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Foreword

Follow1ng a research study into the fea51b111ty of land usc
programming in small- and intermediate-sized cities in developing
countries, which Rivkin/Carson, Inc., conducted under contract, the
Office of Urban Development in the Bureau for Technical Assistance
(TA/UD) in the U.S. Agency for International Development (AID/W)

" designed a project to demonstrate the application of the conclusions
of the research study report.

Potential sites were selected initially with the cooperation of
the regional bureaus in AID/W, and the field missions were consulted,
On the basis of the nomination of site cities by the host countries
and the field missions, an AID/W field survey team was organized for
each of three reglons -- Latin America, East Asia, and Africa. The
teams visited the countries and the prospective site cities, and in
cooperation with local host government and AID officials selected a
site in each region, - . X

The initial descriptions of the TA/UD Land Use Programming
project were broadly drawn and a considerable degree of flexibility
was initially provided.for in order to permit the. specific project
design to account adequately for and reflect local conditions in
prospective host countries. However, several broad criteria were
considered necessary for the successful implementation of the .
project. In terms of the alternative sites in Afrlca, these
criteria included:

1. intermediate size: while this criterion is a relative
" measure, it was inclusive of cities of between 50,000
“'and 200,000. ‘ V -
2. location: ' preference was given to cities located at
sufficient distance from the primary cities to act as
growth centers in formerly less ‘developed areas.

3. urban growth: primary consideration was given to cities
"~ which exhibited recent, rapid urban growth and which might
be.experiencing related urban problems.

4. -agricultural role: the role of the city as a major center
of agricultural development, as a market center for collec-
tion, distribution, processing, and servicing an expanding
agricultural hinterland

5. decentralization: the extent to which decentralization is
a policy goal of the govermment and the extent to which
administrative and political mechanisms exist to effect
such decentralization,
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6. national commitment: the degree of national commitment to
ecffective planning and development of centers outside of the
major city or cities, including fostering of local planning
‘and implementation capacity.

7. interest: the extent to which interest is shown at both the -
national and local levels in the major objectives of the
project,

8. demonstration: the degree to which the project site might
be expected to act as a demonstration city for others with-
in the country, or similar cities elsewhere.

The field survey team for Africa consisted of Eric Chetwynd, Jr.,
Project Manager and Urban Development Advisor, TA/UD, and Michael L.
McNulty, Professor of Geography and Director, Center for the Study
of Urban Growth in Developing Countries, University of Iowa.

The team went to Ghana and the Ivory Coast. Herewith is a
report of the team's visit to Ghana.

The city of Tamale in the Northern Region of Ghana was selected
as the Africa site for TA/UD's Land Use Programming project. Details
of the urban development context in Ghana, the project setting, and
the key components of the project are set forth in the following
pages.



INTRODUCTION .AND CONCLUSIONS

 The survey team wa§rinvited to Ghana.tovexamine theACity of
Taméle és,a potential site for thé TA/ﬁD Land Use Programﬁing project.
.k-In Ghana Ehe’teém fQund a high lével of receptivity to‘thevprojéct at
all levelé of govermment and a national and local developmental setting
that fits very closely the site selection criteria. The gdvernmené is
in thé initial stages of a new lbcai government set-up and anveconomic
development program both of which are geared to decentralization of
development. The ecopqmic%lly and demographical;y fast-growing city of
Tamale has been desighate&ﬁas the pilof growth pole in the new Five-Year
Development: Plan Guidelines,aﬁd already serves as the major service
center for Ghana's Upper and Northern Regions -- now the locus of what
is férmed Ghana's "agriéulfufal revolution," Moreovef, the Regional
| Commiséioner for the NOfthe?n Region, of which Tamale is the capital, has
expressed é détermiﬁétion ;o,strengthen further‘the city's develomental
impact on the two-regiqns,and sees a definite role for the TA/UD project
in this regard. |
’This éombinétion of‘faétors and more has led to TA/UD's choiée of
. Tamaievas the setting fbr the Africa demonstration of the Land Use Progfamming
Projéét. It is'intended that‘further negotiafions on project scope and

detail will proceed with,thq Ghanaian Government and USAID/Ghana forthwith,



. THE SETTING

ggggg. fhe pofulatien of Ghana ih'l970 was approximatelf-nine
million. .This figure represented an increaee of approximately 27%
from the 1960.ceﬁsus figure with relatively high grewth rates
evideﬁt in some of the brincipal towns including AcCra; Sekondi-
Takoradi, Kumasi, and Tamale.

Acera, the eapitaf city, had an estimated population of 700,000
in 1972. The urbaﬁ area of Sekondi-Takeradi acceunted for approxi-

" mately another 100,000 people. Kumasi, the’second 1argeet.city in
the country, had an approximate population of 350,000 in 1972.

The pattern of development in Ghana is similaf to that found in
many other West Afriean,eountries. The majer.growth poles are found
in the SOuthefn one-third of the country and include the important
centers of Accra,‘Kumasi, and‘Segqndi-Takoradi. .These southern
centers are well integrated through a system of railweys and roads.
They define what is often referred to as 'The Golden Tfiangle”,
which eontains much of the export production which forms the basis
of Ghana's'economy. The Northern Region i; considerably less well
deveioPe&, deépite the faeﬁ that‘several areas aiong the northern
bbrder'have quite high‘popelation densities. The development of the
Northern Region hae.beén_a stated objective of governments from the
time of Nkrumah, | |

The principalbexﬁgrts’of gold, timber, and cocoa are all ob-
tained in the seuthern‘pgrt qf,the country. Although the Northern

Region holds considerable agricultural potential as a source of

i
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both food productibn and for agricultural industrics, it has con-

tinued to lag behind developments in the south.

Tamale serves as administrative capital of the Northern Region,
and had a population of 84,000 in 1970, having'doubled between 1960
and 1970. The present population is estimated at 110,000. The
growth of Tamale from a relatively small shrine town at the begin-
ning of the éenturyVWa§ greatly acceleratéd by the colonial govern-
ment's decision to.moﬁe their administrative headquarters from
Gambaga to Tamale in 1907. The town occupies a relatively central
location in the Northern Region and 1ies on tﬁe principalvnorth—
south road. If has emerged as a principal center for distributive
trade in the wﬁole of northern Ghana, and is the site of‘é number
of present-day agricultural industries,including several rice mills,
a vegetable oil mill, and a cotton'ginnery.

~Tamale occupies a very central position in the Northern Region
and serves a large and expanding agricultural hinferland. In addi-
tion, the foodstuffs produced in the Upper Region also flow through
Tamale on the way toward the markets of the south.

The Northern Region produces a number of foodstuffs including
yams, maize, millet, beans, groundnuts, sorghum, and tématoes. Com-
mercial crops 1ike‘cotton and rice are being exﬁanded’greatly.
Mills and cotton gins have been 5ui1t in Tamale to process the
growing output in the region. The increased production of rice has
been spectacuiar, and current production is strainihg the local mill-

ing, transport, and marketing capacity. Expansion of these facilities



is currently underway.

The importance of Tamale's role as an agficultural service
center is increasing rapidly, and continued development of its
agricultural hinterland will depend, at least in part, upon the
adequacy of the urban infrastructufe,vservice facilities, and com-
mercial and ihdustrial capacity.

Recent impfovements and extensions of the road system in the
Northern Region are increasing the centrality of Tamale, In addition,
a number of recent government projects have been sited in the town.
As part of‘the government's low-cost housiﬁg scheme, approximately
630 low-cost houses and bungalows were scheduled to be constructed
io the Northern Region, of which 330 are located in Tamale, Other
projects are underway to expand several local secondary schools, and
to improve the general level of infrastructure in the town.

Its cenﬁral location in northern Ghana, the administrative
functions that it performs, and its role as a major agricultural
collection point and processing center, suggest that Tamale will
pléy a most important role in the development of the Northern Region.
As the priﬁcipal center on the north—south route from Upper Volta to
Kumasi; ic may play a potential role as an intervening opportunity

«

for migrants who regularly engage in seasonal or permanent migration.



\
THE DEVELOPMENT CONTEXT
. i .

Decentralizatioﬁ.} Serious consideration of decentralized devel-

i

“opment in Ghana began nearly a decade ago. In 1967, a commission was
- § .

appointed to examine tﬁe structure of the public service in Ghana.

Its report, the Report of the Commission on the Structure and Remuner-

ation of the Public Services in Ghana, criticized the then strongly

Centralized struétﬁre‘of gevernment in which central and local govern-
ment'belongedvto two separate serviees with a wide gap in pay and
skill levels between the two levels. The report recommended an inte-
grated civil service i& which'natienal andAlocal level officials
‘would be 0p‘a;more equal footing in all respects.

~Today decentrali;etion in Ghana is a clearly articulated poiicy
manifested in the natiopal economic - development guidelines, the
regional and spatial development guidelines, andrthe new -local
goverpment structure.. ~Guidelines for the five-year development
plan (1975-8@, published in January 1975, call for equitable income
distribqtion and tbe‘elimination‘of extremes in the distribution of
income and«wealth. This is one of the six key goals or objectiVesv

: Le o \ .
qf the plan and is preceded only by economic g;owqh and the promo-
tion of full employment in order of‘iﬁbortance.

Anrimpoftant‘compbneﬁt‘of the‘equity‘goal is the regional
planning.end rufal deveﬂopﬁent program outlined in the guidelinee;
Thekgovernment,sees de&eleémept‘ef.the regionai aﬁd rural areas,

meaning the non-metropolitan areas where some 70% of the people

live, as a crucial indicator of overall developmental success., As



such, thevmbre conventional sectoral approach to development will be
augmented innthe néﬁ plan period by a strong emphasis on régional
ﬁlanning‘and developﬁent and the developmént of rural arcas in this
context, |

In spatial terms development has been focussed on three main
~urban-industrial areaé; namely, Accra-Tema, Kumasi, and Sekondi-
Takoradi. -Bécause of their consi&erable accumulation of infrastruc-
ture, functions, and activities, theée three centers will remain the
principal.growth poles’ at the national level, However, to help off-
set their‘economic d5minance and to épread development to othér,
regions, growth centers will be established at the regional level,
primarily in what are now the regional capitals.

Tamale wiil be the only such center to be developed during the
new five-year plan period, due to the heavy commitment of resources
required for this kind of development. It was selected as the pilot
center because of its size’——kwith a population of 110,000, it is
the fourth largest city in the country -- and its strategic central
placé funcfion.as the primary service center and growth point for
the Nofthern’and Upper Regions of Ghap;.u The regions already are
called the bread b;sket of Ghana, and are undérgoing what riéhtfully
is termed an agriculFural revolution in new production.of rice and
othér Crops.r o ‘

The new regional development policy in Gh;na addresseskall
the levels of the regional urban hiefarchy. Beloﬁ'the regional
levelrgrowthvcenters a role also is perceived for the district level
growth poinps and for development service ceﬁters at thé local and

village levels. Centers will be selected carefully for concentrated

P



development at both of these levels; Selection'will be based on
the potential of each cgenter within the government's new accelerated
agriéulturai developmeﬁt’pfogram. For example, district level cen-
ters will be selected for their central place fuﬁction -- éervice,
collection, distribution, processing -- for district agriculture,
and local level centers'will be selected for their location in
intensive agricultural zoﬁes.k‘They are seen as diffusion points
for agricultu;al innovations an& bése services, |

'Hence, the Ghaﬁaian regional deveiopment séheme‘encompasses the
four basic levels of the urban hierarchy - napional, regional, dis-
trict, and loéal centers. The national level centérs are identified,
and Tamale is the first regional center selected for céncentration;
The Ministry‘of‘Economic Planning is studying and classifying centers
at the diétrict and local levels so that implementation of this pro-
gram can proceed on a basis .of ordered priorities,

Perhabs'the most dramatic component of the goverhmentfs decen-

tralization policy is the new local govermment structure. This is
in part a follow-up of the 1967 Commission report;and‘it already is
in variouéfstages of implementation., Basically, thé new program
calls for the integration of the civil service, puttingvnational and -
local 1e§e1 officials within the same system, and the deéentralization
of formerly natiénal level functions (gég,, COOrdinatipn of Budgets
and Work Programs) and authority to the regional and district levels,
so that the résponéible officials will be closerkfp the probiems and
piograms with which they are dealing. To quote é recent government
report, "The introduction of the new structure of local administra-

tion ... would abolish the distinction between local and central



goverﬁment‘and create atkthé local level one monolithic structure to
which wiil be assigned the totality of government activity at Lhu
local leVel}“ This &ill "take the decisioh-making function in
respect of matters ofla purely local significance away from Accra
closer to thé areas whgre the decisions are implemented,"

The new.system will consist of four tiers of government: (1)
Regional Councils, (2) District Councils, (3)vMunicipa1, Urban and
Local Councils, and (&) Iown and Village Development‘Committees.
Appendix B éttached‘ explains the nature and stfucture of the
Regiénal éndbDistrict Counciis, the establishment of which already
is in process. Creation of the lower level units still femains to
be worked but.

~ The degree to which implementation of the ‘new structure has
taken place within the proposed project area, the Northerﬁ Region

and Tamale District, will be discussed in a subsequent section,

Urban and Regional Planning. Plan preparation an& implementa-
tion in Ghana involves a large number of government ministries and
departments'at the national, regional, and local levels. 1In terms
of the activities described as part of the TA/UD project, at least
three natibnal ministries are of immediate concern;

1, Miniétry of Local‘Government,

2. Ministry of Economic Planning, and

3. MiﬁiStry of Wérks and Housing.

It may develop Fhaq other government entities, such as the

Ministry of Labor and Social Welfare and the Highway Authority, should
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‘be involved directly iﬁ the project, although the three above would
seem,té bg'the'¢ore érqup:br this purpose.

»The'ﬂiniétry of E;onomic Planning‘plays a central role in the
preparation of nationai development plans and development bﬁdget.
The five-year plan (1975-1980) is presently under preparation and
guidelines were published in January 1975. The preparation of
regional dévelopmenf plans for each of the nine regions is the
responsibility of the regional offices of the ministry. Regional
resource planning is a function of the Ministry of Economic Plan-
ning, a funcfion which in part was performed formerly bylthe Ministry
of Works and Housing:

The_Ministryvof Works and Housing is responsible for physical
planning, as well as implementation of programs of infrastructure,
(but not roadsvwhich are the responsibility of the.Ghana Highway
Authority) and housing. The preparation of physical plans for
individual towns is the responsibility of the Department of Town and
Country Planning.v Once‘the physical plan of a town is completed,
implementation is the iesponsibility of a wide variety of ministfieé,
departments, parastatal organizations, and private interests;_

‘In a sense, it is yseful to disfihguish between the functions
of:

1. Urban planning (preparation of physical pians -~ usually

i
1

a master plan and a series of detailed plans), and

2. Urban de&el;pmént planning (the determination of particular
roles ‘a city will play i regional development, a siting of
particular projects, establishment of industries, services,

housing, etc.).
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At present, these two functions arc performed sbmcwhutyuopufutvly In
Chana. For cxample, while the physical plan may have specified a
partrcular section of the city as an industrial site, the determina-
tion‘of which industrres will actually be located there is the respon-
eibility'oflother government departments and ministries. Specific
ﬁrojects (infrastructure, housing, industrial, etc.) must conform to
plan épecifications and require a development permit, a certificate
of entry, end building permits. 1In fact, projects and any modifica-
tion of the physical’plan musr be approved by the ministry in Accra,
The Ministry of Local Govermment is preparing guidelines for
deeeptralizing certain functions currently performed by the central
government to.the regional, district, and local levels, This should
have the effect of allewing for more local decision making and initi-
ative in physical and’development blanning. At the local level,
therefore, tﬁis should provide an opportunity for-eloser coordination
of these activities. Iﬁ light of recent decisions cdncerning decen-
tralization, rhe objeetiveé of the TA/UD Land Use Pregramming:project
are more likely to beArealizable than under previous administrative
and planning structures. It would appear that the TA/UD project
could play an important ‘role in aiding the Ghanaian gevernment in
achieving their objective of effecrive local development'and admini-

stration.

Institutional and Private Professional Resources. Ghana has

three univeréities: University of Ghana (Legon), Kumasi University
of Science and Technology (KUST), and University of Cape Coast

(primarily teaeher training).
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KUST. is the primary source for professional training in urban
and regiénal planning (both B.Sc. and M.Sc. levels).' Many of the
. plgnncrs in governmentvare graduétes of KUST. It has been suggested
that 2 planning curriéulum may be establishedialéo in Legomn.

Since the TA/UD project is expected to make maximal use of locai
planniﬂg expértise as subcontractors on various‘survey, résearch, and
traiﬁing.elements of the project, the availabilit& of professionals
from the universities should énhance the success of the project.

In addition to the universities, a limitéd number of private-
planning firms already are operative in Chana. Such firms would be
available for specific research or plahning tasks.as required by the
TA/UD préject;

The involvement of professionals from thé ﬁniversities and
private sector would strengthen the cooperation between these
institutions and'government planning agencies -- an objective con-
sistent with the TA/UD project goals.

International Programs. There is considerable evidence of

internationalkagency interest in the Tamale area. Since the late
19508 the Christian Service Committee (CSC 1is composed of Ghanaian
and foréign missionary groups) has been operating a successful
prograﬁ which is geafed fo the extension and service needs of the
many small farmers in the Northern and Upper Regions of Ghana. The
CSC has a headquarters‘in Tamale and ten‘service étations in remote
locations inAthe’tﬁogregions, such as those at Yendi and Garu,
A~morexreceﬁt program in the area is the large rice production
program begun in 1970 under the sponsorship of the West German

Government., Influenced by the CSC program this project focused
. C - f «
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initially on~developmént and delivery of a smallholder package,
~ including fgrtilizer,'improved seeds, crop rotation, bullock plowing
1and grain storage. Héwever, in response to pressures to mect produc-
tion targéts for the ;egion, the project has tended to benefit
primarily the,large-séale farms in the two regions. Efforts are
'underway-tb‘reorient the project towards the smallholder farmer,

Theré'are other international programs geared to the Norﬁhern
and Upper Regions. The National Investment Bank has created the Nasia
Rice Mills Corporation which is developing a 6,000-acre area northeast
of Pong Tanale (30 miles north of Tamale) for production of rice,
The corporation'already has an African Development Bank loan and has
asked for AID assistance as well. The IBRD is about to undertake the
definitive planning of a comprehensive regional development program
for the Upper Region and the UN-WHO ‘Onchocerciasis (river blindness)
program is also operating throughout the two regioné.

Finally, the UNDP is sponsoring a study of potential Volta Lake
fishing ports;b This study is related tangentially, at least, to the
proposed TA/ﬁD project jn Tamale, although it will focus primarily

on areas south of the Northern Region,

‘Land Tenure, Acquisition, and Administration,’ Effective instru-

ments -and 1egislétive powef for the acquisition and administration
of land is central to the land use programming and control process
as conéeived in the TA/UD project.

Land iskén important resource in Ghana. 1In a;sense no parcel

of land is without an‘"o&ner", although the proper "ownership" may

not belong to a single individual. Several traditional systems of
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land tenure exist within the different regions of Ghana. Patterns
of land ownership, 1ana utilization, and inheritance dlff?r ffum one
.cultural group to apother.
The basi@ categories of land ownership in Ghaﬁa arc:

1., Private land (including family land)

2. Stool/Skin lands

3; Stool]Skin lands vested in the State

4. State of Government land,

. Certalin features of each of these categories, together With a brief
description of the legislation and other instruments of land use
control, are contained in a report prepared by Mr. Fred Owusu,
Acting Deputy Chief Lands Officer (see Appendix A attached).

Disputes bver land.Were and still are a matter of concern, and
often require legal action. In addition to traditional tenure
systems, land use laws patterned after British ordinanées have been
enacte&. These are often at variance with traditional land laws and
are the subject of additional confusion,

The iﬂadequacy of éxisting legislation for>effective ufban plan-
ning is a matter of concern to the government. In the five-year Plan
Guideliﬁes (p.J42)j the Government hés suggested that two of the main
prbblems of physicalAplanning»are:

1. obsolete planning legislation and defective urban planning

machinery, and |

2. an ineffective land managemént system,

Thus, during the plan period, the govérnment will make’qn effort to:

1. promulgate a comprehensive physical planning act to replace
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the Town and Country Planning Ordinance of 1945, and

2, fevise building regulations, define town boundariecs, sct
siﬁple rules and adequate standards, coordinate proups
cOncerned with planning, and accelerate the rate of plan
ﬁreparation.

At the local levél inadequate instruments of acquisifidn and
managemeﬁt have meant that local authorities are not abletto monitor
and control land use effectively. For example, at the time of the
TA/UD project team visit to Tamale, the local government was unable

to affect the growth of uncontrolled settlement in the town.



THE CASE OF TAMALE

Regional Institutions. There are a number of institutions in

Tamale whose existence suggests a growing developmental capacity for
the regioﬁ and central role for the city. For example, two of these
institutions, the Nati?nal Investment Bank (NIB) and the Regional.
Developmént Corporation, were established in Tamale during the past
two years.  The NIB is a national organization with branches in
vafious locations., During its first year of operation in Tamaie:
(1974), the Bank dévelbped a portfolio of 32 projects. Most of
these were ih the new rice prbduétionkand involved loans to fairly
large holders of between 50 and 1,000 acres. Whilé these projects
were primarily on the production side, the NIB can and probably will
become involved also in the grbwth of processing induétries in the
ci tjr proper.

The Regional Development Corporation in Tamale is only two
yeérs old and»aiready ié engagédlinAa wide range of agricultural and
constructingprojects; Its role is to stimulate development in the
region, and it operates primarily‘qn profits from its initial capital-
ization., It tends to seek out the innovative and the difficult pro-
jects, which is consistentrwith its developmental role. For example,
it operatés a 500tacre rlice farm, raises sheep and goats, has a
vegetable apd a yam faém, and grows cassava, maize, and groundnuts,
In the trahsboft fieldviﬁ runs a fleet of trucks over the more diffi-

cult routes (e.g,, feeder roads) which are not covered by private

transportation companies, The corporation also is in the distribution

fawm
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field,idééling in such items as cement, iron rods, and food imports,
such as sugar. One of the projects it is developing strictly with.
earned profits is a building brick and tile facto;y. ‘The corporation
‘is stili young and face; the problems énd the challenge of any organi-
‘zation in business for both public service and profit.

An example of a wkll established institution in thé'region is
the-Agricultural Devélopmeﬁf Bank. Its pdrtfolio is large in terms
of:the number of loans, althéugh most of them have been quite small.
0f a total of 480vpr6j?cts in 1973 alone, 272 were for less .than

'$450 and 421gw¢re for*iegs than $2,700. Most of these loans went to
éma11~farmers working on from 5 to 10 acres and involving a wide
variety of agricultural activities, including cotton, riée, groundnuts,
maize; yéms,bpigs, poultry, and vegetaﬁle»oil mills. The bank has
prdfeéSional project development officers who work with the clientsA
t§ im?rove manégement gnd techniques, and who coordinate closely.with
the Ministry\of Agriculture in this respect.

There are in addition to these institutions several commercial
bénks? both government and priVate, inciuding the Bank of Ghana,
Standard Bank‘of Ghana; Ltd., Barclays Bank of.Ghana, and‘Barclays
Devéloﬁmeﬁf Corporation, Ltd. These institutions serve the entire“
Nértheranegibn'and in some‘inst;nces éven extend their services to
the Upper Region and its capitéi of B01gatanga., This institutional

_ ; ;

base-is‘just one example of Tamale's centrality to a very large phy-

sical region,
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Regional and District Councils. The TA/UD team was able to ob-

serve firsthand the impect in Tamale of thu’ncw national decentral -
zation program, The proposed regional council hns not yet been
established although the Reglonal Commissioner and his staff are
busy laying the groundwork for it, 1nc1ud1ng plannlng for regional
‘development and coordinating regional budget submissions of various
ministries, ‘Actually’the Regional Council is’the'superviSOry body,
which is composed of;representatives of the District Councils and
the regional heads of departments. As such, its establishment must
await the’oreatlon of the Distrlct Councils, now in various stages
of orgamization,

ThekDistrict Chief Executiye for Tamale, the equivalent of an
appointed mayor (he is an officer of the Ministry of Local Government
but,is‘seconded to the Regional Administtation), is currently over-
seeing organization of the‘new district level structure which is
destined to become the Tamale District Council.’ His original organi-
zation consisted of himse1f as District Chief Executive, an Assistant
Secretary for’Administration, and small administrative sections con-
cetned with local government'inspectlon, treasury affairs, health,
works and constrnction, | ‘transport, and estates.p Under the_new
"Structute this staff will’be expanded greatly to include at least
one representatine froﬁ each of the formérly'wholly eentrally—oased
or centrally-operated organizations- Education, Agriculture, Healtﬁ
Parks and Gardens Town and Country Plannlng, PostS and Telecommuni-
éations, Social'Welfare, Public‘Works, Treasury, and Fire Services.

Some of these new decentralized functionaries are established already

in Tamale, under the administrative control of the District Chief

t
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Executive, and physically located within his organization. Some

are nbt yot phyéically located within his organization and thus not
yet wholly under his supérvision,and otheré‘are not yet officially
‘transferfed to the District, All of these units shortly will be a
part of the new district levei organization under the District Chief
Exeéutive, and most will be located in a yet-to-be-constructed
District Council Headquarters building, the site for which already
has been secured.

- Once fully established and if properly orchestrated, the new
district level set-up should make for'a highly effective administfa~
tive planning and developmenfalyteam. In this sense the TA/UD Land
Uée Programming project can make a considerable contribution, if it
is uséd ﬁovhelp give technical and professional guidance and coordi-
nation to the diverse dgvelopmental unité concerned with the growth
and development of Tamale and its hinterland. At the national,
regional, and district levels, this is ome of thevimportant réles'

seen for the project.

Planning and Implementation. The future growth of Tamale will

be affected by planning at each level of the newly decentralized
structure -- national, regional, and district,
At the natiomal 1evé1, Tamale has been designated as the first

. { )
of several regional level centers to be developed -- the primary

. [} .
one to receive attention during the new five-year plan. (1975-80).

While the detailed national plan is not yet available, the

designation of Tamale as the regional center to be developed suggests

that 'a considerable effort will be made to ensure its future growth,
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This plan focuses upon‘the development of Tamale as a major agri-
cultural service center and lecus of agricultural processing
industties invthe»Ndrthern Region.

Tamale was designated as a planning area under the terms of
planning legislation (cap 84, which is to be revised in conjunction
with plans fof administrative decentralization); as such, a plan
for Tamale‘was begun ebput 1970.' The legislation at that time pro-
vided for the plan to be prepared by the central government through
the Office'ef tne Commissioner for Housing and Works in the Town and
Country Planning Department,

The ﬁlan fef Tamale is being sent to the printers in preparation
for first deposit; It will then be available for public comment and
suggestion. Once revised, if necessary, and approved, the Plan will
become official. |

Under the same legislation, plan preparation (vested in the
Commissioneriresppnsible for Town and Country Planning) was separate
from plan execution (vested in local authority). Present reorganization
of the local government and planning'machinery should aid in bringing
these two functions together at the local level. |

To fecilieate the merging of plan preparation and plan execution,
the varieus natienai ministries are‘creating district level positions
which will form part ef the district development planning committee
working with the DistFicthhief Exeeutive. The Ministry of Housing
and Works presently'has,a trained professional planner at the regional
level and aniassistant wno is assigned to the district level.

In Tamale the Regional Commissioner has launchee a campaign

entitled "Operation Face-1lift", aimed at improving the physical
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condition and appearance of the city center. Similar projects are
underway in.several’otﬁer major centers. The Regional Cpmmissioner
has established a committee to aid in this effort, and regional
representatives of several minisﬁries and local community leaders
and businessmen are members.

The éfforté to decentralize the plamning function in conjunction
with local governmeht reorganization provide an important opportunity
to fuse the functions of plan preparation and execution. This exer-
cise is made more difficult because of the scarcity of trained and
experienced pefsonnel,to fill the district level posts of the various
ministries. In this regard the TA/UD project might be very opportune --
that is, by provid#ng additional technical expertise and training
capacity during the initial phases of the new adminiétrative/planning

structure.
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CONCLUSIONS: THE PROJECT SETTING IN TAMALE
i .

In dichssionsrwith officials at the national, regional, and
district levels, the TA/UD team found a keen interest in and support
for the TA/UD Land Use Pregramming project;

Includedvin thebdiecussions at the national level were the Come
missioner for Works and Housing, Lt. qu. R.E.A. Kotei; the Principal
Secretary for.Works and Housing, Mr. E. A. Sai; the Principal Secretary
for Localvcovernment,-Mr. G. T. Oddoye; the Technieal Director for
Works, Mr. E. Y. S. Engmann; the Technical Difector for Housing, Mr. A. N.
Nartey; the Chief Town Planning Officer, Mr. P. N. T. Turkson; the Deputy
Chief Tewn Planning Officer, Mr. N. M. Obuobisa; and Assistant Chief
Town Planning Officers Messrs. C. N. K. Boateng and G. A. E. Sepenu.

In addition,;the team discussed the project with frofessor S. A. Darko,
Faculty of Social Science, KUST, Kumasi.

Discussions at the regional level were with the Regional Commis-
sioner, Lti Col. Festus Addae; the Assistant Chief Town‘Planning Officer,
Mr, H. S. K. Gadzekpo; the Regional Resource'Planning foicer, Mr. Mensah;
and representetives 6f=the National Development Bank, tne Agricultural
Development‘Bank, and the Regional Development Corporation.

At the local level discussions were held with the District Chief

Executive, Mr. Tettey. !
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AL.ench‘of these lévels, the key elements of thé project were
considered'--'namely; its potential role or contribution in Tamale; the
administrative structure invwhich it might operate; the nature of the.

AID -input to the project; and the level of project support at the national,
regionél,and local levels. The following is a summary of the conclusions

reached jointly by Ghanajian officials and the AID team.

Key Factors Considered. Many forces are converging in Tamale now
which, takeﬁ fogether, clearly articulate a role for the Land Use Program-
ming projeét. These are: (1) the government's decentralization program
and new local government set-up; (2) the designation of Tamale as the
pilot growth pole in the new Five-Year Developmént Plan Guidelines;

(3) the "agricultufal revolution' taking place in the Northern and Upper
Regions with Tamale as the key service and administrative center; (4) the
dramatic grbwth of population and activity in the City of Tamale;

(5) the determination on the part of the Regional Cémmissioner to
strengthen furthsr ﬁhe central place role of Tamale in the Region; and

(6) the imminent approval of a long-range development plan for the city.

3

Proposed Project Focus.V In fhis conﬁext the role of the project
would be to: D) hélp integrate decenfralized seryices and functi@ns
at tﬁe district 1eve1§ (2) help plan and guide the érow;h of the city
within the framework ofvnegional and local development plans and objectives;
(3) assist with ideﬁfification and application of appropriafe land use

control and guidance mechanisms; (4) aid in the transition from existing
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plans to implementation through project identification, timing or phasing,
design, and packaging; (5) contribute to identification and cultivation
of a variety of funding sources; and (6) help establish an evaluation

and feedback mechanism for regular adjustment and correction of the
planning andldeyelopment process, including improvéd'mechanisms for
citizen input (see Appendix C, The Land Use Programming Propess).

Administrative Structure. It was generally agreed that the project

should be located at the district level in association with and under
the direction of the District Chief Executive Officer and integrated
with thé District Development Committee. The need for designating a
technical ¢00rdinatbr to work with the District Development Committee
was discussed, but final determination of this point is up to the
Ghanaian offiéiais. It is understood that sﬁch a positionkis envisioned
for the diséfict level in the new Ghanaian local government set~up;but
that his designation now.in Tamale to help accommodate the TA/UD project
would represent an acceleration of this plan.

It is'the‘technical judgment of the TA/UD team Ehat if such-a position
wefe established in Tamale, it should be filied by a broad-gauged, multi-
discipliﬁary, and éxperienced officer professionally qualified in the
fieldjof urban and regiogél develépment. He could be at the Assistant

Secretary level in the district government and operate as a counterpart
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to the existing Assistant Secretary for Administration. His rank should
be suffiﬁient to enabie him to codrdinate efféctively the work of the
District Development Committee., In essence, this officer would be an
Assistant Secretary for'Developmené reporting directly to the Distrigt

'Chiéf Executive.

- The AID Input, Through a contractual arrangement AID would providé
a technical éssociage for two years to help train andvadvisé the officer
_responsible for coordination of the District Development Commitfée. AID
could prbvide funding through appropriate government channels for the
first vear's salary of this Ghanaian officer, provided that this position
would be fuliy funded b; the appropriate Ghanaian Government agency in
subsequent years.

The AID contractor would'heip also to train District Officers in
integrated land use programming through seminars, workshops,‘and.through
supporting special short courses arranged through 16ca1 institutions,
such as the Kumési University of Science and Technology. Local research
also would be funded through the project to the extent possible within
the given funding level, and special short-term comsultants (g.g., urban
finanéé Speciélists) would be made available as needed. To the maximum
eﬁteﬁtvpossible, Ghanaian‘resources would be tappedvfor these activities.

The AIDvassociaﬁe would have a.project vehicle ﬁo be used by‘himself

and the coordinator officer. This would become the vehicle for the
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coordinator's use upon departure of the AID contractor. Special equipment
for the prqject would be provided by the AID contractor as necessary.
A joint AID-Ghanaian. evaluation team would be established early

in the project to monitor and advise on project progress and problems.

Local Level Proiec;‘Support. The District Council would provide
office spaceAand furniture -and secretarial staff fbr the Ghanaian
coordinating officer and his AID associate and for special short-term
consultants. The District Chief Exeéutive would érovide an organiza-
tional structure in the district government withiﬁ which the project could
_ function effectively to achieve its objectives. 1In addition, the Regional
Coﬁmissioner and the District Chief Executive would provide facilitative
assistance in establishing the project,jincluding such'logistical matters
as finding adequate housing for project associates and helping to clear
persbnal effects and prpject‘véhicle and equipment through customs, and’
similar matters.

National Level Project Support. The appropriate ministries at the

natidnal‘level*(gAEJ, Local Govermment, Housing and Public Works, and
Economic Planning) would establish suitable backstopping mechanism

for the projeét, This would be for the purpose of budgeting salaries

for additionél personnel required for the project at thé districf level
(e.g., the coordinafing officer and secretarial staff), providing technical
assistance to'the.project as necessary, and giving overall guidance to

the project in the context of national goals and objectives.
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giming; Attempts would be made to have an AID contract assoclalce
in Tamale by November 1975, so that the project could anticipate the
Y 1977 Ghanaian budget cycle., The AID contract would terminate after
a period of up;to two yéars. The project would be continued By the
Ghanaian Govéfnment, should a joint Ghanaian-AID evaluation indicate that
the project is sufficiently effective to warrant continued government

support.
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LAND TENURE SYSTEM IN GHANA

CATEGORIES OF LAND OWNERSHIP

Land ownership in Ghana falls into four categories: -
1. Private 1énd including family land,
2. Stool/Skin 1and.
3. Stool/Skin 1apd vested in the State,

4, State or Government land,

PRIVATE AND FAMILY LANDS:=
‘These are lands in the ownership of private individuals

and fémilies.

STOOL/SKIN LANDS:-‘

As defined under Section 31 of "The Administtation of Lands
Acf, 1962 (Act 123?'"Stool land" includes land controlled by any
person f&r the benefit of the subject or members of a Stool, clan,
company or community as the case may be and all land in the Upper
and Northern Regions other than lénd vested in the President and

accordingly '"Stool" means the person exercising such control,"

STOOL/SKIN LANDS VESTED IN THE STATE:-

These afe‘stooi and skin lands which have been vested in the
State under various executive instruments in éccordance with Section
7 (1) of the Administration of Lands Act 1962 (Act, 123).

»Thg Section’States as follows:~

"Where it appears to the President that it is in the public
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| intefést:so to do he‘may, by executive instrument,declare any stool
land to be vested in him in trust and accordingly it shall be
lawful for theiPreﬁident on the publication of the instruments, to
execute any deed or do any act as a trustee in respect of the 1énd
specifiédkin the instrument'. | | o
SeCtion 1 (1) of thé Public Conveyancing'Aét, 1965:—
(Act 302) datéd 29th September 1965 has the same effect

as above.

The Section states as follows:-

"ﬁhenéver it appears to the fresident in the public interest
so to dé; he mayvby’executive instrument declafe any area of state
or stoolyland to be a selected area, and, accordingly, on the making
of such instrument such‘area shall for the purposes of this Act be
a seiected afea an& titles to land therein shall be granted as
prescribed under this Act",

Section 1 (2) also states as follows:-

"Where any stool land in respect of which an executive instrument
has been made under subsection (1) of this Section has not been
vested in the‘President under Section 7 of the Administration

of Lands Act, 1962 (Act.123) suchAinstrument in respect of such

land shall have the same effect as an instrument made under the

said Section 7". '
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STATE OR GOVERNMENT IANDS:- These are lands which have been:
N vY

N . ) 4
legally acquired by the Government under executive instruments.

MANAGEMENT OF IANDS:

1. Private and family lands:- Management of private and family
family lands is the responsibility of the private individual
; «
or family that owns the lands.

2. Sﬁool/Skin Lands:~ Stool lands are managed by the occupants

and the elders of the Stools concerned.

3. Stool/Skin Lands vested in the State:- These are managed by
the Lands Commiﬁsion which was created by Article 163 (1)
of The Constitu?ion déted 22nd August, 1969, and established
by an Act of Parliament i.e., The Lands Commission Act. 1971
dated 3rd July 1971 (Acﬁ.362). The relevant sections of the
Act are as follows:-

(1) "In accordance with article 163 of the Constitutimn there

shall Ee a Lands qumission hereinafter in this Act referred to

as ""The Commission'.

(2) "The Commission shall consist of a chairman and not less

than five other members".

(6) "The Commission shall hold and manage, to the exclusion of any

other person or authority, any land or minerals vested in the



President by the Constitition or any other law, or vested in the
Commission by any law, or acquired by the Government, and
shall‘have such other functions in relafion‘thereto as may be
cqnferred or imposed by this Act or by any other enactment."

By the Lands Commission Decree, 1272 (N.R.C.D.24) of“

i 6/2/72 articles 162, 163 and 164 except clauses 2), (3) k4)a
(4)5 df article 163 continued in force after the suspension of
the Cbnstituion. The Lands Commission Act, 1971 (Act.362) also
continuéd in force, except subseétionsx(Z) 3) (4) (B5)a (B5)b of
Section 1-aﬁd subsection'(l) of Section 3.

Byvthe'Lands Commission (Amendment) Decrée, 1972 (N.R.C.D.112)
datedAlﬁth September 1972 Regional Sub-Committees of the Lands Com-
mission Qgre created for each region.

Méngys accruing out of the management of such lands are paid
into.the Administration of Stool Lands Account on.behalfvof the
stools concerned.

State or Government Land:- Management of public lands is the

responsibility of the Lands Commission.

ACQUISITION OF IANDS:

1. } BY AN INDIVIDUAL: An individual or a group of people can

acquiré (a) a private or family land (b) a stool/skin land,

(c) a stool/skin land veéted in the State or (d) a Government land.
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(é) A private or family land can be acquired by direct negotia-
tion with the owner or owners of the land. |

(b) A Stool/Skin land can‘be acquired by negotiating witb'the
occupants and the elders of the Stool/Skin concerned. Section

2 (1) of the Lands Commission Acti,1971 (Act. 362) however states

that "Any assurance of stool land to any person shall not operate

to pass aﬁy interest in or right over any stool land unless it is
executed with the consent and concurrence of the Lands Commission"
and by the Lands Commission (Amendment) Decree, 1972 N.R.C.D.112
"assurance of stool land" includes conveyance or ﬁransfer of stool
land or any interest therein and the instrument of transfer of such
land or‘iﬁterest".

(c), Stoo1/Skin land vested in the State can be acquired by applying
to the Lands Commission through'the Regional Sub-Committees.

Leases are normally granted.

@ St%te‘or Government land can also be acquired»by direct
applibation to the Lands Commission through the Regional Sub-Committees.

BY THE COVERNMENT: Where public land is not available, for any

particular project, Government can acquire private or family land,
Stool/Skin land or Stobl/Skin land vested under the State Lands

Act 1962 (Aqt.l25). The site proposed to be acquired is consideréd
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for its suitability or otherwise by a Site Advisory Committee. The
.site plans énd the Committee's reports duly signed by the mémbers
receive the approval of the Regional CommiSsionef and the Commissioner
for Laﬁds and Mineral Resources before acquisition notices are
published. Thereafter compensation is paid to the interested owners
and the land then becomes public property.

In my opinion the present legislative machinery for the
acquisition of land either by an individual, a group ofvpeople or
the Government is adequate, What’needs to be done is figid

enforcement of the law as it is now.
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- REGIONAL COUNCILS:

The Regional Councils will be compos of representatives of

District Councils and Regional Heads of Departments. The Regional

Commissioner will be the Chairman. The Council will be responsible

for development planning and pfogramming'for the Region. To this
i t

~end there will be a Regional Development Planning Committee whose

functions will be to examiné and approve estimates of District Councils
within the framework of broad policy directives issued by the Ministry

of Economic Affairs and determine the final a}location of funds to the

District Councils. The Regional Council will supervise the operations

and functiohing 6f Councils to ensure a fair and equitable distribution
and efficient managemert of‘publicvservices throughout the Region.

Théy will'éct as agents of Central Govermnment in respect of
national programmes and development projects withiﬁ thé Region; . they
will be the ﬁain executing and management agencies for projects and
servicgé which by reason}either of size or complexity or of their regional
character, fall outside %he competence of District Councils,

Regional Councils will raise no revenue since their expenditure_

will constitute a direct pharge on the Consolidated Fund. -

60 new District Councils as in Appendix I have been created with

‘boundaries that are coterininous with those of the administrative districts

of the country. These will constitute the basic units of administration
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at the local level and they will be the sole rating authorities. They will
be responsible for the good govermnment and ordered administration of
ﬁheir areas of authority and ensure the provision, maitenance and efficient
management of the publié services within the area. These will include
public workéb— construction and maintenance of streets, bridges and
culverts, puﬁlic buildings, the proper layout of towns and villages;
public‘transportation systems; provision of markéts aﬁd lorry parks,
facilities for conservancy and refuse collection, control measures to
ensure public hygiene and public health, traffic control and fire protec-
tion; facilities for education and social welfare. |

In effeét the 1ocal‘authorities ie. the District Council, will cease
to have a sepafate identity from Central Government institutions operating
at the district level, the two institutions‘being fusgd into one through
a process of institutional integration and manpower absorption. Thus
Central Govefnment agencies operating at the local level, will, except in
a few cases, becbme,integral divisions of the Digtrict Council.

In effect~the District Council organization will be composed ¢of the

) i i ' ) ,

_following central govermment agencies now operating at the District level:
| Office of the District Administrative Officer
Ministry of Education (Ghana Teaching Service)
Départﬁen;lof‘Social Weifare and Community Development
Ministry'bf Agriculture
Ministry o% Health
The Controller and Accountant Generalfs Department

Public Works Department
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Depa%tmént of Game and Wildlife
' Department of Parks and Gardens

Department of Town and Country Planning.
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THE LAND USE_PROGRAMMING PROCESS
|

Land use programming, as the term is used by USAID TA/UD, is quite

different from the more usual approaches to planning for urban development.
" The end-product of the process should be a portfolio of implementable
projects which are supported by government at the national and local level
and also by the community-at-large. The end-product should not be a
traditional master plan report, although it may be necessary to document
various aspects of the programming process. Broadly speaking, land use
programming has two major objectives: : :

1. To proVide a realistic and‘implementable action program'whfch
is of a scale and time frame needed to keep pace with popula-
tion growth and other development.

2. To consolidate the known techniques for controlling the use of
land so.as to achieve a desired pattern of urban growth.

It is clear from these objectives that the process of land use pro-
gramming must have certain character1st1cs if-development is to occur at
the right scales, at the right time and in the right place. - First, the
process must be oriented to the needs of implementing agencies; it, there-
fore, must be oriented also to creating financeable development proaects
Second, the process must be flexible enough to respond to changes in
po11c1es and programs, to differences between projected and actual needs,
‘to stimuli generated by urban growth and change. F1na11y, the process must
be a relatively fast one, so that cycles of programming and implementation
can occur at a pace which will meet the needs of rapid population growth
and other deve]opments

Following is a brief discussion of the elements which together comprise
the land use programming process. Although they are set forth in what '
seems to be serial fashion, there is in fact no established procedure for
getting the programming process in motion. The order in which these items
are addressed must be determined by the local situations. Two or more
items, for example, may be the subject of immediate effort at the same
time. Above all the process should seek "targets of opportunity" that
will provide maximum payoff and further impetus to meeting overall urban
development objectives.



{

Goal Setting: objectives as they may be set by national and Tocal
government (political leaders and the civil service) and from repre-
sentatives of the community. : :

Implementation Structure: 1identification of implementing agencies at
the national, regional and local levels; identification of urban
development programs, and potential resource 1eve1s that are available
to municipalities.

Guide Planning: Generalized planning to establish a "main framework"
for urban development. The "main framework" should consist of major
transportation corridors, major elements of water supply and sewerage,
open space systems and public land, existing employment centers, both
industrial and commercial. Ultimately, individual residential projects
will be fitted to the main framework and other main framework elements
will be developed as needed, within the guide plan time frame.

Land assembly: An active program of achiring land directly or of
acquiring development rights to land which is needed to accommodate
urban development projects. The location of this land is in part
determined by items 1 & 2 above, although any developable land available
should be considered a target of opportunity for poss1b1e public action.

Project Packaging: To include identification of most appropr1ate im-
plementing entity (in either the public or private sector); detailed
development program (e.g., number of housing units, type of housing,
densities, land implications, supporting community development progress);
project budgets and schedules; financing and operating statements
(1ncome, expenses, cap1ta11zed values, cash flow, equ1ty requirements).

Contro]kMechan1sm. Ident1f1cat1on of the most appropriate techn1ques
to 1imit and channel the impact of spontaneous. growth.  Should include
statement as to cost of control and potential effectiveness (e.g., the
installation of infrastructure in a particular location to encourage
growth in that location instead of the use of police to ward off in-
vasions of public anq pr1vate 1and)
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Evaluation and Feedback: This is a two-way process:(a) from the
guide planning exercise into project formulation so that projects
are more closely tailored to objectives of the overall plan;(b) from
the process of project packaging and implementation into the guide
planning exercise so that the effect of development bottlenecks and
notable successes can be accounted for in planning. Baselines should
be established at appropriate phases of the process and evaluation
methodology structured into the system so that the various approaches
and techniques of 1and use programming can be assessed and adjusted
as necessary. ‘

Local Capacity and Participation: Fundamental to the Land Use
Programming process 1s 1ts institutionalization at the local level,

The capacity to carry on the process should be established as close

as possible to the level at which developmental action is to take place,
and involve as directly as possible the people affected by these actions,






