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ABSTRACT 

: 

Rapid urbanization coupled with the uncontrolled land use change is posing senous 

livelihood challenges to households in the developing world and the peri urban communities 

of the Wa Municipality in particular. This study explored the nature of the land tenure system 

in the peri urban areas of the Wa Municipality. It identified and discussed the factors 

responsible for the land use change, the kinds of livelihood strategies adopted in the face of 

the diminishing agricultural lands and the impact of the livelihood strategies adopted. The 

study adopted a mixed method approach. The simple random method was used to select the 

peri urban communities whilst the 138 households were selected through the systematic 

sampling technique. These households were administered structured questionnaires. This was 

complemented with in-depth interviews involving the chiefs, heads of tendambas and the 

land sector agencies. The results of the study revealed that land is communally owned by the 

first settlers (tendambas), and families of these tendambas exercise control and use of the 

lands (freehold). The findings revealed that this system of land tenure coupled with rapid 

urbanization has changed the perception of land as spiritual, social or communal asset to a 

commodity that can be traded thereby resulting into indiscriminate land transfers and 

landlessness. The study also revealed that land use has shifted from agricultural to residential, 

commercial, community projects (social infrastructure) and other urban uses. This changing 

land use has been necessitated by factors such as poverty, litigation, urbanization, 

encroachment and many others. The study also revealed that households have adopted non 

farm, farm and a mix of non-farm and farm livelihood strategies in the face of diminishing 

agricultural lands. Furthermore the study revealed that the household livelihood strategies 

adopted have both negative and positive outcomes. 
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CHAPTER ONE 

1.1 Background to the Study 

The world population grew very slowly through most of human history. Growth rates began 

increasing slowly during the 17th and 18th centuries due to declining mortality rate and by 

2013, the world's population amounted to 7.2 billion (United Nations, 2013). Thus, while it 

took the world 123 years to double from one to two billion, it took 33 years to reach a 3 

billion mark, and in 2011 the world marked a 7 billion population threshold just six years 

after it attained 6 billion (United Nations, 2012). Most of this growth is projected to come 

from the developing countries. The population of the more developed regions will remain 

relatively stable, but that of the developing regions is projected to rise due to the youthful age 

structure of their populations (United Nations, 2013). According to Mubela (2012), Africa's 

population as at 2010 was 1 billion and it is projected to rise to 1.6 billion in 2030. That will 

represent 19 percent of the world's population. In the case of Ghana, its population in 1960 

was 6.7 million. It rose to 18.9 million in 2000 and by 2010 it had risen to 24.7 million. With 

Ghana's current growth rate of 2.5 per cent, its population is estimated to double in 28 years 

(GSS, 2013). 

The rise in population growth influences the rate of urbanization around the world (Rui, 

2013). According to Bekele, human population lived a rural lifestyle until the first decade of 

the 20th century when the world started becoming urbanized (Bekele, 2005). In 2014, the 

United Nations estimated that 54 per cent of the world's population resides in urban areas, 

from a humble 30 percent in 1950 (United Nations, 2014). Many countries in Sub-Saharan 

Africa have recently experienced accelerated urban expansion (Hove, 2013). 

Bloom and Khanna attributed the movement of people from the countryside to cities as a 

natural result of the modernization and industrialization of societies which contributed 
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significantly to the increasing urbanization rate (Bloom and Khanna, 2007). Although the 

extent of urban concentration will continue to vary from country to country, urbanization 

throughout Africa is still essentially driven by large scale migration from the country side as 

a result of a variety of factors including poverty, famine, drought, disaster, conflict and the 

general perception that the cities offer a better quality of life (AUC-ECA-AfDB Consortium, 

2010). Explaining further, Hove adds that, in most of the Sub-Saharan African countries, 

rural areas are relatively under-served in terms of physical, financial, social and economic 

infrastructure (Hove, 2013). This neglect of the rural areas serves as a push factor in driving 

the rural folks to the urban centres. 

Migration from rural areas on average accounts for about 60 per cent of the urban population 

and in exceptional cases as much as 75 per cent (Todaro, 2000), though the UN-HABITAT 

(2010) also estimates that urbanization through natural population increase accounts for 60 

percent of urban growth. Whether by migration or through natural population increases, it is 

no longer a debate that world's urban population is rising especially in the developing 

countries. Carruthers argued that, cities in such countries will mushroom by doubling their 

built-up urban areas over the next 15-20 years. Large cities in the developing world like 

Mexico City, Jakarta, Sao Paulo, Bangkok, and Bombay are already consuming between 

3000 and 5000 hectares of rural land each year (Carruthers, 2003). 

Meanwhile, throughout sub-Saharan Africa, land is an important factor for economic 

development, food security and poverty reduction. Its contribution to GDP and employment 

in most regions of Africa is undoubted and constitutes the main livelihood support for a large 

portion of the African population in rural settings (Cotula et al, 2004). The increasing urban 

population naturally brings about a corresponding increase in the demand for urban land, 

which is not often available within the city but rather in the rural-urban fringe (Thuo, 2010). 
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The sprawling of cities into adjourning previously rural landscapes compels land owners and 

land managers to make decisions concerning transformations in land uses, based on factors 

that are largely political and socio-economic (Irwin and Geogeghan, 2001). Rationally, land 

owners in such situations would opt for other activities with higher future earning returns on 

their land, against agriculture (Irwin and Geogeghan, 2001). With many farmers subdividing 

their parcels or selling their entire farmlands, landlessness is likely to be a major problem and 

squatting on public land or on flood plains is inevitably to be on the increase (Thuo, 2013). 

The repercussions of the land use change have significant impact on the livelihoods of the 

inhabitants (Ahyigyina, 1999). Moreso, Aryeetey et al also assert that, the cause of people 

being deprived of their livelihoods among other things in most peri urban areas include land 

expropriation by the state without compensation to communities for the loss of their usufruct 

rights; lands being sold off at a rapid rate without regard for the law; little or no 

accountability for the funds generated from land sales and the degradation of the soil and the 

environment through mining and sand winning activities (Aryeetey et al., 2007). 

From the foregoing, livelihood transformation is inevitable in the peri urban areas. The 

transformation in the livelihoods of peri urban indigenes who formerly depended on 

agriculture to survive would have to develop a range of survival strategies to cope with the 

changes. The options open to households in peri urban communities, according to Abass, 

Afriyie and Adomako (2013), vary in terms of sources of livelihood and access to livelihood 

resources. This livelihood options and choices include farm and non-farm based activities 

that are undertaken in order to achieve their livelihood goals (Satterthwaite et al., 2010). One 

therefore wonders, what these farm and non-farm livelihood options are, in the case of peri 

urban communities around Wa. 

3 
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1.2 Statement of the Problem 

Ghana's urban population is steadily rising and transforming cities, towns and villages. 

According to Ghana Statistical Service (2013), the urban percentage of Ghana's population in 

1960 was 23.1 %. It rose to 28.9% a decade later and by 1984 it had increased to 32.0%. The 

2000 and 2010 Population and Housing Censuses (PHC) put Ghana's urban population at 

43.8% and 50.9% respectively. Despite the generally rural nature of the Upper West Region 

compared to the other regions of the country as noted by Ghana Statistical Service (2013), 

Wa Municipality is rapidly urbani sing and accordingly the most urbanized area in the Upper 

West Region with 66.3% concentration of urban dwellers (GSS, 2010). This is not a surprise 

because the Municipality hosts the regional capital and its corresponding offices including 

tertiary institutions such as the University for Development Studies (UDS), the Wa 

Polytechnic, Nursing and College of Education. Despite the rapid urbanisation, about 60% of 

inhabitants in the Municipality are into agriculture (Wa Municipal Assembly, 2013). Clearly, 

land is of critical essence to the teeming populace whose livelihood depends on agriculture. 

However, a major threat to the urbanisation process is the rapid conversion of large amount 

of arable agricultural land to urban land use (Owusu and Agyei, 2007) and its corresponding 

transformation in livelihoods. Land is fundamental to the lives of poor rural people because it 

is a source of food, shelter, income and social identity (IF AD, 2015). Peri-urbanization and 

its effect on the livelihoods of agricultural households at the urban periphery has been a 

global concern (Mutua, 2013). According to him it often leads to declining household land 

holdings which invariably diminishes the economic significance of agriculture in urban 

peripheries (Mutua, 2013). The ongoing transformations in the land sector of the peri-urban 

communities have significant implications for farming and livelihoods. It has the potential to 
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threaten the sustenance and survival of many marginal (migrants, women, and youths) and 

poor people (Nyasulu and Ampadu, 2011). 

:: 
Livelihoods in greater Accra have been reported to be under pressure because traditional 

livelihoods activities of the indigenous people such as farming and fishing have been in 

decline for years as the city expands into farmlands and motorized trawler fleets from Tema 

deplete coastal fish stocks (Maxwell et aI, 2000). In a study conducted by Abass, Afriyie and 

Adomako to examine household responses to livelihood transformation in the Kumasi peri 

urban areas, they realised that households resorted to intensification, migration and 

diversification of resources in order to cope with urban expansion. It was discovered that 

most households in the study areas rarely depend on one livelihood activity to survive 

(Abass, Afriyie and Adomako, 2013). Satterthwaite et al., (2010) indicated that the 

interactions between rural and urban areas exposed peri-urban dwellers to a wide range of 

livelihood options and choices including farm and non-farm activities. In the case of peri 

urban communities around Wa, what kinds of alternative livelihood choices are they exposed 

to? In Ghana, it has been reported that urban sprawl has failed to provide alternative 

livelihoods, except for occupations such as petty trading and food preparation (Aryeetey et 

aI.,2007). 

z; 

In an agrarian economy, as in the case of Wa Municipal, agriculture is the main source of 

livelihood for a significant segment of the populace and landlessness could be the greatest 

source of impoverishing and endangering livelihoods (Yeboah, 2014). Therefore, access to 

land is a fundamental means by which the poor can ensure household food supplies and 

generate income. However, as the cities sprawl into adjourning rural lands, agricultural lands 

are lost to other urban uses such as residential development which coincidentally displaces 

many farmers and aggravates poverty (Kasanga et al., 1996). It is in this light that this 
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research seeks to investigate the effect of land transfers and urbanization on the livelihoods of 

peri urban communities around Wa in the Upper West Region. 

1.3 Research Questions 

Main Research Question 

What are the implications of land transfers in the face of rising urbanization on the 

livelihoods of peri urban communities around Wa? 

Sub - Research Questions 

1. What is the nature of land tenure system in the study areas? 

2. What factors are responsible for land use change in the study areas? 

3. What kinds of livelihood strategies are adopted by the people of the study areas in the 

face of diminishing available land? 

4. What is the impact of these livelihood strategies on the people of the study areas? 

1.4 Research Objectives 

Main Research Objective 

To investigate the implications of land transfers in the face of rising urbanization on 

the livelihoods of peri urban communities around Wa? 

Sub - Research Objectives 

1. To find out the nature of land tenure system in the study areas? 

1. To identify and discuss the factors responsible for land use change in the study areas? 

2. To examine the kinds of livelihood strategies that are adopted by the people of the 

study areas in the face of diminishing available land? 

3. To determine the impact ofthe livelihood strategies on the people of the study areas? 

6 
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1.5 Significance of the Study 

Land is considered a finite resource and competition for it is increasing steadily because of 

myriads of factors including urbanization, growing population and migration. As cities 

expand, they sprawl beyond their administrative confinements into rural lands. This disrupts 

rural livelihoods as lands previously used for agricultural activities are converted for 

residential and other urban purposes. In the final analyses, rural livelihood opportunities are 

lost making the ordinary rural man further impoverished (UN-HABITAT, 2010). 

In VIew of the above, the study is of relevance to individuals, families, communities, 

governments, civil society, academia and the world as a whole as it adds to the pool of 

literature and exposes the kinds of livelihood strategies adopted by residents of the peri urban 

communities of the Wa Municipality due to the rapidly changing land use and diminishing 

lands for agricultural activities. 

It brings to fore the factors responsible for the rapidly changing land use pattern and the 

effect it has on previously rural or agricultural communities and the need for the appropriate 

land sector agencies to expedite action to salvage these communities from perpetual poverty 

as they are mainly farmers and depend on these lands for their livelihoods. 

Finally the study exposes the impacts of the livelihood strategies adopted and the need for 

government, civil society organizations to come to their aid by providing credit facilities, 

capacity building and sensitization of land owners on the need to properly utilize the proceeds 

of land funds and incorporating agricultural activities among the land uses. 

1.6 Scope of the Study 

This research concentrated on the peri urban communities within the Wa Municipality that 

have been greatly affected by urbanization and subsequently, land use and livelihoods 

7 

 

 www.udsspace.uds.edu.gh 

 

 

 

 

 

 

 



change. They include Bamahu, Nakori, Danko and Kpongu. These areas were mostly 

agrarian in nature, however the urbanizing nature of the Wa is fast changing the land use 

pattern from agriculture to residential and other urban uses. The study sought to place much 

emphasis on the indigenous households of these communities and how land transfers 

resulting from urbanization is affecting their livelihoods. Though peri urbanization has 

several consequences on the inhabitants regarding social, economic and environmental issues, 

this study mainly focused on the nature of land tenure system, changing land use, livelihood 

strategies and the impact of these strategies so adopted on their well being. 

1. 7 Limitations and Challenges of the Study 

The following served as hindrances in the successful completion of the study: 

.:. One major obstacle that impeded the smooth completion of the study was the 

language barrier. Since Dagaare/Waale is not the first language of the researcher it 

was quite difficult having smooth discussions with respondents. This therefore 

compelled the researcher to seek the assistance of an interpreter which came with an 

extra cost as he has to be fed and transported around the study communities. It also 

delayed the processes in a way because he has to interpret what I say and that of the 

respondents . 

• :. Another limitation of this study was the difficulty in persuading respondents to speak 

to the issues as some of them thought issues of land was a no go area. This 

misconception made some of the respondents quite hostile and hesitant in their 

responses . 
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were peasant farmers as such they leave very early in the morning to their farms and 

come back home very late in the evenings. The researcher and his assistants were 

therefore obliged to wake up very early in the morning to meet respondents who were 

farmers or visit them very late in the evening to get them to respond to the questions. 

This put the lives and assets of the researchers in danger because of the distances from 

the study communities to Wa coupled with the rising level of armed robbery cases in 

the Municipality at that time . 

.. 
• :. Moreover, majority of the farmers were illiterates which made the data collection by 

way of the questionnaires quite difficult. With this instrument the researcher was 

obliged to be present himself to read and interpret questions to respondents and their 

response translated in English. This made the exercise time consuming and tiring. 

1.8 Organization of the Study 

The study is organized into five (5) chapters. The first chapter outlines the background to the 

study, the statement of the problem, the research questions and objectives, scope of the study, 

rational for the study and organization of the study. The second chapter discusses the 

literature in connection with the topic under investigation. It analyses the key concepts of the 

research and conclude with a conceptual framework for the study. The chapter also looked at 

the various sides of the topic and drew an informed conclusion. The third chapter sought to 

create a concise methodology for carrying out the study. The issues discussed include the 

research design, target population, sample and sampling procedure, methods of data 

collection and how the data was analysed. The fourth chapter also looked at the analysis and 

discussion of the data collected from the area of study, whilst the final chapter discussed the 

findings, conclusions and recommendations of the research work. 
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CHAPTER TWO 

LITERATURE REVIEW 

2.0 Introduction 

This chapter seeks to review relevant literature on urbanization and its resultant effect on 

livelihoods due to the changes emanating from land use in the peri urban communities of the 

Wa Municipality. The chapter thus focuses on the following areas: 

2.1 Urbanization Trends 

The term urban is derived from the Latin word 'urbs; or 'urbis' meaning town or city 

(Drescher and Iaquinta, 2002). United Nations (2014) posits that there is no globally agreed 

definition of what constitutes an urban settlement. As a result, the defmition of an urban area 

employed by national statistical offices varies widely across countries, and in some cases has 

changed over time within a country. According to McGranahan and Satterthwaite (2014), the 

diverse definitions of an urban area, international reporting and comparisons of urban 

populations does elicit a degree of conformity, but the differences can be misleading. The 

criteria for classifying an area as urban area according to United Nations (2014) may be 

based on one or a combination of characteristics, such as: a minimum population threshold; 

population density; proportion employed in non-agricultural sectors; the presence of 

infrastructure such as paved roads, electricity, piped water or sewers; and the presence of 

education or health services. In that light, GSS (2005) defined an urban area in Ghana on the 

basis of size of the population of localities/settlements. Therefore, all settlements with 5,000 

or more persons are considered urban, while those with populations less than 5,000 persons 

are classified as rural. According to McGranahan and Satterthwaite (2014), in most countries 

that uses size criteria, the minimum size ranges from 1,000 to 5,000. The Extremes, however, 

include Sweden where a built-up area with at least 200 households, with gaps of no more 
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than 200 metres between them, is defmed as urban. In Mali, the censuses up to 1987 used a 

cut-off of 5,000, the 1998 census used a cut-off point of 30,000 and the 2009 census used a 

cut-off point of 40,000. 

The concept of urbanization has also been defined in diverse but interconnected ways. Waugh 

(1990) defines urbanization as a process by which rural areas are transformed into urban 

areas and attributed to the combined effects of migration and natural increase. Otto (2008) 

describes it as a change of employment structure from agriculture and cottage industries to 

mass production and service industries. According to Pivo (1996), it is the process of 

transformation that affects geographic regions when they become more urban and that during 

the processes of urbanization, a growing share of a region's land and people become included 

in cities. By implication, urbanization is the process by which population is attracted by and 

concentrated in selected number of human settlements or urban areas. Tali and Murthy, 

defme it as the process through which natural resources such as the productive agricultural 

lands, forests, surface water bodies and ground water prospects are being permanently lost. 

Growth of infrastructure is not proportional with the growth of the population, bringing about 

disequilibrium in the level of development (Tali and Murthy, 2012). 

• 

Cities began springing up some ten thousand years ago, and were found mainly in Southeast 

Asia and the Mediterranean region. Around the Industrial Revolution, large cities have 

sprung up in Europe and the United States (UN-HABITAT, 2006). The face of the world is 

changing more rapidly now than at any time in the history of the world. The trend primarily 

responsible for the transformation is the rapid growth of the world population (UN 

HABIT AT, 2006). Currently about half of the world's population is urbanized, and this is 

expected to increase to 80-90 percent in forty years time. With regard to future trends, it is 

estimated that 93 percent of urban growth would occur in Asia and Africa and to a lesser 
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extent in Latin America and the Caribbean (UN-HABITAT, 2006). Unprecedented numbers 

of people move to urban areas. Few urban centres have been planned to absorb these numbers 

(UN-HABITAT, 2008). The movement of people from the countryside to cities is attributed 

to the natural result of the modernization and industrialization of societies. However, critics 

of urbanization view it, not as a natural process but as one that results from a bias toward 

cities in government policies and investment. This compels people to migrate from the 

countryside in search of jobs in the cities. The negative effects are manifested in the 

downsides of urbanization, such as heightened crime, the growth of slums (Bloom and 

Khanna, 2007) and a growing urban poverty (UN-HABITAT, 2008). 

Despite a decline in population growth rates since the mid 1980s, Africa remains the world's 

fastest growing region at an estimated rate of 2.4 percent per annum (UNDP, 2002). In 2009, 

Africa's total population for the first time exceeded one billion, of which 395 million (or 

almost 40 per cent) lived in urban areas. Though, it took 27 years for the continent to double 

from 500 million to one billion people, the next 500 million will only take 17 years (UN 

HABITAT, 2010). The swelling population figures of our cities will demand means of 

subsistence, shelter and services. Since cities are the future habitat for the majority of 

Africans, now is the time for spending on basic infrastructure, social services (health and 

education) and affordable housing, in the process stimulating urban economies and 

generating much needed jobs (UN-HABITAT, 2010). Over-urbanization, whereby 

populations grow much faster than urban economies, is becoming visible across the sub 

region. Symptoms include major social and economic challenges like high unemployment 

rates, slum proliferation, social polarization and crime, which all result from systemic 

governance failure and unequal distribution of urban or national wealth (UN-HABIT AT, 

2010). Africa's transformation in terms of the rate of urbanization can be attributed, at least 
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in part, to the fact that several African governments pursued post-independence macro 

economic policies that incentivized urbanization. Some of these policies include, capital 

intensive industries situated in large cities (World Bank, 1989). Urbanization throughout 

Africa is still essentially driven by large scale migration from the country side as a result of a 

variety of factors including poverty, famine, drought, disaster, conflict and the general 

perception that the cities offer a better quality of life (AUC-ECA-AfDB Consortium, 2010). 

Explaining further, Hove adds that, in most of the Sub-Saharan African countries, rural areas 

are relatively under-served in terms of physical, financial, social and economic infrastructure. 

This neglect of rural areas is reflected in the inadequate allocation of resources for 

operational expenses and insufficient investment in rural infrastructure, agriculture, schools 

and hospitals (Hove, 2013). Migration from rural areas on average accounts for about 60 per 

cent of the urban population and in exceptional cases as much as 75 per cent (Todaro, 2000). 

Mention can also be made of urban populations growing through natural increase. UN 

HABIT AT (2010) estimates that natural increase in population accounts for. 60 percent of 

urban growth. Urbanization can occur with the reclassification of rural areas as urban (Bloom 

and Khanna, 2007). 

As with many African countries, Ghana is rapidly urbanising and experiencing an intensive 

phase of urbanization. Interestingly, migration is causing some district capitals to be growing 

at double the rate of other towns and cities. Such growth is mostly due to the city's 
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favourable location within the transport network and its econormc importance. Other 

considerations in the growth rate of urbanization in Ghana relates to the internal growth of 

cities resulting from high birth rates (Ebert, 2000). Urbanization in Ghana has now reached 

alarming proportions. The sharp increase in population numbers and the resulting 

uncontrolled settlements pose considerable problems for the cities concerned (Ebert, 2000). It 

is therefore worth noting that, rapid urbanization in Ghana has been characterized by mass 

unemployment, environmental degradation, poor housing and rising crime rates. This calls 

for serious urban planning and management practices otherwise Ghana will not be able to 

exploit the benefits of urbanization to its fullest (National Development Planning 

Commission, 2008). 

2.2 The Concept of Land 

According to Ollenu (1985), land comprises the surface soil and all that is on the soil which 

are enjoyed with it as being part of the land by nature. Mention can be made of rivers, 

streams, lakes, lagoons, creeks growing trees like palm trees or as being artificially fixed to it 

like houses, buildings and structures. UNEP defines land as a physical entity in terms of its 

topography and spatial nature, including the natural resources such as soils, minerals, water, 

and biota that the land comprises (UNEP, 2001). Land is fundamental to the lives of poor 

rural people. It is a source of food, shelter, income and social identity (IF AD, 2015). It is a 

fundamental livelihood asset and highly depended on for the provision of shelter, food 

production and other livelihood activities, hence the competition for it in urban and peri 

urban areas (DFID, 2002). Land is also perceived to be closely linked to community identity, 

history and culture (United Nations Interagency Framework Team for Preventive Action, 

2012). Land is in high demand by a wide range of users, institutions and interest groups for 

different and often conflicting reasons as in housing and livelihoods, access to credit, 
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investment, cultural heritage, and political power. Everyone has some kind of relationship to 

land (UN-HAlT AT, 2010). Land in Africa is not just an economic good, it is a spiritual asset 

and represents peoples' ancestral heritage (AMCHUD, n.d). It commands power (Nyasulu 

and Ampadu, 2011). It also belongs to the past, the present and the future (Colson, 1971, 

Ollennu, 1962). As observed by Bentsi-Enchil (1975), land belongs to the entire community, 

the village, or family and not to an individual. The United Nations Interagency Framework 

Team for Preventive Action (2012) also noted that the history, culture and ancestors of 

communities are tied up in land. Without land, a community may lose its distinctive identity. 

At the level of the household, access to land confirms one's membership in a community. In 

the African context, land is neither a commodity which can be bought and sold, nor a factor 

of production, but rather a partner on which people living on the land depend (Munkner, 

1995). 

The African in many cases identifies their relationship to the land as a matter of spiritual 

connection (Asiama, 2007). Consequently, local people have instituted laws and other 

measures that revolved around this common belief of land as goddess to regulate their 

interactions with the land, particularly in order to ensure its sustainable use (Appiah-Opoku 

and Hyma, 1999). This is because land is not only meant for generating a livelihood but also 

to accumulate wealth and transfer it between generations (Deininger and Feder, 2014). 

2.2.1 Land Tenure Systems in Ghana 

Land tenure is the legal or customary relationship between people, (as individuals or groups), 

and land. Land tenure is an institution, in which rules are invented by societies to guide 

behaviour. They define how access is granted to rights to use, control, and transfer land, as 

well as associated responsibilities and restraints (F AO, 2002). As elaborated by Knight, land 

tenure rights often include the freedom to: occupy, use, develop or enjoy one's land. It also 
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guarantees the right to bequeath land to heirs or sell land; lease or grant land use rights to 

others with reasonable guarantees of being able to recover the land, restrict others' access to 

that land; and use natural resources located on that land (Knight, 2010). IF AD posited that 

land tenure systems can be formal or informal, statutory or customary, permanent or 

temporary (IFAD, 2015). 

The rights and related obligations of individuals, families and corporate groups regarding 

land are embedded in sets of tenure rules and norms that are sanctioned by formal or informal 

institutions (UN-HABIT AT, 2008). Tenure entails varying degrees of legality, according to 

the legislative framework. These different forms of tenure also include different sets, or 

bundles, of rights to land, property and natural resources (UN-HABITAT, 2008). Rights to 

land are not just a source of economic production, but are also a basis of social relationships 

and cultural values, and a source of prestige and often power (F AO, 2002). Failure to 

consider land tenure implications at the beginning of an intervention is likely to result in 

unanticipated adverse outcomes (FAO, 2002). Access to land for the rural poor is often based 

on custom. These rights are often acquired or developed by ancestral occupation and by the 

use of land by ancestral societies (F AO, 2002). 

According to the Ministry of Lands and Natural Resources (2011), land ownership in Ghana 

can be categorized into four. These are governed by both customary practices and enacted 

legislation. They are: 

.:. state lands, compulsorily acquired by the government through the invocation of 

appropriate legislation and held in trust for the entire people of Ghana; 

.:. vested lands, belonging to stools or skins but vested in the state in trust for the people 

of the stool or skin or family from which it was vested; 
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.:. private lands belonging to stools, skins or family communities and held in trust on 

their behalf by chiefs, tendamba, family heads; and 

.:. private lands given or sold as freeholds by stools, skins and families to individuals, 

corporations and institutions. 

2.2.1.1 Customary Land Tenure 

The predominant land tenure system in Ghana is the customary land system which has been 

in existence for several years and built on the basis of the African concept of land, that 

emphasises on the centrality of community, spirituality, and mutual dependence of the 

individual and the community (Akrofi, 2013). Customary lands are lands that are owned and 

controlled by stools (ethnic groups), clans or families where traditional and customary norms 

and practices govern their tenures and administration (Fiadzigbey, 2006). The customary land 

tenure according to Paaga (2013) is the set of rights in land that are derived from customs or 

practices handed down from generation to generation. For him, the right to use or dispose of 

land under customary land tenure is on the basis that those rights are recognised as legitimate 

by the community. Customary tenure system characteristically includes communal rights to 

pastures and exclusive private rights to agricultural and residential parcels (F AO, 2002). 

In Ghana, land is owned predominantly by customary authorities (stools, skins, clans and 

families). Together they own about 78% of all lands, the State owns 20% and the remaining 

2% is owned by the state and customary authorities in a form of partnership (Larbi, 2008). 

Land ownership pattern in many communities in Ghana is closely linked to the nature of the 

traditional systems (Ministry of Lands and Natural Resources, 2011). Customary lands are 

managed by a custodian (a chief or a head of family) with the principal elders of the 

community (Larbi, 2008, Cotula et aI, 2004). The custodians' main tasks are to preserve law 

and order among the dead, the living and the unborn, he is in charge of rituals (e.g. at the 
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occasion of sowing and harvesting) and sacrifices in case of offenses against the earth. The 

chief or headman is the link between geographical space and social space (Munkner, 1995). 

Each country's tenure typology is unique, as it reflects specific historical and socio-economic 

conditions (UN-HABITAT, 2010). In many societies, customary tenure still prevails, based 

on kinship, membership or relationship with traditional land holding groups (UN-HABITAT, 

2008). The system of land tenure in the north like all other parts of Ghana is based on 

customary law and practice, which governs the acquisition of rights to and transmission and 

disposition of interest in land (Djokoto and Opoku, 2010). In the Upper East and Upper West 

Regions, the tendemba lineage and family headmen are the key players in land matters. The 

tendemba appears to have control over the land, particularly vacant communa11and whilst the 

lineage and family headmen take effective control of most of the agricultural and town lands 

(Kotey, 1995). As noted by Kotey (1995), individual rights in appropriated land are 

inheritable and secure. However, land is hardly sold and cannot be sold to a migrant by an 

individual without informing his head of family and, in some cases, the chief. To reiterate the 

point, Paaga (2013), posited that land allocations to land users are done by allodial title 

holders (family heads, tendamba and chiefs) in consultation with principal elders of the 

family or clan. Members of the land owning group (family, clan or village) in principle have 

use rights that allow them to freely access land, subject to the availability of unused land 

(Paaga,2013). 

Customary land tenure systems house the livelihoods framework that supports rural 

populations. These systems include the possession of land exclusively by individuals or 

households for residential use, farming or some other business activity within a given 

community (Economic Commission for Africa, 2004). Accordingly, members of 

communities and families have rights to derive maximum benefits from their lands (UN 
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HABITAT, 2009). This category of land tenure offers the best security of tenure to 

individuals, families and local communities. It is built on transparency, social security, 

negotiation and consensus building, all in the interest of the community. This has been 

interrupted by rapid urbanization and its resultant high demands on urban land and pursuit of 

wealth by some traditional leaders (Akrofi, 2013). As argued by Paaga (2013), the changes in 

land holdings of late from communal to individual land ownership and the increasing spate of 

land commercialization are affecting the customary rules on land transfers. Whiles in the past 

land transfers were done with gestures as a fowl, kola and an annual tribute of farm produce 

to the granters of use rights, such transfers of late are done in exchange for money. This is 

partly due to the changing use of land, as land is in high demand for residential purposes. 

There are four (4) categories of customary land tenure as identified by Land Title 

Registration Law, 1986, PNDCL 156. These include: allodial, freehold, leasehold and lesser 

interests in land. 

2.2.1.1.1 Allodial Title 

Allodial title is considered the highest interest known to customary law and is recognized as 

being held or vested in traditional stools or skins (Sarpong, 2006). In the Upper West and 

Upper East regions, the allodial title holders are the tendamba (first settlers) whilst the 

Adangme (Greater Accra region), the Anlo (Volta region) and Adjumako (Central region), 

the allodial title holders are families, clans, village or communities (Kasanga and Kotey, 

200 I). However, a number of traditional groups in Ghana do not recognize stools' or skins' 

rights to communal land ownership. In those areas, the allodial title may be vested in a clan 

or family. This category of land ownership is common in the Volta Region and areas of the 

Greater Accra, Eastern, Central, Northern, Upper East and Upper West Regions. In these 

areas, the owning clan or family that holds the allodial title has complete and absolute 
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freedom to dispose of it. They can sue and be sued in any dispute involving such lands 

(Sarpong, 2006). According to Mahama and Baffour (2009) and Kasanga (2003), depending 

on the locality, the allodial status might emanate from discovery, settlement, inheritance, 

conquest, gift, sale/purchase and or a combination of them. 

2.2.1.1.2 Free Hold 

Freehold title is categorized into customary law freehold and common law freehold. 

Customary law freehold is an interest held by subgroups and individuals in land that is owned 

allodially by a larger community that acquired it either by being the first to cultivate it or by 

succession from the first owning group of which they are members (Sarpong, 2006). 

Customary law freehold may either be held by the sub-stool, lineage, family or individuals. It 

is perpetual and inheritable as long as the owning group or subject or successors acknowledge 

the superior title of the stool. Titleholders have the right to sell, lease, mortgage or pledge, or 

to grant agricultural tenancies or shareholder agreements (Sarpong, 2006). The interest could 

however be lost by abandonment, sale, gift, compulsory acquisition by the state, or failure of 

successors to inherit the land (Sarpong, 2006). Chiefs and tendamba belong to families and 

so have interests in family lands. The interests so obtained are secured, alienable and 

inheritable (Kasanga and Kotey, 2001). 

2.2.1.1.3 Lease Hold 

Leaseholds according to Sarpong (2006) are rights contracted by a person to use a specified 

land for a specific period of time. These rights are obtained from common law and not from 

customary law. A lease may be granted either by the holder of the allodial title or a customary 

freeholder. Until, a law decides otherwise, the lease will be granted for a specific period of 

time (Sarpong, 2006). Such leases can be long or short. In practice, the issuing of 99-year 
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lease is considered to be as secure as a freehold tenure system (Economic Commission for 

Africa, 2004). 

2.2.1.1.4 Lesser Interests in Land 

Different forms of lesser interests in land can be devised by owners of allodial titles or 

customary freeholds. Sharecropping arrangements are typical of such lesser interests in land 

whereby the tenant tills the land and, at harvest, gives a specified portion of the produce to 

the landlord as may be agreed the two groups. The practice exists in various forms or 

arrangements in the farming communities and is gaining importance as a way of gaining 

access to scarce land (Sarpong, 2006). 

2.2.1.2 Factors Influencing Customary Land Tenure System 

The African continent is experiencing major processes of social transformation (CotuIa et al, 

2006). It is undeniable that the customary land tenure system is fast eroding or better still 

diminishing. Several factors have been outlined by many writers that they assume are the 

underlying causes. UN-HABITAT (2008) has identified demographic pressure; land scarcity 

and competition; growing urbanization; inter-group and wider civil conflicts; breakdowns in 

customary authority; and the conflicts that can arise under pluralistic legal systems as the 

factors undermining customary land tenure. According to Kasanga and Kotey, the current 

land administration and acquisition practices, emanating mainly from legislative 

interventions, the introduction of commercial agriculture, population growth and pressure in 

some localities, urbanisation and several other factors have radically affected customary land 

tenure systems (Kasanga and Kotey, 2001). 
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transfer of animals, the extension of agricultural production to include cash crops for 

marketing, the dissemination of information through the mass media, expansion of the 

schooling system, improved infrastructure especially in the field of transport making it 

possible to reach even remote places, have contributed to weaken and partly to destroy the 

customary subsistence groups (Munkner, 1995). Consequently, land is now an asset with 

economic value which can be bought and sold and transferred easily to migrants and 

outsiders than indigenes. Also the trend towards individualization of persons and nuclear 

families and their separation from extended families and kinship groups is matched by similar 

trends in land rights (Munkner, 1995). In many places in Accra, indigenous land management 

institutions now deal with land as if it were their personal property, with little or no regard for 

the members of their broader group, who are the real owners (Kasanga and Kotey, 200 I). 

Categorically, the factors that undermine customary land tenure system are outlined as 

follows: 

2.2.1.2.1 Rising Population 

Increase of population is one of the major causes of growing rural-urban migration that has 

been triggered by alarming rates of urbanization, causing the young and dynamic to leave the 

rural areas in search of better chances in the cities (Munkner, 1995). Population pressure is 

increasing in many parts of Africa, and competition over land is rising as a result. Urban 

settlements are growing fast, encroaching on agricultural land and attracting youths from 

rural areas. In such areas livelihoods are changing, mostly towards greater diversification 

with many rural or peri urban households increasingly relying on alternative livelihood 

options (Cotula, 2006) such as non-farm based livelihood alternatives. The increasing 

population in the peri urban areas of Wa is therefore displacing many indigenes from their 

source of livelihood due to land use change. 
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2.2.1.2.2 Urbanization 

As a community continues to urbanized either through migration, urban sprawl or the 

provision of social infrastructure such as schools, good roads and electricity, the urban elites 

such as politicians, public officials, business people troop to such areas to buy lands either for 

personal use (residential or commercial agriculture) or for speculation purposes. As land 

values rise, farmers may be forced or tempted to sell their land. Where land is still under 

customary chiefs, these may be tempted to sell off lands for housing and other developments, 

regardless of the views of those actually farming this land (Cotula et al, 2004) 

2.2.1.2.3 Increase in Demand for Land 

The demand for land in urban and peri urban communities has reached an alarming rate. Land 

prices have risen astronomically to the extent that the position of the tendamba in land 

ownership and allocation is gradually becoming extinct as some of the chiefs in Northern 

Region are wielding ownership powers and allocate land (Naab, Dinye and Kasanga, 2013). 

As the demand for land rises, chiefs now sell lands to maintain their stool or fight litigation in 

courts to protect community land (Kasanga and Kotey, 2001). As a result of urbanization and 

rising demand for lands in urban and peri urban areas, communal lands are fast changing to 

individual ownership, community lands are changing hands from indigenous people to 

migrants, customary freehold interests are being extinguished in favour of limited leasehold 

interests for migrants and indigenous folk alike, and consequently, indigenous people are 

moving from absolute security of tenure, to insecurity of land rights for agriculture as well as 

housing (Kasanga and Kotey, 2001). The allegations that family heads sell land without 

consultation and accountability suggests that the access of the youth to land in future in their 

native lands in the urban areas is in jeopardy as the demand for land rises (Bambangi and 

Abubakari, 2013). Urbanization is real and having an impact on the ordinary peri urban 
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resident who has been deprived of access to land because of land use change. Land is 

increasingly gaining value in the urban and peri urban communities and enticing landowners 

to dispose of their only source of livelihood. According to Thuo, since most of these 

landowners are usually approached by the land buyers when they least expects to sell the 

land, the money from the sale is usually spent in an unplanned manner, and consequently 

ends up being used for consumptive rather than enhancing the productive purposes (Thuo, 

2010). He noted that farmers have taken sale of land as a way of cushioning themselves and 

their families against the harsh reality of commercially unviable farming (Thuo, 2010). 

2.2.1.2.4 ReligionlEducation 

,0 

Man and land relations used to be determined by spiritual, magic, super-natural forces of a 

religious nature. However, this has diminished because of institutions such as western 

education and the introduction of Christianity and Islam (Munkner, 1995). When land loses 

its spiritual component, it can be distributed according to other criteria than need, it can be 

mortgaged or sold, and i.e. it can be lost. Land can go to the best or richest farmer or to the 

most powerful politician or business man - leaving landless rural people behind (Munkner, 

1995). The influence of religion and education is collapsing the boundary between 

community and individual lands. Individuals now put intense pressure on their leaders to 

convert communal lands into individual lands (Obioha, 2008). 

2.2.1.2.5 Breakdown in Traditional Authority 

While extended family groups continue to play an important role as land management units in 

many parts of rural Africa, demographic change, urbanization, commercialization of land 

relations and other factors are pushing towards land management decisions being taken more 

and more at a household or even individual level (Cotula, 2006). Youth who might have 
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migrated to other lands and are exposed to those cultures are likely to challenge their 

customs, traditions and institutions which tend to erode customary rules and institutions (de 

Haas, 2003) as cited in Cotula (2006). 

.. 

2.2.1.3 State/ Public Tenure 

It is the system where the state, through the various legislations such as the acts and statutes 

is granted the power to acquire and hold land on behalf of the people of Ghana. These 

legislations includes: Administration of Lands Act, 1962 (Act 123), the 1962 State Lands 

Act, the 1963 Lands Act and the 1965 Public Conveyance Act (Kasanga, 2002 and Sarpong, 

2006). State institutions that are tasked to improve land access and enhance land rights 

include: Lands Commission, the Land Title Registry, The Land Valuation Board, the Survey 

Department, the Department of Town and Country Planning, and the Office of the 

Administrator of Stool Lands. Statutory rules on land tenure are usually based on written 

laws and regulations, and implemented by land sector agencies. 

The Lands Commission is the lead land sector agency and guides and issues certificates to 

registered lands, as well as keeps stock of all government lands. Survey Department is 

charged with providing base maps covering the entire country even though detailed maps 

cover only some areas of the country. Department of Town and Country Planning (DT &CP) 

prepares the Master Plan, and developments are guided by the plan. The Lands Valuation 

Board (L VB) assesses the value of land in whatever area and helps determine stamp and 

other rental charges. The Office of the Administrator of Stool Lands (OASL) is charged with 

collecting revenues from stool/skin (and also family) lands. The Land Title Registry (LTR) 

plays a major role in ensuring security of tenure by issuing titles to land owners or holders. 

These agencies are expected to coordinate their works to ensure that lands are administered 

well in the country (Alhassan, 2006). 
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In December 2008 a new Lands Commission Act, 2008 (Act 767) was enacted. The Lands 

Commission Act, 2008 (Act 767) formalises the merger of some major land sector agencies 

namely Survey Department, Land Title Registry, Land Valuation Board and Lands 

Commission Secretariat into one umbrella body known as the Lands Commission. This 

"new" Lands Commission, which functions with four divisions under it, is a departure from 

the previously known Lands Commission. The four divisions of the new Lands Commission 

are: 

.:. Public and Vested Lands Management Division; 

.:. Survey and Mapping Division; 

.:. Land Valuation Division; and 

.:. Title Registration Division 

:' WaterAid (2009) summarizes the role the land sector agencies as follows: They provide 

prospective developers with information of transactions, ownership and use of a given piece 

of land. In the process of acquiring land for development work, the land sector agencies 

provide information on ownership and the planned land use of a given piece of land. The land 

sector agencies also assist in the selection of a suitable location for development projects. 

Where necessary, they facilitate the processing of compulsory acquisition for development 

projects such as roads and schools for which compensation valuations are carried out and 

paid (WaterAid, 2009). 

In many parts of the world, formal land administration procedures are prolonged, 

bureaucratically burdensome and expensive, and are most often non-transparent, inaccessible 

to much of the rural population (FAO, 2002). 
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2.3 Urbanization and Land Use Change 

Since the appearance of man on earth, he has used land to meet his material, social, cultural 

and spiritual needs. Thus, it has been used for the provision of food, clothing, shelter and 

others, including transportation, recreation and leisure. To this end man has modified and is 

modifying land in many ways to suit his purpose. Natural grasslands and forest are converted 

to agricultural and grazing lands, to urban and industrial land and to infrastructure. Wetlands 

are drained and converted to agricultural, residential, recreational, and industrial uses. Since 

time immemorial, earth's natural land cover has been changing as a result of both natural and 

human interferences (Briassoulis, n.d). 

.' 

Agriculture is the main source of livelihood of peri-urban dwellers. However, it is being 

threatened by rapid urbanization and population as land is now competitively acquired for 

other uses other than agriculture (Naab, Dinye and Kasanga, 2013). Land owners and land 

managers with economic rationality under consideration would opt for other activities with 

higher future earning returns on their land, against agriculture (Irwin and Geogeghan, 2001). 

The claim of unprofitability of agriculture and alternatively high prices offered for land 

compel the majority of farmers to decide to convert their arable lands from agriculture to 

other uses (Appiah et aI, 2014). It is undoubted that, as urbanization intensifies; agricultural 

and non-agricultural land use conflicts will become more severe (WU, 2008). The conversion 

of agricultural land and forest, together with reclaiming of wetlands, for urban uses and 

infrastructure, is associated with widespread removal of vegetation to support urban 

ecosystem (Ichimura, 2003). The rapid changes in the trend of urbanization signify possible 

impacts on urban land use patterns (Isard, 1956) and on the lives of the inhabitants. This 

phenomenon is manifesting in different forms and intensities in different countries and cities 

as a result of variation in population growth, levels of technology, land tenure systems and 
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planning (Ahyigyina, 1999). It is worth noting that the dynamics of urbanization and land use 

change in the peripheries of Wa is not different from what has been outlined above . 

• 2.3.1 Factors Affecting Land Use Change 

Kotey (1998) as cited in Kasanga and Kotey (2001) has identified rapid urbanisation, 

population pressure, shelter (residential needs), industrial, commercial and the governmental 

infrastructural needs of a fast growing city as the factors that have stretched the land delivery 

system in Accra to breaking point and leading the change in land use (Kotey, 1998) as cited 

in (Kasanga and Kotey, 2001) . 

.. 
2.3.1.1 Population Growth 

Demographic pressures are a major cause of agricultural land scarcity in most growmg 

communities around the globe. Its resultant effect is land fragmentation or subdivision which 

hinders agricultural growth (Alhassan, 2006). Thuo observed that land conversions in the 

Nairobi rural-urban fringe is eating into agricultural land and impede farming activities. He 

attributed this phenomenon to increasing population or immigration leading to land demand 

for residential purposes, most families have been left with small portions of land for 

cultivation (Thuo, 2010). In the Western Region of Ghana, population increase, both amongst 

the indigenous people and migrants, was equally mentioned as the primary cause of land 

fragmentation and increasing difficulty to access land (Alhassan, 2006). Boserup was the first 

to identify the fact that, historically, higher population density was the driving force behind 

an endogenous process of better definition and enforcement of property rights, changing 

arrangements for the organization of production, and higher levels of investment (Deininger 

and Feder, 2014). As the population increases, pressure for conversion of more farmland for 

residential purposes will also increase, and thus an opportunity for farmers to increase 
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production by buying additional parcels of land in their locality will not be available (Thuo, 

2013). 

2.3.1.2 Rapid Urbanization 

Rapid urbanization coupled with lack of development controls has been a major hindrance to 

the development efforts of many cities in the developing world. It has led to a decrease in 

agricultural land in favour of the provision of residential accommodation in most urban 

settlements in developing nations. The net effect is the unavailability of prime agricultural 

lands for the ordinary man to eke out a living (Naab, Dinye and Kasanga, 2013). Rapid 

urbanization has a serious implication on land use and tenure. If unregulated it has the 

penchant of replacing all agricultural land uses with residential ones (Cotula, 2004). 

," 
2.3.1.3 Migration 

Cities and towns in Ghana have been attracting considerable numbers of people who continue 

to migrate to these settlements. This has shot up the demand for houses in these cities or 

communities. In an attempt to match demand and supply of houses, agricultural lands are 

consumed. At the same time unplanned development, land scarcity, growing tenure 

insecurity, and land use conflicts are increasingly threatening social and political stability in 

these communities (Alhassan, 2006). 

2.3.1.4 Commerce 

As a result of the growth and expansion of business activities, residential land uses especially 

along the major roads, are converted into various forms of land uses particularly commercial 

and other small scale industrial activities in urban areas (Ahyigyina, 1999). 
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2.3.1.5 Community Projects (Social Infrastructure) 

Another major factor that has contributed to land use change and landlessness is the 

acquisition of lands for community projects (social infrastructure) such as roads, markets, 

schools, play grounds or recreational centres amongst others. According to Kasanga (2002), 

the consequence of the state's power to compulsorily acquire and vest in itselfland belonging 

to communities for whatever reason has led to the emergence of landlessness and the sub 

optimal utilization of the lands, which has in turn resulted in the creation of a landless class 

who face serious social and economic insecurity, particularly given the absence of alternative 

employment opportunities outside agriculture in these rural or peri urban communities 

(Kasanga, 2002). 

The State has acquired plantations, woodlots or farms with trees thereon in order to build 

schools, hospitals, roads, dams, reservoirs etc. This has adversely affected the livelihoods of 

many communities. Furthermore, all major attributes of ownership (including the right to sell, 

lease, manage, receive income) exercised by customary landowners over their land are 

thereby transferred to the state (Agbosu et al, ISSER 2007: 78-9) as cited in Djokoto and 

Opoku (2010). 

In the Western Region as observed by Alhassan (2006), government's compulsory 

acquisition of land for public use is also noted as a serious problem confronting farmers' 

access to land, where large areas are under large oil palm and rubber plantations, forest 

reserves, and mineral prospecting and mining. These large tracts of lands under forest and 

mineral reserves are out of the reach of rural farmers even though it is clear many young 

people have no land to farm and make a living (Alhassan, 2006). 
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2.3.1.6 Influence of Land Sector Agencies 

According to Paaga (2013), customary landholders in Wa are becoming aware of modem 

techniques in land administration and added that the preparation of layouts for the 

communities in Wa are initiated by customary trustees and that the communities have their 

own layouts that are in the care of their leaders' (Paaga, 2013). He however said that, the 

problem is that layouts are often prepared by unprofessional surveyors, and without the 

official involvement of the appropriate agencies such as the Town and Country Planning or 

the Survey and Mapping Department (Paaga, 2013). Land transactions are made in Wa 

without the consent of Lands Commission as required by Law. As a result many areas still 

remain unplanned and come along with its attendant problems (Paaga, 2013). 
Ii 

The preparation and approval of a planning scheme marks the end of agricultural 

landholdings for women and men alike (Kasanga and Kotey, 2001). Kasanga (1995) 

identified the following as the impact of the state land machinery on the customary private 

sector and describes it as damaging. Some of which include: 

.:. 
!. 

r, .:. 

the lack of public awareness of the role of the Lands Commission and other land 

sector agencies; 

-. 

the indiscriminate and haphazard siting of building projects in disregard of obsolete 

statutory planning schemes, some of which date back to the 1960s without any 

revision; underpinned by an outdated planning law - the Town and Country Planning 

Ordinance 1945 (Cap 84 as amended); 

.:. Uncoordinated and indifferent attitude of land sector agencies (including the Lands 

Commission, Department of Town and Country Planning, etc). 

-, 

According to Kasanga and Kotey (2001), the Regional Lands Officer in Wa has indicated that 

no applicant has ever approached his office for an agricultural lease and explained that such 
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arrangements are carried out entirely within the customary tenure systems and traditional land 

administration practices which reign supreme in the North. They added that, in practice, there 

is no collaboration between the planning authorities and customary communities in the 

preparation of schemes, hence no inputs by the communities. In most peri-urban customary 

communities, especially where demand for land is very high, customary authorities 

independently prepare the layout schemes by making private arrangements. To be able to 

raise enough money to offset the cost of surveying and planning, customary authorities 

sometimes allocate land to users prior to the approval of the layout schemes (Kasanga and 

Kotey, 2001). 

2.3.2 Effects of Land Use Change 

The ongoing transformations in the land sector of the sub-Saharan Africa have significant 

implications for farming and livelihoods. This has the potential to threaten the sustenance and 

survival of many marginal (migrants, women, and youths) and poor people (Nyasulu and 

Ampadu, 2011), The displacement of indigenous people, without compensation has resulted 

in some disquiet, misunderstanding, and sometimes open hostility between displaced families 

on the one hand, and traditional land custodians and new developers on the other (Kasanga 

and Kotey, 2001). 

"_ 

The use of monetary rewards or power in exchange for land is increasing and replacing social 

mechanisms, which applied in the past. This has created winners and losers in a community 

of relatively blood related people. This creates polarization between the elders who prefer to 

hold on to land as a source of power and the marginal groups who need land for farming, and 

as sources of income, livelihood and means of poverty reduction (Nyasulu and Ampadu, 

2011). Instead of deriving profits from rising land values, some Ghanaians have found their 

livelihoods sold out from under them by unscrupulous chiefs or government administrators 
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thereby rendering them landless (Kasanga and Kotey, 2001). Similarly, the government's 

acquisition of vast tracts of land in high-pressure urban areas only compounds the problem of 

landlessness (Blocher, 2006). Landlessness may occur, of course, for reasons other than 

insecure tenure. Some may sell their land through "distress sales" (forced sales) in order to 

survive in times of crises such as famine, sickness or other calamities. Other reasons for 

selling land may include the need to meet social pressures such as providing a dowry for 

daughters upon their marriage (F AO, 2002). Many others sell communal lands with 

unconvincing and illegal excuses and in most cases monies accruing from such transactions 

are not accounted for (Nyasulu and Ampadu, 2011 and Fiadzigbey, 2006). 

The communal system is invariably not without defects resulting into intra-family disputes 

(Gyasi, 1994). Inheritance rights over land are sometimes contentious among and between 

stools and stools, between stools and tenants, and between stools and families, between 

individuals and stools and between family members and between tenants and tenants 

(Fiadzigbey, 2006). Customary land delivery activities are also marked by abuse of power, 

land grabbing, conflicts, evictions, tenure insecurity and lack of accountability of stewardship 

(Arko-Adjei et al, 2010). In the absence of any forms of intra-community consultations, 

traditional authorities also fail to negotiate alienation terms that adequately address the needs 

and loss of access to vital livelihood resources of their subjects (Schoneveld and German, 

2014). 

2.4 Livelihoods 

Urban livelihoods are complex and not easily characterized. However, men are likely to be 

involved in skilled or unskilled labour while women are more likely to be engaged in petty 

trading or street food vending, where they earn far less than men (Maxwell et al, 2000). High 

population growth together with subdivision of inherited land; leaves many poor farmers with 
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access to only very small plots, from which they are unable to make an adequate living or 

feed their families (UN-HABITAT, 2008), thus, the overall per capita availability of land 

(particularly agricultural land) is decreasing in many countries (AUC-ECA-AfDB 

Consortium, 2010). With many farmers subdividing their parcels or selling their entire 

farmlands due to urban and population growth, landlessness is likely to be a major problem 

and squatting on public land or on flood plains is likely to be on the increase (Thuo, 2013). 

The end result is that, third world poverty and unemployment in the cities will be unavoidable 

as cities are growing rapidly and there was no corresponding increase in formal jobs for city 

dwellers (Hart, 1973) as citied in (Ojong, 2011). As traditional authorities continue to sell 

lands in urban area because of rising economic value of land without accounting to their 

subjects, individual community members and sometimes family members, will have to 

compete with strangers for the community's land, paying as much as the strangers in order to 

obtain access to land (Asiama, n.d). The culminating effect of poverty due to urban growth 

has the tendency of concentrating in certain social groups and in particular locations 

(lchimura, 2003). These inequalities often lead to social problems, such as crime and violent 

conflict (Bloom and Khanna, 2007). 

However, not only will urban dwellers have new sources of income through employment, 

smallholder farmers will also have access to a ready market for their farm produce due to the 

increased number of non-farming residents (Thuo, 2013). Many farmers have shown 

remarkable adaptability in adjusting their enterprises to take advantage of new economic 

opportunities at the urban fringe. They farm more intensively in areas with high population 

density (Lockeretz, 1988). 
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2.4.1 Urbanization and Livelihoods 

Indigenous livelihoods such as farming, fishing, hunting and many more including pottery are 

diminishing in urbanized and peri-urban areas attributed to many factors including increasing 

population and urbanization. According to Maxwell, livelihoods in the greater Accra area 

have been under pressure because traditional livelihoods of the indigenous people such as 

farming and fishing have been in decline for years as the city expands into farmland and 

motorized trawler fleets from Tema deplete coastal fish stocks (Maxwell et al, 2000). In 

agrarian economies where agriculture is the main source of livelihood for a sizeable segment 

of the populace, landlessness could be the greatest source of impoverishing and endangering 

livelihoods (Yeboah, 2014). Land is an undeniable support to livelihoods and agriculture is 

the main economic activity which sustains livelihoods in the Ghanaian economy. Access to 

land is a fundamental means whereby the poor can ensure household food supplies and 

generate income. As the land market develops, there is the loss of agricultural lands for 

residential development and this aggravates poverty (Kasanga et al., 1996). Aryeetey et al., 

(2007) assert that, the cause of people being deprived of their livelihoods include: distortions 

in the land market resulting from land expropriated by the state without compensation to 

communities for the loss of their usufruct rights; lands being sold off at a rapid rate without 

regard for the law; little or no accountability for the funds generated from land sales; lack of 

evidence of the use of royalties from land sales for community improvements; and the 

degradation of the soil and the environment through mining and sand winning activities. 

Aryeetey et al also argued that in Ghana, urban sprawl has failed to provide alternative 

livelihoods, except for occupations such as petty trading and food preparation. Mention can 

also be made of artisanal jobs like masonry, carpentry, plumbing and house wiring jobs 

provided by the booming construction sub-sector which they indicated are temporary and also 
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require training which is not available to many of those who have been deprived of their land 

(Aryeetey et al., 2007). They further reiterated that in cases where the entire community's 

farmlands are lost to urban development, women and children are those with fewer 

alternative livelihood options. 

.. 

2.4.2 Livelihood Strategies 

With the incessant expanding urban areas, livelihood transformation is inevitable. 

Transformation in the livelihoods of people who formerly depended on natural resources to 

survive implies that peri-urban indigenes now have to develop a range of survival strategies 

to cope with the changes. The options open to households in the communities vary according 

to sources of livelihood and access to livelihood resources (Abass, Afriyie and Adomako, 

2013). People have different kind of assets that they combine, to help them achieve the 

livelihoods that they seek. These livelihood assets comprise of human capital, social capital, 

physical capital, financial capital and natural capital. These assets are sine qua non for people 

to achieve their self-defined goals. 
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Human capital refers to the skills, knowledge, ability to labour and good health that enable 

people to achieve their desired livelihoods. Human capital is necessary in order to use the 

other kinds of capitals that are in existence. Social capital on the other hand refers to the 

social resources that people can get from others in order to achieve their livelihoods - this 

could be through networking, membership of formalised groups or mere trust between people 

that make them help each another. Natural capital is broadly understood to cover tangible 

factors, like natural resources such as trees, land etc., and more intangible products such as 

the atmosphere and biodiversity. Physical capital, meanwhile, describes the basic 

infrastructure and producer goods that are needed to support the livelihoods that people seek. 
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Lastly, financial capital is the financial resources that people can use to achieve the 

livelihoods that they are striving for in life (Petersen and Pedersen, 2010). 

Changes in livelihood strategies may lead to improved or worsened livelihood outcomes, in 

terms of employment, income, ability to meet household needs (e.g. food, shelter and health 

care) and vulnerability or resilience to the external environment. Since endowment in 

livelihood assets varies across households, peri-urban households would experience 

differential livelihood outcomes. Thus, those who are able to adopt more rewarding 

livelihood strategies experience improved quality of life, while the reverse holds true for 

those who lack the capabilities (assets) required to adjust appropriately to urban growth 

(Oduro, Adamtey and Ocloo, 2015). Diverse livelihood portfolios are viewed as a critical 

component of household economies in developing countries (Cinner and Bodin, 2010). 

! 

As a result of the interactions between rural and urban areas, peri-urban dwellers are exposed 

to a wide range of livelihood options and choices including farm and non-farm based 

activities that are undertaken in order to achieve their livelihood goals. This include: 

agriculture, salaried work, trading, construction, among others (Satterthwaite et al., 2010) . 

According to Oduro (n.d), infrastructure development that goes with urban growth affords 

peri urban residents the opportunity to devise or adopt livelihood strategies. For instance, the 

extension of electricity to peri urban communities can trigger the establishment of businesses 

that would not have been possible without it. He mentioned the establishment of small scale 

block factories and sawmills at Ofankor and the selling of frozen foods in Medie, Ofankor 

and Bortianor in peri-urban Accra as examples. The resultant increase in population size and 

density in peri-urban Accra due to urbanization has also contributed significantly to a general 

increase in the demand for goods and services. As a result, those residents who have been 

displaced from crop cultivation have taken advantage of the growing market to establish 
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businesses or expand new ones. Some of these businesses include: retail, hairdressing, 

barbering, dressmaking, electronic and auto repairs, plumbing, electric wiring, food 

processing, metal fabrication, among others (Oduro, n.d). 

. , 

According to Oduro (n.d), while complaining about the loss of their farmlands, most 

indigenous and long-term settlers in peri urban Accra welcomed urban growth as an 

opportunity for them to secure alternative livelihoods, even though most of these peri-urban 

residents do not have the wherewithal to take advantage of these opportunities. They either 

do not have any skills other than farming or lack the financial and other forms of capital 

needed to participate meaningfully in the emerging non-agricultural economy, either as 

waged employees or self-employees. By implication, their living standard will not witness 

any improvement but rather the reverse. Livelihood diversification patterns are highly 

differentiated, while the "haves" diversify into off farm businesses, the poor diversify into 

casual wage work especially in farm and construction (Ellias and Allison, 2004) as cited in 

Cotula et al (2006). 

Another livelihood strategy adopted by residents of peri urban communities as noted by 

Oduro (n.d) and Scoones (1998) is agricultural intensification, where a reduction in farm size 

is compensated by continuous cropping and use of chemical fertilizers. This applies to 

farmers who can no longer practise bush fallowing, have reduced farm size and those who 

cultivate on undeveloped residential or public lands. According to them, some residents also 

engage in livelihood diversification where there is a shift from livestock farming to poultry 

farming and other animals such as rabbit, pig and grasscutter, because they are confined and 

require less space compared to livestock farming (goat, sheep, cattle, etc). The adoption of 

multiple sources of income is meant to complement the dwindling earnings from the farming 
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(Thuo, 2010). According to Maxwell et al (2000), household strategies for coping with 

shocks due to lost of livelihood fall into several categories such as: 

.- 
.:. Income-related strategies such as diversification, temporary migration in search of 

alternative income sources, and casual labour . 

• :. Income-pooling strategies involve combining money at the household, family or 

compound level or through susu savings groups . 

• :. Expenditure-reduction strategies as in saving money by cutting spending on 

consumption and purchases . 

• :. Household composition strategies may include temporary or long-term migration, 

placing children in foster care, and in extreme cases, breaking up a household . 

• :. Food consumption or rationing strategies use dietary changes, rationing, maternal 

buffering, reduced consumption, and rationing through the purchase of street foods to 

reduce expenses . 

• :. The commercialization of ritual ceremonies involves making money through events 

such as "outdoorings" or naming ceremonies . 

• :. Distress sales of personal effects bring in needed cash. 

39 

Abass, Afriyie and Adomako (2013) conducted a study in peri-urban Kumasi to find out the 

coping strategies of households due to the dwindling agricultural lands. Some of the coping 

strategies adopted by households include: 

.:. Diversification of income sources or secure alternative livelihood other than 

agriculture. These include petty tradinglbusiness, artisanry, construction and service 

provision. Trading in agricultural produce, manufactured goods and fire woods 

remain a significant livelihood activity in the communities most especially for 

women. 
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.:. Farmers shifted to cultivating early-maturing and high-yielding crops. They resorted 

to growing multiple food crops on a field. This is mostly on subsistence level where 

crops such as plantain, cassava, maize, pepper, okro are cultivated on the same piece 

of land . 

• :. The rising demand for high-value crops such as cabbage, shallot among others from 

urban markets has resulted in people diverting to the cultivation of these vegetables . 

• :. Farming on any land that is yet to be developed including farming along river banks, 

on building sites, open spaces and backyard farming . 

• :. Migration is one of the important strategies whenever people can no longer secure a 

livelihood. They migrate to other parts of the country or commute to rural locations to 

work. 

Urbanization has significantly contributed to the creation of non-agricultural employment and 

income-generating opportunities in peri-urban Accra. The situation has afforded residents of 

these areas who have been able to take full advantage of the new non-agricultural livelihood 

opportunities have improved their living conditions, in terms of their income and ability to 

meet basic needs like housing, education and health care (Oduro, n.d). It has also been 

realised that the establishment of industrial, commercial and service activities have led to 

improvements in physical access to goods and services that were formerly hard to come by in 

peri-urban communities. These include building materials, processed foods, beverages and 

other manufactured goods, health care services, private schools, among others (Oduro n.d). 

Since agriculture as a livelihood means is fast diminishing due to lack of effort to protect 

farmlands in peri-urban Accra, many of the new livelihood strategies including stone and 

sand quarrying and construction activities are transient in nature, unsustainable. As a result, 

under-employment is a common phenomenon among those who depend on such activities, 
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especially those who work as labourers (Oduro n.d). Some level of hardship is encountered 

in the transition from the traditional farming to other modes of farming or livelihood. This 

might include lack of knowledge on new farming methods which are also capital intensive, 

lack of money to pay for school fees, medication or for other life support needs. It is at this 

transition period that some farming is severely affected where farmers either fully subdivide 

their land for sale or sell some portion of land to meet the immediate money needs (Thuo, 

2010). 

.. 

According to Oduro (n.d), residents and non-residents in peri urban Accra who have been 

able to take advantage of the opportunities offered by Accra's growth by devising livelihood 

strategies have enhanced their wellbeing. They include traditional chiefs/elders, heads and 

elders of land-owning families. They take advantage of the increase in demand for and the 

value of land to make money by allocating plots of land to developers, speculators and people 

involved in natural resource extraction such as sand and stone quarrying. Another group of 

beneficiaries, according to Oduro (n.d) who benefitted from the growth of peri-urban Accra is 

land speculators who make profit by acquiring parcels of land in peri-urban areas that are at 

the early stages of urbanization and later reselling their leasehold titles over those parcels of 

land when prices increase. 

Besides land speculators, there are also business owners who benefit from the opening up of 

peri-urban areas by investing in various commercial and industrial ventures. They include 

owners of manufacturing industries, operators of saw mills and cement block factories, store 

owners who sell building materials and general goods, a wide range of service providers (e.g. 

proprietors of private schools and health clinics, homeowners who rent out part of their 

houses, hairdressers, dressmakers, transport operators, etc), as well as traders (Oduro, n.d). 

There are also some individuals who benefit from such land conversions and from the 
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changing livelihoods and these are some women and some youth who have acquired skills in 

building construction (Nyasulu and Ampadu, 2011) . 

. - 
2.5 Sustainable Livelihood Approach (Conceptual Framework) 

Issues of livelihoods began gaining grounds and becoming a development concern dating 

back to the works of Robert Chambers in the mid-1980s. Robert Chambers developed the 

concept of "Sustainable Livelihoods" with the intent of finding a lasting solution to the 

enormous population pressure mankind was challenged with at the time and its concomitant 

effect on livelihoods. Sustainable Livelihoods Approach (SLA) was subsequently developed 

by the British Department for International Development (DFID) based on the concept of 

Robert Chambers and since 1997, DFID integrated the approach in its programme for 

development cooperation (Kollmair and Gamper, 2002). The Sustainable Livelihood 

Approach has therefore been adapted for this study based on its appropriateness and the 

, . literature reviewed. 

Structures are the public and private sector organizations that set and implement policy and 

People's livelihoods according to Turton (2000) are however largely affected by critical 

trends, shocks and changes over which they have little control. Wa Municipality is the most 

urbanized (66%) and populous in the Upper West Region of Ghana. The spill over of people 

and businesses from the city centre to the peripheral areas is increasing the demand and value 

for the peri urban lands. This phenomenon puts pressure on institutions such as customary 

landholders and land sector agencies (Lands Commission) regarding land transfers and land 

title registrations respectively. Rapid urbanization has an influence on the activities of the 

land sector agencies and vice versa as demonstrated in figure 2.1. 

legislation; deliver services; and purchase, trade, and perform all manner of functions that 

affect livelihoods (Serrat, 2008), especially in a peri urban area. These institutions include: 
42 
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Figure 2.1: Sustainable Livelihood Approach (Conceptual Framework) 

.- Vulnerability Context 
.:. Rapid Urbanization 

Institutions or Structures 
.:. Land Sector 

Agencies 

Land Tenure System 
.:. Change in Customary 

Land Tenure System 
.:. Land Transfers 

Effects of Urbanization and 
Land Transfers 

.:. Change in land use 

.:. Loss of farmlands 

.:. Loss of indigenous 
livelihoods, etc 

Adoption of Livelihood 
Strategies 

.:. Non-farm jobs 

.:. Intensification 

.:. Diversification 

.:. migration 

Livelihood Outcomes 
.:. Increased income 
.:. Improved living standards 
.:. Improved well-being 
.:. Decreased living standards 
.:. Just managing 

Source: Adapted from DFID (2000) 
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government, land sector agencies, chiefs, the district assembly, non-governmental 

organizations and heads of families amongst others . 

. - 
According to Cotula et al (2006), most resource users gain access to land on the basis of 

customary land system. However, the African land tenure system is changing due to some 

changes in the African societies and economies such as urbanization and the activities of the 

land sector agencies. Rapid urbanization and the land sector agencies play an important role 

on the changing customary land tenure system. 

.. 

The changing land tenure system in the midst of rapid urbanization and land transfers have 

resulted into changing land use, loss of farmlands and loss of indigenous livelihoods. The 

continuous land subdivision due to increasing population, transfer of communally held lands 

and the subsequent change in land use due to urbanization is diminishing the size of land 

needed for agricultural purposes. Land which was mainly meant for agricultural purposes is 

now used for residential, commercial, community projects and other urban land uses. 

Indigenous livelihood (agriculture) is gradually diminishing and displacing many of the 

inhabitants who depend on it for survival. 

The sustainable livelihoods framework is built on the belief that people need assets to achieve 

a positive livelihood outcome resulting from loss of indigenous livelihoods (DFID, 2000). 

These assets include: financial, physical, natural, social and human. The kind of livelihood 

strategy a household adopt will therefore depend on the kind of livelihood asset at its 

disposal. The livelihood strategies adopted can be classified into: natural resource based 

activities, non- natural resource based activities, both natural and non-natural resource based 

activities and migration. 
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I. 

The kinds of livelihood strategies adopted determine the nature of the livelihood outcomes. 

Livelihood outcomes question whether livelihood trends are positive (reduced vulnerability, 

improved food security, increased well-being and a more sustainable use of natural resources) 

or negative (increasing numbers of households below the poverty line, increasing inequality 

and a narrowing of options). These outcomes largely depend on the kinds of assets at one's 

disposal and also affect the vulnerability context 

One major principle of the Sustainable Livelihood Approach is its people-centredness. 

According to Kollmair and Gamper (2002), people rather than the resources they use are the 

priority concern in the sustainable livelihoods approach. Peri urban livelihoods are diverse 

and multifaceted; it is in that light that this thesis is grounded. 

2.6 Conclusion 

This chapter critically assessed the existing literature on the topic "urbanization, land 

transfers and alternative livelihoods in the peri urban communities of the Wa Municipality". 

The major concepts reviewed include urbanization, land, land use, livelihood strategies and 

outcomes. A conceptual framework was also devised based on sustainable livelihoods. The 

next chapter therefore examines the research methodology that was adopted for this study 

including the design, sampling techniques and mode of data collection and so forth . 

45 

 

 www.udsspace.uds.edu.gh 

 

 

 

 

 

 

 



CHAPTER THREE 

STUDY AREA AND RESEARCH METHODOLOGY 

3.0 Introduction 

The essence of this chapter is to outline and describe the nature of the study and how the 

research was carried out. The chapter deals with the study area, research design, study 

population, sample, sampling, data collection, data processing and analysis. 

3.1 Profile of the Study Area 

Wa Municipality is one of the eleven Districts/Municipalities that make up the Upper West 

Region (UWR) of Ghana (however, at the 2010 Population and Housing Census period, there 

were nine DistrictlMunicipalities in the region). Wa Municipality shares administrative 

boundaries with Nadowli District to the north, Wa East District to the east and to the west and 

the south Wa- West District. It lies within latitudes 1°40'N to 2°45'N and longitudes 9°32'W 

to 10020'W (GSS, 2014). Wa Municipality has its capital as Wa, which also serves as the 

Regional capital of the Upper West Region. It has a land area of approximately 579.86 square 

kilometres, which is about 6.4% of the total land area of the Region. The Assembly is 

empowered as the highest political and administrative body charged with the responsibility of 

facilitating the implementation of national policies (GSS, 2014). Figure 3.1 shows the map of 

the study area. 

The population of Wa Municipal, according to the 2010 Population and Housing Census, is 

107,214 representing 15.3 percent of the region's total population. Males constitute 49.7 

percent and females represent 50.6 percent. About 34 percent of the population reside in 

rural localities. The population of the Municipality is youthful (35% of the population is 

below 15 years) depicting a broad base population pyramid which tapers off with a small 
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number of elderly persons (60 years and older) representing 6.2 percent. The total age 

dependency ratio for the Municipality is 65.1, the age dependency ratio for rural localities is 

." 
higher (77.5) than that of urban localities (59.4) (GSS, 2014). The already high dependency 

ratio in the rural areas coupled with rising peri urbanization and land use change will worsen 

the plight of these rural folks. 

Figure 3.1: The Map of the Study Area 

ncrnr 

. ._ 
• 

_~-========- __ KM o 2.75 5.5 11 16.5 

Source: Author's Construct (2016) 

The Municipality has a household population of 102,264 with a total of 9,592 houses. The 

average household size in the district is 5 persons per household. Children constitute the 

largest proportion of the household structure accounting for 42.0 percent of the household 
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population. Spouses form about 9.7 percent. Nuclear households (head, spouse( s) and 

children) constitute only 9.5 percent (GSS, 2014). 

Underlying the Municipality are predominantly Pre-Cambrian, granite and metamorphic 

rocks that have seen lesser weathering than similar rock types elsewhere in the country due to 

low rainfall, high evapo-transpiration and less vegetation. Nevertheless, sourcing water from 

boreholes has been successful because the rocks have well-developed fracture systems. This 

situation has created the opportunity for the development of a quarry on the Wa Busa road 

(GSS, 2014). There are two main types of soil, the laterite and the savannah ochrosols. The 

others are clay found in the Charia community which is famous for pottery and sand found in 

Nakore. The laterite soil occurs abundantly all over the Municipality and is excavated for 

roads and housing construction. The savannah ochrosols on the other hand are shallow but 

support the growth of a variety of crops including millet, sorghum, soya beans, groundnuts, 

rice and yams (GSS, 2014). 

The structure of the economy of the Municipality is dominated by agriculture sector in the 

previous years. However, the situation changed in the year 2010 when the Population and 

Housing Census was undertaken, with the service sector employing about 51.3 percent of the 

working population, agriculture 30.2 percent and industry 18.4 percent (GSS, 2010). Other 

key sectors of the economy are transport, tourism, communication and energy. Under the 

agriculture sector, most of the farmers are engaged in peasant farming. However, soya beans, 

groundnuts, bambara beans are produced as cash crops. Economic trees within the 

municipality include sheanuts, dawadwa, mango, baobab, and teak among others (GSS, 

2014). There is therefore every indication that agriculture continues to be threatened in the 

face of rising urbanization in the Municipality. 
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3.1.1: Brief History of Communities and Land Related Issues 

3.1.1.1 Danko 

The chief and indigenes of Danko traced their lineage to Nalerigu and believed to be the 

descendants of the great Ndewura Jakpa. Having settled at Bole from Nalerigu, they migrated 

to Wa and settled at Nayiri (a suburb ofWa). Whilst there, they decided to set up their farms 

at the current Danko settlement and commuted daily to those farms from Nayiri. After a 

while, they made the farm their place of abode to avoid the daily drudgery of commuting to 

the farms. They therefore named the community Dankor (to stay close to work). The people 

of Danko therefore have an agricultural background and survived mainly on peasant farming. 

earlier inhabitants. Whilst there, they named the place Na kori (struggling to survive). But as 
49 

As a result of its closeness to Wa, Danko has suffered the spill-over of urban growth from Wa 

which has consumed their farmlands. As subsistence farmers with neither land to farm nor 

capital to divert into other meaningful jobs to take advantage of the exploding population 

growth in the community, many are forced to be casual workers for the booming construction 

industry in the community. Land disputes are rife in Danko even among families as a result 

of urbanization and rising value of land. The chief of Danko was therefore succinct when he 

indicated that "this is an era of kill your brother and own the land". The community has no 

more vacant lands to be leased or used for farming activities. Even the rocky mountains in 

Danko are not spared as they have been sold to a local contractor for quarry. 

3.1.1.2: Nakori 

Just as Danko, the people of Nakori also traced their lineage to Nalerigu in the northern 

region of Ghana. From Nalerigu they migrated to many communities and later settled at 

Kperisi, a community in the Wa Municipality. On a hunting expedition whilst a Kperisi, they 

discovered a big forest in the present day Nakori which was inhabited by people believed to 

be of French origin. With an intention to reside in the forest, they strategized and evicted the 
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a result of the abundance of food and game in the locality it was later named Naakori (a 

chiefs pocket). The people of Nakori are also subsistent farmers and lived peacefully with 

their neighbours until the advent of urbanization coupled with the rising land values in the 

community. In spite of the intra and inter- family disputes in the community, Nakori is also 

having land disputes with all its neighbouring communities except Kpongu. Agricultural 

lands are fast diminishing in Nakori because of the spillover effect of the fast urbanizing Wa. 

Its proximity to Wa has provided cheap land to speculators and migrants . 
. ' 

- . 

3.l.l.3: Kpongu 

The people of Kpongu are believed to be of Dagaaba origin who migrated and settled at a 

now defunct community known as Tafali. Tafali was between Bamahu and Kpongu. The 

descendants of Tafali argue they share boundaries with Nakori, Wa, Danko, Sing and Tanina. 

The people of Tafali moved to Kpongu because of the difficulty in accessing water at Tafali. 

Whilst at their new location (Kpongu), they attracted many migrants because of its suitability. 

They therefore named the place Kpongu (it has evolved). The people of Kpongu argue they 

own the Bamahu lands because at the time of settling at Tafali there was no settlement at 

Bamahu hence their boundary with Sing. They claim to own much land such that even with 

the rapid urbanization due to the establishment of UDS and Wa Polytechnic on their land, 

they still have vast stretch of vacant lands for agricultural activities. The community has no 

land disputes with its neighbours except the Fongor family in Wa and the Somboliyiri clan (a 

section in Bamahu) who are claiming portions of the land. 

3 .l.I.4: Bamahu 

Bamahu is believed to have been derived from the word Bomahu (a wetland). The 

community used to be a peaceful place without any form of land disputes until the 

establishment of UDS on its soil. Whilst the descendants of Tafali (people of Kpongu) claim 
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they owned the land that of Somboliyiri argues it belongs to them. The contest over Bamahu 

lands has led to the indiscriminate land sales thereby diminishing the lands used for 

agricultural activities. Inhabitants who are mostly farmers are obliged to practice their 

vocation temporarily on the undeveloped UDS lands. Many others are also compelled to go 

into menial jobs for survival because of the unavailability of farmlands. 

3.2 Research Design 

.' This research adopted the mixed method approach for the study. The mixed method approach 

was most suitable for the study because the weaknesses inherent within one method could be 

offset by the strengths of the other. Likewise the strengths of one approach could add to the 

strengths of the other (Creswell, 2009). The complexity of social problems as in 

"urbanization, land transfers and alternative livelihoods", demands a mixed method approach 

rather than the use of either the qualitative or quantitative method which is inadequate to 

address the complexity. Also, there is more insight to be gained by the use of the mixed 

method approach rather than using either qualitative or quantitative method since diverse data 

will be collected (Creswell, 2009). Jick (1979) as cited in Johnson, Onwuegbuzie and Turner 

(2007) noted the following advantages of a mixed method approach: it allows the researcher 

to be more confident of their results, stimulates the development of creative ways of 

collecting data, can lead to thicker and richer data, can uncover contradictions and by virtue 

of its comprehensiveness, it may serve as the litmus test for competing theories. According to 

Johnson, Onwuegbuzie and Turner (2007), the mixed method approach often provides the 

most informative, complete, balanced, and useful research results. The approach relied on 

qualitative and quantitative viewpoints in data collection, analysis, and inference techniques 

combined to address one's research questions. 
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The quantitative approach was employed in the collection and analysis of numerical data. It 

concentrated on measuring the scale, range and frequency of the phenomena. Meanwhile, 

qualitative research which is more subjective in nature than quantitative research was 

involved in examining and reflecting on the less tangible aspects of the study, for example 

values, attitudes, perceptions. 

3.3 Study Population 

." Population simply constitutes all people or items (unit of analysis) with the characteristics 

that one wishes to study (Bhattacherjee, 2012). In this study all household heads in the peri 

urban communities of the Wa Municipality were considered the study population. They form 

the peri urban landholders who hold land in trust for their members and are therefore key in 

matters of land and livelihoods. According to the GSS (2014), the Wa Municipality had a 

total population of 107, 214 in 20 I 0 with the number of households totalling 102, 264. 

The study population also included the chiefs and heads of tendambas of the study 

communities. These are the stakeholders who are formally and traditionally entrusted with 

the responsibility of holding the land in trust for the generality of their people. The land 

sector agencies such as Lands Valuation, Survey and Mapping Division, Public and Vested 

Land Management and the Town and Country Planning Department were also part of the 

study population. These are formal state institutions that are tasked to improve land access 

and enhance land rights. 

3.4 Sample Size Determination 

In determining the sample size for the purpose of data collection in a research work, the 

following amongst others, are taken into consideration: the theory underlying the research, 

the methodology employed, the target population, time, resources and the purpose of the 
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research. Considering the alternatives available when selecting a representative sample size 

for the purpose of research, this study adopted the formula postulated by Yamane (1967). 

According to Yamane (1967) a representative sample can be obtained from the target 

population through the formula, n = N 2 where n = sample size, N = sample frame and 
1+N{e) 

"e" represented the margin of error. According to ass (2014), Wa Municipal had a total 

population of 107,214 with the number of households totalling 102,264 in 2010. However, 

the four (4) selected communities have a total population of 8455 and the number of 

households estimated at 1182 as shown in the table 3.1. The 2010 Population and Housing 

Census figures have been used for this research because of the unavailability of current 

f population estimates of the study areas as at the time of this study (2016). This study was 

therefore based on the assumption that the population of the study areas had not changed 

since 2010. 

Table 3.1 Population and Number of Households of the Study Communities 

Community Number of Sample Size by 
Population 

Households Proportion 

Bamahu 2542 422 49 

Danko 825 152 18 

-Kpongu 3455 444 52 

"'" Nakori 1633 164 19 

TOTAL 8455 1182 138 

Source: Constructed from the data ofGSS, 2014 

t. 

Therefore, substituting N = 1182 and "e" = 8% as a result of the 92% confidence level into 

!. the Yamane (1967) representative sample size determination formula yields: 
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n = 1182 
1 + 1182 (0.08) 2 

n = ill2_ 
1+1182 (0.0064) 

n = 1182 
1 +7.56 

n = ll.R_ 
8.56 

n = 138 

By the above calculation, the total number of representative households sampled in the four 

selected communities is l38. Questionnaires were subsequently administered to the 

household heads in the four sampled communities (Kpongu, Danko, Bamahu and Nakori) 

using the proportional distribution method as shown below . 

• ! Bamahu = 422 x 138=49 
1182 

•. ! 

Danko = 152 x 138= 18 
1182 

Kpongu = 444 x l38 = 52 
1182 

Nakori = 888 x 138= 19 
1182 

Therefore the proportionate number of households sampled in each of the study communities 

therefore include: Bamahu (49), Danko (18), Kpongu (52) and Nakori (19). The researcher 

subsequently employed the systematic and purposive sampling methods to select households 

and household heads respectively in the four communities for questionnaire administration. 

The researcher also used purposive sampling method to select the heads of the four land 

sector agencies (the Lands Valuation, Survey and Mapping, Public and Vested Land 

54 

 

 www.udsspace.uds.edu.gh 

 

 

 

 

 

 

 



Management and the Town and Country Planning Departments) for questionnaire 

administration which elicited their responses on the factors responsible for land use change in 

the study communities. This technique (purposive sampling technique) has also been used to 

sample the chiefs and heads of the tendamba in the four communities for in-depth interview 

as indicated in table 3.2. 

:. Table 3.2: Number of Respondents Sampled for In-depth Interview and Questionnaire 

. Administration . 
No. of No. of Heads of 

Total No. of Household Chiefs Tendambas No. of 
Structured 

Name of Households Heads Sampled Sampled Sampled for Questionnaires 
Community Per for Structured for in- in-depth administered on 

Community Questionnaire depth interviews Land Sector 

Administration interviews 
Agencies 

!:. 

Bamahu 422 49 LV -1 

Danko 152 18 S &M-l 

Kpongu 444 52 1 PVLM-l 

Nakori 164 19 T&CPD -1 

TOTAL 1182 138 4 4 4 

Source: Author's Construct, 2016 

3.5 Sampling Design 

Sampling is very critical 10 every research study because of the feasibility and cost 

constraints of studying an entire population. As a result, a conscious effort is always made in 

selecting a representative sample from the population of interest for observation and analysis 

(Bhattacherjee, 2012). The research employed both the probability and non-probability 
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sampling technique in selecting the study communities, institutions and respondents for the 

purposes of data collection. 

3.5.1 Probability Sampling Method 

In probability sampling technique, every unit in the population has an equal chance (non zero 

probability) of being selected. The simple random and systematic sampling techniques were 

used under the probability sampling technique. 

The lottery method under the simple random sampling technique was used in sampling four 

peri urban communities from the list of seven for this study. The communities sampled 

include Kpongu, Bamahu, Nakori and Danko. The simple random sampling procedure was 

preferred because of the fact that it affords all peri urban communities an equal opportunity 

of being selected and therefore the findings can be generalized. 

After randomly selecting Kpongu, Bamahu, Nakori and Danko using the simple random 

method, the researcher then employed the systematic sampling method in selecting the 

requisite number of households in each of the communities stated above. This has been 

necessitated by the difficulty in obtaining a sample frame for the households in the four 

selected communities. In systematic sampling, the researcher randomly starts and then 

proceeds with the selection of every kth element from that point onwards, where k = N/n. In 

this study, k = 8 in each of the communities. This has been determined in each of the 

communities by dividing the total number of households in that community by the number of 

households sampled. Upon approaching each of the sampled communities the researcher did 

an informal survey to determine the layout of the community so as to aid movement plan. In 

the case of compound houses with more than one household, the researcher counted the 

households in there in a clockwise manner upon entry to obtain the s" household. However, 

56 

& 

 

 www.udsspace.uds.edu.gh 

 

 

 

 

 

 

 



student households were skipped and not counted. This technique is most appropriate because 

it eliminates biasness and gives every household an equal opportunity of being selected for 

the study. This technique is also advantageous compared to simple random sampling because 

it permits simultaneous listing and sampling, rather than listing all population elements in 

advance. 

3.5.2 Non-Probability Sampling Method 

Under this approach, some units of the population have a zero chance of being selected. 

Purposive sampling technique was employed under this sampling technique. Leedy and 

Ormrod (2010) argue that purposive sampling enables the researcher select those individuals 

or objects that will yield the required information about the topic under study. The purposive 

sampling technique has been devised in sampling household heads in the sampled households 

-, in each of the four communities. This technique is handy because the study underpins 

indigenous households' livelihood strategies in the face of peri urbanization and the resultant 

diminishing lands for indigenous livelihoods. The heads of the sampled households were 

therefore purposively selected for the administration of the questionnaires. The household 

heads were critical for the study because they are the breadwinners of the households and 

wield much information regarding the nature of land tenure system, factors responsible for 

land use change, the various means of household livelihoods and their impact on the 

households in their various communities. 

Purposive sampling technique has also been used in selecting the chiefs and heads of 

tendambas (land priests) because they are stakeholders in matters of land and the general 

well-being of their subjects (communities). This technique also comes in handy in selecting 

the heads of the land sector agencies because their agencies are constitutionally mandated to 

improve land access and enhance land rights. These land sector agencies include: the Lands 
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Valuation, Survey and Mapping Division, Public and Vested Land Management and the 

Town and Country Planning Department. 

3.6 Instruments for Data Collection 

3.6.1 Primary Data 

Primary data were collected through questionnaires and interviews administered to 

identifiable groups within the study areas. These data collection tools were appropriate for the 

study because the strengths of one will offset the weaknesses of the other thereby improving 

the quality and validity of the data. A field assistant was trained to help the researcher 

administer the data collection tools. The instruments were pretested to correct their defects 

and also to get familiarize with the study communities before the actual study. This has gone 

a long way to improve on the validity of the instruments. 

3.6.l.1 Questionnaire 

In this study, the researcher employed the kind of questionnaire that has a combination of the 

following type of questions: dichotomous (demanding yes or no answers), multiple choice 

(alternative answers listed) and open-ended (requiring the respondent to express an opinion). 

The questionnaire was structured in accordance with the research questions under study. 

They were accordingly administered to the land sector agencies and the household heads in 

the sampled communities. Despite the clarity of the questionnaire, the high illiteracy level in 

the study areas makes it cumbersome to administer as one will have to explain every question 

to the respondent and note their responses. The questionnaire was of relevance to the study 

because it eliminated the biasness of the interviewer and allowed answers in the respondents 

own words. Also, those respondents who were difficult to reach were also conveniently 

covered. Moreover, it contributed to the reliability of the study (Kothari, 2004). Since the 

questionnaire administration coincided with the farming season, it was quite difficult getting 
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respondents who were farmers to respond. This compelled the researcher to visit the 

communities very early in the morning and sometimes late in the evening in order to interact 

with the respondents. 

3.6.1.2 Semi-Structured Interviews 

Another instrument used for the collection of primary data for this research was the interview 

method. By using the semi-structured interview technique, it afforded the researcher to 

.' contact the interviewees (chiefs and heads of tendambas) with an interview guide which 

enabled him to explore in-depth the nature of land tenure system, factors responsible for land 

use change, the livelihood strategies adopted due to land use change and the kinds of 

livelihood outcomes the inhabitants were confronted with. Semi-structured interviews 

according to Gray (2004) are non-standardized, and are often used in qualitative research. As 

- . a result, the order of questions sometimes changed according to the direction the interview 

took. It allowed the researcher to probe issues further in order to elicit the right response from 

the respondent. The researcher also has the opportunity to provide clues in instances where a 

respondent finds difficulties in answering a question. For Gray (2004), this will enable the 

respondents talk freely and in-depth around the topic. However, despite its appropriateness in 

delving deep into issues, some respondents refused to answer certain questions. The 

instrument was administered to the chiefs and heads of tendamba in the study communities. 

This was done mostly in the evenings because respondents were engrossed in their farm work 

during the day due to the season. 

3.7 Techniques of Data Analysis 

The Statistical Package for Social Sciences (SPSS) has been used to analyse the quantitative 

data after carefully editing and coding the questionnaires appropriately. The results generated 

from the SPSS were then transformed into cross tabulations, tables, pie charts and bar charts 
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CHAPTER FOUR 

FINDINGS AND DISCUSSIONS 

4.0 Introduction 

This chapter discusses the findings obtained from the field work. The results out of the field 

work were analysed and presented based on the objectives of the study. The findings were 

therefore presented by the use of frequency distribution tables, cross tabulations, pie and bar 

charts . . ' 

-. 

4.1. Demographic Characteristics of Respondents 

From table 4.1, out of a total of 138 respondents, 111 of them were males representing 80.4% 

and 27 respondents representing 19.6% were females. This implies that majority of the 

households in the study areas were headed by men. In an area where the patrilineal system is 

practised and for that matter everyone looks up to the man for directions on issues concerning 

the family (including land), it is only palpable that majority of the households were headed by 

men. The findings as depicted by table 4.1 also point to the fact that a greater number of the 

household heads sampled had no education, thus 42.8% of males and 8.7% of females. 

Meanwhile, only 7.2% of male household heads had tertiary education and no female 

household head sampled had tertiary education. This high illiteracy rate makes the household 

heads who are the breadwinners in these peri urban communities highly vulnerable due to the 

rapidly changing land use pattern that is occuring in their vicinities. The fact that these peri 

urban areas are mainly agrarian and survive mostly from the cultivation of the land means 

that a change in the livelihood structure coupled with the high illiteracy status among the 

household heads will create livelihood constraints within their families. Despite the fact that 

both sexes suffer out of the changing land use trends as a result of the their levels of illiteracy 

and the difficulty associated with switching to other jobs, the females are more affected 
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because of their inability to inherit assets like land which can be leased or relied on in times 

of difficulties. 

Table 4.1: Educational Status of Household Heads by Sex 

.' 

Level of Education Sex of Respondents 

Male Female 
No. % No. % 

None 59 42.8 12 8.7 

Primary 9 6.5 7 5.1 

JHS/Middle 23 16.7 3 2.2 

Secondary 10 7.2 5 3.6 

Tertiary 10 7.2 0 0.0 

TOTAL 180.4 119.6 

Source: Field Survey, 2016 

The research also attempted to find out the occupation of sampled household heads according 

to the orientation of their sex. It was revealed that the most dominant occupations in the study 

areas include: civil servants, trading, artisanship and agriculture. The study shows that about 

16.7% of the males compared to 2.2% of the females were engaged in civil service. Those 

sampled household heads who were artisans sum up to 17.4% of males and 8.0% of females. 

In the area of agriculture, a colossal sum of 42.8% males and 2.9% of females were engaged 

in it as a means of livelihood. This implies that agriculture still play an important role in the 

lives of these sampled communities. For that matter, a continuous change or disruption in this 

livelihood pattern will have an adverse impact on the welfare or living standards of the 

communities. It has also been revealed that whilst there were more males in the agricultural 

sector, a greater number of females were in the area of artisanship such as dressing making. 

The phenomenon might be attributed to the difficulty in accessing land for agricultural 

purposes attributed to the high demand for land for urban uses such as residential and for 
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social infrastructure as in schools, cemeteries, market and play grounds among others. The 

number of females in the area of civil service was the least compared to the other sectors. 

Perhaps, it confirms the fact stated earlier that none of the sampled female household heads 

had tertiary education. 

Table 4.2: Occupational Status of Household Heads by Sex 

" 

Occupation Sex of Respondents 
Male Female 

No. % No. % 

Civil Service 23 16.7 3 2.2 
Trading 5 3.6 9 6.5 
Artisan 24 17.4 11 8.0 
Agriculture 59 42.8 4 2.9 

TOTAL 
180.4 119.6 ._ 

Source: Field Survey, 2016 .. 
In table 4.3, the total number of household heads below the age of 31years represented 3.6% 

and they were all in the area of agriculture. Implying that at that young age and with the 

incessant rising urbanization coupled with the diminishing land for agriculture purposes, one 

wonders what the future holds for them in their means of livelihood. They would either have 

to migrate to other communities if they want to continue with the agriculture or switch to 

other livelihood means if they have the fmancial capacity. Majority of those within the age 

brackets of 31-40 and 41-50 are also engaged in agriculture likewise the only household head 

who has crossed 60 years. However, all 3 persons within the age group of 51-60 representing 

2.2% of the total population were civil servants. The age bracket, 31-40, had majority in the 

areas of civil service, trading and artisanship. Meanwhile, age 41-50 top the agricultural 

sector with 30 respondents representing 21.7%. 
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Table 4.3: Occupational Status of Household Heads by Age 

.' 

Age of Respondent Occupation 

Civil Service Trading Artisan Agriculture 

No. % No. % No. % No. % 

< 31 0 0.0 0 0.0 0 0.0 5 3.6 
31-40 14 10.1 14 10.1 24 17.4 27 19.6 
41-50 9 6.5 0 0.0 11 8.0 30 21.7 
51-60 3 2.2 0 0.0 0 0.0 0 0.0 
> 60 0 0.0 0 0.0 0 0.0 1 0.7 

TOTAL 1 26 118.8 114 110.1 135 125.4 163 145.7 

Source: Field Survey, 2016 

In looking at the educational status of household heads and the kinds of jobs they do as 

shown in table 4.4, it has been realised that 8.0%, 15.2% and 28.3% of total respondents 

without education were engaged in civil service, artisanship and agriculture respectively. This 

depicts the difficulty it is to get into civil service without any level of education. 

Interestingly, the 8.0% that was engaged in the civil service though they had no education 

argued they were employed as cleaners, security men and labourers among others in the 

•• 

institutions of higher learning such as the UDS and Wa Polytechnic. Though table 4.4 

indicates that those who had primary education were in all four sectors (civil service, trading, 

artisan and agriculture), majority of them representing 3.6% of the total population were in 

agriculture. This also applies to those with JHSlMiddle education. For them, out of a total of 

26 sampled household heads, 12 of them were into agriculture representing 8.7% of total 

population. Lastly, it is also clear that majority of those with secondary and tertiary levels of 

education were into civil service. Thus, 8.0% and 6.5% of secondary and tertiary levels 

respectively. 
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Table 4.4: Occupational Status of Household Heads by Education 

Level of Education Occupation 

Civil Service Trading Artisan Agriculture 
No. % No. % No. % No. % 

None 11 8.0 0 0.0 21 15.2 39 28.3 

Primary 3 2.2 4 2.9 4 2.9 5 3.6 

JHSlMiddle 3 2.2 1 0.7 10 7.2 12 8.7 

Secondary 0 0.0 9 6.5 0 0.0 6 4.3 

Tertiary 9 6.5 0 0.0 0 0.0 1 0.7 

TOTAL I 26 118.9 114 145.7 110.1 135 

Source: Field Survey, 2016 

4.2 Nature of Land Tenure System 

The findings as shown in figure 4.1 indicate that 74% (102) of the respondents in the study 

communities believed that the land belonged to the clan, 18% (25) of the respondents thought 

the family owned the land and 8% (11) noted that individuals owned the lands. Land in the 

peri urban areas of the Municipality generally belonged to the clan popularly referred to as 

the tendamba (first settlers). This finding resonates with Kotey (1995) who revealed that, in 

the Upper West and East Regions the tendambas are the owners of land and are key players 

in matters of land. In the interview conducted with the chiefs and heads of tendamba, it was 

revealed that land is a communal or social asset which belongs to the entire clan. Heads of 

families are therefore entrusted with these lands on behalf of their families and all members 

within the landowning group must have free access to land on condition that the land is 

vacant. However, the nature of land tenure system coupled with the rapid peri urbanization 

and rising demand for land is derailing family heads of their core mandate as in holding the 

land in trust for the family members. According to Bambangi and Abubakari (2013) the 

allegations that family heads sell land without consultation and accountability suggest that the 
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access of the youth to land in future in their native lands in the peri urban areas is in jeopardy 

as the demand for land rises. 

Figure 4.1: Land Ownership 

." .Clan 

• Family 

• Individual 

'. 

. , Source: Field Survey, 2016 

Consequently, the rising demand for land due to rapid urbanization coupled with the nature of 

the land tenure system have important implications on the perception of customary land. With 

rapid urbanization in the study communities, respondents perception of land as a social, 

communal or spiritual asset and should not be transferred for monetary gains in accordance 

with the tenets of customary land tenure system is fast diminishing. The findings as shown in 

figure 4.2 indicate that 93.5% of respondents perceived land as an economic asset or 

commodity that can be purchased or leased for financial gains. This perception resonates with 

that of Munkner (1995) who posits that, land has been transformed to an asset with economic 

value which can be bought and sold or transferred easily to migrants and outsiders than 

indigenes for economic benefits. The fmdings also agree with Mutua (2013). Mutua (2013) 

observed that land is an economic commodity that could be traded and ultimately belongs to 
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the highest bidder. Meanwhile none of the respondents perceived land as a spiritual or 

religious asset. This is contrary to the findings of Asiama (2007), Munkner (1995) and Ollenu 

(1962). They posited that customary land is a spiritual asset, hence it should be preserved for 

the past, present and future generations. The implication is that with the demystification of 

the spiritual connotation of land coupled with the rapid urbanization and the demand for land, 

landowning families are pushed to lease their lands to migrants for monetary gains at the 

expense of their livelihood (agriculture). This finding has also defeated the communal and 

.- spiritual significance of land as held by the past generations. The findings as displayed in 

figure 4.6 also show that 6.5% of the respondents also thought that land is a political asset 

and a source of power. This has contributed to the pressure on the peri urban land and 

compelling landholders to transfer their lands. It has also contributed to the level of 

encroachment by developers and people with influence on undeveloped lands. 

Figure 4.2: Perception of Customary Land 

o o o 

93.5 

6.5 

Source: Field Survey, 2016 
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The changing perception and commoditization of customary land in the study communities is 

having an unavoidable impact on the tenets of customary land tenure system. The study 

revealed that all household heads, chiefs and the heads of tendambas in the survey unanimous 

agreed that the land tenure system is rapidly undergoing major transformations. This is 

manifested in how land is owned, used and transferred in the studied peri urban communities. 

The findings as shown in figure 4.3 indicate that 26% of sampled household heads believed 

. " that customary land ownership pattern has changed from communal to individual ownership . 

This resonates with Paaga (2013). Paaga (2013) posited in a study conducted in Wa, Wechau 

and Lambussie that the nature of landholding is changing from communal to family and 

finally to individual land ownership especially in Wa. According to Kasanga and Kotey, 

(2001): 

As a result of urbanization and rising demand for lands in urban and peri urban 

areas, communal lands are fast changing to individual ownership, community lands 

are changing hands from indigenous people to migrants, customary freehold interests 

are being extinguished in favour of limited leasehold interests for migrants and 

indigenous folk alike, and consequently, indigenous people are moving from absolute 

security of tenure, to insecurity of land rights for agriculture as well as housing. 

Findings in the key informant interviews revealed that land in the study communities was a 

communal asset and accessible to all those who belonged to the landowning families. 

However with rapid population growth and urbanization, family lands are continuously 

subdivided among family members irrespective of the size of a member's share due to 

individualism. Perhaps, family members cherish individual ownership to group or communal 

ownership. This incessant subdivision is exposing many of these people to landlessness or 

near landlessness due to the size of the land they own. The interviews conducted also 
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revealed the fact that the incessant subdivision and transfer of lands to migrants through 

leasing has temporarily transferred the ownership rights of these lands to the migrants. The 

continuous land subdivisions, transfers and encroachments are so widespread that they 

disrupt livelihood patterns and further impoverish the indigenous people. As succinctly 

argued by the chief of Danko, "land communality is fast diminishing through urbanization 

and the haves are now becoming the have nots". According to Akrofi (2013) customary land 

tenure was supposed to provide the best security of tenure to individuals, families and 

communities because it is built on transparency, negotiation and consensus building. 

However, the desire by some greedy family heads and family members to pursue wealth or 

individualism is depriving other members of land holding families of access to cultivable 

land. 

In the study conducted, another aspect of the customary land tenure that the customary land 

trustees (household heads, tendamba and chiefs) argued has changed is the mode of 

transferring customary lands. As shown in figure 4.3, about 29% of the sampled household 

heads thought that customary land transfer pattern has changed significantly from inheritance 

or gift to the exchange of land with money. The tendamba in the interview conducted 

explained that land transfer used to be done either through gift or inheritance. However, with 

the rapid urbanization and land commoditization the customary norms, values and principles 

have fast eroded and land transfers are now dominated by the desire for money. This finding 

is in consonance with Paaga (2013). However, the findings differs with Naab, Dinye and 

Kasanga (2013) whose study in Tamale revealed that the most popular means of land 

transfers is by inheritance. It was unanimous among the tendamba that even members of land 

owning families are compelled to buy land if they so wish to possess it because of the crave 

for money by family heads. A chief in the interview lamented that: 

69 

 

 www.udsspace.uds.edu.gh 

 

 

 

 

 

 

 



Just a while ago, land was mostly transferred through gift to migrants and 

inheritance by members of land holding families. With rapid urbanization and rising 

land commercialization, customary land transfer by inheritance and gift has 

gradually grounded to a halt in this community. In fact, the lands are not even there 

to be inherited as they have all been leased to land speculators by the land owners. If 

any available piece of land is being sub-divided today, don 't be surprised it is not to 

be shared amongfamily members but to be leased. I therefore wonder, what the future 

holds for the next generation regarding livelihood. 

In this study, it was unanimous among household heads, chiefs and the tendamba that 

customary land transfers by leasing, or what is popularly referred to as land sale/purchase in 

the study communities, now dominates among the other forms of land transfers. They 

attributed this rising phenomenon of land sales to endemic poverty, erosion of customary 

values, increasing litigations and the fear of encroachment among other issues that are 

attributable to urbanization and rising population growth. All these oblige land owners to 

resort to distress land disposal that ends up diminishing or eroding agricultural lands. 

Lastly, the findings of the household survey as shown in figure 4.3 pointed to the fact that 

land use is another significant change that has occurred in the study areas. The results show 

that an enormous 44% of the household heads believed that the land use trend has changed in 

the peri urban communities of Wa from agriculture to residential and other uses. The finding 

agrees with Naab, Dinye and Kasanga (2013) who observed a similar change in the land use 

pattern in Tamale due to the effect of rapid urbanisation. The head of tendamba in Bamahu 

observed that some few years back those who sought land needed it for either agricultural or 

residential purpose. He added that people now seek land mainly for residential, commercial 

or social infrastructural developments such as schools, markets, shops, cemeteries and play 
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grounds among others. It is therefore not uncommon to see brisk businesses and leapfrog 

residential development in these communities. This rapid change in land use has an enormous 

effect on agriculture activities and livelihoods in general. Agricultural lands are continually 

diminished and many of those who depend on agriculture and its related activities are put out 

of jobs. For Appiah et al (2014), the claim of unprofitability of agriculture and alternatively 

high prices offered for land meant for other uses (residential, recreational and commercial) of 

late compelled the majority of farmers or landowners to decide to convert their arable lands 

from agriculture to other uses. 

Figure 4.3: Aspects of the Customary Land Tenure System that have Changed 

Others 

Source: Field Survey, 2016 

The rapidly changing perception of customary land tenure system and the subsequent 

commoditization of land is negatively impacting on the family lands. Land is a fixed asset 

and its continuous transfer to land seekers and family members for residential and other urban 

uses will have an effect on the size of land families hold for agricultural and other communal 

uses. In figure 4.4, the findings show that a total of 94 (74%) household heads indicated their 

land sizes in acres currently ranged from 0 - 10 acres. The household heads whose current 
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land holdings ranged from 11 - 20 acres were 9 (7.1 %), land sizes ranging from 21 - 30 acres 

were 8 (6.3%) respondents, while 16 (12.6%) respondents land holdings ranged from 31 and 

above acres. The key informants interview revealed that majority of the household heads do 

not possess any vacant land again and those who have, it is not enough to support any 

meaningful agricultural activities. This agrees with Mutua (2013) who posited that peri 

urbanization often leads to declining household land holdings which invariably diminishes 

the economic significance of agriculture in urban peripheries. The fmding also resonates with 

UN-HABIT AT (2008) whose study revealed that high population growth together with the 

subdivision of inherited land; leaves many poor farmers with access to only very small plots, 

from which they are unable to make an adequate living or feed their families. The interviews 

also revealed that majority of those households with an acre or more are located in Kpongu 

and Nakori while those without any vacant land for agricultural activities are found in 

Bamahu and Danko. The reduction in landholdings or total absence of vacant lands have 

adverse effects on agriculture which is the mainstay of the people. In the survey, the heads of 

the tendamba in Bamahu and Danko had argued that not only have their land holdings 

reduced but all available lands within their jurisdictions have been leased to land speculators 

and developers. This leaves the households and the entire communities concerned with no 

lands for social infrastructure and worst of it all for agricultural activities which is the 

mainstay of the people. The results as shown in figure 4.4 specify the current household 

landholdings in the study communities. 
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Figure 4.4: Household Landholding (Acres) 

31 and 
above 

21-30 13% 
6% 

11-20 
7% 

Source: Field Survey, 2016 

As a result of the continuous transfer of lands in the study communities to land seekers and 

its consequence on landholdings, the study sought to find out its impact on access to 

agricultural land. The findings as shown in figure 4.5 reveal that 73.2% (101) of the 

respondents had access to land for agricultural activities, while 26.8% (37) of respondents 

had no access to land for farming purposes. This shows the significance of agriculture in 

these communities. However, though majority of the respondents (101) reported that they had 

access to land that could be used for agricultural purposes, it is not fairly distributed among 

the four (4) study communities neither is it true that those lands are secured. From the 

interviews conducted on the heads of the landowners (tendamba) and the chiefs, it came out 

that Danko and Bamahu communities had sold all their lands to private developers for 

residential and other urban purposes. To the extent that the Chief/Head of the tendamba in 

Danko lamented that the only asset the people of Danko could boast of was the rocky 

mountains but that those rocky lands have also been sold out to a local contractor to produce 

chippings for construction works. It was also argued by the chiefs and heads of tendamba in 

Kpongu and Bamahu that though they have transferred their lands to developers and 
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speculators, a greater portion of their lands are used for the establishment of DDS and the 

Polytechnic thereby denying them access to secured agricultural lands. Invariably, the 

inhabitants of these communities (Bamahu and Kpongu) who are still into the act of 

agriculture are engaged mostly on the undeveloped lands of DDS and Wa Polytechnic. 

Implicitly, except Nakori and to some extent Kpongu there are no secured agricultural lands 

in Danko and Bamahu. This phenomenon is greatly contributing to denying inhabitants of 

these communities access to secured agricultural lands which serves as their only source of 

survival. 

Figure 4.5: Access to Agricultural Land 

73.2 

26.8 

Yes No 

Source: Field Survey, 2016 

From the foregoing discussions it is quite clear that customary land tenure system is rapidly 

changing in the peri urban areas in the Municipality and having an adverse effect on 

agricultural activities. Some of the factors identified in the interviews as contributing to the 

changing customary land tenure system include: urbanization, rapid population growth, 
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influence of religion and education, proximity to an urban areas, increase demand for land 

and breakdown in customary authority. 

4.3 Factors Responsible For Land Use Change 

As discussed earlier, access to agricultural land is diminishing due to changing land use in the 

study peri urban communities. The findings show that prior to urbanization land was used 

mainly for agricultural purposes. Implicitly, these communities were mainly agrarian and 

depend solely on agriculture. However, the story is now different with the advent of 

urbanization in these study areas. It was unanimous among the key informants (chiefs, clan 

heads and land sector agencies) that land use in the peri urban Wa is rapidly changing. As 

illustrated in figure 4.6, 41.3% (57) of household heads argued that the most dominant land 

use in the study communities is residential use. The other forms of land uses such as 

agriculture, projectization (social infrastructural development) and commercial land uses 

scored 26.8% (37), 13% (18) and 18.8% (26) of total respondents respectively. The finding 

agrees with that of Naab, Dinye and Kasanga (2013) when they postulated that urbanization 

and population growth result into changing land uses in the peri urban areas. Despite the 

diminishing lands for agricultural activities, agriculture is still resilient in the study 

communities as 26.8% of the respondents argued it is the most widespread land use activity. 

The implication is that farmers are defying the sprawl to farm on the undeveloped lands. It is 

therefore not uncommon to see residential apartments interspersed with crops. 

The changing land use pattern from mainly agriculture to residential, projectization (social 

infrastructure) and commercial uses in the study communities as shown in Figure 4.6 stems 

from several factors such as migration, population growth, community projects or social 

infrastructure, commercial agriculture and other factors such as urbanization, greed and 

poverty as displayed in figure 4.7. 
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Figure 4.6: Dominant Land Uses in the Research Communities 
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Source: Field Survey, 2016 
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According to 27.6% of the respondents as indicated in figure 4.7, migration was the major 

factor responsible for land use change in the research communities. The finding resonates 

with Alhassan (2006) whose study revealed that cities and towns in Ghana have been 

attracting considerable numbers of people who continue to migrate to these settlements. This 

has shot up the demand for houses in these cities or communities. In an attempt to match 

demand and supply of houses, agricultural lands are consumed. According to the key 

informants, most of the migrants were "pouring" in because of improved social infrastructure 

such as roads, communication network and most importantly the establishment of UDS and 

Wa Poly in Bamahu and Kpongu. The teeming number of students in these institutions has 

offerred a fertile ground for businesses such as residential and hostel facilities, bar and 

restaurant services, transportation, computer and leT services and many others to thrive. 

Migration into these communities was also attributed to the fact that they offerred cheaper 

lands to developers and speculators compared to that of Wa. All these in addition to the 
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desire of most of these migrants to own lands has resulted in the rapid land use changes being 

experienced in the peri urban areas. In a study conducted by Naab, Dinye and Kasanga 

(2013) about 60% of the residential developments that are occurring in the peri urban areas in 

Tamale has been attributed to the contribution of migrants. As the land market develops, 

there is the loss of agricultural lands for residential development and this aggravates poverty 

(Kasanga et aI., 1996). 

The finding also shows that 21.9% of respondents as displayed in figure 4.7 argued that 

population growth is the agent of land use change in the research area. This finding agrees 

with Thuo (2013) who postulated that as the population increases, pressure for conversion of 

more farmland for residential purposes will also increase. According to Alhassan (2006) 

demographic pressures are a major cause of agricultural lands scarcity in most growing 

communities around the globe. Its resultant effect is land fragmentation or subdivision which 

hinders agricultural purposes (Alhassan, 2006). Increasing population in the Municipality in 

general and the peri urban areas in particular has been attributed to migration and natural 

population increase. The National Analytical Report (2013) of the 2010 Population and 

Housing Census (PHC) listed Wa among sixteen localities with population above 40,000 that 

have substantially increased their urban population between 1970 and 2010. The 

establishment of the University for Development Studies and the Wa Polytechnic partly 

accounted for the rapidly urbanizing nature of the Municipality of late. Increasing population, 

for Pandey (2010), leads to a spill-over of people and businesses to the peripheral areas of 

cities. 

The finding also show that 23.2% of household heads as depicted in figure 4.7 endorsed the 

presence of community projects or institutions of higher learning as the reason for the 

incessant migration, population growth and land use change in the study areas. This fmding is 

77 

 

 www.udsspace.uds.edu.gh 

 

 

 

 

 

 

 



· . 

akin to that of Kasanga (2002) who posited that the consequence of the state's power to 

compulsorily acquire land belonging to communities for whatever reason has led to the 

change in land use and the emergence of landlessness. The establishment of UDS and Wa 

Polytechnic has consumed a vast stretch of lands meant for agricultural purposes. Their 

presence in these peri urban areas has attracted students and businesses alike to these 

communities. The phenomenon has increased the pressure on land for development as hostels 

for the students and accommodation for migrants and the establishment of businesses. The 

values of land have risen because of the high demand for it by developers and speculators. 

This necessitated the poor farmer to choose between disposing of his farmland or having it 

encroached on by developers and influential people. The ongoing transformations in the land 

sector of the peri-urban communities have had significant implications for farming and 

livelihoods (Nyasulu and Ampadu 2011). 

The findings as in figure 4.7 show that 2.3% of the respondents believed that land use change 

is influenced by the land sector agencies. The key informants noted that the inaction of the 

land sector agencies in limiting the change in land use by ensuring that planning schemes 

were accordingly provided and enforced in the peri urban areas was to blame for the rapidly 

changing land use. As it gives landowners the leeway to embark on uncontrolled land 

subdivisions that come with its attendant problems. This finding confirms that of Mutua 

(2013) whose findings in a study conducted in Lower Kiandani suggested that poor official 

regulation of land use was among the reasons for land subdivision and land use change in the 

area. However, a technical officer in the Town and Country Planning Department (TCPD) in 

Wa attributed this phenomenon (changes in land use) in the peri urban areas to the nature of 

the land tenure system. According to him: 
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Families have the user rights to the lands in the peri urban areas and they have the 

ultimate say as to what these lands should be used for. As a result, these lands are 

given out to prospective developers even before the area is declared a planning zone. 

The landlords mostly engage the services of quack surveyors and some individuals in 

the land sector agencies who are mostly interested in the financial gains and are 

ready to do the bidding of the landlords. 

An officer with the Public and Vested Lands Division of the Lands Commission also blamed 

the land sector agencies for the uncontrolled change in land use in the peri urban area. He 

observed that: 

The fierce competition among land sector agencies in land subdivisions and their 

quest to changing every land use into residential use without enforcing land 

regulations is the reason for the increasing land use change in the peri urban areas. 

The findings also show that 23.7% of respondents believed that other factors such as 

urbanization, encroachment, competition among landowners over parcels of land, poverty 

and litigations were the issues reported to have played a role in the rapid change in land use. 

In an interview with the head of the tendamba in Bamahu, he disclosed that most of these 

land sales were sometimes occasioned by poverty and the need to settle certain unavoidable 

cost such as buying of foodstuffs, motorbikes, payment of medical and educational expenses 

and to provide housekeeping money. He added that: 

When landowners are in distress there is nothing they can do than to sell the only 

available asset which is the land. Sometimes these lands are even sold to litigate over 

other parcels of land. 
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These reasons assigned for the rampant leasing of the peri urban land is akin to the findings 

of F AO (2002) who opined that people sell lands to meet social pressures. Such attitudes of 

land owners contribute massively to the land use change and landlessness in the study areas. 

Figure 4.7: Factors Responsible For Land Use Change 

27.6 

Population 
growth 

community commercial Influence of 
projects agric land sector 

agencies 

Others Migration 

Source: Field Survey, 2016 

The study also wanted to find out how widespread lands are lost due to the factors discussed 

in figure 4.6. The findings as shown in figure 4.8 depict the fact that 66% of respondents had 

lost their lands to increasing urbanization and land subdivisions. Explicitly, the affected 

households will have to divert to other means of livelihood because of the lost of lands that 

would have been used for agricultural activities. According to Mutua (2013) peri- 

urbanization often comes along with new urban activities that constitute an opportunity for 

new livelihoods in urban-based employment. 
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Figure 4.8: Increasing Urbanization and Land Lost 

.. Source: Field Survey, 2016 

Table 4.5 illustrates the various ways by which these lands were lost culminating into 

landlessness. A whopping 4l.8% of those who argued they had lost their lands indicated it 

was through government's compulsory acquisition of the lands for the development of social 

infrastructure such as schools (UDS and Wa Polytechnic) and other community projects 

(cemeteries, playgrounds, markets, roads, forest, etc). Similarly, 30.8% also argued that they 

lost their lands through land subdivision either among family members or for lease. Lastly, 

the table 4.5 also displayed the fact that 27.4% of those who claimed they lost their lands 

indicated it was through such acts as forfeiture, encroachment and litigations. Important as 

land is to humans, especially for residents of rural communities who depend on it for 

livelihood, its lost will have some negative implications on the welfare and living standard of 

the households concerned since they will not have access to land for agricultural activities. 
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Table 4.5: Reasons Accounting for Land Lost 

Compulsory acquisition 

Land sub division 

Others 

Respondents Reasons for lost of lands 

38 

28 

25 

% No. 

41.8 

30.8 

27.4 

TOTAL 91 100.0 

Source: Field Survey, 2016 .. 
The research sought to find out whether attempts have been made by landowners to reserve 

or lease some lands mainly for agricultural activities in order to avoid transferring all the 

lands at the expense of agriculture activities. The finding shows that no landowner had 

actually reserved a parcel of land solely for agricultural activities. While the head of 

tendamba in Nakori argued that he had that in mind but that the area was yet to be surveyed. 

The head of tendamba in Bamahu said this in the interview: 

It had never occurred to me to allocate or lease some lands for the purpose of 

agricultural production. The urbanization rate was so fast that I was faced with a lot 

of issues that required money. To the extent that even lands allocated for social 

infrastructure (roads, market, toilet, etc) were sold to solve family problems. 

82 

 

 www.udsspace.uds.edu.gh 

 

 

 

 

 

 

 



------------------ .....•••• 

This is what the tendambalchief of Danko had to say regarding allocation of lands mainly for 

agricultural activities: 

In fact 1 thought of it and reserved a good number of acres for agricultural purposes 

but due to encroachment by private developers, influential people and unnecessary 

litigations 1 had to sell those lands to save myself the problems. 

Even though it was unarumous among the land sector agencies (Survey and Mapping, 

Valuation, Public and Vested Lands Management, Town and Country Planning Department) 

that agriculture ought to have been the dominant land use activity in the peri urban areas, they 

argued that they were yet to see a landowner registering a parcel of land for agricultural 

activities. This confirms the study done by Kasanga and Kotey (2000) in Wa when their study 

revealed the absence of agricultural land leases in the Upper West Region. 

The finding also show that as a result of the incessant land use change and the general 

indiscipline in the land sector, it is quite clear that the sampled household heads, chiefs and 

the tendamba were not satisfied with the role played by the land sector agencies in the study 

communities. As shown in figure 4.9, 92% of respondents were not happy with the activities 

of land sector agencies in the study communities, while 8% argued they were satisfied with 

on those lands. Just as some landowners complained of exorbitant fee charged by the land 
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the role they played regarding issues of land. While some key informants thought that there 

was a general lack of sensitization of the tendamba or landowning families by the land sector 

agencies on issues relating to land, others complained that their contribution to the general 

landlessness in the study communities was quite enormous since they aided land owners to 

subdivide lands that would take several years to be developed due to their remoteness. As 

opined by Kasanga and Kotey (2001), the preparation and approval of a planning scheme 

marks the end of agricultural landholdings for women and men alike who have been engaged 
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sector agencies for their services on matters relating to land, others decried their non 

enforcement of land use plans which could lead to the lost of indigenous livelihoods. 

Figure 4.9: The Perception of Respondents Regarding the Role of Land Sector Agencies 

. - 

• Satisfied • Not satisfied 

Source: Field Survey, 2016 

4.4 The Kinds of Livelihood Strategies Adopted 

The livelihood opportunities that were available to the study communities pnor to 

urbanization as depicted in figure 4.10 show that a colossal 94.2% (130) of household heads 

are engaged in agriculture as a source of livelihood, while 2.2% and 3.6% of household heads 

are into hunting and other livelihood sources respectively. This shows the importance of 

agriculture to the peri urban communities, such that the changing land use has adverse affects 

on indigenous livelihoods of the households. The incessant land use change has occasioned 

livelihood transformations. Most of the lands that were once used for agricultural activities 

have now been transformed into residential and other urban uses including the establishment 

of key institutions such as DDS and the Polytechnic which demanded massive landmasses for 
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their infrastructural projects. The effect of the changing land use according to households and 

key informants is enormous since it affects indigenous livelihoods. 

Figure 4.10: Main Sources of Livelihood Prior to Urbanization 

94.2 

2.2 3.6 

Agriculture Others 

.. 

Hunting 

Source: Field Survey, 2016 

The findings from the key informants interview and the land sector agencies point to the fact 

that the changes that are occurring in the peri urban communities will pose serious livelihood 

challenges to inhabitants because the peri urban areas are mostly agrarian and depend mostly 

on agriculture for their livelihoods. The findings as illustrated in figure 4.10 show that as 

much as 94% (130) of respondents confirmed that their livelihoods have been affected by the 

change in land use, while the rest of the respondents (6%) argued otherwise. The findings 

therefore agrees with Oduro, Adamtey and Ocloo (2015) that changes in livelihood patterns 

may lead to improved or worsened livelihood outcomes, in terms of employment, income and 

ability to meet household needs, among others. 
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Figure 4.11: Livelihood Transformation on Households 

• Positively affected _ Negatively affected 

Source: Field Survey, 2016 

While some respondents argued that the livelihood transformation is affecting them 

positively, others believed it is having an adverse effect on their households. Farmers are 

mostly affected because areas that were once used as farmland have now been used for 

residential and other urban uses. A household head in Danko noted: 

It is now cumbersome and costly to access land for agricultural activities in this 

community. All the lands have been sold to private developers and even if there were 

lands, landowners would have preferred leasing the lands to developers to giving 

them out free to farmers as use to be done. This has contributed to making farming 

now expensive to do in this community andfarm produce also expensive to buy. 
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Another respondent in Kpongu argued that the cost of living has shot up due to increasing 

population and limited cultivable land for farming. He noted that the reduced farmlands are 

having a toll on residents' incomes and livelihoods. According to the head of the tendamba in 

Bamahu; 
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Farmlands are diminishing and displacing many farmers. Those who still persevere 

to farm travel long distances to access their farms, thereby increasing travel time, 

cost, energy and reduced output. This has led to an increase in the cost of living and 

lower standard of living. We spend more on foodstuffs and other complementary cost 

these days. 

The findings also show that many of the youth who have been able to divert into meaningful 

jobs embraced the change in land use, since they postulated that their general welfare and 

standard of living has increased. A young household head in Nakori observed that: 

Even though farming is fast diminishing, we are now feeding better, wearing better 

clothes and living in decent shelter compared to the past. We used to go to bed on 

empty stomachs even when we were into full time farming but now we eat what we 

like. 

r • 

Livelihood assets are important determinants of households coping strategies. The kind of 

livelihood assets available to a household determines the livelihood outcome of that 

household. These livelihood assets include: financial, natural, social, human and physical 

livelihood assets. In order for people to achieve their desired goals they combine these assets. 

Livelihood assets are very critical for the restoration and reconstruction of household 

livelihoods. The findings depicted in table 4.6 show that 52.2% of household heads argued 

that the most dominant livelihood asset in the peri urban communities is the natural capital. 

Prior to urbanisation about 94.2% of households depend on subsistent agriculture for 

sustenance. However, figure 4.5 show that 73.2% (101) of the respondents now have access 

to land for agricultural activities. This shows that urban expansion has increased the range of 

land uses, demand, value and mode of acquisition of land and other natural resources in the 

peri-urban communities thereby affecting food production and livestock rearing. 
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Table 4.6: Kinds of Livelihood Assets Available 

Livelihood Assets Respondents 

No. % 

Natural 

Physical 

Human 

Financial 

Social 

72 

29 

15 

17 

05 

52.2 

21.0 

10.9 

12.3 

03.6 

TOTAL 138 100 

Source: Field Survey, 2016 

.. 

The study communities have predominantly Pre-Cambrian, granite and metamorphic rocks. 

This situation has created the opportunity for the development of a quarry on the Wa Busa 

road. The abundance of laterite soil in the study areas especially in Nakori is also excavated 

for roads and housing construction. The savannah ochrosols also support the growth of a 

variety of crops including millet, sorghum, soya beans, groundnuts, rice and yams. Land is an 

important livelihood asset in most peri urban areas and regarded as a source of wealth in 

many communities in Ghana. Findings from the key informants' interview revealed that 

though natural capital is the most available livelihood asset in the study communities, these 

lands are no longer secured due to encroachment, litigations and compulsory acquisition by 

government for social infrastructural development. The tendambas also capitalize on the 

growing construction industry to lease lands for sand and stone mining. As a consequence, 

the age-old customary land tenure system, in which it was possible in the past for residents to 

have easy access to land for farming and other purposes, has been replaced by the new land 

market, such that farmers who used to access land under the customary land tenure system 

have either lost their access to farmlands altogether or have to contend with drastic reductions 
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in the amount of land at their disposal. The findings revealed that a major consequence of 

the above phenomenon is the fact that only the aged and those without the financial 

wherewithal or necessary skills to go into nonfarm livelihood choices still depend on these 

unsecured lands for subsistence farming. 

.. 

The findings as shown in table 4.6 also revealed that 21 % of respondents argued that physical 

capital is the most dominant livelihood asset in the peri urban areas of late. This is evident by 

the fact that these communities have witnessed an improvement in infrastructural 

development such as roads, electricity, water and schools among others. This significant rise 

in infrastructural development has attracted migrant population, increased economic activities 

and drove up land values. The opening up of UDS and Wa Polytechnic has increased the 

population of these communities which is conducive for the growth of businesses. It is 

therefore not uncommon to see all kinds of businesses along the high ways of these 

communities. Businesses that were identified in this communities include retail trade, 

provision of services (hairdressing, barbering and dressmaking etc), electronic and auto 

repairs, artisanal services (plumbing, electric wiring and installations and painting, etc) and 

industrial activities (saw milling, metal fabrication and manufacture of cement blocks, etc). 

According to Oduro (n.d) business owners and people with specialized skills embraced 

growth because it represents an expansion of the market base of the goods and services they 

offer, while other residents saw it as an opportunity for them to either go into businesses or 

secure waged employment from business owners. While most household heads welcome the 

urban growth those without the wherewithal to take advantage of these opportunities 

complain of their loss livelihoods. This is because they either do not have the requisite skills 

to be meaningful in the peri urban land use transformations other than farming or lack the 
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financial and other forms of capital needed to participate meaningfully in the emerging non 

agricultural economy. 

.. 

The findings also show that 10.9% of respondents indicated human capital is the most 

available livelihood asset in these study communities. This represents the skills, knowledge, 

ability of labour, family size and good health that enable people or individuals to pursue 

different livelihood strategies in order to enhance their livelihood objectives. The study 

shows that rising urbanization and changing indigenous livelihoods has increased the 

acquisition of formal education and non-agricultural vocational or artisanal skills thereby 

contributing to improvements in the quality of human capital. According to Oduro (n.d) this 

phenomenon is partly attributed to the realization that peri-urban agriculture has become 

unsustainable (and that the only way to survive in the urban economy is to be educated or 

have some employable skills). The rising urbanization and population has also increased the 

access to education and health care. This has improved on the quality of human resource in 

these communities. 

Social capital looks at the benefits that one derives from social networks and connections 

among the members of a society. Table 4.6 displays the fact that 3.6% of respondents argued 

that social capital represents the most dominant livelihood asset in the peri urban areas. The 

key informants listed the following as some of the benefits that are derived from such 

connections: gifts, giving of lands for livelihood activities, loans, remittances and motivation. 

They also mentioned financial assistance from siblings, members of the extended family and 

friends in times of difficulties. Not only is this type of livelihood asset diminishing in the face 

of rising urbanization and population growth but it also induces dependency. A household 

head argued that had it not been the benevolence of his neighbours live would have been 

difficult for his household since he lost his farmlands to sand winning activities. But he 
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observed that he was given an alternative land to farm and also does some casual work 

through his connection with friends. 

Financial capital includes the financial resources that households use to achieve their 

livelihoods objectives. The most common financial sources include credit systems, savings, 

remittances and salary from jobs. The findings show that 12.5% of the respondents viewed it 

as the dominant livelihood asset in the study areas. Respondents indicated that they depend 

on their savings and earnings from the work that they do either as formal sector employees or 

informal sector workers. Those in the formal sectors noted they have access to loans from 

financial and non fmancial institutions because of the secured nature of their jobs. 

As the land use pattern unceasingly change in the study peri urban communities resulting in 

diminishing lands for farming activities, most inhabitants have resorted to alternative 

livelihoods as against their indigenous livelihood (agriculture). Table 4.6 shows the kinds of 

livelihood strategies inhabitants in the research communities adopted due to the diminishing 

lands for agricultural activities. While some of these alternative livelihoods are classified as 

farming activities, others are classified as non farming livelihood choices. Some of the 

respondents are however into multiple income sources and others resorted to migration. 

4.4.1: Natural Resource Based Livelihood Strategies 

Despite the rapidly changing economies of the peri urban communities due to rapid peri 

urbanisation, 25.3% of the respondents in these communities resort to land based livelihood 

strategies such as agricultural intensification and diversification, mining and quarrying and 

land sales by the tendambas. 

The incessant diminishing land for agricultural activities has pushed farmers into cultivating 

any available space in these peri urban communities as long as it is not developed. In a study 
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conducted by Abass, Afriyie and Adomako (2013) in the peri urban Kumasi, they observed 

that due to diminishing cultivable land, farming is mostly done on any land that is yet to be 

developed including farming along river banks, on building sites, open spaces and backyard 

farming. In the key informants interview it was explained that since the same piece of land 

had been cultivated for several years because of the unavailability of vacant lands to practice 

shifting cultivation, farmers had no choice than to continuously apply fertilizer on the same 

piece of land to maintain the depleting fertility levels in order to increase crop yields. This 

agrees with Abass, Afriyie and Adomako (2013) who observed that intensification is 

characterised by the use of fertilizer, irrigation, pest and weed control management to 

increase crop yield and income from agricultural production. 

The findings also revealed that some of the farmers are diversifying to early maturing crops 

such as beans, groundnuts and vegetables. This agrees with Abass, Afriyie and Adomako 

(2013) who postulated that farmers in peri urban areas shift to early maturing, high yielding 

crops and the growing of multiple food crops on a field. Extensive livestock/poultry farming 

has also given way to intensive livestock/poultry farming that need not large space to rear. A 

poultry farmer in Danko argued that he went into poultry farming because he lost his 

farmland to residential use and since he has been able to secure a plot of land he decided to 

use it for poultry farming which does not need large space to operate compared to farming. 
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The findings from the key informant's interviews also show that the tendambas in the peri 

urban communities are also taking advantage of the growing construction industry to release 

lands to developers for sand mining and stone quarrying activities. These miners destroy 

large tracts of arable lands in order to meet the demands of the booming construction 

industry. In Nakori a farmer argued that he lost his farmland to sand mining which compelled 

him to go into casual work. 
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The findings from the key informants' interview conducted also revealed that the tendambas 

are taking advantage of the rising land values in the study communities to make a living out 

of land sales. The tendambas lease the land to prospective buyers such as the speculators and 

private developers. Most of them have decided to solve their financial problems through land 

sales, to the extent that even pocket money is obtained by leasing lands. A tendamba in 

Bamahu argued that: 

The community is growing and the competition and demand for land is ever 

increasing. So, if you have a piece of land and you do not dispose of it you will either 

lose it through litigations or encroachment. 

He concluded that: 

The land sales have come to relieve us of a lot of burdens. Due to the unattractiveness 

of farming, we depend mostly on the land sales to solve most of our problems such as 

health care, education of the children, even marriage and others. 

The demand and competition for land sales has been so fierce among the tendamba that 

multiple land sales have become a canker in the study communities. 

Table 4.7: Kinds of Livelihood Alternatives Adopted 

Livelihood alternatives Respondents 

No. % 

35 25.3 

55 39.9 

39 28.3 

9 06.5 

138 100.0 

Natural Resource based activities 

Non-Natural Resource based activities 

Both Natural and Non-Natural Resource based activities 

Migration 

TOTAL 

Source: Field Survey, 2016 
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4.4.2: Non-Natural Resource Based Livelihood Strategies 

The finding of the study shows that 39.9% of respondents had resorted to varied non-farm 

livelihood sources such as trading, construction and provision of services. This agrees with 

Abass, Afriyie and Adomako (2013) who opined that the expansion of Kumasi has left 

residents with no other alternative but to switch from land-based livelihood activities to non 

land based income generating activities. Trading in both agricultural produce and 

manufactured goods remain a significant livelihood activity in the communities most 

especially for women. It is therefore not uncommon to see chains of businesses along the 

major routes of these communities offering diverse services to their customers. 

The rapid population growth and urbanization has also provided a fertile ground for those 

who are artisans to thrive. Some of them include tailors and dressmakers, plumbers, masons, 

carpenters, etc. A mason argues that the lands are difficult to obtain and farming generally is 

becoming unattractive, hence there is the need to join the booming construction sector in 

which the returns are even faster. The construction industry has generally engaged a chunk of 

the displaced farmers who have not got the wherewithal to start other businesses but have the 

skills to actively participate in the construction industry. Aside the artisans, the other category 

of people the construction industry engaged include the casual labourers. 

Another category of non-natural resource based livelihood activity is the provision of service. 

This includes teaching, barbering, motor repairs, driving, hairdressing, residentiallhostel 

rentals, etc. The findings from the interviews show that regarding residential/hostel rentals, 

displaced farmers in the rapidly urbanizing peri urban communities are converting their 

residential apartments into hostel/ residential facilities for renting to students and migrants 

especially in Bamahu, Danko and Kpongu. A redundant farmer in Bamahu noted that his only 

source of livelihood is the yearly rent he collects from students of UDS. 
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4.4.3: Both Natural and Non-Natural Resource Based Livelihood Strategies 

The findings as shown in table 4.6 indicate that 28.3% of respondents argued that they have 

adopted multiple livelihood strategies due to the limited lands for farming and the 

monetization of the peri urban economy. The study agrees with Marchetta (2011) whose 

study in Northern Ghana showed that the decline in land yields induced a widespread 

increase in non-farm activities that could generate complementary sources of earnings, as 

farming activities alone became hardly sufficient to meet the basic needs of the households. 

The adoption of multiple sources of income is meant to complement the dwindling earnings 

from the farming (Thuo, 2010). 

4.4.4: Migration as a Livelihood Strategy 

The study also reveals that migration is another livelihood option inhabitants resort to. Table 

4.6 shows that 6.5% of household heads seasonally migrate to other communities to continue 

with the farming activities or engage in other livelihood activities such as galamsay due to 

diminishing lands for agricultural activities. In a study conducted in Northern Ghana, 

Marchetta (2011) opines that rural-to-rural seasonal migration of some household members is 

the most widespread pattern of migration, which is still on the rise and triggered by poverty, 

while whole household migration is less common. These migrants are people with either no 

skill to divert into other sectors, no access to capital to start their own businesses or no access 

to land to continue with agricultural activities. They therefore seasonally migrate to some 

other communities where they can be meaningful with the farm work. 

As to whether other members of the households aside household heads also migrate to other 

communities due to change in land use, 33% of respondents as shown in figure 4.12 

answered in the affirmative and 67% of the respondents denied the assertion. 
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Figure 4.12: Migration by Households due to Change in Land Use 

• Migrated _ Not migrated 

Source: Field Survey, 2016 

4.5 Impact of Livelihood Strategies 

The rapidly changing land use patterns as noted earlier is forcing many farmers and would be 

farmers into other vocations or livelihood options in the study areas. The livelihood strategies 

employed by the rural households in the face of the diminishing lands for agricultural 

activities present varied livelihood outcomes as identified in the communities under study. 

The kinds of livelihood outcomes that people achieve are dependent on the livelihood 

strategies they adopt (petersen and Pedersen, 2010), thus increased incomes, improved living 

standards, improved or decreased well-being and just managing livelihood outcomes. While 

some of the livelihood outcomes are favourable and subsequently improved on the well being 

of households, others are unfavourable and had a deteriorating well being on the households. 

As to whether the changing land use was having a positive impact on the heads of 

households, figure 4.13 shows that 58% of the respondents confirmed the assertion that the 

change in land use is positively affecting their households while 39% of the respondents 
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disagree with the proposition. The rest of the respondents constituting 4% could not tell 

whether there was a positive impact on their households due to the land use change. 

Figure 4.13: Households Positively Affected by Livelihood Strategies Adopted 

• Agree 

• Disagree 

• Don't Know 

Source: Field Survey, 2016 

On the kinds of livelihood outcomes respondents are confronted with in the study 

communities, the findings show that 36% of the respondents as shown in table 4.7 had 

witnessed increased income. This finding agrees with Mensah (2014) whose research in 

Asutifi district on the livelihood opportunities on rural poor household observed that 

households have seen an upward movement in terms of livelihood incomes resulting from the 

livelihood alternatives adopted. For Mensah (2013), this enables households to pay for their 

children's education (both covert and overt cost) to improve their human capital and 

contribute to poverty reduction in the long-run, provide shelter or better their housing 

conditions, afford adequate health care and thus improve their mental, emotional and physical 

wellbeing which will consequently enhance their productive capacity among others. 
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Table 4.8: Forms of Livelihood Outcomes 

Livelihood outcomes Respondents 

No. % 

49 36 

25 18 

20 14 

30 22 

13 10 

138 100 

Increased income 

Improved living standards 

Improved well-being 

Decreased living standards 

Just managing 

TOTAL 

Source: Field Survey, 2016 

The study revealed that one major achievement attributed to increased income and the 

livelihood strategies according to the household heads and key informants was that of having 

the opportunity to educate their children. A household head in Nakori explained: 

The family then (when we were children) was not having any asset that could be sold 

to educate us. We were peasant farmers with no other means of earning an income. 

Even the farming we were doing hardly got us enough foodstuffs to last till the next 

harvesting period. So, which family head would sell the scanty foodstuffs to educate 

his kids? But now there are multiple income sources including land that can be sold 

to educate the kids. 

This has been reiterated by the head of the tendamba in Kpongu. According to him: 

Many of us have our children in school today because we are able to afford their 

school fees and other expenses. In fact, the lands are not even there for the children to 

cultivate, if you do not send them to school. If our parents had sent us to school we 

would have been senior officers now. 
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The study further revealed that as a result of the increased incomes, household heads 

indicated building stores for renting, houses and hostels for renting to migrants and the 

students of DDS and Wa Poly. Most of these projects are reported to have been undertaken 

out of the livelihood alternatives adopted and could not have been done during the period of 

pre urbanization (peasantry). 

Unlike when subsistence farming was the only form of livelihood option and households 

hardly had access to money, the study shows that with alternative livelihoods adopted 

respondents now have access to regular and increased income that can be used to finance 

household expenditures. A tailor in Bamahu espoused: 

We used to work throughout the farming season and yet it was difficult for us to buy 

common soap to bath and wash our clothes. Access to cash was quite difficult because 

of the kind of farming we did. These days, however, if I open my shop I know I will get 

money. So it is not a problem buying soap or solving petty family problems. 

The findings as shown in table 4.7 also demonstrate the fact that 18% of the respondents 

argued there was an improvement in their living standards. The increased income of 

respondents has led to improved household living standards regarding the satisfaction of 

health care needs, better feeding and accommodation amongst others. The study shows that 

households now live in decent houses and wear decent clothing just because of the livelihood 

alternative adopted. A barber in Bamahu argued: 

My life has changed overnight. The quality of my life and that of my household has 

improved and far better than when I was primarily farming. Thus, better cloths, food 

and decent accommodation for my family. 
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A cleaner in UDS added: 

How could 1 have built a block house with the kind of subsistence farming 1 do? 1 now 

have more rooms than my household can occupy. 1 rent the rests to the students of 

UDS and anybody who needs a room. My life is far better than before. 

Table 4.7 also shows that 14% of respondents argued they have witnessed improved well 

being partly attributable to the improved income and standard of living. This is in consonance 

with Marchetta (2011). According to Marchetta (2011) in a study conducted in northern 

Ghana on the livelihood strategies adopted due to the declining incomes on agricultural 

activities, people perceptions about their actual well-being compared to their well-being 20 

years ago are mildly positive. Marchetta (2011) opines that the common feeling among 

almost all the community members is that people are now better off than they used to be. In 

the key informants' interview, respondents enumerated happiness, comfortability and 

satisfaction with life and achievements made as their indicators of better well being. 

Just as the two sides of the coin, the livelihood alternatives adopted by residents of the study 

communities come with both good and bad livelihood outcomes. And so, there are as many 

regrets or negative livelihood outcomes as there are positive livelihood outcomes or gains. 

Table 4.7 further indicate the fact that 22% of respondents have witnessed decreased living 

standards resulting from the livelihood strategies adopted. A casual worker in Bamahu 

explained: 

1 have been compelled to sell my farmland due to urbanization and my household is 

now in perpetual poverty. No job, no money and no land to farm. We cannot even pay 

our bills, cloth or feed well. Life is now a hell in Bamahu since everything is about 

money including visiting the toilet. Our quality of life is plummeting day by day. 

100 

 

 www.udsspace.uds.edu.gh 

 

 

 

 

 

 

 



The findings agrees with Cohen & Garret (2009) who argues that transition from rural 

agrarian economy to urban monetary economy allows every commodity or service to be 

quantified in monetary terms and this serves as constraints on the livelihood of residents as 

people now have to purchase almost everything they need including food, fuel for cooking, 

housing, transportation, healthcare, education and other goods and services. This 

phenomenon is therefore having a negative impact on the living standards of inhabitants of 

the study communities. 

. - 

The fmdings from the key informant interview also revealed that many of those without a 

meaningful trade or money to start a business resort to either farming on unsecured lands or 

engaging in sand winning or as casual workers. This phenomenon agrees with Ellias and 

Allison (2004) as cited in Cotula et al (2006) who opined that livelihood diversification 

patterns are highly differentiated, while the "haves" diversify into off farm businesses, the 

poor diversify into casual wage work especially in farming and construction. The earnings 

from these kinds of livelihood alternatives are so meagre that they can hardly meet the needs 

of their households. This compels some household heads to describe the peri urban 

communities as "living hel1s" now. A household head in Bamahu argued: 

101 

There are times I roam the entire community without finding a job to do. When that 

happens then my family sleeps on empty stomach. How can one survive on this kind of 

work and what kind of future can I give to my children? 

The findings also show that farming is increasingly becoming expensive and unattractive due 

to difficulty in accessing farmland by the average farmer, the increasing cost of inputs, labour 

and the distance to the farms. The phenomenon has therefore increased the cost of farm 

produce and living. According to a charcoal seller in Danko: 
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Today, we have to buy even pepper and tomatoes because our farmlands have been 

used to build houses. This has increased the cost of living as we spend a lot of money 

in buying foodstuffs that could have been gotten from our farms if the lands were still 

accessible. In fact we live as if we are in the centre of Wa. Life is becoming difficult 

for us (household). 

The finding from the key informants' interview also revealed that though the tendamba (first 

settlers) are behind the land transfers in the study communities, their living standards have 

not improved in accordance with the quantity of lands they transferred. In an interview with 

the head of tendamba in Danko, he revealed that despite the large number of acres transferred 

life has not improved in anyway. He added that the family still occupies the same old 

structures (houses) with no investments anywhere for the future generations to depend on and 

wish he could reverse the clock of time. He argues that living standards are reducing. 

Table 4.7 further shows that 10% of the respondents believed they were just managing. By 

implication, the quality of life has neither improved nor reduced in spite of the livelihood 

strategies adopted. 

4.5.1 Beneficiaries of the Land Use Change 

These are the categories of people who have benefitted from the change in land use or the 

livelihood alternatives adopted. As shown in table 4.8, these categories of people include: 

artisans, tendamba, private developers, traders, casual workers and farmers. The findings in 

table 4.8 show that 18% of respondents agreed that the tendamba are the beneficiaries of the 

rapid urbanization and land transfers in the study areas. According to a household head: 
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Land is a gift of nature and not produced by anybody. It is bequeathed to the current 

generation by the past generations. The rising land values have subsequently pushed 
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many landowners to sell these lands without a thought of their heirs. Though some of 

them could not do anything meaningful with these monies, many others have done 

proper investments with the proceeds. 

Table 4.9: Categories of People who Benefited from the Changing Land Use 

Beneficiaries of the land use Respondents 

change 
No. % 

Artisans 26 19 

Tendamba 25 18 

Private developers 35 25 

Traders 40 29 

Casual workers 5 4 

Farmers 7 5 

TOTAL 138 100 

Source: Field Survey, 2016 

Table 4.8 reveals that 25% of the respondents argued that private developers were 

beneficiaries of the urbanization and changing land use. They have been able to take 

advantage of the rising population and need for houses to provide residential facilities for 

renting. Many of the migrants who are mostly students have been accommodated by these 
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The study also revealed that 19% ofthe respondents as shown in table 4.8 argued that artisans 

are the beneficiaries of the land use change. It was revealed in the interviews that the vibrant 

construction sector had offered opportunities to many professionals including artisans such as 

painters, carpenters, masons, plumbers, etc. As urbanization rate increases, the need for 

housing equally rises which provide opportunities to the employable in the construction 

industry. Others such as fabricators, tailors and dressmakers also take advantage of the rapid 

urbanization and population growth. 
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facilities in the study communities especially in Bamahu and Kpongu. This attracts high rents 

and tends to boost the incomes of the private developers. 

The findings as in table 4.8 also show that a whopping 29% of the respondents demonstrated 

that traders are the beneficiaries of the rapid urbanization and land use change in the peri 

urban areas. These are people with the business acumen and the capital to start or expand 

existing businesses in the mix of the exploding populations and improved social 

infrastructure in the study communities, especially in Bamahu, Danko and Kpongu. The 

exploding population growth in the peri urban areas has provided market for the business 

men and women. 

The other beneficiaries of rapid urbanization and land use change include casual workers and 

farmers. The findings in table 4.8 reveal that 4% and 5% of respondents noted that casual 

workers and farmers respectively were also beneficiaries of the rapid urbanization and the 

changing land use. The lower percentages reveal the unattractiveness of the sectors as against 

other categories of people. In the interviews conducted, women have been singled out as 

people who have benefitted massively from the urbanization and land use change. This has 

been corroborated by a petty trader in Bamahu: 

I used to work mainly for my husband during the period of active farming. Except 

feeding, I used not to benefit at all from the farm, even salt was difficult to buy. But 

now, with the little petty business I do I am able to provide my needs, take good care 

of myself and even look more beautiful now. 

This findings agree with Marchetta (2011) who opines that women almost invariably argue to 

be more emancipated due to the changing livelihoods in northern Ghana as they now 
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contribute more to household income generation, and this gives them a greater role in the 

decision making process within the family and within the community. 
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CHAPTER FIVE 

SUMMARY, CONCLUSIONS AND RECOMMENDATIONS 

5.0 Introduction 

This chapter presents the concluding part of the study. It covers the major findings, 

conclusions and recommendations based on the findings. 

5.1 Summary of the Findings 

5.1.1 Nature ofthe Land Tenure System 

The study reveals that the land in the study communities (Bamahu, Kpongu, Nakori and 

Danko) belongs to the clanltendamba (first settlers). The lands are therefore communally 

owned and headed by the clan head or the head of the tendamba. The user rights to these 

lands are conferred on the families of these clans who exercises control and use of the land. 

Members of the families have equal right to these lands. However, this kind of landownership 

system coupled with the rapid urbanization has made indiscriminate land transfers inevitable 

resulting in landlessness. 

The findings also revealed that there is a shift in the way customary land is perceived today 

compared to a decade past. Customary land is now perceived as a commodity or asset that 

can be traded. This perception is contrary to the tenets of customary land which was spiritual, 

social and communal. Landholding families are therefore leasing these lands to migrants in 

exchange for money irrespective of the livelihood consequences. 

The study also reveals the fact that the change in the perception of land due to rapid 

urbanization in these communities has greatly influenced land ownership, land transfers and 

land use. Momentarily, the ownership rights to most of the peri urban lands have been 
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transferred to migrants through leasing. Land transfers which used to be mostly through 

inheritance and gift and formalized by kola, a fowl or an annual homage with foodstuffs has 

now been monetised. Land is now exchanged with money. Invariably, the use of the land has 

also changed in these communities from agriculture to mostly residential use. 

The findings have also unearthed the fact that the incessant transfer of lands ill these 

communities has reduced drastically their landholdings. This has adversely affected 

agricultural production as many of those who are willing to engage in agriculture are not able 

to because of the uneasy access to agricultural lands. Others are however compelled to farm 

on every available undeveloped land. 

5.1.2 Factors Responsible for Land Use Change 

The findings were emphatic that prior to urbanization (a decade ago), lands in the peri urban 

.. areas were used primarily for agricultural purposes. However with the emergence of 

urbanization in these communities, land use has shifted from agriculture to residential, 

commercial, projectization (social infrastructure) and other urban uses. 

The study revealed that many factors accounted for this incessant change in land use in the 

peri urban areas. These include: migration, population growth, urbanization, projectization, 

the influence of the land sector agencies, poverty, litigations, encroachment, greed and the 

nature of the land tenure system. The rapid urbanization coupled with these factors have led 

landowners into landlessness through land subdivisions, compulsory acquisition, 

encroachments and litigations. These factors have accounted for the rapidly diminishing lands 

for agricultural activities. 

Another finding the study has revealed is that households and key informants are not 

generally happy with the activities of the land sector agencies regarding land. They attributed 
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the rapid land use change to the inactions of the land sector agencies regarding the 

enforcement of land use regulations and their collaboration with landowners to subdivide 

even very remote lands that might take years for development to get there. 

5.1.3 Kinds of Livelihood Strategies Adopted 

.. 

The finding revealed that the changing land use in the study communities has affected 

agricultural lands and displaced many households that previously depend on farming as a 

means of livelihood. As a result many households have adopted livelihood strategies such as 

non-farm or farm or a combination of both. Some of the non farm businesses include food 

vending, dressmaking, plumbing, masonry, carpentry, retail trade, migration, etc. Those of 

the on farm livelihood strategies include agricultural intensification where due to lack of 

space a piece of land is cultivated for years by the use of fertilizer to replenish the lost soil 

fertility and diversification where households shift from the cultivation of crops to poultry or 

animal rearing. Many of the households however, practice multiple livelihood options. 

5.1.4 Impact/Outcome of the Livelihood Strategies 

The findings of the study reveal that the livelihood strategies adopted have both negative and 

positive outcomes on the welfare of the households. It is revealing to note that majority of the 

respondents embrace the change despite the challenges. While those respondents into 

meaningful jobs reveal there are improvements in their living standards in terms of better 

shelter or accommodation, ability to afford health care and children educational needs and 

better feeding, those into casual jobs and farming complain of reduced living standards due to 

the meagre earnings they make against the monetised economy they have to grapple with. 
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Another finding is that those who have actually benefitted from the land transfers and change 

in land use are the tendamba, private developers, artisans, food vendors, retail traders, 

dressmakers/tailors, etc. 

5.2 Conclusions 

Based on the findings of the study, the following conclusions have been drawn under the 

objectives of the research. 

5.2.1 Nature of the Land Tenure System 

, . 

From the study it can be concluded that land ownership is primarily communal and belong to 

the first settlers or the tendamba. While the families enjoy the user rights of these lands the 

clan heads exercise supervisory role. With the advent of urbanization, land is now perceived 

as a commodity which can be exchanged for money. The rapidly urbanizing nature of the peri 

urban communities coupled with the land use rights conferred on families of the tendamba is 

an enough catalyst to facilitate land transfers. This phenomenon has reduced the landholdings 

of the families to the extent that the tendamba of Bamahu and Danko do not have any more 

vacant lands that can be leased or used for farming activities. 

5.2.2 Factors Responsible for Land Use Change 

It can also be concluded that despite urbanization, other factors have contributed to the 

rapidly changing land use in the study communities. They include migration, population 

growth, projectization and influence of land sector agencies. Other factors include poverty, 

litigations, encroachments and the general nature of the land tenure system. These factors 

have occasioned land subdivisions, compulsory acquisition of land, forfeiture and others such 
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as encroachment and litigations. They are therefore the contributing factors to general 

landlessness of landholders in the study areas. 

5.2.3 Kinds of Livelihood Strategies Adopted 

The study further reveals that due to the changing land use, household heads are adopting 

livelihood strategies depending on the kind of asset they possess such as financial, natural, 

physical, human and social. The livelihood strategies have therefore been classified into farm 

and non-farm activities or both. Off farm livelihood strategies include food vending, 

dressmaking, plumbing, masonry, carpentry, retail trade, migration, etc. Those of the on farm 

livelihood strategies include agricultural intensification and diversification. Many of the 

households however, practice multiple livelihood options. 

5.2.4 Impact/Outcome of the Livelihood Strategies 

.. It can also be concluded that the livelihood alternatives adopted due to changing land use 

have both positive and negative outcomes. While respondents with good earnings from their 

livelihood alternatives are embracing the change, those with little earnings such as the casual 

workers and respondents with limited or unsecure lands for agricultural activities complain 

about reducing welfare. Respondents in the category of casual labourers argued they are not 

able to afford better feeding, education and health care for their families among others which 

leads to abject poverty and lower living standards. Meanwhile, those into petty trading, 

artisanship, among others are able to afford better feeding, health care and education of their 

families. 
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5.3 Recommendations 

Based on the findings, the following recommendations were made; 

.:. The Municipal Assembly in conjunction with the land sector agencies should carry 

out public education and sensitization of landholding families in the peri urban areas 

on the dangers of the reckless subdivision and transfer of family lands. The willful 

subdivision of land among family members regardless of size should be discouraged. 

The peri urban landholding families should be interested in the economic feasibility of 

land and not just mere private ownership. The combined ownership of family lands 

should therefore be encouraged . 

• :. The land sector agencies should institute public policy intervention to tone down the 

rate at which agricultural lands are leased for residential and other urban uses. This 

.. includes the classification of land into fertile and non fertile land in order to channel 

urban expansion to the least fertile lands first. The rapid conversion of these lands 

threaten secure food production and the very livelihood of the average peri urban 

person due to the absence of alternative and more sustainable livelihood strategies in 

these communities . 

• :. Most of the peri urban landholding families subdivide and transfer their lands in order 

to raise money for varied uses including meeting the demands of the monetized 

economy. A deliberate public policy intervention should therefore be instituted to 

enable government and civil society organizations provide sustainable jobs to 

empower the peri urban inhabitants economically to ease the pressure on land . 

• :. Peri urban farmers should be encouraged by the agricultural extension officers to 

embrace agricultural intensification, diversification and the general modem 
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agricultural practices such as the use of high value crops and animals production. The 

agricultural extension services should be accessible to inhabitants to improve crops 

and animals production . 

• :. The Municipal Assembly, the banks and civil society organizations should make 

credit facilities available to the inhabitants of the peri urban communities at reduced 

interest rates to enhance intensification, diversification and modernization of 

agriculture. It should also be extended to starters and those in existing businesses to 

begin and expand their trades as this will end up economically empowering the 

households and landholders to curtail land transfers to migrants and land speculators . 

• :. The Municipal Assembly in conjunction with civil society organizations should come 

to the aid of farmers to get ready market for their produce. This will make farming 

quite lucrative and entice the youth to join the agricultural vocation as most of the 

youth are discouraged by the lack of ready markets which increases the unprofitability 

of agriculture and pushes landowners to transfer their agricultural lands to land 

seekers . 

• :. The Municipal Assembly in conjunction with civil society organizations should also 

organize training programmes for farmers, artisanal practitioners and other 

economically productive ventures including basic business skills for inhabitants of the 

peri urban communities. This will increase their capacity and productivity in their 

chosen alternative livelihoods to mitigate the effect of the land transfers and 

diminishing lands for agricultural activities. 

112 

 

 www.udsspace.uds.edu.gh 

 

 

 

 

 

 

 



REFERENCES 

Abass K., Afriyie, K., & Adomako, J. A. A. (2013). Household responses to livelihood 

transformation in peri-urban Kumasi. Journal of Sustainable Development, 6 (6), 

Pg, 121-134. 

Abgosu, L., Awumbila, M., Dowuma-Hammond, c., & Tsikata, D. (2007). Customary and 

statutory land tenure and land policy in Ghana. Institute of Social Statistical and 

Economic Research (ISSER) 

Ahyigyina, C. (1999). The changing pattern of land uses along major roads in Kumasi. 

Unpublished B.Sc. (Planning) Special Study Submitted to the Department of 

Planning, KNUST, Kumasi. 

Akrofi, E. O. (2013). Assessing customary land administration systems for peri-urban land in 

Ghana. PHD Thesis, University of Cape Town. 

Alhassan o. (2006). Land Access and Security of Tenure in Ghana: Some considerations for 

improvement and the outcome report of the thematic dialogue held on 24th 

January, 2006. International Conference on Agrarian Reform and Rural 

Development (lCARRD), Brazil. 

Appiah D. 0, Bugri J. T., Forkuo E. K. & Boateng P. K. (2014). Determinants of peri 

urbanization and land use change patterns in peri-urban Ghana. Journal of 

Sustainable Development, 7(6), Pp 95-106 

Appiah-Opoku, S., & Hyma, B. (1999). Indigenous institutions and resource management in 

Ghana. Indigenous Knowledge and Development Monitor, 7(3), 15-17. 

113 

 

 www.udsspace.uds.edu.gh 

 

 

 

 

 

 

 



Arko-Adjei, A; De Jong. J. D; Zevenbergen, J. & Tuladhar, A. (2010). Customary tenure 

institutions and good governance. International federation of surveyors' article of 

the month - September 2010, Sydney, Australia. 

Asiama, S. O. (2007). Comparative study of land administration systems: Case study-Ghana 

Retrieved from www.landcoalition.org/pdf/wbtghana.pdfon 6th may, 2016. 

Aryeetey, E., AI-Hassan, R., Asuming-Brempong, S., & Twerefou, D. K. (2007). The 

organization of land markets and production in Ghana, Technical Publication 

No. 73, Institute of Social Statistical and Economic Research (ISSER) 

AUC-ECA-AfDB Consortium (2010). Land Policy in Africa: A framework to strengthen land 

rights, enhance productivity and secure livelihoods. Framework and guidelines 

on land policy in Africa, Addis Ababa, Ethiopia. 

Bambangi, S. & Abubakari, A. (2013). Ownership and access to land in urban Mamprugu, 

Northern Ghana. International Journal of Research in Social Sciences, 2(2), Pp 

1-14 

Bekele, H. (2005). Urbanization and urban sprawl. Master of Science Thesis No. 294. 

Department of infrastructure section of building and real estate economics 

Kungliga Tekniska Hogskolan. 

Bentsi-Enchil, K. (1975). The traditional legal systems of Africa. In Lawson F.H. (Ed.). 

Property and trust. International Encyclopaedia of Comparative Law, 6(4), 68- 

101 

114 

 

 www.udsspace.uds.edu.gh 

 

 

 

 

 

 

 



Bhattacherjee, A. (2012). Social Science Research: Principles, Methods, and Practices (2nd 

Ed). USF Tampa Bay Open Access Textbooks Collection. Book 3. 

http://scholarcommons.usf.eduloa_textbooks/3 

Blocher, J. (2006). Building on custom: Land tenure policy and economic development in 

Ghana. Yale Human Rights and Development L.J. Vol, 9. Pp 166 - 170 

Bloom D. E., & Khanna, T. (2007). The urban revolution, finance and development. A 

quarterly magazine of the IMF. 

http://www.imf.org/external/pubs/ftlfandd/2007/09/index.htm 

Briassoulis, H. (n.d). Factors influencing land use and land cover change. Land Use, Land 

Cover and Soil Sciences. Vol.l. Encyclopaedia of Life Support Systems (EOLSS) 

Carruthers, 1. 1. (2003). Growth at the fringe: The influence of political fragmentation in 

United States metropolitan areas. Papers in Regional Science 82 (4): 475-499. 

Cinner, J. E., & Bodin O. (2010). Livelihood diversification in tropical coastal communities: 

A network based approach to analysing 'livelihood landscapes'. PLos One, 5(8), 

el1999. http://dx.doi.org/10.1371/journal.pone.0011999 

Cohen, J. M., & Garret, L. J. (2009). The food price crises and urban food (in) security. Sage 

publications on behalf of lIED: 469-470. Retrieved January 9, 2016, from 

http://eau.sagepub.com!contentl22/2/467 

Colson, E. (1971). The impact of the colonial period on the defmition of land rights. P. 193- 

215. InV. Turner (ed) Colonialism in Africa, 1870-1960: Volume 3. CUP, 

Cambridge. 

115 

 

 www.udsspace.uds.edu.gh 

 

 

 

 

 

 

 



Cotula, L. (2006). Changes in customary land tenure systems in Africa. Access to natural 

resources sub-programme, LSP Working Paper 38. 

Cotula L., Toulmin, C., & Hesse, C. (2004). Land tenure and administration in Africa: 

Lessons of experience and emerging issues. International Institute for 

Environment and Development, London 

Cotula L., Toulmin C. & Quan J., (2006). Better land access for the rural poor. Lessons from 

experience and challenges ahead lIED, FAO. ISBN: 1-84369-632-0 

Creswell, J. W. (2009). Research design: Qualitative, quantitative, and mixed methods 

approaches (3rd Ed.). London, Sage Publications Ltd. 

. . 

De Haas, H., (2003). Migration and development in southern Morocco: The disparate socio 

economic impacts of out-migration on the Todgha Oasis Valley, Grafische 

Communicatie, Rotterdam . 

Deininger, K., & Feder, G. (2014). Land institutions and land markets. Policy Research 

Working Paper 2014. A Product of Rural Development, Development Research 

Group. 

DFID, (2000). Sustainable livelihoods guidance sheets. Department for International 

Development. 

DFID (2002), Better livelihoods for poor people: The role of land policy. DFID Draft 

Consultation Document. Retrieved from 

http://eldis.org/vfile/upload/lIdocumentl0708/DOC 11 008pdf on June 4, 2016. 

Djokoto G. and Opoku K. (2010), Land tenure in Ghana: Making a case for incorporation of 

customary law in land administration and areas of intervention by the growing 

116 

 

 www.udsspace.uds.edu.gh 

 

 

 

 

 

 

 



forest partnership. Commissioned by international union for the conservation of 

nature and growmg forest partnership. Retrieved from 

http://www.growingforestpartnerships.orgisites/gfp.iiedlist.orgifiles/docs/ghanalg 

hana _land _ tenure-gfp _project. pdf 

Drescher, A. W., & Iaquinta, D. T. (2002), Urbanization-Linking-Development across the 

changing landscape". Final draft, Rome. 

Ebert, F. (2000). "Making a Future for Cities: Development Policy in the Urban Century". 

Federal Ministry for Economic Cooperation and Development, US, Press and 

Public Relations. 

Economic Commission for Africa (2004), land tenure systems and their impacts on food 

security and sustainable development in Africa, Addis Ababa, Ethiopia. 

ECA/SDD/OS/09 

Ellis, F., & Allison, E. (2004), Linking livelihood diversification to natural resources in a 

poverty reduction context, Rome, F AO. 

FAO (2002), Land tenure and rural development. FAO Land Tenure Studies 3, Rome, Italy 

Fiadzigbey, M. E. (2006) Customary Land Administrator in Ghana - Challenges and 

Prospects. Shaping the Change XXIII FIG Congress Munich, Germany, October 

8-13 

Gray, D. E. (2004), Doing Research in the Real World. Sage Publications, London. 

Ghana Statistical Service (2010), Population and Housing Census, Accra. 

117 

 

 www.udsspace.uds.edu.gh 

 

 

 

 

 

 

 



Ghana Statistical Service (2013), 2010 Population and Housing Census, Regional Analytical 

Report, Upper West Region 

Ghana Statistical Service (2013), 2010 Population and Housing Census, National Analytical 

Report 

Ghana Statistical Service (2014), 2010 Population and Housing Census, District Analytical 

Report, Wa Municipality. 

Ghana Statistical Service (2005), Socio-economic and Demographic Trends Analysis. 

Population data analysis report, volume 1. 

Gyasi, E. A. (1994). The adaptability of African communal land tenure to economic 

opportunity: The example of land acquisition for oil palm farming in Ghana, 

Africa. Journal of the International African Institute, 64(3), 391-405 

- . 
Hart, K. (1973). Informal income opportunities and urban employment in Ghana. Journal of 

Modern African Studies, 11(1),61-89. 

Hove, M. (2013). The urban crisis in sub-Saharan Africa: A threat to human security and 

sustainable development. Stability, 2( 1), 1-14, DOl: 

http://dx.doi.org/10.5334/sta.ap 

lchimura, M. (2003), Urbanization, urban environment and land use: Challenges and 

opportunities, Asia-Pacific Forum for Environment And Development Expert 

Meeting 23 January 2003 Guilin, People's Republic Of China, 

Apfed31Eml031D0c.5 

118 

 

 www.udsspace.uds.edu.gh 

 

 

 

 

 

 

 



IF AD (2015), Land tenure security and poverty reduction. Retrieved from 

https:/lwww.ifad.org/documentsll 0 18010f7l5abf- 3 f59-4l f6-ac08- 2840 3 ebd27 1 f 

on 12th May, 2016. 

Irwin, E. G., & Geoghegan, J. (2001). Theory, data, methods: Developing spatially explicit 

economic models of land use change. Agriculture, Ecosystems and Environment, 

85, 7-23. http://dx.doi.org/10.1016/S0167-8809(0 1 )00200-6 

Isard, W. (1956). Location and Space Economy. Cambridge, M.I.T. Press. 

Jick T. D. (1979). Mixing qualitative and quantitative methods: Triangulation in action. 

Administrative Science Quarterly, 24(4). Retrieved from 

http://www.jstor.org/stable/2392366 on 10th May, 2016. 

.. 
Johnson, R. B., Onwuegbuzie, A. J., & Turner L. A. (2007). Towards a definition of mixed 

methods research. Journal of Mixed Methods Research. Volume 1 Number 2, Pg 

115. Retrieved from http://mmr.sagepub.com/cgi/contentlabstractl1/21l12 

Kasanga R. K. (1995). Land tenure and regional investment prospects: the case of the tenurial 

systems of Northern Ghana. Property Management, 13(2), 21 - 31 DOl: 

http://dx.doi.orgIl0.ll08/0263747951 0083780 

Kasanga K. (2002), Land Policy and Marginality: The need for participatory land 

management in Ghana, in urban land management in Africa. 

Kasanga, K. (2003). Land resource management for agricultural development. Land as a 

resource for development. Accra: Proceedings of the Ghana Academy of Arts and 

Sciences, 36: 54-1 06 

119 

 

 www.udsspace.uds.edu.gh 

 

 

 

 

 

 

 



Kasanga, K., Cochrane, J., King, R. & Roth, M. (1996). Land markets and legal 

contradictions in the peri-urban area of Accra, Ghana. Informant interview and 

secondary data investigation, Land Tenure Centre (LTC) Research Paper No.127, 

University of Wisconsin-Madison, USA and Land Administration Research 

Centre, University of Science and Technology, Kumasi, Ghana. 

Kasanga, K., & Kotey, N. A. (2001). Land management in Ghana: building on tradition and 

modernity. International Institute of Environment and Development, London. Pg 

17. Retrieved June 19, 2014, from 

http://www . pubs. iied.org/pdfs/9002IIED. pdf?pagewanted=all 

Kothari, R. C. (2004). Research Methodology: Methods and Techniques (2nd Revised Ed). 

Daryaganj, New Delhi, New Age International (P) Limited. 

Knight R. S. (2010). Statutory recognition of customary land rights in Africa: An 

investigation into best practices for lawmaking and implementation. F AO 

Legislative Study 105. 

Kollmair, M., & Gamper, St. (2002). The sustainable livelihood approach. Input paper for the 

integrated training course of NCCR North-South. Development Study Group. 

University of Zurich. 

Kotey, N. A. (1995). Land and tree tenure and rural development forestry in northern Ghana. 

University of Ghana Law Journal, Vol. 19. Pg 102-l32. 

Kotey, N. A. & Tsikata E. (1998). "Women and land rights in Ghana" in Akua 

Kuenyehia(ed). Women and law in West Africa: A situational analysis of some 

key issues affecting women. WaL W A, University of Ghana. 

120 

 

 www.udsspace.uds.edu.gh 

 

 

 

 

 

 

 



= 

Larbi, O. W. (2008), Compulsory land acquisition and compensation in Ghana: Searching for 

alternative policies and strategies (A presentation at FIGIF AOICNG International 

Seminar on State and Public Sector Land Management, Verona, Italy, in 

September 2008 

Leedy, P. D., & Ormrod, J. E. (2010). Practical Research: Planning and Design (9th Ed). 

New Jersey, Pearson Education. 

Lockeretz, W. (1988). Urban influences on the amount and structure of agriculture in the 

North-Eastern United States. Landscape and Urban Planning, 16, 229-244. 

Mahama, C.A. & Baffour, O.A. (2009), "Management of stool land revenue in Ghana: A 

study of the Nkawie and Toase stools of the Atwima Nwabiagya District of the 

Ashanti Region", Journal of Science and Technology, Vol. 29 No.1, pp. 28-38. 

Marchetta F. (2011). On the move livelihood strategies in northern Ghana. CERDI, Etudes et 

Documents, E 2011.13. Retrieved from http://publi.cerdi.orgledl2011/2011.13.pdf 

on May 4,2016. 

121 

Maxwell, D., Levin, C., Armar-Klemesu, M., Ruel, M., Morris, S., & Ahiadeke, C. (2000). 

Urban livelihoods and food and nutrition security in Greater Accra, Ghana. 

International Food Policy Research Institute in Collaboration with Noguchi 

Memorial Institute for Medical Research World Health Organization. Research 

Report, 112. 

McGranahan, G. & Satterthwaite, D. (2014). Urbanisation concepts and trends. lIED 

Working Paper, June 2014. Retrieved from http://pubs.iied.orglpdfs/l0709IIED 

on 20th July, 2016. 

 

 www.udsspace.uds.edu.gh 

 

 

 

 

 

 

 



Mensah, K. K. (2014). Assessing the livelihood opportunities of rural poor households: A 

case study of Asutifi District. A Thesis Submitted to the Department of Planning, 

Kwame Nkrumah University of Science and Technology Kumasi, in Partial 

fulfilment of the requirements for the Degree of Master Of Science in 

Development Policy And Planning. 

Ministry of Lands and Natural Resources (2011), Implementation of Ghana Shared Growth 

And Development Agenda (GSGDA), Annual Progress Report - 2011. Retrieved 

fromhttps://s3.amazonaws.comindpcstatic/pubication/Min+of+Lands&NaturalRe 

sources+2011 +APR.pdf on March 7, 2016 

Mubela, M. (2012). Africa's demographic trends, briefing notes for AIDB's long term 

strategy. African Development Bank Group. 

, . Mutua, R. M. (2013). The effect of peri-urban development on the livelihoods of indigenous 

households: The case of lower Kiandani area, Macahakos Municipality. An 

Unpublished Thesis Submitted in Partial Fulfilment for the Degree of Master of 

Arts in Planning in the Department of Urban and Regional Planning, University 

of Nairobi. 

Munkner, H. H. (1995). Synthesis of current state and trends in land tenure, land policy and 

land law in Africa. Study for the guiding principles: Land tenure in Development 

cooperation. 

Naab, F. Z., Dinye, R. D., & Kasanga, R. K. (2013). Urbanization and its impact on 

agricultural lands in growing cities in developing countries: A case of Tamale in 

Ghana. Modern Social Sciences Journal, No.2, 256 - 287. 

122 

 

 www.udsspace.uds.edu.gh 

 

 

 

 

 

 

 



National Development Planning Commission (2008). "A National Strategy for Sustainable 

Human Settlements in Ghana", Draft Report, Accra, Government of Ghana. 

Nyasulu, T. U. & Ampadu, R. A. (2011). Customary land access and accountability III 

Ghana: Effects of land allocation practices on local livelihoods. Conference on 

International Research on Food Security, Natural Resource Management and 

Rural Development, University of Bonn, October 5 - 7, 2011 

Obioha, E. E. (2008). Change in tenure pattern and customary land practices among Igbo 

community in South Eastern Nigeria. Anthropologist, 10(1): 45-53. 

Oduro, C. Y. (n.d). Notes peri-urbanization, suburbanization and their effects. Excerpts from 

Phd Dissertation (Effects of Rapid Urbanization on Livelihood in the Peri-urban 

areas of Accra, Ghana). 

Oduro, C. Y., Adamtey, R. & Ocloo, K. (2015). Urban growth and livelihood transformations 

on the fringes of African cities: A case study of changing livelihoods in peri 

urban Accra. Environment and Natural Resources Research 5(2). Pp 81-96 

Ojong, N. (2011). Livelihood strategies in African cities: The case of residents in Bamenda, 

Cameroon. African Review of Economics and Finance, 3(1).8-25 

Ollenu (1985) The Role of Good Governance in Improving Women Access Right. Research 

Report. 

Ollennu, N. A. (1962). Principles of customary land law in Ghana. London, Staples Printers. 

Otto, G. (2008). "Urbanization in Nigeria: Implications for Socio-Economic Development" in 

Journal of Research in National Development Volume 6 No 2, December. 

123 

 

 www.udsspace.uds.edu.gh 

 

 

 

 

 

 

 



------------------ .....•••• 

Owusu, G., & Agyei, J. (2007). Changes in Land Access, Rights and Livelihoods in Peri 

urban Ghana: The case of Accra, Kumasi and Tamale metropolis. Accra: ISSER. 

Paaga, D. T. (2013). Customary land tenure and its implications for land disputes in Ghana: 

Cases from Wa, Wechau and Lanbussie. International Journal of Humanities and 

Social Science 3(18). 263-269. 

Pandey, M.T. (2010). Globalisation and the Indian urban middle class: The emerging trend. 

New Delhi: Uppal Publishing House. 

Sarpong, G. A. (2006). Improving tenure security for the rural poor. Towards the 

improvement of tenure security for the poor in Ghana: Some thoughts and 

observations. Ghana-Country Case Study. LEP Working Paper No.2, Workshop 

for Sub-Saharan Africa 

Petersen, E. K., & Pedersen, M. L. (2010). The sustainable livelihoods approach from a 

psychological perspective. Approaches to development. Retrieved from 

http://ps.au.dklfileadminiStatskundskablDokumenter/subsiteslUlandiTheSustaina 

bleLivelyhoodsApproach _Psych. pdf on 20th December, 2015. 

Pivo, G. (1996). Toward sustainable urbanization on main street Cascadian cities. The 

International Journal of Urban Policy and Planning, 13(5). 339-354 

Rui, Y. (2013), Urban growth modelling based on land-use changes and road network 

expansion. Doctoral Thesis in Geodesy and Geoinformatics with Specialization in 

Geoinformatics, Royal Institute of Technology Stockholm, Sweden. 

124 

 

 www.udsspace.uds.edu.gh 

 

 

 

 

 

 

 



Satterthwaite, D., McGranahan, G. & Tacoli, C. (2010). Urbanisation and its implication for 

food and farming, Royal Society Publishing. (doi: 10.1098/rstb.2010.0136) 

rstb.royalsocietypublishing.org, accessed on 1 st August, 2015 

Scoones, I., (1998). Sustainable rural livelihoods: A framework for analysis. IDS Working 

Paper No. 72; Brighton, Institute of Development Studies 

Schoneveld, G. C. & German, L. (2014). Translating legal rights into tenure security: Lessons 

from the new commercial pressures on land in Ghana. The Journal of 

Development Studies, 50(2), 187-203. DOl: 10.l080/00220388.2013.858129 

Sebego, R. J. & Gwebu, T. D. (2013). Patterns, determinants, impacts and policy implications 

of spatial expansion of an African Capital City: the Greater Gaborone example. 

International Journal of Sustainable Built Environment 2, 193 - 208 

Serrat , O. (2008). The sustainable livelihood approach. Asian Development Bank Manila, 

Philippines. Retrieved from November 2016, http:// 7, 

www.livelihoods.org/index.html 

Tali, J. A. & Murthy, K. (2012). Impact of demographic and areal changes on urban growth: 

A case study of Mysore City. International Journal on Technical and Physical 

Problems of Engineering, 4( 1), 74-79. 

Third African Ministerial Conference on Housing and Urban Development. 22 - 24 

November, Bamako Mali (AMCHUD). 

http://mirror. unhabitat. org/ content. asp ? cid=8834&catid=651 &typeid=24&subMe 

nuId=O 

125 

 

 www.udsspace.uds.edu.gh 

 

 

 

 

 

 

 



Thuo, A.D.M. (2010). Community and social responses to land use transformations in the 

Nairobi rural-urban fringe, Kenya. Field Actions Science Reports, Special Issue 

1- Urban Agriculture. URL: http://factsreports.revues.org/index435.html, 

accessed on 1st August, 2015. 

Thuo, A. D. M. (2013). Impacts of urbanization on land use planning, livelihood and 

environment in the Nairobi rural-urban fringe, Kenya. International Journal of 

Scientific & Technology Research, 2(7). 70-79 

Todaro, M. P. (2000). Economic Development. Essex, Pearson Education Limited. 

Turton, C. (2000). The sustainable livelihood approach and programme development in 

Cambodia. Working Paper 130, Overseas Development Institute, Portland House, 

London. 

UNEP (2001). Global ministerial environment forum policy issues: State of the environment. 

UNEP's Policy on Land and Soil. UNEP/GC21-IDF-13, January 2001, Nairobi 

UN-HABITAT (2006). "World urbanisation prospects: The 2005 Revision". New York, 

Population Division, Department of Economic and Social Affairs, United Nations 

available at http://www.unhabitat.org. 

UN-HABITAT (2008). "The State of African Cities 2008: A framework for addressing 

Urban Challenges in Africa". 

UN-HABITAT (2008). Secure Land Rights for All, Nairobi, Kenya. 

UN-HABITAT (2008). Country Programme Document 2008 - 2009, Ghana. Nairobi, Kenya 

126 

 

 www.udsspace.uds.edu.gh 

 

 

 

 

 

 

 



UN-HABITAT (2008). "The state of African cities 2008: A framework for addressing Urban 

Challenges in Africa". 

UN-HABIT AT (2009). Ghana Urban Profile, Nairobi, Kenya 

UN-HABITAT (2010). "Housing as a Strategy for Poverty Reduction in Ghana" Kenya, 

Nairobi. Unpublished Ph.D., University of Florida, United States - Florida. 

Retrieved from http://www.unhabitat.org/'housing/pub on January 2014. 

UN-HABITAT (2010). The State of African Cities 2010: Governance, Inequality and Urban 

Land Markets, Nairobi, Kenya. 

United Nations (2013). World Population Prospects: The 2012 Revision, Key Findings and 

Advanced Tables. Working Paper No. ESA/PIWP.227 

United Nations (2012). Review of the contributions of the MDG Agenda to foster 

development: Lessons for the post-2015 UN development agenda. UN Systems 

Task Team on the Post-2015 UN Development Agenda. Discussion Note 

United Nations (2014). World Urbanization Prospects: The 2014 Revision, Highlights 

(ST IESAISER.Al3 52). 

United Nations (2014). The World Population Situation m 2014, A Concise Report 

(ST/ESAISER.Al354) 

United Nations Development Programme (2002). "World Urbanization Prospect: The 200 I 

Revision Data, Tables and Highlights". ESA/PIWP. New York, UNDP. 

www.un.org/esa/population/publications/wup2001/wup200 1 dh. pdf. Accessed on 

12th February, 2015. 

127 

 

 www.udsspace.uds.edu.gh 

 

 

 

 

 

 

 



---------------- ....••••• 

United Nations Interagency Framework Team for Preventive Action, 2012 

Wa Municipal Assembly (20l3). The Composite Budget of The Wa Municipal Assembly For 

The 2013 Fiscal Year. Retrieved from 

www.mofep.gov.ghlsites/defaults/fileslbudgetl20131UWIWa.pdf. 

WaterAid (2009), A study on land tenure in urban areas report. Retrieved from 

http://www . wateraid. orgl ~/medialPublications/land-tenure-ghana. pdf on March, 

2015. 

World Bank (1989). Sub-Saharan Africa: From crisis to sustainable growth. Washington 

DC: World Bank. 

Waugh, D. (1990). Geography: Integrated Approach. UK, Thomas Nelson and Sons Ltd, pp. 

350-351. 

Wu, J. (2008). Land use changes: Economic, social and environmental impacts. A publication 

of the Agricultural and Applied Economics Association, CHOICES. The 

magazine of food, farm, and resource issues. 4th Quarter 2008 • 23(4) 

Yamane, Y. (1967). Statistics: An introductory analysis (2nd ed). New York, Harper and Row. 

Yeboah, E. (2014). Towards a more responsible large land based investments in Ghana. 

Paper prepared for presentation at the "2014 World Bank Conference on Land 

and Poverty", The World Bank - Washington De, March 24-27. 

128 

 

 www.udsspace.uds.edu.gh 

 

 

 

 

 

 

 



UNIVERSITY FOR DEVELOPMENT STUDIES, W A 

FACULTY OF PLANNING AND LAND MANAGEMENT 

DEPARTMENT OF PLANNING AND MANAGEMENT 

Mphil Development Management 

Urbanization, land transfers and alternative livelihoods in the peri-urban communities of 

the Wa Municipality. 

Interview Schedule for the Head of Tendamba 

This research is mainly for academic purpose; hence, your responses will be treated with 

utmost confidentiality. Thanks for your co-operation. 

Section A: Respondent Background Information 

1. Sex I.Male ( ) 2. Female ( ) 

2. Age 1. Under 30 () 2.31- 40 () 3.41-50 () 4.51-60 () 5. Over 60 () 

3. Level of Education 1. None () 2. Primary ( ) 3. JSSlMiddle ( ) 4. Secondary ( ) 

5. Tertiary ( ) 

4. Occupation . 

5. Name ofcommunity . 

Section B: Nature of Land Tenure 

6. How did you acquire your land? 

7. Who are the owners of the land in this community? 

8. What kind of right do you have in the land? 

9. How have you secured your land? 

10. What is the size of your land in acres? 

11. What is the most dominant form of transferring land in this community today? 

12. Within the family, what steps do you follow before a piece of land is sold? 
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------------------ ......•••• 

13.Explain how customary land tenure system is changing in respect of: 

a. Land ownership b. Land use c. Transfer of land rights 

14.How do you perceived customary land today? 

15.1n your opinion, what are the factors affecting customary land tenure system in this 

community? 

Section C: Factors Responsible for Land Use Change 

16. Mention the use (s) to which your land is put? 

17. What was the land previously used for? 

18. What factors are responsible for the change in land use? 

19. What quantity of your land has been sold? (indicate in percentage) 

20. What reasons compel you to sell your land? 

2 1. Mention the land sector agencies you engage before your land is sold? 

22. How is a piece of land sold? 

23.Do you have a planned layout of your land? 

24.If no, explain? 

25.Do you conform to those layouts? 

26.If no, explain? 

27.Have you made any attempts to incorporate agriculture as a major land use activity? 

28.Are you satisfied with the role the land sector agencies play regarding land sub 

division? 

29. Explain your answer? 

Section D: Livelihood Strategies 

30.Has the change in land use resulting from urbanization and land transfers, affected 

your source of livelihood in this community? 

31. What was your main source of livelihood prior to urbanization? 
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32. Mention the kinds of farm and non-farm livelihood alternatives you adopted as a 

result of loss of livelihoods from land use change? 

33. Have members of your household migrated to other communities and regions due to 

loss of livelihood? 

Section E: Impact of Livelihood Strategies 

34. Explain how the change in land use has affected you, your family and community? 

35.Are the livelihood alternatives you adopted, able to generate enough income to satisfy 

your family needs? 

36. If yes, are they sustainable? 

37.Identify the gains you have derived from the livelihood alternatives due to the loss of 

indigenous livelihoods? 

38. Mention the losses you incurred from the livelihood alternatives due to the loss of 

indigenous livelihoods? 

39. What category of the indigenous inhabitants are the beneficiaries of land use change 

arising from urbanization in the community? 

Thank You for Your Time 
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UNIVERSITY FOR DEVELOPMENT STUDIES, W A 

FACULTY OF PLANNING AND LAND MANAGEMENT 

DEPARTMENT OF PLANNING AND MANAGEMENT 

Mphil Development Management 

Urbanization, land transfers and alternative livelihoods in the peri-urban communities of 

the Wa Municipality. 

Household Head Questionnaire 

This research is mainly for academic purpose; hence, your responses will be treated with 

utmost confidential. Thanks for your co-operation. 

Section A: Respondent Background Information 

1. Sex l. Male ( ) 2. Female ( ) 

2. Age l. Under 30 () 2.31- 40 () 3.41-50 () 4.51-60 () 5. over 60 () 

3. Level of Education l.None ( ) 2. Primary ( ) 3. JSSlMiddle ( ) 4. Secondary ( ) 

5. Tertiary ( ) 

4. Occupation . 

5. Name of community . 

Section B: Nature of Land Tenure System 

6. Who are the owners of the land in this community? 1. Community/ Clan ( ) 

2. Family () 3.Individuals () 4.Government () 5.Chief() 6. Others (specify) . 

7. Do you have access to agricultural land in this community? l. Yes () 2. No () 

8. What is the size of your land in acres? 

1. 0-1O() 2.11-20() 3.21-30() 4.31andabove() 

9. In your opinion, do you agree that the customary system of land tenure in this 

community is changing? 1. Yes () 2. No ( ). 
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-------------- .....•••••• 
- .. 

10.Which aspect has changed? 1. Land ownership () 2.Transfer of land rights () 3.Land 

use practices ( ) 4. Others (specify) . 

11. How do you perceive customary land today? 

1. Spiritual or religious ( ) 2. Political ( ) 3.Social or communal ( ) 4. Economic ( ) 

5. Others (specify) . 

12. Which of these is the major factor influencing land tenure change in this area? 1. 

Population growth () 2.Proximity to an urban area ( ) 3.Increase demand for land () 

1. Yes () 2. No () 

4.Religion/education ( ) 5.Urbanization ( ) 6.Breakdown in customary authority () 

7.0thers (specify) . 

Section C: Factors Responsible for Land Use Change 

13. What is the most dominant use to which land is put in this community today? 

1. Residential ( ) 2.Agriculture ( ) 3.social infrastructure ( ) 4.Commerce () 

14.Has the current use of the land differed from what it was used for a decade ago? 

15. If yes, indicate what it was previously used for? . 

16. Have you ever lost a piece of land due to increasing urbanization? 1. Yes ( ) 2. No ( ) 

17. If yes, how did you lose it? 1. Compulsory acquisition ( ) 2. Land sub division ( ) 3. 

Zoning ( ) 4. Forfeiture ( ) 5. Others (specify) . 

18.Do landowners engage the services of professionals in the land sector regarding land 

sales? 1. Yes () 2. No () 

be used? 1. Yes () 2. No () 

19.Are you aware of any public agencies that are mandated to regulate how land ought to 

20. If yes, mention them? . 

21. Are there planned layouts of the lands in the community? 1. Yes ( ) 2. No ( ) 

22.If yes, do landowners conform to those layouts? 1. Yes ( ) 2. No ( ) 
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---------------- .....•••• 

23.Ifno, explain? . 

24. Are you satisfied with the role the land sector agencies play regarding land sub 

divisions in this community? 1. Yes ( ) 2. No () 

25.Explain your answer? . 

26. In your opinion, what is responsible for the incessant change in land use in the area? 

1. Migration () 2. Population growth () 3. Community projects ( ) 4.commercial 

agriculture ( ) 5. Influence of land sector agencies ( ) 6.0ther (specify) . 

Section D: Livelihood Strategies 

27.Has the change in land use resulting from urbanization affected your livelihoods in 

this community? 1. Yes ( ) 2. No ( ) 

28.If yes, how did that affect you? . 

29. What was your main source of livelihood before the advent of urbanization? 

1. Hunting () 2.agriculture () 3.0thers (specify) . 

30. Indicate the livelihood alternatives you have adopted as a result of loss of livelihoods 

from land use change? 1. Trading () 2. Artisan () 3. Construction ( ) 4. Provision of 

services ( ) 5. Multiple alternatives () 6. Intensification () 7. Migration () 

31. Have members of your household migrated to other communities and regions due to 

loss of livelihood? 1. Yes ( ) 2. No ( ) 

Section E: Impact of Livelihood Strategies 

32. In your opinion, do you agree that the change in land use has positively affected you, 

your family (household) and the community? 

You 1. Agree () 2. Disagree () 3. Don't know () 

Family 

Community 

1. Agree ( ) 2. Disagree () 3. Don't know ( ) 

1. Agree ( ) 2. Disagree ( ) 3. Don't know ( ) 
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- . 
33. Are the livelihood alternatives you adopted able to generate enough income to satisfy 

the needs of your family? 1. Yes ( ) 2. No ( ) 

34. If yes, are the livelihood alternatives sustainable? 1. Yes ( ) 2. No ( ) 

35. Indicate the kind of livelihood outcome you achieve due to livelihood alternative you 

adopted? 1. Increased income () 2. Improved living standards () 3. Improved well- 

being ( ) 4. Decreased living standards ( ) 5. Just managing 

36. Indicate the category of beneficiaries of land use change arising from urbanization in 

5. Casual workers ( ) 6. Farmers () 

; 
the community? 1. Artisans () 2. Tendamba () 3. Private developers ( ) 4. Traders () 

Thank You for Your Time 
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UNIVERSITY FOR DEVELOPMENT STUDIES, WA 

FACULTY OF PLANNING AND LAND MANAGEMENT 

DEPARTMENT OF PLANNING AND MANAGEMENT 

Mphil Development Management 

Urbanization, land transfers and alternative livelihoods in the peri-urban communities of 

the Wa Municipality. 

Interview Guide for Chiefs 

1. Sex 1. Male ( ) 2. Female () 

This research is mainly for academic purpose; hence, your responses will be treated with 

utmost confidential. Thanks for your co-operation. 

Section A: Respondent Background Information 

2. Age 1. Under 30 () 2.31- 40 () 3.41-50 () 4.51-60 () 5. Over 60 () 

3. Level of Education 1.None () 2. Primary () 3. JSSlMiddle () 4. Secondary () 

5. Tertiary ( ) 

4. Occupation . 

5. Leadership position held . 

6. Name of community? . 

Section B: Nature of Land Tenure 

7. How is land acquired in this community? 
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8. Who are the owners of the land in this community? 

9. What kind of right do they have on the land? 

10.How is the land secured? 

11. What is the most dominant form of transferring lands in this community today? 

12.Explain how customary land tenure system is changing in respect of: 
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- . 
a. Land ownership b. Land use c. Transfer of land rights 

l3.How do you perceive customary land today? 

14.Mention the factors affecting customary land tenure system in the community today? 

Section C: Factors Responsible for Land Use Change 

15. What is the most dominant use to which land is put in the community today? 

16.Has the current use of the land differed from what it was used for a decade ago? 

17. If yes, indicate what it was previously used for? 

18. What quantity of the community's land has been sold? (indicate in percentage) 

19. What reasons compel landowners to sell lands in this community? 

28.Explain the attempts you have made to incorporate agriculture as a major land use 

20. Mention the uses to which land revenues are put? 

21. How is a piece of land sold in this community? 

22. Do landowners engage the services of professionals regarding land sales? 

23. Mention the land sector agency/agencies that is/are engaged by landowners? 
; 

24.Do landowners have planned layout of their lands? 

25.1f no, explain? 

26.1f yes, do they conform to those layouts? 

27.1fno, explain? 
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activity this community? 
;; 

29.Are you satisfied with the role the land sector agencies play regarding land sub 

division? 

30.Explain your answer? 

3 1. What factors are responsible for the incessant change in land use? 
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Section D: Livelihood Strategies 

32. Has the change in land use resulting from urbanization affected livelihoods in this 

Community? 

33. What was the main source of livelihood of the people prior to urbanization? 

34, Mention the kinds of off-farm and on-farm livelihood alternatives adopted by the 

indigenous inhabitants of this community as a result of loss of livelihoods from land 

use change? 

35. Have members of indigenous households migrated to other communities and regions 

due to loss of livelihood? 

Section E: Impact of Livelihood Strategies 

36, Explain how the change in land use has affected you, your family and community? 

a. You b. Your family c. The community 

37. Are the livelihood alternatives adopted by the indigenous people of this community 

able to generate enough income to satisfy their families' needs? 

38.How sustainable are the livelihood alternatives adopted? 

39.Identify the gains indigenous inhabitants have derived from the livelihood alternatives 

due to the loss of indigenous livelihoods? 

40. Mention the losses indigenous inhabitants incurred from the livelihood alternatives 

due to the loss of indigenous livelihoods? 

41.What category of indigenous inhabitants are the beneficiaries of land use change 

arising from urbanization in the community? 

Thank You for Your Time 
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UNIVERSITY FOR DEVELOPMENT STUDIES, W A 

FACULTY OF PLANNING AND LAND MANAGEMENT 

DEPARTMENT OF PLANNING AND MANAGEMENT 

Mphil Development Management 

Urbanization, land transfers and alternative livelihoods in the peri-urban communities of 

the Wa Municipality. 

:: Land Sector Agencies Questionnaire (Town and Country Planning Department, Survey 

Department and Lands Commission) 

This research is mainly for academic purpose; hence, your responses will be treated with 

utmost confidential. Thanks for your co-operation. 

Personal Data 

Department 

Rank 

Designation of Officer 

Academic Qualification 

Date 

1. 

! 2. 

• 
3. 

~ 

What is the mandate of your outfit regarding land? . 

Is the land use pattern rapidly changing in the peri urban areas ofWa? 

1. Yes () 2.No () 

What is the most dominant use to which land is put in the peri urban communities of 

Wa today? 1. Residential ( ) 2. Agriculture ( ) 3. Social infrastructure ( ) 4. Commerce 

( ) 5. Others (specify) . 

4. Has it current usage differed from what it was used for a decade ago? 

1. Yes () 2. No () 

5. If yes, indicate what it was previously used for? . 

6. Do landowners engage your outfit regarding land sale/ or use? 1. Yes ( ) 2. No ( ) 
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7. Are you aware of other public agencies that are also mandated to regulate land use in 

the peri urban areas ofWa? l. Yes () 2. No () 

8. If yes, mention them? . 

9. Are there planned layouts of the lands in these peri urban communities? 

l. Yes () 2. No () 

10. If yes, do landowners conform to those layouts? l. Yes () 2. No () 

11 . If no, explain? . 

12. Are you satisfied with the role your outfit in particular and the other land sector 

agencies in general, if any, play regarding land sub divisions in these communities? 

1. Yes () 2. No () 

l3. Explain your answer? 

: 

14. In your opinion, what factors are responsible for the incessant change in land use in 

the peri urban areas ofWa? 

1. Migration ( ) 2.Population growth ( ) 3.Community projects ( ) 4.commercial 

agriculture ( ) 5.Influence of land sector agencies ( ) 6. Others (indicate) . 

15. What land use would you encourage in the peri urban areas ofWa? 1. Agriculture () 

2. Residential ( ) 3. Commerce () 4. Industrialization () 5. Others (specify) . 

16. Justify your answer above? . 

17. Do you think the changes that are occurring regarding peri -urban land use will pose 

any livelihood problems in the future? 1. Yes ( ) 2. No ( ) 

18. Explain your answer? . 

19. What problems/challenges do you face in the process of regulating land use in peri 

urban areas ofWa? . 

: 

20. Will you agree to the assertion that land sector agencies are responsible for the 

diminishing available lands for agricultural activities in the peri urban areas? 
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. . 
1. Yes () 2. No () 

21. Explain? . 

22. Will you agree that land sub division and land use change have affected livelihoods of 

indigenous households? 1. Strongly agree ( ) 2. Agree ( ) 3. Strongly disagree ( ) 4. 

Disagree () 

23. Will you agree to the opinion that the nature of land tenure system has a role to play 

in the incessant land sub division and land use change in the peri urban areas ofWa? 

1. Strongly agree ( ) 2. Agree ( ) 3. Strongly disagree ( ) 4. Disagree ( ) 

24. What in your view is the remedy to the sprawling nature ofWa that is resulting into 

141 

the incessant peri urban land sub divisions and land use change thereby deriving many 

rural folks of their source of livelihood? . 

Thank You for Your Time 
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