcing the ordinance, the city 

authorities keep changing the zoning plans to accommodate conflicting uses. Not all lands in the 

Kumasi have been zoned and most landowners and developers defy the zoning ordinance and 

build houses in such areas without consulting the planning institutions. This has rendered the 

ordinance ineffective in achieving its purpose. In addition, the lack of public participation in the 

drafting and implementation of the zoning ordinance has affected its effectiveness. 

 Infill development being implemented by authorities has not influenced the city’s growth 

positively. Most infill developments are for commercial and administrative uses. It has not been 

able to restrict the growth of the city at the fringes, which has 80 percent of them being 

residential. Vertical development that has recently been adopted by the authorities is yet to have 

a significant influence on physical development. Demolition of unauthorized structures has 

influenced the city’s growth by restricting unlawful development on public lands and sensitive 

areas. Lack of political will and interference in the demolishing process has weakened its impact. 

They are occasionally undertaken. Other weaknesses in the planning tools are outlined in table  

4.10 below. 
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     Figure 4.22: Demolishing of Unauthorized Structures in Kumasi 

 
    Sources Enoch Darfah Frimpong (March, 2010) 
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Source: Compiled by the Researcher, February 2014 

Tools Ghana 
United States 
of America Lessons 

Subdivision Process 
and Land Title 
Registration 

Subdivision 
process does not 
involve public 
participation 

The process is 
slow 

Yes 

The public should be involved 
in the subdivision process. 

The process should involve 
utility service providers and 
other local government 
agencies. 

Zoning 

Zoning ordinance 
does not involve 
public 
participation 

Lack of public 
knowledge about 
the zoning 
ordinance 

Yes 

The public should be involved 
in the zoning process. 

The city’s attorney should also 
be involved in the process. 

The zoning ordinance after 
adoption by the city should be 
known to the public 

Building Permits 

There is no 
assessment after 
construction is 
done to examine 
the project 
conforms to the 
regulations. 

Yes 

Frequent inspection should be 
done during construction. 

After completion of the project 
a final assessment should be 
done to ensure conformance to 
the city’s regulation 

Urban Containment 

• Population 
Cap 

• Quota System 

• Urban 
Growth 
Boundary 

• Urban Service 
Areas 

 

There is an urban 
growth boundary, 
but has not been 
effective 

Yes 

Violation of the UGB should 
be penalized. In addition, there 
should be a strong 
commitment from the city 
authorities in enforcing it. 

They should adopt other 
growth management tools such 
as population cap, quota 
system and urban service 
areas. 
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CHAPTER 5 

5. CONCLUSION AND LESSONS FROM THE UNITED STATES PLANNING SYSTEM 

 

5.1 Introduction 

In this chapter, a summary of the main findings related to the research questions are done 

and general conclusions based on the findings of the research are made. The chapter concludes 

with recommendations from the United States Planning System to the various problems 

elaborated in chapter 4. An application of these tools will help improve the physical planning of 

Kumasi. 

5.2 Conclusion 

The main goal of the research was to assess the effectiveness of the planning system in 

managing urban growth in Kumasi. It sought to identify the nature of urban growth, the problems 

it poses to the environment, growth management techniques being used and their effectiveness. 

Based on the findings from the study as discussed in chapter 4, one can safely conclude that the 

Ghanaian planning system is rife with many institutional weaknesses: outdated planning 

regulations; conflicting responsibilities and lack of among planning institutions; lack of public 

participation in the planning process; poor management and lack of technical staff to enforce 

planning programs. These make it ineffective in controlling the rapid growth of the city.  

With the numerous problems facing Kumasi, the most pressing are traffic congestion, 

deteriorating waste conditions, and air pollution. 
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There is a drift in the city’s population; the inner city communities’ populations keep 

decreasing, with a significant increase in suburban communities. This trend is mainly attributed 

to comparatively low rents, peaceful environment and cheaper land in the suburbs. 

Unfortunately, most of the suburbs lack the necessary social services and infrastructural 

facilities. Most physical development in the suburbs occurs along major roads, perhaps because 

of easy accessibility. The implication is a ribbon form of development. The pattern of 

development has altered the city’s agriculture and farmlands; it has resulted in a significant loss 

to residential development over the past decades. 

  Most developers have ignored existing zoning ordinances and development regulations. 

The negligence of the planning process by private developers and residents is due to the 

bureaucratic and slow pace of the process in acquiring a building permit and land title 

registration. Lack of participation of the public in the planning process in drafting the zoning 

ordinance, subdivision, and growth control measures has negatively affected the planning 

process. The planning ordinances and other regulations being used for physical planning of the 

city are outdated and have not been appropriate in solving the city’s current growth. Moreover, 

they lack strong enforcement measures to penalize violators. Although there is a comprehensive 

plan that guides the development of Kumasi, it is not broad enough and is more of a short-term 

plan (specifically, 3 years) than a long-term plan (for example, 20 years). Again, it focuses more 

on economic and infrastructure development than physical planning. All these have negatively 

affected the city’s physical development. 

 Another key observation was that land record is manually managed with incomplete 

information of land ownerships and locations. This has slowed down the acquisition and 

registration process, resulting in multiple sales of lands to people and rising land litigation in the 
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law courts. Moreover, there exists no coordination between the traditional leaders who own close 

to 60% of private land in Kumasi and planning institutions.  Zoning order is disregarded and 

subdivision done without prior notice of officials, leading to conflicting land use and 

encroachment of public reserves. 

 Implementation of plans and monitoring of development have not been effective due to 

the lack of logistics and modern equipment. Most parts of the Kumasi do not have planning 

schemes to direct development, resulting in haphazard expansions.  

5.3 Recommendations based on Lessons from the US 

Based on the above conclusions and lessons from the US planning system, the following 

recommendations are suggested. Growth management measures should be adopted in controlling 

the extent and pace of development and also direct and redirect the growth to suitable locations 

of the city at appropriate times. As discussed in the later part of chapter 2, several growth 

management tools are used in the U.S., but only the relevant ones are recommended for Kumasi.  

 

5.3.1 Urban Growth Boundary 

The city authorities should adopt the Urban Growth Boundary (UGB) tool in controlling 

the rapid expansion of the city. They should define a fixed geographical boundary beyond which 

new development should not be allowed. Employing these will restrict development within the 

UGB and ensure compact development. It also helps in protecting agricultural lands. The urban 

growth boundary, should be revised when necessary to accommodate new development. A 

specific example of a successful UGB in managing urban growth is the case of Portland, Oregon. 

It has helped in directing development to specific areas and helped control chaotic development.  
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5.3.2 Population Cap 

 In checking haphazard developments in the city, the authorities should adopt the 

population cap method.  With this tool, the city authorities allow a maximum number of dwelling 

units, to be built within the city’s jurisdiction over a period. The Petaluma in California used 

Population Cap in controlling growth. A cap of 500 new housing units was permitted to be built 

per year. The plan was tied to the availability of services and consistency with the city’s 

comprehensive plan. The plan has reduced leapfrog development and helped in ensuring a 

compact development of the city. It also allowed the city to restrict development to specific 

housing types, such as single-family houses. The city of Kumasi, in adopting the population cap 

tool, will reduce urban sprawl and ensure compact development. 

 

5.3.3 Adequate Public Facility Program (APFP) 

In ensuring infrastructural facilities and social services are available before new 

development can take place, city officials should adopt the Adequate Public Facility Program 

(APFP). The APFP will ensure local government ties the issuance of building permits to the 

availability of infrastructural facilities as was done in the town of Ramapo in New York. With 

this, most areas without adequate public facilities will not be issued with building permits. The 

Ramapo plan requires that the approval of development was dependent on the availability of 

public facilities. Areas that did not meet this requirement had two options: to wait for public 

facilities to be provided, or provide their own public facilities and continue development. This 

ensured that all development had access to adequate public facilities. Planning officials in 
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Kumasi should adopt this growth management tool. It will help control development without 

access to adequate public facilities. 

 

5.3.4 Urban Service Areas 

Urban Service Areas, on the other hand, requires the metropolis to define geographic 

areas that are targeted for new infrastructural facilities. The city set a boundary beyond which 

service such as sewer lines, water lines, and streets will not be provided. This discourages 

development beyond the defined service area boundary. It helps in managing sprawl of the city 

and encourages infill development. It was adopted by the city of Portland, Oregon. Using this 

tool will help the city authorities to control the pace of growth and direct it to the desired 

locations of the city. It will also help protect the rural landscape, including open spaces, prime 

agricultural lands and environmentally sensitive areas. 

 

5.3.5 Building Permit Allocation System (Quota System) 

 The quota system limits the number of building permits that can be issued or granted in 

each quarter of the year. This plan was adopted by Monroe County in Florida. Permit allocation 

was dependent on one meeting the county’s development regulations. Developers that could not 

meet the requirements were placed in the next quarter for consideration. With this, the county 

was able to control growth and limit the number of buildings every quarter. Kumasi, in adopting 

the quota system, will ensure that all development permits granted conform to the city’s land use 
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regulation. It will ensure that all developments have development permits and avoid conflicting 

land uses. 

 

5.3.6 Comprehensive Plan 

The city’s current comprehensive plan, which covers a period of 3 years, should be 

broadened and expanded to cover a 20-year period; also, it should not be limited to economic 

development and revenue generation, but must be extended to cover the physical planning of 

Kumasi. The city’s comprehensive plan should be tied to the zoning ordinance and other 

planning regulations. These will ensure the city’s long range needs and goals are met with 

available resources. It will provide a draft for future governmental actions. Effectiveness will 

depend on the commitment by the metropolitan authorities and residents of Kumasi.  

 

5.3.7 Land Management 

Land management can be improved by computerizing all land records in the metropolis. 

It should spell out the location and state of ownership of the lands. With this, the process of land 

acquisition and registration will be improved. Again, the subdivision process should involve all 

stakeholders of the city: landowners, developer, planners, metropolitan authorities and the 

public. Key lessons from the United States are the involvement of the public, the local 

government department and other service providers in the subdivision process. In adopting this, 

the process should be made simple, clear and understandable by all stakeholders. Again, the city 

authorities should regulate the sale of privately owned lands for development, by ensuring 
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development of such lands are in line with the planning regulations and zoning ordinance. In 

addition, by regulating the private sale of lands, it will help prevent encroachment. 

 

5.3.8 Building Permit Process 

In the issuance of a building permit, the process should not end with the permit to build; 

doing so allows developers to alter their plan of development. In addition, as done in the United 

States, there should be an after-development inspection of development to ensure it meets all 

specifications and conforms to the zoning ordinance and the comprehensive plan of the city. 

After this, they should be granted permission to use it. This will prevent conflicting development 

and inconsistent land use in Kumasi. It will ensure sound physical development of the city. 

 

5.3.9 Planning Ordinance and Regulations 

 Outdated planning ordinances should be reviewed to incorporate current standards in 

planning. It should give more powers to planners at the local government level to help not only 

plan, but to penalize developers who neglect the planning process. Again, most planning 

institutions that have become redundant should be reformed and their responsibilities 

coordinated with other planning institutions. 

 

5.3.10 Lesson from other African Cities  

 Other innovative ideas from “Africa’s Technological Cities,” which are being 

implemented in cities such as Konza in Kenya, Eko Atlantic in Nigeria and Appolonia 
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(Takoradi) in Ghana, can be adopted in easing the rapid growth of the city while ensuring 

sustainable development. Satellite cities have been developed with a proposed provision of 

residential, commercial and recreational facilities. The cities will be structured to ensure easy 

accessibility to all residents and workers by public transport, walking, cycling, and by car. They 

make provision for the protection of open spaces and wildlife through the construction of green 

corridors within the city. While providing a sustainable city, it will help in achieving economic 

growth through investment. 

To sum up, the current urban planning system in Ghana, has failed in ameliorating urban growth 

problems: traffic congestion, pollution, development of urban slums, poor sanitation, 

encroachment, and lack of access to public services and infrastructure, which are associated with 

rapid urbanization. There is an urgent need to device solutions to these problems as suggested in 

this chapter.  
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APPENDIX A 

  

UNIVERSITY OF ALABAMA  

DEPARTMENT OF GEOGRAPHY  

URBAN GROWTH PROLEMS AND INSTITUTIONAL MANAGEMENT  

Interview Guide 

Location/Community 

Introduction 

This is neither a government survey, nor a profit-oriented project. The information will be 

aggregated with those from similar interviews with other people and will be used for academic 

purposes in Mr. Asare-Akuffo master’s thesis at the University of Alabama. The information 

collected is confidential and no direct reference will be made to individual names. 

Section A (Sprawl Communities) 

Nature, Causes of Sprawl and Physical Manifestation 

1. How long have you been living in this community? 

[   ] < 5yrs.   [   ] 5-10 yrs. 

[   ] 11-20 yrs.   [   ] 21-30yrs. 

[   ] >30yrs. 
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2. What factors influenced your choice of housing in this community? 

[   ] Financial   [   ] Proximity to work 

[   ] Access to public facilities [   ] other, Please explain……………………………..  

3. Do you own or rent this property? 

[   ] Own   [   ] Rent 

 

4. If you rent, how much do you pay monthly? 

[   ] ¢30    [   ] ¢60-¢100 

[   ] ¢100-¢150  [   ] >¢150 

[   ] Other 

 

5. Does your house have access to the following public facilities; 

a. Pipe Borne Water  [   ] Yes  [   ] No 

b. Electricity   [   ] Yes  [   ] No 

c. Bathroom   [   ] Yes  [   ] No 

d. Waste disposal services [   ] Yes  [   ] No 

 

6. Please indicate the following services that are available in your community? 

[   ] Bank   [   ] Post Office 

[   ] Market   [   ] Public Transport Station 

[   ] Recreation/Parks  [   ] Police Station 

[   ] Clinic/Hospital  [   ] Restaurant/chop bar 
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7. How far is your house to the nearest banking facility? 

[   ] Less than 5miles  [   ] 6-10miles 

[   ] 11-15 miles   [   ] 16-20 miles 

[   ] >20 miles 

8. How far is your house to the nearest Post Office? 

[   ] Less than 5miles  [   ] 6-10miles 

[   ] 11-15 miles   [   ] 16-20 miles 

[   ] >20 miles 

 

9. How far is your house to the nearest public transport station? 

[   ] Less than 5miles  [   ] 6-10miles 

[   ] 11-15 miles   [   ] 16-20 miles 

[   ] >20 miles 

 

10. How far is your house to the nearest Police Station? 

[   ] Less than 5miles  [   ] 6-10miles 

[   ] 11-15 miles   [   ] 16-20 miles 

[   ] >20 miles 

 

11. How far is your house to the nearest recreation center or public park? 

[   ] Less than 5miles  [   ] 6-10miles 

[   ] 11-15 miles   [   ] 16-20 miles 

[   ] >20 miles 
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12. How far is your house to the nearest clinic/hospital? 

[   ] Less than 5miles  [   ] 6-10miles 

[   ] 11-15 miles   [   ] 16-20 miles 

[   ] >20 miles 

 

13. Why would you prefer housing in this place to housing in the city center? 

[   ] Housing Quality  [   ] Affordable Rent  

[   ] Peaceful Environment [   ] Other 

 

14. Are you employed? 

[   ] Yes    [   ] No 

 

15. If ‘Yes’ where do you work? 

………………………………………………………………………………………………

………………………………………………………………………………………………

……………… 

 

16. What is the approximate distance from your residence to workplace? 

[   ] Less than 5miles  [   ] 5-10miles 

[   ] 10-15 miles   [   ] 15-20 miles 

[   ] >20 miles 
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17. How do you commute to work? 

[   ] Walk   [   ] Public Transit 

[   ] Bicycle   [   ] Other……….. 

 

18. How long does it take to get to work? 

[   ] <1 hr.   [   ] 1hr -2hrs 

[   ] > 2 hrs.   [   ] Other (Specify)………. 

 

19. How much do you spend a month commuting to work? 

[   ] <¢20   [   ] ¢30-¢50 

[   ] ¢60-¢100   [   ] >¢100 

 

20. Which of the following environmental conditions do you encounter? 

[   ] Traffic Congestion    [   ] Flooding 

[   ] Garbage disposal   [   ] lack of access to public facilities 

[   ] Pollution    [   ] Other 

 

21. How would you rate traffic congestion between your place of work and home on a scale 

of 1-10 (with 10 being the worst)? 

[   ] 1-3   [   ] 4-6 

[   ] 7-9   [   ] 10 
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22. How would you rate pollution between your place of work and home on a scale of 1-10 

(with 10 being the worst)? 

[   ] 1-3   [   ] 4-6 

[   ] 7-9   [   ] 10 

 

23. How would you rate waste management between your place of work and home on a scale 

of 1-10 

(With 10 being the worst)? 

[   ] 1-3   [   ] 4-6 

[   ] 7-9   [   ] 10 

 

24. Which of the following explain the expansion or growth of this city? 

[   ] Population Growth   [   ] Lack of land in the city center 

[   ] High Prices of land in city center [   ] Planning restriction in the city center 

 

Please explain your answers: 

 

25. What measures have city officials taken to address sprawl in this city? 
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APPENDIX B 

  

UNIVERSITY OF ALABAMA  

DEPARTMENT OF GEOGRAPHY  

URBAN GROWTH PROLEMS AND INSTITUTIONAL MANAGEMENT  

Interview Guide 

Institutional  

Introduction 

Increasingly, planners in Africa are finding ways to tame urban sprawl. Sprawl is the spreading 

of a city or its suburbs on otherwise undeveloped land at the outskirts of a city. This survey is 

neither a government nor a profit-oriented project. The information will be aggregated with those 

from similar interviews and will be used to complete Mr. Asare-Akuffo master’s thesis at the 

University of Alabama. The information collected is confidential and no direct references will 

be made to individual names. 

Section B Planning Institutions 

Nature, Causes of Sprawl and Physical Manifestation 

1. In your opinion is this city experiencing urban sprawl? 

[   ] Yes    [   ] No 
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Please explain you answer? 

………………………………………………………………………………………………

………………………………………………………………………………………………

……………… 

2. Which communities/suburbs in the city are currently experiencing sprawl? 

………………………………………………………………………………………………

………………………………………………………………………………………………

………………. 

3. In your opinion, do the sprawl communities have adequate access to the following public 

facilities? 

a. Pipe Borne Water  [   ] Yes  [   ] No         [   ] Don’t know 

b. Electricity   [   ] Yes  [   ] No         [   ] Don’t know 

c. Bathroom   [   ] Yes  [   ] No        [    ] Don’t know 

d. Waste Disposal services [   ] Yes  [   ] No         [    ] Don’t know 

 

4. Please indicate which of these facilities are available to sprawl communities? 

[   ] Bank    [   ] Post Office 

[   ] Market    [   ] Public Transport Station 

[   ] Recreational Parks   [   ] Police Station 

[   ] Clinics/Hospital   [   ] Restaurants/Chop bars 

  

5. What are the environmental problems associated with sprawl in this city? 

[   ] Traffic Congestion    [   ] Flooding 
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[   ] Waste disposal   [   ] lack of access to public facilities 

[   ] Encroachment on reserves  [   ] other (specify)…………… 

 

6. What process must one go through in acquiring and registering a land? Please explain 

your answer? 

................................................................................................................................................

................................................................................................................................................

.................... 

7. Do developments in sprawl communities go through registration at the planning office? 

[   ] Yes     [   ] No 

Please explain your answer? 

………………………………………………………………………………………………

………………………………………………………………………………………………

……………… 

8. Are the lands in the sprawl communities subdivided before being sold for residential 

developments?  

[     ] Yes           [     ] No 

Please explain your answer? 

………………………………………………………………………………………………

………………………………………………………………………………………………

………………. 

9. Are the lands in the sprawl communities zoned before being sold for residential 

developments?  
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[     ] Yes           [     ] No 

Please explain your answer? 

………………………………………………………………………………………………

………………………………………………………………………………………………

………………. 

10. Are the plots in the sprawl communities serviced before being sold for residential 

developments?  

[     ] Yes           [     ] No 

Please explain your answer? 

………………………………………………………………………………………………

………………………………………………………………………………………………

………………. 

11. How would you rate traffic congestion between the city center to any of the sprawling 

suburbs on a scale of 1-10 (with 10 being the worst)? 

[   ] 1-3    [   ] 4-6 

[   ] 7-9    [   ] 10 

12. How would you rate pollution between the city center to any of the sprawling suburbs on 

a scale of 1-10 (with 10 being the worst)? 

[   ] 1-3    [   ] 4-6 

[   ] 7-9    [   ] 10 

13. How would you rate waste management between the city center to any of the sprawling 

suburbs on a scale of 1-10 (with 10 being the worst)? 

[   ] 1-3    [   ] 4-6 
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[   ] 7-9    [   ] 10 

 

14. Which of the following explain the expansion or growth of sprawl in this city? 

[   ] Population Growth   [   ] Lack of land in the city 

[   ] High prices of land in city centers [   ] Planning restrictions in the city center 

[    ] Other…..Please explain 

Planning tools used and it effectiveness 

15. What measures has your institution used to check urban sprawl in this city? 

................................................................................................................................................

................................................................................................................................................

...................... 

16. Have any of the measures been effective? 

[   ] Yes     [   ] No 

Please explain. 

………………………………………………………………………………………………

………………………………………………………………………………………………

……………… 

17. What specific planning tools have been used to prevent sprawl developments? 

………………………………………………………………………………………………

………………………………………………………………………………………………

……………… 

18. Have these tools been effective? 

[   ] Yes    [   ] No 
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Please explain. 

………………………………………………………………………………………………

………………………………………………………………………………………………

………………. 
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APPENDIX G 

 

 

 

RESEARCH 

OBJECTIVES 

RESEARCH 

QUESTIONS 

SOURCE OF 

INFORMATION 

DATA 

COLLECTION 

METHODS 

MODE OF 

ANALYSIS 

The planning 

tools used and 

their 

effectiveness 

What measures 

are being used to 

address urban 

growth 

problems? 

• Key 

Literature 

• Key 

Informants 

• Case Study 

Material 

• Personal 

Interviews 

• Content 

Analysis 

• Field 

Observation 

Qualitative 

Have the 

measures 

changed or 

minimized the 

problems? 

• Key 

Literature 

• Key 

Informants 

• Case Study 

Material 

• Personal 

Interviews 

• Content 

Analysis 

• Field 

Observation 

Qualitative 

 

What specific 

planning tools 

have been used to 

prevent urban 

growth 

problems? 

• Key 

Literature 

• Key 

Informants 

• Case Study 

Material 

 

• Personal 

Interviews 

• Content 

Analysis 

• Field 

Observation 

Qualitative 

Is there 

coordination 

among planning 

institutions? 

• Key 

Literature 

• Key 

Informants 

• Case Study 

Material 

• Content 

Analysis 

Qualitative 
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APPENDIX H 

 

RESEARCH 

OBJECTIVES 

RESEARCH 

QUESTIONS 

SOURCE OF 

INFORMATION 

DATA 

COLLECTION 

METHODS 

MODE OF 

ANALYSIS 

The planning 

tools used and 

their 

effectiveness 

What measures 

are being used 

to address 

urban growth 

problems? 

• Key 

Literature 

• Key 

Informants 

• Case Study 

Material 

• Personal 

Interviews 

• Content 

Analysis 

• Field 

Observation 

Qualitative 

Have the 

measures 

changed or 

minimized the 

problems? 

• Key 

Literature 

• Key 

Informants 

• Case Study 

Material 

• Personal 

Interviews 

• Content 

Analysis 

• Field 

Observation 

Qualitative 

 

What specific 

planning tools 

have been used 

to prevent 

urban growth 

problems? 

• Key 

Literature 

• Key 

Informants 

• Case Study 

Material 

 

• Personal 

Interviews 

• Content 

Analysis 

• Field 

Observation 

Qualitative 

Is there 

coordination 

among planning 

institutions? 

• Key 

Literature 

• Key 

Informants 

• Case Study 

Material 

• Content 

Analysis 

Qualitative 



 

119 

 

 

 

OPERATIONAL DEFINITIONS 

 

Conflicting developments physical developments which are counter-productive and tends to 

    create negative externalities. 

 

Urban Growth   It refers to the physical expansion of urban areas, and an increase   

    in population of urban areas. 

 

Urbanization   It is the process of increasing number of urban population resulting  

    from natural increase and migration. 

 

Urban Development  Is the physical, social, economic, and cultural development of  

    urban areas. Note: with respect to this research, urban growth  

    problems is limited to physical developments. 

 

Urban Growth Problems They are the problems resulting from and accompanying urban 

    growth. 

 

U.S. Planning System  It is the systematic approach and process employed by the United  

    State of America in planning their cities. 

 

Comprehensive Plan  It is a plan that outlines community goals and objectives in terms  

    of physical development and how they can be achieved. 


