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SPATIAL PLANNING AND HOUSING FRAMEWORK 

of the 

GHANA INFRASTRUCTURE PLAN 

2018-2047 

 
 

 

The Ghana Infrastructure Plan is a 
companion document of the 

40-Year National Development Plan (2018-2057)  
 

It draws substantially from the National Spatial Development 
Framework (2015-2035) as a critical complement to 

infrastructure delivery through the efficient use of land and the 
planning of human settlements, including public transport   
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HIGHLIGHTS 
Cities as engines of growth & development 

 
 

 

HUMAN SETTLEMENTS 

Å Human Settlements planning, housing provision 
as well as social and civic infrastructure development 
constitute a critical component to the overall 
infrastructure portfolio required to deliver the 
envisaged growth to fulfill the goals of Ghanaôs long- 
term plan. 

Å The Ghana National Spatial Development 
Framework (NSDF), prepared in 2015, establishes a 
national direction for land use and spatial planning and 
management. It is meant to guide the preparation of 
lower hierarchy plans and ensure balanced urban and 
rural development in a harmonised and efficient way, 
expressed as a three-tier plan that is prepared at the 
National, Regional and District levels. 

Å The NSDF proposes that grid-based system be 
adopted for urban development and expansion, to 
promote compact settlement structures, increase 
connectivity and foster mixed land uses. 

Å To provide adequate levels of infrastructure and 
services in human settlements, it is economically 
prudent to develop spatial patterns that are more 
compact, with higher population densities to merit the 
levels of infrastructure required. 

Å Nucleated and dense human settlements like in 
the southern parts of the country make infrastructure 
provision relatively more effective than in the more 
elongated and sparsely populated northern parts of 
the country. There is therefore the need for spatial 
planning and engineering efforts to form more 
compact and denser human settlements in the 
northern parts of the country in order to have 
infrastructure services that are more efficient and 
adequate. 

Å Kumasi and Accra constitute almost 30% of the 
entire countryôs population and about 50% of the urban 
populace. The plan makes efforts to slow down this 
trend and redistribute the urban population. 

 

Å To create stronger symbiotic synergies, under the 
framework, human settlements will be placed in 10 
functional urban regions/networks and further 
anchored on industrialisation plans based on natural 
resource endowments. Future housing provision will 
be linked to these functional regions/networks, to meet 
demands based on the anticipated growth in these 
areas. Programmes will be implemented towards re- 
engineering existing cities to meet sustainable city 
principles. 

Å Each regional capital will be required to produce a city 
master plan by 2020, and each district by 2022. 
These plans will incorporate principles of design, 
excellence, strong environmental management, 
economic strength, good governance and improved 
social well-being, with clearly defined strategies 
towards ensuring sustainability. 

Å The plan will include goals aimed at improving traffic 
flow, waste management, drainage and sanitation 
systems, energy and green economy, urban security 
and the general well being of inhabitants. It will also 
include ways of incorporating health and leisure as 
well as reviving the ecosystems within the cities and 
rejuvenating water bodies. 

Å City authorities will pursue strategies to maximise 
the use of space and promote mixed land uses. 
Denser and compact settlements will be built and 
grown towards the centre rather than towards the 
peripheries. 

 

Å A green infrastructure network as proposed by the 
NSDF, will be implemented nationwide, as city 
boundaries as well as carbon sinks and ecological 
networks, which can also serve as recreational 
purposes. 

Å Green belts to serve as boundaries and check 
unrestricted sprawl of large built up areas (among 
others) will be implemented and enforced in all cities, 
towns and villages. A Legislative Instrument will 
enforce this. 

Å An agricultural growth corridor, as proposed by the 
NSDF will be implemented, by converting areas with 
huge unrealised agricultural potential into commercial 
agriculture at an industrial scale. 

Å A model modern city is proposed to be sited in a 
pre-determined location in the country. This city will be 
designed as a smart city, with specific functions to 
serve as a growth pole for the development of the area 
within which it will be situated. 

Å This model city will be a pivot around which other 
mixed use settlements will be built. Lessons garnered 
from the setting up and functioning of this city 
could be replicated in other cities in the country, to 
be aesthetically appealing, technologically advanced 
and environmentally sustainable. 

Å Towards building cities that are attractive, liveable, 
secure and sustainable, a slum upgrading, phasing out 
and prevention agenda dubbed: ñMake slums historyò, 
will be pursued and implemented. 

Å The Urban Regeneration programme as well as 
programmes to phase out slums will seek to leverage 
about 250,000 ha of land across the country to provide 
housing within the existing urban fabric. This will 
address about 30% of the land needs for housing over 
the plan period. 

 

Å Light and informal industrial estates such as 
Kokompe in Accra and Suame in Kumasi have great 
potentials for stimulating economic growth. These 
areas will be re-designed and upgraded with the 
necessary infrastructure to support their programme. 
Mining towns such as Obuasi, Konongo and Tarkwa 
will also be redesigned and transformed into 
sustainable human settlements. 

 

POLICIES, LAWS AND REGULATIONS 

Å The Land Use and Spatial Planning Act (Act 925, 
2016) guides land use planning at all levels within the 
decentralised contexts. It defines the planning 
procedures and the kinds of plans to be prepared at 
each decentralised level. 

Å The National Housing Policy (2015) provides the 
broad framework for addressing the variety of 
challenges in the housing sector and offer guidance to 
programmes and initiatives in the sector. 

Å National Urban Policy and Action Plan (2012) 
identifies urban challenges and their effects on the 
countryôs urban systems, and defines initiatives to 
promote sustainable, spatially integrated and orderly 
urban development. 

Å The Zoning Guidelines and Planning Standards 
(2011) is a two-part document, with the first part 
detailing out permissible land uses within classified 
zones, and the second part defining spatial planning 
standards and criteria for determining the site and 
sphere of influence of relevant facilities. It was 
prepared by the MEST to support Ghanaôs physical 
development. These guidelines must be improved to 
reflect high- income country standards and the 
aspirations of the country. 
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Å Urgent  research  into  the  development  
of new construction technologies, cost 

effectiveness analyses and standardisation of 
design of building components, etc. is strongly 
recommended.  
Å An institut ional or regulatory body, the 
National Housing Authority, will be established 
to regulate and manage the housing sector.  
Å Slums  and  dilapidated  settlements  will  be 
phased  out  progressively  under  the  new  ñMaking 
slums historyò programme, towards building 
sustainable, attractive and secure cities.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

SHELTER AND HOUSING 
SYSTEMS 

Å The housing challenge in Ghana is presented 
in both quantitative and qualitative terms. 

Å The demand for housing in Ghana has 
generally outpaced supply over the years, due to 
rapid population growth and increasing urbanisation. 
The rate of the construction of housing facilities in 
Ghana is growing at a slower pace than the formation 
of new households. 

Å The sector is also characterised by high rental 
prices and costs, which caters to the needs of high 
income households and expatriates. The increasing 
demand for affordable housing, particularly in the 
countryôs prime cities is also overwhelming even for 
the informal housing delivery systems to meet them. 

Å The major cause of such high levels of poor 
housing is the low prioritisation of housing needs by 
successive governments. Urgent strategies are 
therefore needed to address what can be described 
as the ñhousing crisesò in Ghana. 

 
 
 
 
 

 

Å With the influx of large population numbers into 
the urban areas, housing supply is under substantial 
strain, with up to 45% of urban households living in 
severe conditions. 

Å The 2010 PHC recorded 5.5 million households 
and 3.4 million houses. Based on the assumption of one 
household per house, this left a deficit of 2.1 million 
houses in Ghana that year. 

Å By 2047, the number of households will 
increase to 12. 2 million, with addition of 6.7 million 
more households from the 2010 PHC, assuming an 
average population growth rate based on NDPC 
projections. 

Å About 8.84 million houses will be needed from 
2018 to 2047 to accommodate the new households 
and clear the housing deficit. By year 2028, Ghana will 
be delivering about 300,000 houses per annum. 

 
 
 
 

 

Å By the year 2047, a gross land area of about 
953,000ha (nearly the land size of the Greater Accra 
Region) will be required to provide 
8.84 million houses. This calls for strong land 
management strategies and principles. 

Å The NSDF proposes a spatial development 
strategy which is anchored on proposed functional 
urban regions to be created based on the available 
natural resources on the back of industrialisation and 
aligned housing needs. 

Å Effective partnerships with industry and the 
private sector will be created and sustained towards 
creating local alternative building materials that are 
commercially viable. 

Å Local alternatives of building materials must be 
enhanced to promote healthy competition in the local 
market. Local businesses can take advantage of the 
demand for building materials to promote local 
industry. 
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Chapter 1: Spatial Planning and Human Settlements Development 
 

 

1.1 Introduction 
Human settlements planning remains a very critical 
component of the overall infrastructure portfolio required 
to deliver the envisaged growth desired to fulfil the goals 
of the long-term plan. 

 

 
2. To improve connectivity at local, regional, 

national and international levels to make Ghana 
competitive in the West African sub-Region: 

1.2 Overview of the Human Settlement Sector 

1.2.1 Human Settlements Distribution Patterns: Implications for 
Infrastructure Provision 

This chapter presents the challenges of spatial planning 
and human settlements development and management 
in Ghana. It highlights the existing gaps in supply and 
quality, as well as forecasts the needs for the future 
within the context of the economic growth envisaged, 
and defines a pathway to meeting the current and 
anticipated needs. 

The set of initiatives aimed at addressing the 
challenges in settlement planning and management to 
create settlements that are liveable and sustainable, as 
well as help fastï track the achievement of Ghanaôs 
socioïeconomic developments, are briefly discussed. 

1.1.1 Goal, Vision and Objectives 

This aspect of the GIP is aimed at identifying and 
resolving the various challenges associated with the 
planning and management of human settlements. With 
inspiration from the National Spatial Development 
Framework (NSDF) the goal for this sector is to 
ñsafeguard the quality of the living environmentò, while 
the vision is ñto create human settlements that are 
accessible, safe and sustainableò in the long term. 

The objectives of this sector are: 

1. To achieve balanced polycentric spatial 
development and improved infrastructure 
provision in medium to small size settlements: 

 

¶ Develop and build a hierarchical structure of 
settlements networks where each settlement 
grade performs its function and level of 
service delivery, as a way of reducing over 
concentration of infrastructure and activity in 
one place. 

¶ Identify and develop secondary cities as 
growth poles and major economic gateways 
or centres with high levels of infrastructure 
and service provision, to act as major centres 
of economic diversity and job creation, to 
minimise the over reliance on the few existing 
urban centres. 

 

¶ Ensure accessibility demands optimise and 
link up different spheres of human activity, 
i.e. where the household lives, works, 
socialises and recreates. 

¶ Achieve efficient accessibility through the 
integration of various transportation modes 
and networks at all scales, to ease the 
mobility of goods and people. 

 

¶ Develop multi-modal transportation 
possibilities within and between settlements 
to promote a more balanced regional 
development; for example bicycle lanes, road 
and rail networks, water transportation 
infrastructure, etc., constructed to meet 
international standards. 

3. To safeguard and improve the quality of the 
living environment: 

¶ Ensure the sustainable development of 
human settlements, while protecting the 
environment at the national and local levels. 

 

¶ Protect and preserve ecological assets such 
as forests and wetlands, coastline and water 
bodies in all development efforts. 

 

¶ Develop comprehensive inter-linkages 
between the above-mentioned resources, 
and the creation of open spaces (active and 
passive open spaces) in communities, thus 
forming a Green Infrastructure Network 
(GIN). 

4. To develop secondary cities: 

¶ Identify and develop secondary cities as 
major economic gateways with high levels of 
infrastructure and service provision, to act as 
major centres of economic diversity and job 
creation, to minimise the over reliance on the 
few existing urban centres. 

The distribution of human settlements in Ghana still 
reflects imprints from the colonial era, where 
settlements growth followed the economic interests of 
the colonial administration and public investments 
favoured towns with mineral resources. Since 
independence, the growth and distribution of human 
settlements have been 

 
Figure 1.1: Settlement Distribution in Ghana 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Source: TCPD, National Spatial Development Framework, 2015 

primarily led by Accra as the nationôs capital, followed 
by Kumasi, which derives its significance from intensive 
commercial activities and the deeply embedded cultural 
norms. Sekondi- Takoradi follows, driven by the strong 
economic function of the seaport. These combine to 
form the erstwhile ñGolden-Triangleò. 



Ghana  Infrastructure  Plan -  Human  Settlements  and  Housing  Framework  Draft  Report  2  

Many human settlements have subsequently developed 
naturally through population growth or (in and out) 
migration. Other towns have also emerged as 
extensions of existing ones, with the exception of Tema, 
Akosombo and Bui, which were designed and built from 
the ground up as part of the nationôs industrialisation 
and national infrastructure drive. 

Generally, the southern parts of the country exhibits a 
more nucleated, dense and mostly urbanised human 
settlement trend as opposed to the northern parts of the 
country, which present sparsely populated and mostly 
rural human settlements, usually in an elongated pattern 
along road networks, with a few medium sized 
settlements providing higher order services to the 
immediate surrounding settlements. 

Infrastructure provision is therefore relatively higher in 
the south than in the north, where the sparse 
settlements distribution makes the provision of basic 
infrastructure more costly. 

There is therefore the need for spatial planning and 
engineering efforts to facilitate the formation of more 
compact and dense human settlements in order to 
support infrastructure and services that are efficient and 
adequate, serving more people at a cheaper cost. The 
sparse population and human settlement distribution in 
the northern parts of the country offers great 
opportunities to plan and develop well-structured and 
compact human settlements with the needed 
infrastructure. 

Figure 1.2: Changes in the Settlement Size Classes in Ghana 

1.2.2 Urban Settlement Growth Trends: Implications for 
Infrastructure Provision 

Over the inter-censal period between the year 2000 and 2010, the smaller sized urban settlements, with population 
ranging between 5,000 and 10,000, experienced the highest growth in numbers, increasing to 220 from a previous 
count of 157. This shows that rural settlements with population figures just below 5,000 are crossing the threshold 
rapidly. Infrastructure provision in the long term strategic plan will focus on these small sized urban settlements as 
well as large rural settlements that have high potential of attaining urban status. 

Table 1.1: Changes in Settlement Size Classes, 2000-2010 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Source: TCPD (2015), based on 2000 and 2010 Population and Housing Census by GSS 

 

1.2.3 Settlement Expansion and the Formation of Greater 
Metropolitan Areas 

 

 
 
 
 
 

 
Source: TCPD, National Spatial Development Framework, 2015 

 

While the absolute numbers of settlements with 
population above 50,000 did not change, significant 
population gains were made, thus making it essential to 
upgrade existing infrastructure and provide new ones 
where necessary. 

Kumasi and Accra together constitute almost 30 percent 
of the entire countryôs population and about 50 percent 
of the urban population. Over the period, these 
settlements grew by almost 50 percent. Infrastructure 
interventions in these centres will therefore require 
enhanced efficiency through expansion and retrofitting 
of critical services such as water and sanitation, 
energy 

 
 
 
 
 

 
supply and transportation etc. The National Urban Policy, 
however, defines initiatives to redistribute the urban 
population, ensure urban safety and security and 
improve the environmental quality of urban life, 
among others. It is important that these initiatives be 
adhered to, towards restructuring and reshaping the 
cities to be sustainable and secure in the long term. 

The changing dynamics of settlement patterns (ranging 
from small, medium and large settlements) require the 
development of strong economic gateways or sub-
centres within the functional urban regions in Ghana. 

Settlement expansion is a phenomenon that is taking 
place rapidly, particularly in the leading core economic 
areas in the country. This occurrence happens when an 
existing metropolitan area extends beyond its 
administrative boundaries to merge with smaller towns, 
with which they share strong economic linkages, thus 
leading to the formation of what is termed greater 
metropolitan (functional) areas. A typical example is the 
Greater Accra Metropolitan Area (GAMA), which as at 
2010, comprised the Accra Metropolitan Area (AMA) 
and seven (7) other surrounding districts, namely Tema 
Metropolitan Area (TMA), Ga East, Ga West, Ga South, 
Ashaiman, Adentan and Ledzokuku-Krowor Municipal 
Areas. By 2013, GAMA had grown to include La 
Nkwantanang Madina, La Dade Kotopon, Ningo 
Prampram and parts of Upper West Akim Districts. 

Another greater metropolitan area that has been 
created is the Greater Kumasi conurbation, also 
referred to as the Greater Kumasi Metropolitan Area , 
delineated by the boundaries of KMA, Afigya Kwabre, 
Kwabre East, Ejisu Juaben, Asokore Mampong, Atwima 
Nwabiagya, Atwima Kwanwoma and Bosomtwe. 

In the case of GAMA, however, the urban sprawl is 
currently spilling across the Central and Eastern 
regional boundaries, with places like Kasoa and Aburi 
serving as dormitory towns for people who work in 
Accra, and constituting a part of the daily commuting 
zone of the area. These are typical settlements that are 
merging with the built up footprint of settlements in 
Greater Accra. Figure 
1.3 shows the settlement footprint of GAMA (between 
1990 and 2010), growing to merge with the earlier 
mentioned settlements in the Eastern and Central 
regions. 

  2000  2010   

 Settlement  Size  Class  Count  Sum  %  
share  

Count  Sum  %  
share  

Change  

1 > 1,000,000  2 4,106,641  49  2 6,058,071  49  3.96  

2 500,001 -  1,000,000  1 373,916  4 1 588,987  5 4.65  

3 250,001 - 500,000  1 202,317  2 1 274,022  2 3.08  

4 100,001 -  250,000  5 450,915  5 5 634,643  5 3.48  

5 50,001 -  100,000  11  495,818  6 11  751,471  6 4.25  

6 20,001 -  50,000  45  957,837  11  45  1,308,962  11  3.17  

7 10,001 -  20,000  96  975,112  12  103  1,365,014  11  3.42  

8 5,000 -  10,000  157  894,811  11 220  1,484,913  12  5.20  

  318  8,457,367  100  388  12,466,083  100  3.96  
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Figure 1.3: Built up footprint of GAMA between 1990 and 2010 

 

 
Source: TCPD, 2016 

GAMA has over the twenty-year period expanded mainly 
towards the northern and western corridors of the region. 
The fast pace of urban sprawl or expansion of these 
metropolitan areas present serious implications for 
infrastructure provision. With the development of 
physical structures far outpacing planning efforts and 
infrastructure provision in the country, many settlements 
within these regions get established long before the 
needed infrastructure are provided. 

It is important to emphasise that the formation of these 
Greater Metropolitan Areas requires effective spatial 
and infrastructure planning efforts, focusing more on 
these spatial entities as a whole rather than the 
separate jurisdictional (administrative) 
conceptualisations, which more often than not results in 
waste of economic resources and possible losses in the 
achievement of economies of scale. 

It is imperative for spatial and infrastructure plans to be 
developed to manage the rapid growth of these areas as 
they hold a lot of economic potential and their neglect 
would lead to immense urban development managerial 
challenges with adverse environmental and economic 
losses. Spatial development frameworks of these areas 
should be developed with identified functionalities of the 
major towns/districts after which the structural plans of 
the districts/major settlements will be clearly detailed 
out. This will ensure effective management and growth 
of human settlements in the country. 

Again, while population densities vary from city to city, 
it is important that authorities pursue strategies for 
building denser and more compact human settlements, 
maximising the use of space, promoting mixed-use 
development and ensuring that cities grow towards the 
centre rather than towards the peripheries. This will 
contribute to the effective and efficient provision of 
infrastructure and service delivery (Box 1.1). 
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Box 1: Urban Densification: The Cape Town Experience 1.2.4 Policy and Institutional Linkages 
 

ñPlanning is the single most important tool that governments have at their disposal for managing rapid urban population growth 
and expansion.ò 

-Watson and Agbola1 

 

With the abolishing of Apartheid in the early 1990s, the city planners of Cape Town had the arduous task of conceptualizing the 
foundational ideas that guided the processes of urban development from the past, in order to restructure current developmental 
processes and to use urban design and planning to stitch the city back together. In fact, like most South African cities, Cape 
Townôs density profile is such that population grows with increasing distance away from the city centre. City authorities 
therefore, had to deal with such challenges as having single-family homes on individual plots of land, especially as one left the 
inner suburbs towards the peripheries; a major issue which instigated an endemic urban sprawl, bringing in its wake various 
economic, environmental and social challenges that threatened the cityôs longevity and sustainability. 

The sprawl resulted in a scattered and disjointed urban pattern, which rendered the introduction of a dependable public transport 
system infeasible. This, hence, encouraged the use of private transport, which in turn inspired traffic congestion leading to an 
increase in carbon dioxide (CO2) emissions, which negatively affected the cityôs air quality. Also, with agricultural lands at the 
peripheries of the city being developed and the sprawl affecting the unit cost of providing infrastructure, among other challenges, 
there was an urgent need to re-think development planning in Cape Town. 

The city authorities thus envisaged a more compact and organised area that maximised the use of both horizontal and vertical 
space. Called the Densification approach, this was envisioned as a way to enhance social cohesion among the different social 
classes, and ensure the sustainability of the cityôs natural resources by drawing more people into the city centre from the 
densely populated peripheries. 

The Planning and Environment Portfolio Committee subsequently sanctioned a densification task team in 2007, to prepare a 
Densification Policy to guide the decision-making processes as far as population density related issues are concerned. The team 
was mandated to integrate, update and rationalise existing documentation into a single policy document to inform the cityôs Spatial 
Development Framework, guide the detailed design of local level land use plans while strengthening the synergies between 
different land use forms, as well as to define realistic and achievable means to manage areas of high population densities. 

The densification policy was finally adopted in 2012 with the firm belief that its implementation would at least triple the 
population density at the Central Business District (CBD) within a ten year period; while reducing the amount of resources 
consumed; and ensuring the efficient provision, functioning and use of infrastructure; boosting economic activity and supporting 
effective service delivery; providing improved housing facilities; and promoting safety. 

Over the past few years, the CBD area has experienced some regeneration through investments from several strong and 
successful private-public partnerships. Some of these investments have been targeted towards the development of Bus Rapid 
Transit (BRT) systems, and the redesign and upgrade of Cape Townôs Church Square and Central Square (as a way of making 
communal spaces more convenient for public interaction and cultural expression) among others. 

One major issue that had to be strongly addressed in the provision of housing with accompanying facilities was that of land 
ownership and possession. The state had to play a major role in the restoration and redistribution of land and in certain cases, by 
actually compensating land owners, in order to free up land located in certain prime areas of the city, to facilitate the creation of 
more compact human settlements through urban infill developments and to address the issues of spatial inequalities. 

The densification approach, as adopted by the city of Cape Town is generally viewed as a positive initiative, although its 
implementation has not been without limitations. However, experts have acknowledged that the weakness in this approach has 
been that government has not encouraged participatory planning approaches. It has been affirmed that establishing strong 
linkages with the populace through participatory approaches will be required to reverse the trend and enforce the expected 
outcomes from the densification approach. 

Furthermore, the incorporation of greenery in the implementation process has been strongly highlighted, towards building 
sustainable densified urban patterns. It is believed that cities should preserve nature as part of efforts towards enhancing the 
lives of their citizenry. 

 
Source: 1Watson, V. and Agbola, B. (2013), Who will plan Africaôs cities? Africa Research Institute, 12th September, 2013; and other sources. 

The governance of human settlements is a function of 
the decentralisation framework set out in the 
Constitution (Chapters 2 and 20) as the preeminent 
legislation, and complemented by other subsidiary 
legislation including the Local Governance Act 963 
(2016), National Decentralisation Policy Framework 
(2015-2019) and the Land Use and Spatial Planning Act 
925 (2016). Presently, human settlements in Ghana are 
managed directly through 10 Regional Administrations, 
216 District Assemblies1 of varying administrative sizes, 
25 Sub-Metropolitan Councils, 2,076 Town and Area 
councils, 1,100 Zonal Councils, 34 Urban Councils and 
16,000 unit committees. 

The Assemblies, created under Act 462 of 1993, 
perform their functions based on several legal edicts. 
Act 963 of 2016 details the departments of the local 
governments and their respective functions. Aligned to 
the instruments that devolve powers further to the sub-
structures of the local governments, are the 
requirements for spatial and land use planning of 
settlements according to localities, sectors and 
neighbourhoods in the Spatial Development Framework 
(SDF). 

The SDF is a conceptual plan that represents the socio-
economic as well as other policy data, in a harmonised 
and efficient way. It is expressed as a three-tier plan 
that is prepared at the National (NSDF), Regional and 
District levels. 

The SDF thus identifies various opportunities and 
collaborations that could be taken advantage of for the 
development programmes/projects that are planned for 
implementation within the set period. At the national and 
regional levels, the SDF defines strategic issues to be 
considered for national development. However, the SDF 
at the district level presents the national, regional and 
local programmes and projects in spatial terms, to be 
captured in the medium term development plan. 

From the district SDFs, structure plans (SP), which 
present co-ordinated land use and infrastructure 
proposals, are prepared. The structure plans then inform 
the preparation of the local plans (LP), which define the 
specific form of development that takes place on a 
particular plot of land within the SP area. The LP helps to 
define Unique Parcel Numbers (UPN), which provides a 
basis for land permit applications, and also informs 
street naming systems. 

This new framework for planning has been in existence 
since 2011 and appears to be logical and systematic in 
its operations (figure 1.4 and exemplified in figure 1.5). 
However, the reality is that it has suffered from a lack 
of public awareness and participation, poor 
enforcement, lack of follow-up investments, and wanton 
abuse by interests from both public and private sectors 
as well traditional authorities. The aforementioned issues 
need to be adequately resolved so that all settlements 
in Ghana can be planned based on this framework. 

 

 
 

1 At the time of this report, another 32 districts were earmarked to be created 
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Figure 1.4 The National Spatial Development Framework Figure 1.5: District Spatial Development Framework 

 
 

 

 
 

Source: TCPD (2011) 

 

1.3  Proposed Development Strategy 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Source: TCPD (2015) 

Taking advantage of their spatial distributions, the 
National Spatial Development Framework (NSDF) 
recognises and places human settlements in networks to 
create stronger symbiotic synergies between rural, 
small town, medium sized towns and towns at the zenith 
of the human settlements hierarchy. Further, a spatial 
growth pattern anchored on a natural resource based 
industrialisation and development of knowledge hubs is 
also proposed. 

These networks are: 

i.  Accra-City Region, 

ii.  Kumasi City Region, 

iii.  Cape Coast Network, 

iv.  STMA Network, 

v.  Aflao Network, 

vi.  North-East Network, 

vii.  Tamale Network, 

viii.  Wa Network, 

ix.  Sunyani Network , and 

ix. Ho-Hohoe Network 
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Apart from the strong transportation connections proposed between and within networks, infrastructure ranging from 
health, education, energy, and waste management would have to be provided to ensure efficient delivery of 
services. It is believed that when infrastructure provision is focused in these identified networks, maximum 
economic returns can be generated and there will be adequate and efficient infrastructure in almost all settlements 
in the country. 

Figure 1.6: National Spatial Development Framework 

With the completion of the NSDF, a sub-National 
Spatial Development Framework for the Northern 
Savannah Ecological Zone has been prepared by the 
Land Use and Spatial Planning Authority2 in 
collaboration with SADA. This framework presents 
further detailed proposals for the development and 
management of settlements in the Northern Savannah 
Ecological Zone of Ghana. The framework makes 
modifications to the settlement networks identified in the 
NSDF and adds new settlement networks. The Tamale 
City Region is extended to cover Buipe to form the new 
Tamale-Buipe Cluster because of the strong 
transportation and economic linkages proposed and 
envisaged for the area. 

The other newly identified networks or settlement 
clusters include the Nkwanta-Dambai Cluster, Yendi-
Gushiegu Cluster and the Atebubu- Kintampo Cluster. 
The Wa Network (now the Wa-Jirapa Cluster) and the 
North-Eastern Network (same as the Bolga-Bawku 
Cluster) were maintained. Below the spatial 
development frameworks (SDFs) at the regional or sub-
regional level, SDFs and structural plans are to be 
prepared for metropolitan, municipal and district levels 
for the management of settlements in Ghana. At the last 
tier/scale, local community plans should be prepared for 
all towns or communities. 

 
 
 

 
Figure 1.7: Northern Savannah Ecological Zoneôs SDF (2016-2036) 

 

 

 

Source: TCPD (2016) ï NSEZôs Spatial Development Framework 

 
 
 
 
 
 
 
 

 
 

Source: TCPD, 2015 
2This used to be the Town and Country Planning Department until 2016 with the passage of 
the Land use and Planning Act 925 
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1.3.1 Overview of Proposed Development Strategy 

As previously indicated, the NSDF proposes spatial development along defined urban networks, ten 
(10) of which are identified in Table 1.2. These regions are in tandem with the character of existing settlements and 
population growth trends. The focus is on traditional growth nodes, with Kumasi, Accra and Sekondi-Takoradi 
continuing to play significant roles in the spatial growth of the country. These nodes will still attract large sections of 
the population with the coastal belt eventually develop- ing into a mega urban conurbation. 

Table 1.2: City Regions and the urban network metrics 

 
  2010 2035 Pop. Growth Rate 
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Accra City 
Region 

9,840 5,847 1,196 4,651 80 594 11,127 676 10,450 94 1,131 2.61 -2.25 3.29 

Kumasi City 
Region 

11,108 4,023 1,266 2,756 69 362 7,797 1,029 6,768 87 702 2.68 -0.83 3.66 

Sunyani 
Network 

15,496 1,652 828 796 49 105 2,374 611 1,763 74 153 1.53 -1.21 3.23 

North-East 
Network 

10,876 1,263 955 308 24 116 1,907 1.002 905 47 175 1.66 0.19 4.44 

Aflao Network 5,449 890 597 293 33 163 1,136 503 633 56 208 0.98 -0.68 3.13 

Ho-Hohoe 
Network 

4,884 835 499 336 40 171 1,622 261 1,360 84 332 2.69 -2.56 5.76 

STMA Network 905 752 120 632 84 831 1,896 500 1,397 74 2,096 3.77 5.86 3.22 

Tamale Network 4,169 626 301 325 52 150 859 283 577 67 206 1.28 -0.25 2.32 

Wa Network 9,027 598 494 104 17 66 881 749 133 15 98 1.56 1.68 0.97 

Cape Coast 
Network 

1.005 558 238 321 57 555 766 206 560 73 762 1.27 -0.56 3.35 

Total in 
Networks 

72,259 17,016 6,495 10,521 62 234 30,366 5,820 24,526 81 417 2.34 -0.44 3.45 

Pop outside 
networks 

154,774 7,643 5,613 2.030 27 49 11,325 5,680 5,645 50 73 73 0.05 4.18 

TOTAL 227,533 24,659 12,107 12,551 51 108 41,690 11,500 30,191 28 183 183 -0.21 3.57 

% population in 
Networks 

 69 54 84   73 51 81      

Source: NSDF Study based on data from GSS and the Forestry Department Satellite Imagery 

 

 
Important for success is the need to directly link the work of the energy sector, transport sector, water, ICT among 
others to this scenario. Also, crucial for success are the human resources needed to drive this agenda, i.e. the 
technical and vocational skills needed to drive industrialisation, right from the production of raw materials, value 
addition, packaging and marketing etc. There will be the need for some information or knowledge of the potential 
production value chains this scenario is likely to generate since it can affect labour mobility significantly, hence 
housing and other basic social services. In this way, people are effectively attracted away from the traditional large 
centres to minimise their dominance and ease urban management efforts. 

Figure 1.8: Growing Nodes Linked to Resource Endowment and Locational Advantages 

 

Source: NSDF 

In this case, additional future housing provision will thus 
be linked to meet the new demand based on the 
anticipated growth in these areas, to address the deficits 
in the rural areas as well as the slow growth areas in 
response to the population dynamics. The intent of the 
plan, is to attract population away from the large 
traditional centres into smaller towns. A new spatial 
development pathway is therefore proposed, anchored 
on natural resources-based industrialisation and 
development of knowledge hubs. 

This scenario seeks to promote industrialisation based 
on the resource endowments of the various regions and 
their competitive advantages, which may be economic ï 
directly linked to their resource base or strategic purpose, 
created through man- made systems or linked to 
location. 

This will require that each region will be uniquely known 
for the production of a particular product and/or service 
based on its competitive advantage ï natural or man-
made. The regional functions will thus be further 
assigned to the districts in the regional SDFs and 
subsequently to the respective towns in the various 
districts through the district SDFs. Housing needs 
assessment will be focused on these centres and the 
extra population to be attracted there because of the 
new economic activities. 

To complement the industrial activities will be the creation of knowledge hubs to promote development through 
research and innovation. Such research should generate global outcomes as well as further enhance 
industrialisation activities. 
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1.4 Key Development Goals 
and Objectives 

The implementation of the human settlements 
development plan will begin with addressing the current 
settlement gaps, and evolve towards the development, 
management and maintenance of sustainable cities in 
the long term. Within the first ten (10) years, existing 
cities will be re- engineered along sustainability 
principles. This process will involve land use 
reclassification, active urban regeneration and slum 
upgrading/ phasing out on the one hand, and the 
increase in the quality of housing, infrastructure and 
urban spaces on the other hand. The main thrust of the 
plan implementation within this intermediate phase is to 
transform planning practices in the country to reflect the 
demands of contemporary cities and societies. This will 
be pursued in tandem with efforts to re-engineer existing 
settlements into sustainable ones. This will be 
accompanied 

 
Table 1.3 Key Development Goals and Objectives 

by the necessary infrastructure complements over the 
period. 

Programmes to re-engineer existing human settlements 
to meet sustainable city principles and in accordance with 
the NSDF will be extended into the long term phase of 
the plan implementation. New cities and city extensions 
will be established according to eco-city models. 
Complementary efforts to provide functional municipal 
services and infrastructure in existing cities and towns 
are a priority. These include social and civic services; 
health, education, markets, public parks etc. It is 
envisaged that by the end of this period, a significant 
proportion of infrastructure deficiencies in settlements will 
be addressed and existing settlements will begin to 
emerge as modern sustainable cities. This is to be seen 
as the stage where spatial management, infrastructure, 
social systems and housing have evolved to meet the 
vision of a high-income country. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Source: Authorôs Construct 

 

1.4.1 Implication of the Proposed Development Strategy on Land and 

Settlement Management 

Population and wealth increases have a positive bearing on demand and per capita consumption of municipal 
services. The expected population increases by 2047 puts tremendous pressure on capacities of service delivery and 
settlement management. 

Similarly, solving the housing needs implies significant land consumption even with the proposed vertical 
developments. Availability of unoccupied lands as well as optimisation of usage of currently 

4.  Improve  functionality,  efficiency 
and resilience of existing 
settlements  

4.1  Actively  promote  compact  development,  adherence  to  building  codes,  and 
sustainable growth of human settl ements  

4.2  Explore  innovative  financing  and  foster  new  partnerships  for  urban 
development  

4.3  Identify  and  develop  balanced  polycentric  settlement  hierarchies  with  high 
economic vibrancy  

4.4  Stimulate  growth  poles  to  curb  ineffective  migration  to  the  major  urban 
conurbations  

4.5  Develop  and promote  public  green spaces  in both urban  and  rural areas.  

5. Improve quality of life and 
environment  of  rural  communities 
and small towns  

5.1  Ensure  housing  market  that  effectively  supplies  and  allocates  housin g to 
various household income groups  

5.2 Increase access to green open spaces and parks  

5.3  Promote  non -motorised  mobility  and  improve  supporting facilities  

5.4  Encourage  mixed -used  developments  at  specified  locations  

5.5  Encourage  preservation  of  historical,  cultural  and  distinctive  character  of  rural 
areas  

5.6  Pragmatic and robust  planning regimes to  manage the built environment  

5.7  Improve  housing  quality  in  rural  areas  and  small  towns  

5.8  Promote  rural  enterprises  and  innovation  

6.  Improv e institutional  capacities 
to effectively manage urban 
development and space  

6.1  Ensure effective planning and management  of urban growth and sprawl.  

6.2  Develop and implement settlement  disaster and risk management strategies  

7. Improve functionality, 
efficiencies  and  resilience  of 
human settlements  

7.1  Incentivise  the  construction  of  compact,  new  mixed -use  projects,  maximise 
use of land resulting in the creation of liveable neighbourhoods  

7.2  Ensure effective management of  urbanisation and human sett lements.  

7.3  Accelerate  slum  upgrading  and  programmes  to  prevent  the  formation  of  new 
slums.  

7.4  Develop  resilience  strategies  and  strengthen  settlementsô disaster  coping 
mechanisms  

7.5  Enable  and  synergise  functional  hierarchies  of  settlements  

7.6  Promote  urban  development research  

7.7  Increase investments  in promoting cities  as engines  of economic growth  

8.  Promote  healthy,  prosperous 
and equitable cities  

8.1  Develop  new  towns  and  growth  centres  that  attract  migration  away  from  the 
Kumasi and G AMA conurbations  

8.2  Enhance  capacity  of  local  governments  to  effectively  manage  spatial  planning 
and development  

8.3  Develop  safe  and  compact  sustainable  cities  complemented  with  smart  growth 
principles and energy efficient, transit oriented developme nt to maximise use of 
public transport systems  

8.4  Create  an environment  for  increased  public  awareness  of  environmental  issues 
and participation in decision making  

8.5  Safe and equitable  access to city services  

 

GOALS  OBJECTIVES  

1.  Sustainable  city  planning  and 
urban development  

1.1  Improve  planning  and  urban  management  capacities  of  local  governments  for 
developing sustainable cities  

1.2  Refine  and  formulate  enabling  policy  and  institutional  mechanisms  for  district 
development planning  

1.3  Fost er  and  promote  knowledge  exchanges  and  research  on  sustainability  and 
urban resilience  

2.  Cities  without  slums  and/or 
informal settlements  

2.1  Enhance  economic  status  of  lowïincome  households  to  improve  their  quality 
of living  

2.2  Ensure equity in acces s to housing and housing finance  

2.3  Regularise  security  of  tenure  of  slum residents  

2.4  Build  social  capital,  institutional  capacity  and  framework  to  maintain  slum 
upgrading and ensure that new ones do not emerge  

2.5  Initiate and  sustain home  improv ement schemes  across the country  

3.  Promote  efficient  use  of  urban 
land  

3.1  Reduce  urban  sprawl  relative  to  population  increases  

3.2  Facilitate  the  rehabilitation,  adaptive  reuse,  redevelopment  of  public  housing 
estates  

3.3  Actively  enforce  zoning  and  building  regulations  to  improve  quality  of  urban 
space.  

3.4  Strengthen  institutional  capacities,  structures  and  frameworks  for  effective 
urban governance  

3.5  Initiate  and  further  implement  comprehensive  slum  upgrading/phasing  out 
programmes and urban regeneration programmes  

3.6  Promote urban (re)development  schemes to maximise  use of land  
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occupied parcels of land through tools available to 
planning authorities like urban regeneration and 
densification will be central to the materialisation of 
increased housing production without exerting 
unnecessary pressure on environmental and land 
resources as well as curtailing urban sprawl. The 
slum upgrading/phasing out and urban regeneration 
programmes will seek to leverage about 90,000 acres 
of land across the country to provide housing within the 
existing urban fabric. This will take care of about 30 
percent of the land needs for housing the additional 
households expected between 2010 and 2047. 

 

1.5 Programme 
Implementation 
Framework3 

Programme Scoping 

The programme scope covers the period of the plan 
spanning 2018 to 2027. The following major flagship 
programmes are proposed to hasten the functionality 
and re-engineering of human settlements, with the 
notion that the successful implementation of the entire 
GIP rests on the backbone of a well-structured human 
settlements design. 

 

1.5.1 National Urban 
Regeneration Programme 
The National Urban Policy projects that by the 
year 2030, about 65 percent of Ghanaôs population will 
be living in urban areas, however, the current state of 
the urban areas, especially the city centres, continue to 
leave much to be desired. The policy further identifies 
several multi-dimensional challenges confronting urban 
areas in the country. These challenges include the 
overconcentration of growth and development in a few 
cities, weak environmental management systems, 
inadequate security, increased traffic congestion, etc., 
that have instigated and compounded sprawling, taking 
the very life from the city centre and putting it at the 
peripheries. 

To ensure the efficient use of land, adequate provision 
of infrastructure with added value for money, and 
sustainability going into the future, it is imperative that 
the country be intentional about managing its urban 
environment such that the full potential of urban assets 
will be harnessed for further growth and development, 
towards the attainment of high-income status. 

In this vein, each regional capital will be required to 
produce a city master plan, which will incorporate the  
principles  of  design  excellence,  strong 

 

3  Further details are provided in respective sector policies and frameworks 

environmental management and responsibility, 
economic strength, good governance and improved 
social wellbeing, as well as clearly defined strategies to 
ensure sustainability4. 

The National Urban Regeneration Programme will 
ensure that comprehensive schemes are developed to 
improve the public environment, with increased access 
to social services, better access to quality and safe 
housing and an improved housing environment. Again, 
the skills of local artisans will be improved, while 
economic vibrancy and mutually beneficial economic 
relationships between city districts and the broader 
municipal/metropolitan areas will be enhanced and 
strengthened. 

The programme implementation will involve brownfield 
developments within towns and cities, and the 
maximisation of land use through relative densification. 
Land pooling and redevelopment will be pursued 
within the major cities ï Accra, Kumasi, Sekondi-
Takoradi and Tamale. The programme will target 
general goals at improving traffic flow, waste and 
environmental management, drainage and sanitation 
systems, and urban security as well as promoting the 
general wellbeing of the inhabitants through the 
development and implementation of innovative ways of 
incorporating health and leisure as well as green 
infrastructure into the urban fabric etc. Attention will 
also be given to reviving the ecosystems within the 
cities by incorporating green parks and rejuvenating 
water bodies that go through the cities. 

The National Urban Policy outlines initiatives to 
facilitate balanced redistribution of the urban 
population; promote spatially integrated hierarchy of 
urban centres; stimulate economic development in the 
urban areas; improve the environmental quality of urban 
life; ensure efficient urban infrastructure and service 
delivery; promote urban security and safety; strengthen 
urban governance; promote climate change adaptation 
and mitigation mechanisms etc. 

The following figures show before and after photos of 
Singaporeôs success story of urban regeneration5 and 
restructuring and South Koreaôs Cheonggyecheon river 
restoration period: 

 
 
 
 
 
 
 

 
4  Towards an Urban Renaissance, Final report of the Urban Task Force Chaired by Lord 
Rogers of Riverside. 

5http://www.dailymail.co.uk/travel/travel_news/article-3181291/Swamp- 
land-skyscrapers-amazing-images-Singapore-s-transformation-high-rise-metrop- olis.html 
(accessed on 27th March, 2017) 

Figure 1.9: Singapore River and City Post Office Area ï Before and After 
 

Source: Mailonline, 2015 
 

 
Figure 1.10: Boat Quay ï Before and After 

 

Source: Mailonline, 2015 
 

 
Figure 1.11: Road Bridge on Singapore River ï Before and After 

 

 

Source: Mailonline, 2015 

http://www.dailymail.co.uk/travel/travel_news/article-3181291/Swamp-
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Figure 1.12: Clarke Quay ï Before and After land values. The Greater Metropolitan areas and regional capitals, will implement their master plans 
 

 
 

Source: Mailonline, 2015 

 
Figure 1.13: Marina Bay ï Before and After 

 

Source: Mailonline, 2015 

 
Figure 1.14: The Cheonggyecheon River Recovery project in Seoul ï Before and After 

 

 

 
Source: Google images 

 

 

Adopting and Implementing the Grid System for Sustainable Urban Development 

The NSDF also suggests that a grid-based system be adopted for urban expansion to promote compact 
development/densification, increase connectivity, promote mixed land use, avoid waste and improve 

within this framework. Current settlements that are 
adaptable will be redesigned and laid out in a grid form, 
while future expansions will adopt this pattern of 
development. 

A successful urban regeneration will require the strict 
enforcement of and adherence to zoning regulations, as 
well as strong linkages with the water resources, 
drainage and waste management sub-sectors, as well as 
the transportation, energy, 

ICT, climate change, construction, housing and civic 
infrastructure sectors. 

Box  2:  The  Grid  System  

 
 
 

 
 

 
 
 

 
 

 
 
 

 
 

 
 
 

 
The grid system for urban planning is a city planning tool where streets and avenues run at right 
angles to each other forming a grid. This system has proven to be a successful urban planning tool 
as has been implemented in Rome, Manhattan, Milton Keynes New Town, and Barcelona etc. It is a 
very adaptable system that can take on modifications as the city grows, as typified  above. The grid 
system, which has been touted as the most efficient way of designing and laying out a city, presents 
several advantages. For example, its predictable and regular shape makes it adaptable, that is, easy 
to  design,  build  and  also  re -design  and  re -build;  It  makes  for  easy  navigation  as rerouting  to  the  next 
street in order to reach oneôs destination is easy, should the regular street be blocked temporarily. 
The grid  offers  such  flexibility  that  any  new  development  can  be added  or  an  old  one  removed  without 
affecting the design or layout of the city. Given the proposal for Ghana to design more compact 
cities, the adoption of the grid system offers the most efficient way of going about this process of 
densification, while conserving land and prov iding infrastructure in a more efficient way.  

 
Source:  NSDF 
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Box 3: Implementing the Grid System: The Manhattan Experience 

ñThere was a moment in the history of New York where the city realised it had an opportunity to 
shape its future.ò 

-Ballon 

In the early nineteenth century New York City was home to about 96,000 residents who lived, near the southern 
tip of Manhattan, in an environment that was not merely overcrowded, but even more rustic and disorganized. The 
main transportation route was nothing but a winding dirt road known as the Boston Post Road, and physical 
development was uncontrolled. For about a decade the city was struck with recurring public health epidemics, the 
spread of which were highly attributed to the constricted and irregular streets of Manhattan. Frustrated by these 
issues, New York Cityôs Common Council (now City Council) petitioned the State Legislature to develop a street 
plan for Manhattan in 1807. 

This task was assigned to John Randel Jr., who together with his team conducted a full survey of the Manhattan 
Island and marking out the grid, which was supposed to serve as the street system. Beginning in 1809, Randel 
and his team trekked up the hills and waded through the creeks and marshes on the Island, and fought through 
forests, briars and shrubs in areas that were not easily accessible, all in efforts at pinning the grid to the ground. In 
the course of executing their work, Randel and his team were often harassed by angry inhabitants, arrested for 
trespassing (often bailed by the mayor), sued for damages and attacked by dogs of property owners who were 
furious because their properties were being ploughed through. In some cases, the team had to resurvey certain 
areas because resentful property owners and rebels had removed their markers. With the passage of legislation 
authorising the surveyors to do any damage, for which owners would be compensated; Randel and his team 
meticulously measured each block, street and avenue, with a sense of precision that remains admirable and 
reliable to date. 

The adoption of the Commissionersô Plan in 1811 established the Grid street system of twelve (12) carefully 
marked out NorthïSouth Avenues and one hundred and fifty-five (155) EastïWest Streets, which Randel and his 
team spent the subsequent 10 years marking out and staking with 1,549 pieces of three-foot-high marble 
monuments, and 98 iron bolts secured by lead (in areas where the ground was too rocky). It took the city a greater 
part of the nineteenth century to complete construction of the Grid. 

During the period 1870 to 1880, New York City started to gain the reputation as the financial centre of the country. 
Businesses began to expand thereby increasing the demand for larger office spaces. Factories and warehouses 
began to encroach on spaces that were initially serving other purposes, and the rapid inflow of immigrants led to the 
creation of informal housing to meet the growing demand. With the introduction of steel frame construction 
techniques and the use of elevators, the technical restraints that previously limited the heights of buildings were 
quickly eliminated and the skyline of Manhattan began to peak, taking on a unique form. 

By the turn of the twentieth century, the city was still plagued with congestion and declining land values. New York 
City residents also began protesting against the loss of light and air in the wake of the construction of taller 
buildings. The New York Board of Estimate and Appointment, a government body responsible for municipal policies 
and decision-making, was forced to impose extensive building controls. They also set up a Committee on City 
Planning to make recommendations on the possible restrictions on the heights of buildings within the city. As part of 
recommendations made in the report of the Committee issued in 1914 was the proposal to set up a permanent City 
Planning Agency. The report also contained a draft bill (which was eventually passed in the same year) to grant 
the Board of Estimate the powers to regulate the heights and uses of buildings. 

 
These notwithstanding, the construction of the 42ïstorey Equitable Building in Lower Manhattan in 1915, 
standing at 538 feet and casting a 7ïacre shadow greatly affected the value of adjacent buildings. This, coupled 
with rapid urban growth, made the need for controls on the height and form of buildings as well as the segregation of 
different land uses (residential, commercial and manufacturing uses etc.) even more apparent and urgent. Another 
committee was therefore set up and sanctioned to gather data to form a coherent land use plan. It was the results 
from this assignment that produced the landmark Zoning Resolution of 1916 to regulate the height of buildings 
specifically, and land use compatibility in general. 

The creation of new mass transit routes and growth corridors, as well as the construction of government housing, were 
some of the achievements of the implementation of the 1916 Zoning Resolution. However, technological 
advancement and the resultant economic and lifestyle changes (e.g. increase in the use of vehicles) again 
instigated new land use changes. The 1916 Zoning Resolution therefore had to be regularly amended in response 
to the increasing population numbers and land use changes. 

In 1961, the city adopted a new Zoning Resolution with a modern outlook to advance economic, physical, 
environmental and social development, and to reflect new ideas and realities for the cityôs development. It 
did not only coordinate land use and regulate the heights of buildings, it also incorporated and defined 
parking requirements and emphasized the creation of open spaces. Furthermore, the new resolution initiated the 
concept of incentive zoning to encourage developers of office and apartment spaces to incorporate shopping 
centres in their projects. In certain parts of the city, especially around the edges, the implementation of the 1961 
Zoning Resolution led to the dramatic reduction of residential densities. 

Since the cityôs adoption of the first zoning resolution in 1916, New York has played a very instrumental role in the 
history of planning, zoning and development in the United States of America, however, it cannot be discounted 
that the foundation that undergirded this process was the adoption and subsequent development of the grid 
system in 1811. 

One of the major strengths of the grid system is its flexibility and ability to accommodate changing realities that 
have allowed the city to evolve over time, while maintaining its essence and character. For example, although the 
city failed to anticipate the incorporation of green spaces in the original plan, it currently has the Central Park 
merged with the cityôs design. The Madison and Lexington Avenues, the automobile and the subway routes, the 
water system and the electricity grid among others, were all latter additions that the grid system has been able to 
accommodate. 

The grid also played a major role in shaping the real estate market in the city. As at 1807, the real estate value of 
Manhattan had a total assessed tax value of US$25 Million. However, by 2004, it was valued at US$169 Billion, with 
Central Park alone valued at US$1.9 Billion. By close of the year 2015, research estimates reveal that the real 
estate value of Manhattan was more than US$750 Billion. 

John Randel, who pioneered implementation of the New York Grid, believed that the grid was definitely worth 
celebrating when he described it as the ñpride and boast of the city.ò The grid allowed the city to develop safely, 
conveniently and uniformly, and most importantly, it greatly improved the land value of Manhattan. 

 
Source: A visual history of Manhattanôs grid (http://www.citylab.com/design/2011/11/visual-history-manhattans-grid/541/) and other sources 

http://www.citylab.com/design/2011/11/visual-history-manhattans-grid/541/)
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1.5.2 Cities without Slums ï ñMake Slums Historyò 
 
 

Figure 1.15: Manhattan ï Satellite Image of Central Park showing the grid system 

 

 
Source: Google Images (accessed on 17th March, 2017) 

The UN-Habitat conference in Morocco in 2012 led to 
the international agenda and declaration to ñMake 
Slums Historyò. The New Urban Agenda (2016) also 
stipulates the progressive phasing out of existing slums 
through upgrading and prevention measures taken to 
forestall the emergence of new slums. 

To this end, and towards building cities that are 
attractive, liveable, secure and sustainable, the slum 
upgrading and phasing out agenda will be done in 
connection with the urban regeneration programmes, 
rather than targeting the individual pockets of slums for 
the upgrade. The programme will adopt a participatory 
approach to ensure that the development of such areas 
is holistic and sustainable. The issues of slum 
upgrading will therefore, be incorporated into sector 
policies that affect urban development, including 
transportation, energy, ICT, climate change, water and 
sanitation, etc. 

The principles of upgrading and progressively phasing 
out of slums, will be applied to all the existing slums in 
Ghana, which will be determined through detailed 
profiling of slums in the country, particularly in Accra, 
Kumasi and Takoradi. 

The GIP approach to slums in Ghana will be one of 
progressive transformation, starting from upgrading of 
the infrastructure and allied services, enhancement of the 
building fabric, replacement of dilapidated buildings, and 
incremental densification towards complete 
modernisation. The process will also seek to improve 
the general environmental quality of the slum areas, 
making them fit adequately into the fabric of the 
regenerated urban areas. 
Strong institutional commitment, proper coordination  
between  the  different  levels of government and 
adequate stakeholder participation will be required to 
make these efforts successful. 

 

 

Figure 1.16: 19c Manhattan Chinatown 

 

 
 

Source: Google Images (accessed on 30th October, 2017) 

Figure 1.17: 21c Manhattan Chinatown 
 

 
Source: Google Images (accessed on 15th March, 2017) 
























































