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ABSTRACT
Rapid urbanization in Ghana has intensified the proliferation of informal settlements. Approximately 45% of the urban population reside in slums characterized by inadequate housing, insecure tenure, and limited access to basic services. This paper explores Land Value Capture strategies as a mechanism in financing for sustainable slum upgrading and redevelopment in Ghana, drawing on global and regional experiences. Through a systematic review of peer-reviewed literature, scholarly books, and institutional reports, the study examines Land Value Capture strategies which include land readjustment, land sales, public land leasing, betterment taxes, property taxes, sale of development rights, joint development mechanisms, and in-kind contributions. The findings highlight the potential of these tools to harness unearned land value increments for infrastructure and housing improvements, yet their application in Ghana is hindered by fragmented land tenure systems, weak institutional capacity, and limited political will. The study underscores the need for robust legal frameworks, transparent governance, and inclusive community engagement to operationalize Land Value Capture effectively. By integrating Land Value Capture into national urban policies and fostering participatory planning, Ghana can address its urban housing deficit and promote equitable urban transformation, aligning with Sustainable Development Goal 11 for inclusive, safe, and sustainable cities. 
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1. INTRODUCTION  
More than half of the global population now resides in urban areas, and the figure is expected to rise to nearly 70% by 2050 (UN DESA, 2018). Urbanization continues to shape the 21st century, while urban growth has driven economic opportunities, innovation, and social transformation, it has also intensified challenges such as inequality, environmental degradation, and, notably, the proliferation of slums. According to UN-Habitat (2015), over one billion people globally live-in informal settlements, often without access to secure land tenure, adequate housing, and basic services. These conditions are a direct manifestation of poorly managed urban expansion and limited affordable housing provision (World Bank, 2017). One of the most pressing concerns in rapidly urbanizing regions is the affordability and availability of decent shelter. The 2005 UN-Habitat Global Report on Human Settlements underscores the chronic underfunding of housing for low-income groups, while stressing the critical need for innovative financing mechanisms to support slum upgrading (UN-Habitat, 2005). These challenges are especially pronounced in developing regions, where formal housing markets fail to meet demand, leaving millions trapped in informal settlements without secure rights or public investment (El-hadj et al., 2018).
In Sub-Saharan Africa, the situation is particularly acute. The region is urbanizing at an unprecedented rate, yet lacks the infrastructure and financial resources to support inclusive urban development. In cities like Nairobi, Kenya, nearly 60% of the population live in slums (Mutisya & Yarime, 2011), with Kibera standing as one of the most emblematic examples of urban poverty, exclusion, and land tenure insecurity. Despite numerous slums upgrading programs, implementation remains fragmented and often dependent on external aid or short-term donor funding (UN-Habitat, 2019; Cronin & Guthrie, 2011). As Millington and Cleland (2017) argue, sustainable urban development in Africa will require systemic solutions that address population growth and urban poverty holistically. Ghana is not exempt from these dynamics. With over half its population now living in urban areas, Ghana is experiencing rapid growth in informal settlements, particularly in Accra, Kumasi, and other major cities (UN-Habitat, 2015). Despite various slum upgrading initiatives and government-led urban development plans, the housing deficit persists, driven by weak land administration systems, unaffordable land prices, and limited financing options for low-income households (World Bank, 2017; Joseph, 2018). As highlighted by UN-Habitat (2019), bridging the affordability gap in slum areas requires not only improved infrastructure and service delivery, but also innovative, sustainable, and inclusive financing strategies.
One of the strategies gaining global attention is Land Value Capture (LVC), a public finance tool that enables governments to recover and reinvest the unearned increase in land values resulting from public investments or regulatory changes (Smolka 2013; Calavita & Mallach, 2010). When applied effectively, LVC can fund essential services and infrastructure upgrades in underserved areas without disproportionately burdening the urban poor. In Latin America, for instance, instruments such as betterment levies, inclusionary housing, and development charges have helped municipalities channel land value increments into slum redevelopment and housing provision (Freire, 2013; UNECE, 2019). Similar potential exists in Sub-Saharan African contexts, yet LVC remains underutilized due to institutional, legal, and governance challenges.
In Ghana, where land tenure systems are pluralistic and land administration is often fragmented, the application of LVC instruments has been minimal and largely unexplored in the context of slum upgrading. Nevertheless, Ghana’s urbanization challenges and its evolving legal and fiscal frameworks create a timely opportunity to investigate how LVC strategies can be adapted to improve housing conditions, address urban inequality, and promote sustainable development goals (United Nations, 2015; Teferi & Newman, 2017). This paper, therefore, seeks to explore Land Value Capture strategies for slum upgrade and development in Ghana, with a focus on identifying feasible instruments, institutional frameworks, and policy pathways that can unlock urban land value for inclusive growth. By examining global best practices, Sub-Saharan African experiences, and local realities, the study aims to contribute to evidence-based policymaking in Ghana’s quest for equitable urban transformation.

2. LITERATURE REVIEW 
2.1 Overview of Slum Upgrade and Development in Ghana
Ghana’s rapid urbanization has led to significant growth in informal settlements, with slums now housing a substantial portion of the urban population (Stacey & Lund, 2016). These settlements, characterized by overcrowding, inadequate sanitation, and insecure land tenure, present both a humanitarian challenge and an opportunity for innovative urban development (Owusu et al., 2008). According to the United Nations, about 5.5 million Ghanaians live in slums, representing approximately 45% of the urban population (UN-Habitat, 2022).  Over the past two decades, the Ghanaian government has initiated several slum upgrading programs, though with mixed results (Agyabeng & Preko, 2021). Notable programs include the National Urban Policy Framework (2012) and the Participatory Slum Upgrading Programme (PSUP) launched in collaboration with UN-Habitat (Ministry of Local Government and Rural Development, 2019). These initiatives include improving basic infrastructure, sanitation, and housing conditions in major slum areas like Old Fadama in Accra and Aboabo in Kumasi (Obeng-Odoom, 2013).   
However, persistent challenges remain. Financing gaps, estimated at over $200 million annually for urban infrastructure needs, continue to hinder progress (Khan, 2013). Land tenure complexities, with about 80% of slum dwellers lacking formal property rights, create additional barriers to redevelopment (Barry & Danso, 2014). The rapid pace of urbanization, at 3.3% annually, outpaces the government’s capacity to provide adequate housing and services (Ghana Statistical Service, 2021).  Several systemic challenges hinder effective upgrading efforts: (i) top-down planning that often excludes community participation (Afenah, 2020), (ii) inadequate funding mechanisms that rely too heavily on dwindling public resources (Asabere et al., 2020), (iii) weak institutional coordination among various government agencies (Agyabeng et al., 2022). In this context, land value capture strategies emerge as a potential solution. The successful application of LVC in other developing countries demonstrates its viability for financing urban improvements without overburdening municipal budgets (Smolka, 2013). Ghana’s growing property markets, particularly in Accra and Kumasi, present untapped opportunities for implementing LVC mechanisms through developer exactions and special assessment districts (Biitir, 2019). 
2.2 The Concept of Land Value Capture
Land value capture (LVC) is built on the notion that governmental investments, regulatory decisions, and urban growth usually results in substantial increases in land values, and that a fair portion of these windfall gains should be recouped for the public good (Kaw et al.,2023). Rather than allowing such increases to remain solely in private hands, LVC offers a way for governments to recoup part of the uplift in value created by society as a whole.  Gethe et al. (2023) described LVC as a set of fiscal and planning tools designed to harness these gains, ultimately reinvesting them in infrastructure, services, and urban improvements that benefit society as a whole. LVC is implemented through a wide range of methods, including development charges, land readjustment, tax increment financing, betterment taxes, and special assessments (Kaw et al., 2023). These methods all share a dedication to efficiency and equity: the people who stand to gain the most from public activities bear a commensurate share of the costs. In East Asian and European cities that are quickly urbanizing, Auziņš and Chigbu (2021) point out that this approach has led to effective LVC plans. The money generated by rising land values has been used to finance significant infrastructure investments, especially in the areas of housing and transportation (Kaw et al.,2023). LVC has social value in addition to its financial rationale. Growing land values can be used to fund urban services and upgrades, which eases the strain on public finances and promotes equitable growth. According to Perez-Moreno (2024), LVC has been used in Latin American contexts to not only increase revenue but also to advance spatial equity by facilitating reinvestment in underprivileged regions and assisting with initiatives like slum renovation. One of the main defenses of LVC in development planning is its emphasis on striking a balance between private gain and larger public needs. The idea is still not widely used in Ghana, despite the country’s fast urbanization and increasing infrastructure deficiencies, particularly in informal settlements. Although land administration changes have progressed, according to researchers like Biitir (2019), useful LVC methods have not yet been incorporated into mainstream urban policy. However, as the need for inclusive development and improved slum living conditions grows, it is becoming more widely acknowledged that a portion of the rising land values might offer a much-needed, locally generated source of finance for sustainable urban transformation and upgrading.
2.2.1 Land Readjustment / Land Polling
A useful land value capture technique for improving informal settlements is land readjustment (LR), also known as land pooling. In order to enhance layouts, supply infrastructure, and return smaller but more valuable serviced plots to their original owners, LR asks inhabitants to temporarily pool their plots rather than evict them (Hong and Brain, 2012). This self-financing strategy is especially applicable to Ghana, where slum growth is still a major problem and municipal finances are tight, because it depends on the very gain in land value brought about by rehabilitation. A road to sustainably fund slum repairs while lowering the risk of displacement is provided by LR, which aligns economic incentives with social inclusion by transforming landowners into partners rather than barriers.
2.2.2 Land Sales, Land Acquisitions and Resale, and Public Land Leasing
The literature generally acknowledges that governments can directly profit from land sales by capturing increased property values, which can then be used to finance slum improvements. Scholars such as Jones & Watkins (1996) point out that selling public land at market prices can bring in a sizable sum of money for urban regeneration. However, public land auctions in Ghana, where traditional ownership is deeply ingrained, struggle with legitimacy and transparency. Despite these challenges, well-thought-out sales, particularly of state land that isn’t being used, could contribute to funding infrastructure upgrades in informal settlements.
Purchasing land, making rezoning or service investments, and then reselling it at a higher price is another strategy as noted by Auziņš & Chigbu (2021). This approach allows authorities to immediately recoup the value created by public investment (Coats and Passmore, 2008). This could assist in transforming unplanned regions into planned neighborhoods in Ghana. However, if the technique results in displaced people or does not provide equitable recompense to impacted communities, it may become problematic. A longer-term and frequently less disruptive method of capturing land value is public land leasing. According to scholars like Gulyani & Talukdar (2008), leasing maintains land ownership in the public domain while continuing to produce a consistent flow of income for slum rehabilitation and infrastructure. Leasing could assist in funding improvements in informal settlements in Ghana, where land is a scarce and delicate resource, without permanently removing the government’s authority of priceless land assets.
2.2.3 Betterment Tax
In urban economics and public finance, the betterment tax has long been considered a useful tool for capturing land value, particularly when governments implement projects that unintentionally increase the value of nearby land. This is a tax imposed on landowners to recoup a portion of the value rise that comes from public activities, such as rezoning, new infrastructure, or other planning choices, rather than the owner's personal investment. Scholars like Coats & Passmore (2008) and Plan (2014) contend that local governments can raise money to reinvest in urban development by taxing this unearned increment, or the rise in property value that comes directly from public interventions like rezoning or infrastructure upgrades. Betterment taxes are a strong way to guarantee that landowners who gain from these interventions pay a fair share of the expenses in places like Ghana, where slum improvement initiatives frequently face financial shortages. By allocating a portion of the windfall gains to fund inclusive urban improvements, the program not only generates cash but also promotes greater equity, closely coinciding with objectives of sustainable slum development.
2.2.4 Property Tax
Property tax is tax levied on the worth of properties and structures owned by individuals and organizations, usually with the intention of funding infrastructure and services in the area (Koduah, 2019). Local governments can reinvest funds into improved housing, infrastructure, and services for informal settlements by taxing a portion of the property values in their jurisdictions. However, research shows that Ghana’s property tax system has enduring flaws that limit its potential impact, such as out-of-date value lists and low compliance (Koduah, 2019). Property taxes may become a useful source of funding for urban regeneration if assessment procedures are strengthened and the tax base is increased. Property tax reform provides a workable means to more fairly disperse rising land prices and promote inclusive, sustainable urban growth in the framework of slum upgrading initiatives (Biitir, 2019; Gethe et al., 2023).
2.2.5 Sale of Development Rights
This is a tool whereby authorities authorize developers or landowners to purchase more building rights, like more floor space or a greater density than what zoning typically allows, frequently in return for financing upgrades or public amenities (Perez-Moreno, 2024). The sale of development rights has become a successful land value capture technique that directs private investment into urban regeneration, especially in slum upgrading contexts (Calavita & Mallach, 2010; Smolka, 2013). This method offers a practical means of raising money to enhance essential services and living conditions in informal settlements in Ghana, where urban growth frequently surpasses formal planning (Amoako & Boamah, 2017). Local governments can relieve strain on the public finances by attracting private sector resources for inclusive redevelopment through the monetization of untapped development potential. As a result, financial incentives are in line with the larger societal goals of sustainability and justice in urban policy and slum rehabilitation (UN-Habitat, 2019; UN-Habitat, 2022).
2.2.6 Joint Development Mechanism
The Joint Development Mechanism (JDM) is a collaborative approach that leverages public-private partnerships (PPPs) to finance and implement slum upgrading initiatives while capturing land value appreciation (UN-Habitat, 2019). This model allows governments to engage private developers in urban regeneration projects, where developers contribute infrastructure, affordable housing, or community facilities in exchange for development rights or financial incentives (Baker & McClain, 2008). In Ghana, where rapid urbanization has outpaced public sector capacity, JDM presents a viable solution to mobilize private investment for informal settlement upgrades (World Bank, 2010). For example, the redevelopment of Agbogbloshie in Accra could incorporate JDM by allowing private firms to develop commercial spaces while mandating a percentage of proceeds to fund low-cost housing and sanitation upgrades (Teferi & Newman, 2017).  However, successful JDM implementation requires robust policy frameworks to prevent displacement and gentrification (Schuetz et al., 2009). Lessons from Nairobi’s Kibera slum highlight the need for inclusive stakeholder engagement, where residents co-design projects to ensure affordability and tenure security (Mutisya & Yarime, 2011). In Ghana, integrating JDM with inclusionary zoning, mandating private developers to allocate a percentage of profits to low-income housing, could align with SDG 11’s inclusive urbanization goals (Teferi & Newman, 2017). Without transparent regulations, JDM risks exacerbating inequalities, underscoring the need for adaptive governance that prioritizes slum dwellers’ rights (UNECE, 2019).  
2.2.7 “In-kind” Contribution, Impact Fees and Development Charge
Land value capture mechanisms such as impact fees, development charges, and “in-kind” contributions can open up new revenue sources. Simply stated, “in-kind” contributions occur when developers give public infrastructure directly, such as roads, drainage, or schools, rather than receiving payment in cash (Kaw et al., 2023). According to Smolka & Amborski, (2007), local authorities can negotiate or mandate these contributions to assist slum improvements as urban land prices grow. This makes urban expansion partially self-financing by guaranteeing that the expenses are borne by those who gain the most.
Impact fees, which developers pay to offset the additional demand their projects produce for public services, are a means of directly connecting private development activities with the infrastructure requirements of informal settlements (Curtin &Witten, 2005). In addition to impact fees, broader taxes known as development charges are applied to new construction in order to help pay for off-site infrastructure such as water and major roadways (Gethe et al.,2023). When properly crafted, these tools have produced consistent support for housing and services in other locations, filling important financial gaps in low-income metropolitan areas (Curtin & Witten, 2005). 
Cities can effectively match private growth incentives with more general public goals by incorporating these technologies into planning frameworks. In addition to alleviating financial pressure on local budgets, these tools can promote more inclusive urban growth, as King & Amponsah (2012) point out. Utilizing a portion of the rising land value for slum upgrading could provide a viable and sustainable path toward safer, better-served communities in Ghana, where informal settlements are still growing.
2.2.8 Conditions for the Implementation of Land Value Capture
The efficiency of land value capture (LVC), a viable method for funding urban redevelopment and slum improvement, depends on a number of enabling factors. A clear legal and regulatory framework that permits local governments to apply betterment levies, market air rights, and impose development charges is the cornerstone of these (Kaganova et al., 2023). Clearly defined land tenure and legal clarity makes it possible to apply LVC uniformly and fairly, reducing risk of conflicts (Bornstein et al.,2015).
Institutional capability and technical proficiency are essential requirements. According to Gethe et al. (2023), municipalities need to be prepared to negotiate intricate agreements, appropriately value land, and keep an eye on compliance. Impact fees and density bonuses have historically been restricted in Ghana due to understaffing and a lack of technical expertise (Smolka, 2013). To help cities move away from relying on donors to sustainably fund slum renovations, it is important to strengthen local competence and provide fiscal autonomy, which is the ability to set and collect taxes and earmark earnings.
Effective land value capture is also supported by transparency and good governance. Trust is increased when citizens, developers, and civic organizations are involved in planning and decision-making, particularly when LVC monies are used to reinvest in observable upgrades like housing, roads, and sanitary facilities (Perez-Moreno, 2024). Overcoming opposition and the idea of unjust taxation is facilitated by making a clear connection between who pays and who receives (Gethe et al., 2023). Ghana’s own decentralization and urban policy objectives are well served by this participatory approach (Local Governance Act, 2016). 
Land Value Capture functions best when included into larger frameworks for urban planning. Captured value is guaranteed to support planned urban expansion rather than ad hoc development when LVC methods are combined with master plans, infrastructure investment strategies, and inclusive zoning (Freire, 2013; Smolka, 2013). Ghana might harness private investment for slum upgrading by incorporating LVC into city-level redevelopment plans and national urban policy. This would transform increased land values into better housing and services for the urban poor. All of these factors show that even if LVC can be technically sound, institutional, legal, financial, and social preparedness are ultimately what determine its success.
2.3 Application of Land Value Capture in Slum Upgrade 
Land Value Capture (LVC), which uses the land value increases frequently brought about by public initiatives, has become a novel approach to funding slum upgrading in the context of urban policy discourse. Freire (2013) and Smolka (2013), among others, contend that while rezoning, infrastructure upgrades, and the official acknowledgment of informal settlements tend to increase the value of nearby land, these windfalls typically benefit private owners rather than advancing larger social objectives. To turn growth into a tool for equity, LVC instruments, such as developer obligations, betterment levies, and special assessment districts, strive to obtain a portion of this publicly created value in order to finance improvements in underprivileged areas. Further examples of how LVC might promote inclusive urban development come from international experiences. According to Freire (2013), Brazil has effectively funded social housing and infrastructure improvements in low-income neighborhoods by utilizing tools like developer commitments and special assessment districts. Similarly, Gethe et al. (2023) link the increase in land value to community benefits by describing how South African governments have used planning gains and betterment levies to finance essential services in historically underprivileged regions. These examples show how LVC, when used properly, can close the gap between the need for sustainable investment in slum areas and the growing value of urban land.
However, research warns that effective LVC implementation necessitates more than just technical design; it also depends on enabling factors like transparent legal frameworks, trustworthy land management, and significant community involvement (Calavita & Mallach, 2010; Afenah, 2020). Without these, LVC runs the risk of being challenged, applied inconsistently, or ensnared by special interests (K’Akumu, 2024). But when done right, it becomes more than just a means of funding; rather than making inequality worse, it helps integrate social justice into urban development by transforming growing land values into possibilities for everyone to improve informal settlements (Calavita & Mallach,2010).
3. METHODOLOGY 
This study employed a systematic review methodology to explore the application of land value capture in Ghana, drawing insights from peer-reviewed journal articles, scholarly books, and credible institutional reports. The systematic approach offers a rigorous, transparent, and replicable process for evaluating existing research, ensuring that findings are grounded in a broad and representative base of evidence (Hunt et al., 2018; Cooper et al., 2018; Anani-Bossman & Nutsugah, 2023). The literature search was conducted using major academic databases such as Google Scholar, Scopus, Web of Science, ScienceDirect, and Springer Link as shown in Figure 1. These platforms were chosen for their comprehensive coverage of interdisciplinary research. A wide-ranging search strategy using keywords such as “land readjustment”, “development charges”, “unearned land value”, “land development,” and “land capture value” was applied across titles, abstracts, and keyword fields. The search was conducted only for English-language publications. Irrelevant studies, opinion pieces, and duplications were excluded. Important details, such as the main conclusions, research methodology, and theoretical frameworks applied, were taken from the chosen studies. To find emerging themes, patterns, and trends in the literature, the data was thematically synthesized. Thematic analysis was conducted to extract recurring patterns and categorize them into seven core domains:  land readjustment, land sales, land acquisitions and resale, and public land leasing, betterment tax, property tax, sale of development rights, joint development mechanism, and “in-kind” contribution, impact fees and development Charge. The implications of the literature reviewed were analyzed and interpreted to understand holistically the application of land value capture strategies for slum upgrade and development in Ghana. The review’s limitations were determined, including possible publication bias, weaknesses inherent in the studies chosen, and the extent of the literature search.  The weaknesses were taken into account in the interpretation of the results. The primary findings from the studied literature were summarized in the paper's conclusion, which also distilled the most notable findings and implications. The reference list was provided in the proper format for citations in order to acknowledge the authors of the reviewed material.




Fig.ure 1.: Prisma Flow Diagram
Source: Authors’ construct
3.1 Contextual Focus on Ghana Cities 
Ghana, located in West Africa between latitudes 4° S and 12° N and longitudes 3° W and 1° E, covers a total land area of about 238,533 km². Ghana has 388 urban settlements of widely varying populations (Figure 2) and population growth rates (Geier et al., 2015). As shown in Figure 3, over the past six decades, Ghana’s urban population has grown more than twelvefold, from approximately 1.6 million in 1960 to over 20 million in 2023 (Macrotrends, 2023), a transformation driven by both natural populations increase and sustained rural-to-urban migration. This surge is most visible in major hubs such as Accra, spanning roughly 225 km² with over 5 million residents, Kumasi, a 254 km² cultural and commercial powerhouse, and Tamale, a 750 km² northern gateway rapidly gaining economic prominence. While these cities fuel economic activity, their growth has outpaced investments in housing, sanitation, and transport, leading to the expansion of slums and informal settlements. The mounting pressure on infrastructure and services underscores the urgent need for sustainable, inclusive urban financing mechanisms to ensure equitable development and preserve the economic promise of Ghana’s urban future.
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Fig.ure 2.: Urban Settlement and Population Growth
Source: Geier et al., 2015
The application of land value capture tools is becoming more popular in Ghana as an innovative solution to the inadequate infrastructure, especially in urban areas that are dominated by slums. With the rapid expansion of cities like Accra and Kumasi due to land commodification and population growth, it is more important than ever to finance urban development fairly. According to Biitir (2019), a number of LVC mechanisms, including impact fees, land readjustment, and developer exactions, are mainly disorganized and remain on the outskirts of popular urban financing strategies despite their potential. Its capacity to internalize the externalities of public investment and reroute unearned increases in land value into public goods is what makes LVC promising, especially in the upgrading of slums. Ghana has had a mixed experience with LVC in practice, despite these theoretical advantages. Amoako & Boamah (2017) note that while national policy frameworks, such as the National Urban Policy (MLGRD, 2019), recognize the importance of LVC, their operationalization is hampered, particularly in slum contexts, by a lack of institutional enforcement, disjointed governance structures, and ambiguous land tenure systems. The situation is further complicated by Barry & Danso (2014) who question the notion that tenure security is conferred by land title registration. Using LVC procedures in informal settlements where legal claims are overlapping or weak runs the danger of alienating locals unless inclusive and negotiated planning methods are used. Ghana’s legal and regulatory structure is not sophisticated enough to apply transferable development rights or inclusionary zoning, which are strategies that are popular in nations like South Africa and Brazil (Freire, 2013; Smolka, 2013). Implementing development charges or betterment taxes in a transparent and equitable manner is made more challenging by the fragmented nature of land ownership and the dominance of customary systems. According to Afenah (2020), efforts at participatory planning frequently fall short of bridging the divide between the state and slum inhabitants, which feeds suspicion and opposition to financial interventions that seem more like extractive than redistributive. A hybrid strategy that incorporates directed development, public-private land adjustments, and in-kind donations can be successfully adopted locally, as demonstrated by new pilot projects in Accra and other metropolitan outskirts. As demonstrated by global experiences, especially those from Latin America and portions of Sub-Saharan Africa (Gethe et al., 2024), effective LVC depends not just on legislative tools but also on open institutions and public confidence. More than just technical know-how is needed in Ghana to integrate LVC into slum upgrading initiatives; intentional community involvement, a clear understanding of land rights, and a dedication to reinvesting value that has been captured back into the communities that create it are also necessary.
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4. ANALYSIS AND DISCUSSION
This chapter focuses on analysis and discussion of key findings from systematic review of literature. Table 1, 2, 3 and 4 below summarize the themes of land readjustment, land sales, public land leasing, sale of development rights, and conditions for the implementation of land value capture, with relevant articles organized under each theme. Each entry is summarized to provide key insights pertinent to land value capture in slum upgrading. 
Table 1. - Land Readjustment / Land Polling
	Author(s)
	Year
	Objectives
	Methodology
	Key Findings
	Relevance

	Stacey, P., & Lund, C.
	2016
	To examine institutional factors influencing slum formation and land readjustment in Ghana.
	Institutional analysis using qualitative data from interviews and policy documents.
	Weak institutional frameworks and unclear land tenure hinder effective land readjustment in slums.
	Provides insights into institutional reforms needed for land readjustment in Ghanaian cities.

	Hong, Y., & Brain, I.
	2012
	To analyze land readjustment as a tool for urban development and post-disaster reconstruction.
	Comparative case studies from different countries.
	Land readjustment facilitates equitable land redistribution but requires strong governance.
	Offers a global perspective on land readjustment’s applicability to urban development.


Source: Authors’ Construct
Table 2. Land Sales, Land Acquisitions and Resale, and Public Land Leasing
	Author(s)
	Year
	Objectives
	Methodology
	Key Findings
	Relevance

	Auziņš, A., & Chigbu, U. E.
	2021
	To develop a values-led planning methodology for land sales and acquisitions.
	Conceptual framework development with case studies in spatial planning.
	Values-led planning enhances transparency and fairness in land transactions.
	Relevant for designing equitable land sale and leasing policies.

	Coats, D., & Passmore, E.
	2008
	To explore public value creation through land sales and leasing in urban development.
	Literature review and case studies of public service reforms in the UK.
	Public land leasing can generate public value but requires clear policy frameworks.
	Highlights the role of public land leasing in capturing value for public benefit.

	Jones, C., & Watkins, C.
	1996
	To examine the role of land sales in urban regeneration and sustainable markets.
	Case study analysis of urban regeneration projects in the UK.
	Strategic land sales can support sustainable urban development if aligned with market needs.
	Provides insights into leveraging land sales for urban regeneration.


Source: Authors’ Construct
Theme 3. Betterment Tax
The betterment tax is a fiscal tool designed to recapture the increase in land value resulting from public investments, such as infrastructure upgrades or rezoning. Coats and Passmore (2008) analyzed its application in the UK, finding that while it can generate revenue for public projects, it often faces resistance due to perceived inequities. Plan (2014) explored public benefit zoning as a form of betterment tax, emphasizing the need for robust legal frameworks to ensure fairness. In Ghana, the betterment tax remains underutilized, primarily due to institutional inertia, lack of valuation frameworks, and political reluctance (Bonsu, 2016). Challenges like insecure land tenure and opaque land markets further complicate its implementation, especially in informal settlements (Plan, 2014). However, if properly structured and enforced, the betterment tax could play a significant role in funding slum upgrades and equitable urban development (Coats & Passmore, 2008).
Theme 4. Property Tax
Property taxes are levied on the value of land and buildings, serving as a critical revenue source for local governments to fund infrastructure and services. Biitir (2019) examined property tax tools in Accra, highlighting how complex land tenure systems and weak regulations limit their effectiveness. Koduah (2019) conducted a mixed-methods study in Kumasi, revealing inefficiencies in tax collection and data gaps that hinder revenue generation. In Ghana, outdated valuation rolls, low compliance, and difficulties in taxing informal settlements undermine the potential of property taxes (Bonsu, 2016). Reforms such as community-based enumeration and digital cadastral systems could strengthen property tax administration, aligning it with broader urban development goals (Koduah, 2019; Gethe et al., 2023).
Table 3. - Sale of Development Rights
	Author(s)
	Year
	Objectives
	Methodology
	Key Findings
	Relevance

	Calavita, N., & Mallach, A.
	2010
	To explore sale of development rights for affordable housing and land value capture.
	Comparative analysis of inclusionary housing policies globally.
	Selling development rights can fund affordable housing but requires careful policy design.
	Relevant for integrating development rights with social inclusion goals.

	Perez-Moreno, O.
	2024
	To analyze the sale of development rights in Latin American urban planning.
	Case studies and policy analysis in Latin America.
	Development rights sales reduce urban inequality but need credible governance.
	Offers insights into Latin American approaches to development rights.


Source: Authors’ Construct
Theme 6. Joint Development Mechanism
Joint Development Mechanisms (JDMs) involve public-private partnerships to finance and implement slum upgrading initiatives while capturing land value appreciation. Baker and McClain (2008) examined private sector roles in slum upgrading globally, finding that while JDMs can enhance urban development through private investment, they require strong regulation to ensure public benefits. Mutisya and Yarime (2011) studied grassroots dynamics in Nairobi's Kibera slum, emphasizing that meaningful community participation is critical for successful joint development projects. Schuetz et al. (2009) evaluated inclusionary zoning as a JDM tool in the U.S., noting its potential to capture value for affordable housing but also highlighting political resistance.
Theme 7. “In-kind” Contribution, Impact Fees and Development Charge
These mechanisms require developers to contribute directly to public infrastructure or pay fees to offset the costs of urban growth. Curtin and Witten (2005) analyzed their use in U.S. redevelopment projects, noting their potential to balance development costs but also highlighting legal challenges. Kaw et al. (2023) provided global guidance, emphasizing the need for strong legal frameworks to ensure effectiveness. In Ghana, these tools are inconsistently applied due to fragmented governance and limited municipal fiscal autonomy (King & Amponsah, 2012). Formalizing them through national policies could channel private investment into slum upgrades, particularly in areas adjacent to new developments (Asumadu et al., 2023). Lessons from other African contexts underscore the importance of political commitment and participatory governance for successful implementation (Gethe et al., 2023). 
Table 4. - Conditions for the Implementation of Land Value Capture
	Author(s)
	Year
	Objectives
	Methodology
	Key Findings
	Relevance

	Bornstein, L., & Leetmaa, K.
	2015
	To explore stakeholder tactics and legal tools for land value capture in redevelopment.
	Qualitative case studies of large-scale redevelopment projects.
	Community benefits agreements enhance land value capture but require stakeholder trust.
	Relevant for stakeholder engagement in land value capture.

	Freire, S. P.
	2013
	To evaluate inclusionary housing and land value capture in Brazil.
	Case study analysis of Brazilian urban policies.
	Legal and institutional frameworks are key to successful land value capture.
	Provides lessons from Brazil for global land value capture implementation.

	Kaw, J. K., World Bank, Kaganova, O., & Peteri, G.
	2023
	To outline conditions for effective land value capture globally.
	Global policy analysis and practitioner interviews.
	Clear legal frameworks, stakeholder engagement, and equitable policies are critical.
	Offers a global framework for land value capture implementation.


Source: Authors’ Construct
4.2.1 Land Readjustment / Land Pooling 
There has not been much organized use of land readjustment in Ghana, which involves rearranging small, disjointed areas for planned redevelopment. Problems such as insecure tenure (Barry & Danso, 2014) and institutional fragmentation (Stacey & Lund, 2016) persist despite the potential of land readjustment for equitable land value capture in slum regions. According to Afenah (2020), mistrust and a lack of institutional support hinder participatory planning in informal settlements. Nevertheless, when land pooling is legal and participatory, it can still be an effective means of upgrading slums. It can sustainably fund infrastructure while promoting improved land governance, offering a pathway to transform informal settlements without the need for forced evictions (Hong & Brain, 2012). 
4.2.2 Land Sales, Land Acquisitions and Resale, and Public Land Leasing 
The use of land value capturing in Ghana through public land leasing and land sales is still neglected despite its potential. Although land sales have been utilized to generate income, especially for government-owned parcels in peri-urban areas, their efficacy in high-density slums is sometimes constrained by informal tenure arrangements and inadequate valuation procedures (Jones & Watkins, 1996). Schemes for land purchase and sales have been attempted on occasion for urban reconstruction, but they are usually met with opposition because of insufficient compensation and unstable tenure (Gulyani & Talukdar, 2008). Although public land leasing, particularly leaseholds granted to private developers, provides the possibility of steady, recurring revenue to finance slum improvement, this instrument is frequently undermined by political meddling and inadequate administrative transparency (Coats & Passmore, 2008). Although these tools are available, the Ghanaian context demonstrates that their effectiveness is limited by institutional fragmentation, disorganized land governance, and low public trust, obstacles that need to be removed in order to make land value capture a workable and fair funding method for slum development (Auziņš & Chigbu, 2021).
4.2.3 Betterment Tax 
Despite its potential for slum rehabilitation, Ghana’s betterment tax remains a relatively underutilized land value capture mechanism. Institutional inertia, a lack of valuation frameworks, and limited political will have hindered the practical enforcement of legal provisions for taxing windfall gains from public investments (Bonsu, 2016). It is not feasible to impose such a tax equitably due to the lack of secure land tenure and transparent land markets, particularly in informal settlements (Plan, 2014). However, betterment taxes can contribute to equitable urban transformation in Ghana by providing funding for slum infrastructure if properly implemented and supported by strong regulatory frameworks (Coats & Passmore, 2008).
4.2.4 Property Tax
Property taxes continue to be one of the most neglected yet potentially effective methods of capturing land value in Ghana. Even though it is part of the Metropolitan, Municipal, and District Assemblies’ (MMDAs) budgetary framework, its efficacy has been hindered by its low value base, inadequate data infrastructure, and tax enforcement (Bonsu, 2016). Untitled land and informal dwellings, in particular, make it difficult to identify and collect taxes in slum-prone areas (Biitir, 2019). However, if properly reformed with community-based enumeration and digital cadastral systems, property taxes might contribute to the sustainable funding of slum improvements and municipal infrastructure. This would align with Ghana’s broader objectives for urban development and decentralization (Koduah, 2019; Gethe et al., 2023).
4.2.5 Sale of Development Rights
The sale of Development Rights (SDR) is still mostly a theoretical tool used in Ghana to capture land value. Smolka (2013) illustrates, using insight from Latin America, that SDR can generate significant income for urban redevelopment in contexts where property rights are secure and institutional frameworks are streamlined. However, in Ghana, the operationalization of such instruments is constrained by governance deficiencies (King & Amponsah, 2012) and fragmented land tenure systems (UN-Habitat, 2022). Through the monetization of zoning incentives, the SDR model could finance slum upgrading; nevertheless, its actual implementation will be hindered by weak regulatory frameworks and insufficient political will (Amoako & Boamah, 2017). To adapt SDR to Ghana’s local context, there is the need for targeted urban policy reforms and clearer regulatory directives (Calavita & Mallach, 2010; Perez-Moreno, 2024).
4.2.6 Joint Development Mechanism
Joint Development Mechanisms (JDM) are still rarely used in Ghana for land value capture, although they are theoretically feasible, particularly for slum upgrading. According to Baker and McClain (2008), urban infrastructure deficiencies may be addressed through collaborations that leverage private sector involvement in exchange for development incentives such as increased floor area ratios. However, implementation is frequently hindered by Ghana’s urban governance system, which is characterized by dispersed land rights and limited municipal capacity (UN-Habitat, 2019; World Bank, 2010). Lessons from South Africa and Brazil suggest that institutional clarity and enabling legislation are essential for sustainable implementation in cities like Accra or Kumasi (UNECE, 2019; Schuetz et al., 2009).
4.2.7 “In-kind” Contribution, Impact Fees and Development Charge
Limited progress has been made in Ghana’s efforts to institutionalize in-kind contributions, development charges, and impact fees due to disjointed administration and a low level of municipal fiscal autonomy (King & Amponsah, 2012). These mechanisms could channel land value increases into infrastructure for low-income communities, but their effectiveness depends on administrative enforcement and clear legislative frameworks (Biitir, 2019). The importance of robust political commitment and participatory governance is emphasized by evidence from other African contexts (Gethe et al., 2023; Kaw et al., 2023). Integrating these approaches into Ghana’s urban development strategy could significantly enhance the outcomes of slum upgrading initiatives.
4.2.8 Conditions for the Implementation of Land Value Capture
Land Value Capture presents a promising financing mechanism for addressing infrastructure deficits in rapidly urbanizing areas. In Ghana, where slum proliferation is becoming increasingly complex, LVC could support sustainable upgrading efforts. However, effective implementation remains hindered by fragmented legal frameworks, weak institutional capacity, and limited political will (Biitir, 2019). Central to addressing these challenges is the establishment of a solid legal and institutional foundation. Without coherent regulations and coordinated institutional roles, efforts to deploy LVC tools remain inconsistent and difficult to enforce, discouraging private sector confidence and public participation (Freire, 2013; Smolka, 2013). This legal uncertainty is especially evident in land ownership and valuation processes. Key LVC instruments such as development charges and betterment levies are undermined by the lack of a codified structure in Ghana’s planning system, generating ambiguity that deters effective use (Biitir, 2019). In addition to legal clarity, transparency and fairness are critical to LVC’s credibility. Communities are more likely to resist value capture measures when they cannot visibly trace how the captured value is reinvested or when the system appears inequitable, particularly in informal settlements (Gethe et al, 2023). This is especially true in Ghana’s slums, where land tenure insecurity makes it difficult to identify rightful beneficiaries or contributors. In such settings, transparent valuation practices and inclusive frameworks are vital to prevent LVC from reinforcing existing inequalities (Kaw et al., 2023). To build this trust, community engagement must be at the core of LVC implementation. Participatory planning processes not only align initiatives with local needs but also create a sense of ownership that can reduce social resistance and mitigate the risk of displacement (Danso-Wiredu & Midheme, 2017). Beyond general engagement, true stakeholder involvement, through co-creation and oversight of LVC agreements can enhance legitimacy. International experiences reveal that where communities help shape the rules, land value capture systems are more stable and effective (Bornstein & Leetmaa, 2015). Still, no amount of community engagement can succeed without adequate administrative support. In Ghana, many local authorities lack the trained personnel, technical tools, and reliable data required to manage LVC systems competently (Bonsu, 2016). Improving administrative capacity calls for strategic investments in digital and spatial systems. Tools like GIS mapping, digital land registries, and automated valuation models can significantly enhance operational efficiency and accountability across the value chain (Perez-Moreno, 2024). However, these technical upgrades will only go so far without political will. Successful LVC implementation in other countries has typically depended on consistent policy direction and cross-sectoral collaboration, conditions often lacking in Ghana’s urban development landscape (Smolka, 2013; Kaw et al., 2023). To unlock Land Value Capture’s full potential, it must be integrated into Ghana’s broader development strategy. This requires aligning land value policies with national housing, land reform, and municipal finance agendas, backed by long-term political commitment and coordinated institutional leadership (Kaw et al., 2023). 
5. SUMMARY OF FINDINGS
The application of land value capture in Ghana remains a promising yet underutilized framework for financing slum upgrading and inclusive urban development. While Ghanaian cities like Accra and Kumasi experience rapid urbanization and rising land values, mechanisms to harness this increase for public benefit remain fragmented. Institutional constraints, land tenure complexity, and coordination challenges between government levels often weaken the strategic use of LVC instruments to support equitable urban redevelopment, especially in informal settlements.
Land readjustment in Ghana is rarely formalized, largely due to fragmented tenure systems and resistance from customary landowners. However, pilot schemes in Accra and Tamale have demonstrated its potential when local authorities engage communities meaningfully and share future development benefits (Bonsu, 2016). Land sales, on the other hand, continue to benefit private developers disproportionately, with limited mechanisms for recapturing surplus value for slum redevelopment (Amoako & Boamah, 2017).
In Ghana, land acquisition for public interest has faced setbacks due to compensation delays and political interference (Barry & Danso, 2014). Slum upgrading efforts require transparent, inclusive processes with fair compensation (Stacey & Lund, 2016). Public land leasing holds promise but suffers from weak enforcement and poorly allocated revenues. Evidence from Brazil and South Africa shows that earmarking lease revenues can significantly support land value capture goals (Freire, 2013; Gethe et al., 2024).
Betterment taxes are largely absent from Ghana’s fiscal toolkit, despite the rise in land values after public infrastructure investments. This gap limits the ability of local governments to reclaim and reinvest unearned land value increases into slum upgrades and services. Legal and administrative challenges, including valuation disputes and enforcement issues, have hampered the implementation of this potentially powerful land value capture tool (UN-Habitat, 2022; Freire, 2013).
Ghana’s property tax system suffers from low coverage, outdated valuation rolls, and weak enforcement, particularly in informal and peri-urban areas. These deficiencies significantly reduce municipal revenue that could support slum redevelopment. Enhancing the property tax base through improved data, automation, and decentralization would strengthen local government financing for inclusive urban development (Khan, 2013). The sale of development rights (SDR) remains largely unexplored in Ghana but holds high potential. SDR could allow local governments to monetize zoning changes or density bonuses, especially in rapidly growing urban corridors. However, this requires legal reforms and planning capacity to establish transparent, market-responsive frameworks that ensure part of the gains are channeled into slum redevelopment (Smolka, 2013; Calavita & Mallach, 2010).
Joint development schemes, involving public-private partnerships (PPPs), are increasingly visible in housing projects but rarely benefit low-income urban areas. Risk-sharing models, where private developers build infrastructure in exchange for land or development rights, could work if guided by clear regulation and public accountability (UN-Habitat, 2019). Without safeguards, such partnerships risk marginalizing informal dwellers or displacing them entirely (Afenah, 2020).
In-kind contributions such as roads, drainage, or parks, are occasionally negotiated during project approvals but lack consistency. Development charges and impact fees are not widely implemented due to the absence of a national framework. Formalizing these tools can help ensure that large-scale developments contribute fairly to infrastructure in surrounding areas, especially when slum settlements are adjacent to new investments (SSRN, 2020).
6. CONCLUSION
Land value capture (LVC) holds real promise as a sustainable way to finance slum upgrading in Ghana, but the potential is still largely untapped. Cities like Accra, Kumasi, and Tamale continue to grow rapidly, pushing up land values in both formal and informal areas. Unfortunately, the gains from these value increases often bypass the communities that need public investment the most, especially those living in informal settlements. Instead of relying solely on uncertain central government transfers or donor support, Ghana can take practical steps to harness LVC to fund inclusive urban development.
To do this effectively, local governments need to be empowered not just legally but also technically. Clear frameworks must be put in place to identify who benefits from rising land values and how those benefits can be fairly redistributed. Strengthening land records, improving tenure security, and modernizing land information systems are essential to this effort. But legal tools alone will not be enough. For LVC to work in Ghana’s slums, it must be rooted in community participation and transparency. Approaches that include slum dwellers in the decision-making process, such as participatory planning, will help ensure fairness and build public trust.
Ghana should also consider hybrid or incremental LVC approaches tailored to its urban realities. These could include in-kind contributions of land for infrastructure, voluntary developer agreements, or linking infrastructure upgrades to property registration. These tools, if designed well, can reflect both formal land markets and the informal dynamics of urban Ghana.
Ultimately, land value capture is more than just a tool to raise money. It is a way to make urban development fairer. With the right institutional support and inclusive practices, it can help turn slum areas into better-serviced, dignified places to live, while ensuring that the people driving Ghana’s urban growth are not left behind.
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