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Navigating Legal Pluralism: Slum Expansion, Tenure Insecurity, and Land Governance in Urban Ghana


ABTRACT
Slum proliferation in rapidly urbanizing Sub-Saharan African cities presents profound challenges to land rights, tenure security, and sustainable urban governance. This paper examines the legal effects of slum growth on land development in Accra and Kumasi, Ghana, through a mixed-methods design that involves population ? 99 household questionnaires, 20 semi-structured interviews with residents, traditional leaders, and municipal officials, as well as a documentary analysis of legal and policy texts. The findings demonstrate that the expansion of informal settlements undermines customary land ownership, erodes the authority of traditional custodians, and exposes the limitations of statutory land institutions, weakened by political interference, poor coordination, and resource constraints. While slum residents perceive some security under customary arrangements, the lack of legal recognition discourages long-term investment in housing and infrastructure. However, there is a strong willingness to upgrade communities if tenure security is assured. The paper recommends hybrid governance models that integrate statutory and customary systems, support tenure-sensitive land use planning, and promote participatory upgrading as pathways to reduce land conflicts, strengthen urban resilience, and foster inclusive development in rapidly growing African cities.	Comment by Dr Shankar: State study population and sampling method clearly.
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1. INTRODUCTION
Land rights and tenure security are the foundations of urban sustainable development, economic investment, and social welfare in cities. While the world continues to experience an unprecedented level of urbanization, it has put pressure on land, resulting in slums or informal settlements that are often characterized by insecure tenure, poor housing, and limited access to infrastructure and services (UN-Habitat, 2020). More than one billion individuals, or about 25% of the global urban population, live in slums, many of whom do not have legally recognized land rights and are at risk of forced eviction (UN-Habitat, 2022). Slum settlements often develop outside formal governance systems, creating complex planning challenges not only in Africa but also across Asia. For instance, in India, Islam et al. (2022) illustrate how slum residents negotiate a sense of place despite being excluded from urban planning processes, underscoring the universality of struggles in informal settlements. Ofori (2023) also noted that slum settlements pose significant challenges to legal land development and planning systems, as they often exist outside formal governance structures.
In Sub-Saharan Africa, the issue is especially prevalent. The region has one of the globe's highest rates of urbanization, but it is largely unplanned and unregulated, and thus, slums are growing at an astronomical rate. More than 55% of the urban population in Sub-Saharan Africa resides in slum conditions (World Bank, 2021). Insecure tenure, weak land governance institutions, and the absence of adequate legal frameworks exacerbate the situation, rendering slum land rights highly insecure (Ewnetu & Seo, 2025). Therefore, land conflicts and development constraints are prevalent, hindering urban planning, infrastructure provision, and investment opportunities.
Urbanization in Ghana has increased at an exponential rate, particularly in the major cities of Accra and Kumasi. The expansion, however, has not been accompanied by adequate planning and land management frameworks, resulting in the expansion of slums. The Ghana Statistical Service (2021) indicates that more than 5.5 million Ghanaians reside in slums, with the majority living in urban areas. Despite numerous reforms, such as the Land Act, 2020 (Act 1036), tenure insecurity persists, particularly in the case of slum settlements, where land ownership is unclear and often unrecognized (Studocu, 2022). The complex framework between the customary and statutory land tenure systems also hinders the realization of secure land access for slum residents, stifling legal land development and integration of the groups into official urban structures (Ghana Legal Information Institute, 2020).
Such issues are best illustrated in the capital city of Accra. Slum neighborhoods, such as Old Fadama, have emerged on outlying lands that lack legal tenure, often competing with urban development plans (Oppong et al., 2020). Legal uncertainty regarding land ownership in such slums discourages evictions and retards formal development plans. Additionally, in Kumasi, the emergence of slums on peri-urban land has progressed more rapidly than land-use planning and socio-economic provision, threatening the city's developmental potential and undermining environmental sustainability (Koranteng et al., 2023). The legitimacy of the growth of slums in Accra and Kumasi has extremely far-reaching implications. In their various manifestations, they impact the valuation of land, titling, conflict resolution, and infrastructure planning. Therefore, knowledge about how informal settlements affect land rights and tenure security is vital in shaping urban policy, legal reform, and participatory development planning.
This paper examines the legal implications of slum growth on land development, using Kumasi and Accra as case studies. The paper provided answers to the following research questions: (i) What effects have slum development and expansion had on traditional land ownership systems and practices in Accra and Kumasi; (ii) How do formal legal frameworks interact with customary land tenure systems in the context of slum development; and (iii) How do land tenure insecurity and slum growth in Accra and Kumasi affect the willingness of landowners and slum residents to invest in property improvements and development?

2. LITERATURE REVIEW
2.1. Conceptualizing Land Rights and Tenure Security
Land rights and tenure security are central to urban development, especially in rapidly urbanizing cities like Accra and Kumasi. Land rights refer to access, use, transfer, and ownership, while tenure security implies confidence that these rights will be upheld against eviction, conflict, or commodification. In Ghana, land rights are shaped by a combination of legal, customary, institutional, and socio-political dynamics. The coexistence of statutory and customary systems creates structural contradictions, weakening indigenous practices and hindering development (Osei Tutu, 2025). Ayimaa et al. (2025) highlight a crisis in customary land management, exacerbated by urban pressures and commodification. Chiefs, once trustees, increasingly act as quasi-owners, consolidating exclusion rights and undermining community access (Anaafo et al., 2023).
Security of tenure goes beyond legal titles to encompass perceived protection against eviction, control over land use, and institutional recognition. Research by Ayimaa et al. (2025) and Clinton Consultancy (2024) associates secure tenure with investment incentives, particularly in the agricultural sector. In urban contexts, it is associated with improved housing, health, and service delivery (Nyametso, 2012; Awunyo-Akaba et al., 2016). However, Asaaga et al. (2020) warn that the elements of tenure, alienation, exclusion, and duration affect land decisions differently. Tay & Ocansey (2022) contend that wealth and location frequently trump tenure in determining urban outcomes. Internationally, tenure security falls along a spectrum from informal claims to full legal title. Incremental upgrading is feasible, undermining binary legal/illegal categories. Hybrid arrangements, as in Indonesia (Reerink, 2011) and Benin (Ekpodessi & Déguénon, 2023), provide inclusive pathways. In Ghana, informal governance in slums, such as Old Fadama, fills the gaps left by weak formal institutions, establishing alternative regimes that guarantee de facto tenure security (Stacey, 2019; Boamah & Yeboah, 2019).
2.2. Legal and Institutional Framework for Land Governance in Ghana
Dualism in Ghana’s Land Tenure System: Ghana's land governance is based on a dual tenure regime, comprising customary and statutory systems. Legal pluralism creates a complex terrain in which land access and management are subject to multiple, and often competing, norms. Customary tenure covers approximately 80% of the nation's land, which is managed by stools, skins, and clans through traditional leadership hierarchies (Gyan, 2025). These arrangements traditionally underscored communal stewardship and social legitimacy. The intrusion of statutory law, particularly within the Anglo-American legal tradition, has led to tensions between indigenous norms and formal codifications (Yeboah & Owusu, 2022)). Though customary law still enjoys widespread legitimacy and operational salience, the transformation of traditional trusteeship into commodified private ownership has enabled exclusion, elite capture, and heightened tenure insecurity (Anaafo et al., 2023).
Evolution of Legal Instruments and Policy Frameworks: The governance of land encompasses key policies, such as the 1999 National Land Policy, which emphasizes reform and stakeholder engagement. The 2020 Land Act (Act 1036) consolidated more than 150 pieces of legislation to simplify processes and enhance equity. Implementation, however, is uneven due to institutional frailties and operational challenges. Ghana's Constitution (Article 20) permits the compulsory acquisition of land in the public interest; however, research demonstrates frequent procedural infringements, including inadequate compensation and the absence of consultation (Adu-Gyamfi, 2012; King & Boafo, 2016). These commonly lead to reoccupation of land and conflicts between the state and communities (Akrofi & Whittal, 2013).
Institutional Framework and Governance Challenges: Ghana's land governance is characterized by multiple actors with overlapping responsibilities. The Lands Commission, responsible for land administration, is hindered by ineffective coordination and record-keeping (King & Boafo., 2016). The Office of the Administrator of Stool Lands (OASL) manages customary land revenue but is not integrated with planning institutions. Local governments, including Metropolitan Municipal District Assemblies, manage development but tend to conflict with traditional authorities regarding jurisdiction (Korah et al., 2017). In an effort to limit fragmentation, the state introduced Customary Land Secretariats (CLSs) to enhance land records and link systems. Still, CLSs are under-resourced and politically constrained. Institutional reforms such as land banks are intended to alleviate tenure insecurity and facilitate urban development, although their impact is uncertain (Aryeetey & Kotey, 2010). 
Toward Hybrid and Inclusive Land Governance: As urbanization accelerates, researchers advocate hybrid governance that blends formal regulation with community practice. Akponzele et al. (2025) recommend inclusive approaches that emphasize settlement regularization, anti-corruption, and participatory planning for migrants and low-income citizens. Such models recognize informal practice while building institutional capacity for transparent land administration. Bureaucratic cultures, legal inconsistencies, and elite domination of land institutions, however, hamper progress. The persistence of informal land guards, delayed adjudication, and disenfranchisement of citizens highlight the need for transformative governance (Ubink et al., 2009; Stacey and Lund, 2016).
2.3. Urbanization and Slum Growth 
Sub-Saharan Africa (SSA) has experienced rapid urbanization, with urban populations increasing from 130 million in 1980 to over 450 million in 2020, and projected to continue growing further by 2050 (Durand-Lasserve, 2009; Marx et al., 2013). This growth is largely informal and exclusionary, driven by demographic pressure and rural-urban migration rather than industrialization (Payne et al., 2009; Quan & Dyer, 2008). Urban expansion often outpaces institutional capacity, resulting in infrastructural deficits and governance challenges. Informal settlements usually emerge as the default housing option for migrants and the urban poor due to limited access to affordable housing and tenure insecurity (Berger, 2006).
In Ghana, Accra and Kumasi exemplify these dynamics. Approximately 40% of urban residents reside in informal settlements with inadequate services (Stacey, 2019; Amoako & Frimpong, 2013). Slums like Old Fadama reflect both marginalization and resilience (Stacey & Lund, 2016). Migrants face discrimination, unaffordable rents, and bureaucratic hurdles (Akponzele et al., 2025; Adamtey et al., 2021), while community networks facilitate informal access to housing (Boamah & Yeboah, 2017). State-led upgrading often prioritizes infrastructure over tenure and governance (Amoako & Frimpong, 2013).
Urbanization has also led to environmental degradation. In Accra and Kumasi, green spaces have been replaced by impermeable surfaces, increasing flood risks (Abass et al., 2020). Slums frequently occupy flood-prone areas, compounding vulnerabilities. Interventions in areas like Asawase and Aboabo often address symptoms rather than root causes (Dakpallah, 2011). Efforts now emphasize regularization, inclusive planning, and legal reform (Obeng-Odoom, 2016; Akrofi & Whittal, 2013), aligning with the SDG goals for resilient and inclusive cities (Amoah, 2019).
2.4. Legal Implications of Slum Growth on Land Development
Slum Formation and the Legal Landscape: The proliferation of slums in Accra and Kumasi reveals critical gaps in Ghana’s urban land governance framework. Driven by population growth, unaffordable housing, and tenure insecurity, informal settlements often emerge outside statutory planning and land regulation (Stacey & Lund, 2016; Amoah, 2019). These settlements challenge legal norms governing land ownership, zoning, and development. The Land Use and Spatial Planning Act, 2016 (Act 925), rarely accommodates the incremental, self-organized housing typical of slums (Korah et al., 2017), placing them in legal limbo and complicating tenure regularization. A key concern is the informality of land rights. Slum residents often lack legal titles, rendering them vulnerable to eviction (Izar, 2004; Ubink et al., 2009). Frimpong-Boamah & Walker (2017) argue that informality reflects community norms, not illegality. Yet, weak enforcement of the National Slum Upgrading Strategy (Amoako, 2019) and planning laws that treat slums as violations often lead to demolitions that ignore residents’ rights and urban contributions (Obeng-Odoom, 2016).
Tenure Insecurity and Development Conflicts: The growth of slums creates conflicts over land use and tenure security, particularly in peri-urban areas where legal and customary systems intersect. Customary landholders often view slum settlers as encroachers, while statutory authorities lack coherent processes for regularizing tenure (Anaafo et al., 2023). This disconnect undermines spatial development plans, complicates infrastructure delivery, and reduces investor confidence in urban land markets (Akrofi & Whittal, 2013). Legal ambiguity surrounding slums also generates administrative paralysis, where agencies hesitate to intervene due to unclear ownership or fear of public backlash. As Stacey & Lund (2016) observed in Old Fadama, informal governance often emerges to fill legal voids, challenging the primacy of statutory systems and reshaping land development trajectories.
Implications for Urban Planning and Policy Reform: The legal consequences of slum expansion require the transformation of urban planning and land governance institutions. Conventional enforcement tools need to be supplemented by inclusive legal regimes that legitimize incremental housing, community-based tenure, and negotiated development rights (Durand-Lasserve & Royston, 2002). Suggestions range from applying tenure-sensitive land use planning (Akaateba, 2023), embracing hybrid tenure approaches, to incorporating slum upgrading into statutory zoning procedures. Furthermore, frameworks like the Social Tenure Domain Model (Wabineno-Oryema, 2020) provide alternative channels for mapping and securing informal tenure, particularly where residents have long-standing claims and community recognition. In the absence of such legal innovations, slums will continue to expand beyond statutory arrangements, undermining urban resilience, equity, and development potential.
2.5. Tenure Insecurity and Its Socio-Economic Consequences
Tenure insecurity refers to the lack of formal, legal, or socially accepted claims to land or property. In rapidly urbanizing cities like Accra and Kumasi, it disproportionately affects low-income residents, migrants, and informal settlement dwellers who often lack titles or protection against eviction (Nyametso, 2012; Akponzele et al., 2025). This undermines livelihoods, housing quality, and investment. Without secure tenure, residents struggle to assert their rights, access essential services, or participate in land governance. In peri-urban areas, commodification of customary land has worsened insecurity, shifting control from community trustees to revenue-driven actors (Anaafo et al., 2023; Sumbo, 2022). Tenure insecurity discourages households from investing in housing. Many avoid upgrading infrastructure because of fears of displacement (Ekpodessi & Déguénon, 2023; Reerink, 2012). In contrast, secure tenure encourages sustainable land management and boosts both agricultural productivity and long-term investments (Asaaga et al., 2020).
In urban areas, the lack of legal titles restricts access to credit and pushes households further into poverty. Tenure insecurity also reinforces social exclusion, especially for women, migrants, and other marginalized groups (Bell, 2007; Anaafo et al., 2023). In settlements such as Old Fadama, land rights remain informal and legally weak (Stacey & Lund, 2016). Access to housing and services is often dictated by political power and wealth rather than rights or need (Ubink, 2007; Tay & Ocansey, 2022).
The lack of secure tenure further undermines service delivery and environmental management. Slum residents typically face inadequate access to water, sanitation, and waste services (Quaye, 2014). In peri-urban zones where tenure status is ambiguous, urban sprawl leads to unmanaged and unregulated development (Cobbinah et al., 2014; Akrofi & Whittal, 2013). Addressing these challenges requires inclusive reforms. Key measures include tenure regularization, gender-sensitive land policies, and stronger institutions to safeguard land rights (Ubink et al., 2009; Payne et al., 2002; Wabineno-Oryema, 2020).
3. METHODOLOGY
The study was conducted in the selected slum settlements of the Ashiedu Keteke Sub-Metro District in Accra and the Oforikrom Municipal Assembly in Kumasi, as shown in Figures 1 and 2. The two urban centers were purposively sampled based on their rapid rates of urbanization, the emergence of informal settlements, and the increasing conflicts associated with land access and development. While Old Fadama and Bukom were researched in Accra, Ayigya Zongo and Anloga were researched in Kumasi. According to Oppong et al. (2020) & Morrison (2017), these settlements have unique but similar issues related to land rights, tenure security, housing, and the provision of infrastructure. Ashiedu Keteke is situated in the heart of the Accra Metropolitan Assembly and is home to the central business district, key markets such as Agbogbloshie and Makola, as well as densely populated neighborhoods. The sub-metro hosts over an estimated 284,000 people as of 2021, with settlements like Old Fadama and Bukom featuring densely populated housing, informal jobs, poor sanitation, and land tenure insecurity Ghana Statistic Service (GSS), 2021 & Tayler, 2011). Similarly, the Oforikrom Municipal Assembly has experienced rapid population growth, with estimates in 2020 indicating a population of over 213,126 (GSS). Ayigya Zongo and Anloga rank among the most populated areas in the municipality and are beset by significant issues of housing quality, service delivery, and land conflicts (Ayivor, 2001). These neighborhoods capture the wider socio-economic and spatial patterns of urban informality in Ghana's two largest cities (Afenah, 2010).
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Figure 1: Map of the study area
Authors’ construct
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Figure 2: Map of the study area
Authors’ construct
Research design ?	Comment by Dr Shankar: add
The study employed a mixed-methods design, incorporating both qualitative and quantitative methods to examine how slum development influences land rights and tenure security, as well as the consequences this has on urban land development. According to Creswell and Clark (2011), mixed-method design is a procedure for collecting, analyzing, and “mixing” both quantitative and qualitative methods in a single study or a series of studies to understand a research problem. This approach was guided by the desire to gather both empirical information and in-depth, contextual stories from various actors in the communities. The design enabled triangulation of results, thereby increasing the study's validity by leveraging multiple data sources and viewpoints. Primary data were obtained through the use of structured questionnaires and semi-structured interviews. A total of 99 questionnaires were administered to slum dwellers, traditional leaders, and planning officials from the Accra Metropolitan Assembly and the Oforikrom Municipal Assembly. This number was determined by the size and accessibility of the study communities, as well as resource and time constraints. It was also considered sufficient to capture the diversity of views across the four selected settlements while allowing for manageable data analysis. The questionnaire combined closed and open-ended questions to generate both quantitative trends and qualitative insights. In addition to the survey, 20 interviews were conducted with landowners, municipal planning officers, and opinion leaders. The smaller number of interviewees was deliberate, as the aim was to obtain detailed, in-depth narratives rather than broad generalizations. These respondents were purposively selected based on their roles in land administration and community governance, ensuring that the perspectives collected reflected both lived experiences and institutional viewpoints. Together, the survey and interview data provided complementary evidence on the evolution of slums, land acquisition practices, tenure security challenges, and the legal and institutional responses to the growth of informal settlements.	Comment by Dr Shankar: okay. But applying what method for the selection of respondent and participants?	Comment by Dr Shankar: Purposively okay. Selection method of participants?  census?
Sampling for the research was conducted based on a combination of purposive, convenience, and snowball sampling methods. Purposive sampling was employed in the selection of planning officials and traditional authorities who were directly engaged in land administration and community governance. Convenience and snowball sampling methods were used in the case of slum residents, as accessibility and willingness to participate were paramount in these densely populated and informal settlements. These approaches ensured that data were gathered from respondents who possessed relevant knowledge and experience, and also reached hidden or difficult-to-reach individuals in the case of the slum localities. Secondary data were also used to supplement primary data. These comprised academic publications, population census reports, municipal development plans, and legal documents such as the Land Act, 2020 (Act 1036). These sources helped establish the legal and institutional context of land tenure systems and slum regulation in Ghana, as well as providing context for the findings from the field.
Data from the questionnaires were coded and analyzed in Microsoft Excel to produce tables, frequencies, and charts that described respondents' profiles and the incidence of major issues, such as tenure insecurity and access to housing and services. Interview data were transcribed and analyzed thematically using MAXQDA. Transcripts were read several times and categorized according to recurring themes. The integration of both statistical summaries and thematic narratives enabled a holistic analysis of issues being examined. Ethical considerations were adhered to throughout the research undertaking. All respondents were notified of the study objective and participated voluntarily. No names or personal identifiers were noted in any of the outputs. The data gathered was treated confidentially and used solely for academic purposes. Where necessary, permission was obtained from local authorities before administering instruments, particularly in locations deemed politically or socially sensitive.
4. RESULTS AND DISCUSSION
4.1 Selected Demographic Features of Respondents
[bookmark: _Toc176327307]4.1.1 Gender and Age of Respondents
A total of 99 respondents participated in the study across the selected slum settlements in Ashiedu Keteke (Accra) and Oforikrom (Kumasi). The demographic characteristics of respondents, specifically their gender and age distribution, provide valuable insights into the social composition of the study population and contextualize the broader findings on land rights and tenure security. The gender distribution shows that 56 respondents (57%) were male, compared to 43 (43%) females, as evident in Table 1. This indicates a modest male predominance in the sample, which could reflect prevailing gender dynamics in slum communities where men tend to be more engaged in land acquisition and tenure-related decision-making. However, the active involvement of women in the survey also points to their significant roles in informal settlement development and their potential influence over land use and access, especially at the household level.
The respondents were mostly older individuals. The highest percentage (28%) was among those 55 years and older, followed by 26% of the 45–54 age group and 23% of the 35–44 age group. These three age groups combined totaled 77% of the sample. This predominance of older respondents implies that those with longer residence in the slums or greater engagement with land issues were more inclined to participate in the study. Their responses are especially pertinent considering the long-term nature of most tenure and development issues in informal settlements. On the other hand, younger respondents were underrepresented, with just 16% in the 25–34 age bracket and a paltry 6% in the 18–24 age group. This could indicate limited youth participation in formal or informal land rights proceedings, or difficulty in contacting younger persons during data collection, as they may be more mobile or less interested in land matters. Together, these demographic statistics imply that older males are more likely to be key actors in land brokerage, tenure security discussions, and informal governance arrangements in these communities. Nevertheless, the incorporation of females and a variety of age groups offers a more equitable and inclusive perspective on how slum growth affects different social groups. 
Table 1: Gender and Age of Respondents
	Demographics 
	Frequency
	Percentage

	
	
	

	Gender
	
	

	Female
	43
	43

	Male
	56
	57

	Total
	99
	100%

	
	
	

	Age
	
	

	18-24 years
	6
	6

	25-34
	16
	16

	35-44 years
	23
	23

	45-54 years
	26
	26

	55 years and above
	28
	28

	Total
	99
	100%


Source: Authors' Construct
[bookmark: _Toc176327308]4.1.2 Marital status and Household size of Respondents
An analysis of respondents' marital status and household size provides further insight into the social dynamics that shape tenure security, land rights, and housing conditions in informal settlements. Regarding marital status, the majority of respondents (60%) were married, followed by 23% who identified as single, 13% as widowed, and 4% as divorced, as indicated in Table 2. The dominance of married individuals reflects the household-centric nature of slum settlements, where married couples often establish homes to meet the shelter needs of growing families. According to Rakodi and Lloyd-Jones (2002), marital status can significantly impact an individual's capacity to access land, with married people often having greater bargaining power and social legitimacy in communal or informal land tenure arrangements. The presence of 13% widowed respondents, predominantly women, based on prevailing demographic trends in Ghana, also highlights the vulnerability of certain groups, particularly widows, to tenure insecurity, as noted by Toulmin (2009), who emphasized the gendered impacts of customary land practices across Sub-Saharan Africa.
Household size distribution further illustrates the social complexity within the slum environment. A notable 26% of respondents reported living in households of more than 20 people, while 28% had between 6 to 10 members, and only 22% resided in households with 5 or fewer individuals. According to Tay & Ocansey (2022), large household sizes, especially those exceeding 20 members, may be indicative of extended family living arrangements, overcrowding, or shared tenancy practices common in low-income urban areas. These conditions are often exacerbated by limited access to affordable housing and land, forcing multiple families to cohabit within constrained spaces, thereby compounding land pressure and tenure ambiguity (Gough & Yankson, 2011).
The evidence, therefore, highlights how household size and family structure intersect with land and housing issues in informal settlements. More extensive households tend to face greater challenges in obtaining tenure and sufficient housing due to increased pressures on space and resources. Marital status can also enable or constrain people's opportunities to acquire or retain land rights, particularly where ownership of property is socially or legally tied to family status. These findings confirm the imperative of inclusive urban policies that take into account varying household forms and social vulnerabilities in planning and regulating informal settlements.
Table 2: Marital status and Household size of Respondents
	Demographics 
	Frequency
	Percentage

	
	
	

	Marital status
	
	

	Divorced
	 4
	4

	Married
	59
	60

	Single	
	23
	23

	Widowed
	13
	13

	Total
	99
	100%

	
	
	

	Household size
	
	

	5 persons or fewer
	22
	22

	6-10 people
	28
	28

	11-15 people
	14
	14

	16-20 people
	9
	9

	More than 20 people
	26
	26

	Total
	99
	100%


Source: Authors Construct
[bookmark: _Toc176327309]4.1.3 Ethnicity, Years of Residency, and Occupation
The ethnic breakdown of respondents within the chosen slum settlements demonstrates a migrant and heterogeneous population. In Ayigya Zongo, the majority were Mole-Dagbanis and Akans, whereas in Anloga, there were more Ewes, with minorities comprising Fantes and Mole-Dagbanis. Old Fadama was composed of Mole-Dagbanis and some Akans, while Bukom consisted mostly of indigenous Ga-Adangbes, with a minority representation from other ethnic groups. In comparison to Bukom, which still has a mainly indigenous population, the other three settlements, Old Fadama, Ayigya Zongo, and Anloga, were found to have predominantly migrants from northern and eastern Ghana. This illustrates internal migration fueled by regional economic imbalances and few livelihood options. The Mole-Dagbanis comprised the largest ethnic group in the study (43%), followed by the Akans (28%), the Ga-Adangbes (16%), and the Ewes (12%). These proportions illustrate the multicultural nature of urban informal settlements in Ghana and how ethnicity influences settlement dynamics and access to land. According to Owusu (2008), ethnic networks often facilitate migration and informal land acquisition, especially in contexts where formal mechanisms are inaccessible.
In terms of years of residency, a high percentage of respondents (32%) had resided in their respective settlements for over 41 years, with 19% having stayed for 31–40 years, as indicated in Table 3. This means that a majority of slum dwellers are long-term settlers. They have established strong social and spatial roots. Long-term residency is often associated with sentiments of belonging and informal tenure legitimacy, even in the absence of formal legal titles. Conversely, just 15% of respondents had remained for 1–10 years, pointing to comparatively low recent migration into certain of the settlements.
Several respondents reported having lived in the communities for multiple decades, in some cases spanning more than two generations. This reflects the deep-rooted settlement patterns where families have remained for over half a century, reinforcing a sense of belonging and informal legitimacy despite lacking formal tenure.
Occupationally, most respondents (60%) were traders, reflecting the prevalence of informal economic activity within these settlements. This is also true of the wider urban informal economy in Ghana, where petty trading provides a source of livelihood for numerous poor households (UN-Habitat, 2016). Other respondents were artisans (9%), drivers (7%), pensioners (4%), and teachers (2%). Significantly, 18% of respondents indicated that they were unemployed, reflecting the economic precariousness of slum residents and the interconnection between poverty, informality, and tenure insecurity.
Table 3: Ethnicity, Years of Residency, and Occupation of Respondents
	Demographics 
	Frequency
	Percentage

	
	
	

	Ethnicity
	
	

	Akan
	27
	28

	Ewe
	12
	12

	Ga-Adangbe
	16
	16

	Guan
	1
	1

	Mole-Dagbani
	42
	43

	Total
	99
	100%

	
	
	

	Years of residency
	
	

	1-10 years
	15
	15

	11-20 years
	17
	17

	21-30 years
	16
	16

	31-40 years
	19
	19

	41 years and above 
	32
	32

	Total 
	99
	100%

	
	
	

	Occupation
	
	

	Artisans
	9
	9

	Driver
	7
	7

	Pensioner
	4
	4

	Teacher
	2
	2

	Trading
	59
	60

	Unemployed
	18
	18

	Total 
	99
	100%


Source: Authors' Construct
[bookmark: _Toc176327310]4.1.4 Education and Income Levels of Respondents
The background information on the level of education showed that the majority of respondents had received a basic education from primary school to secondary school. This is represented by a cumulative percentage of 66%, followed by those without formal education, which accounts for 24%. Those who have had a tertiary education constitute 9%, with a few still attending tertiary institutions, as shown in Table 4. In terms of their livelihoods, 48% of the respondents were earning between GHC 500.00 and GHC 1000.00 monthly from the various economic activities they engage in. This is followed by 31% of them who were earning less than GHC 500.00. A few of them, however (21%), were earning above GHC 1100.00.




Table 4: Education and Income Levels of Respondents
	Demographics 
	Frequency
	Percentage

	
	
	

	Level of education
	
	

	No formal education
	24
	24

	Primary education
	37
	37

	Secondary education
	29
	29

	Tertiary education
	9
	9

	Total
	99
	100%

	
	
	

	Income level
	
	

	Less than 500 cedis
	27
	31

	Between 500 and 1000 cedis
	42
	48

	Between 1100 and 1900
	11
	13

	2000 cedis and above
	7
	8

	Total
	99
	100%


[bookmark: _Hlk176271859]Source: Authors’ Construct
[bookmark: _Toc176327311]4.2 Effects of Slum Development and Expansion on Traditional Landownership
The perceptions of slum dwellers, community leaders, and city planning authorities regarding the effects of slum development and expansion on traditional landownership reveal a complex and nuanced understanding of land dynamics within informal settlements. Figures 3 and 4 illustrate a consensus among respondents that slum proliferation has implications for the authority and control of traditional landowners, though the intensity of these perceptions varies. As shown in Figure 4, 50% of the respondents explicitly stated that slum development and expansion have negatively impacted traditional land ownership. This sentiment reflects concerns about how the growth of informal settlements disrupts customary land allocation processes, often leading to the fragmentation of family or stool lands, unauthorized occupation, and the erosion of traditional custodianship. Such changes align with what Ubink & Amanor (2008) reported that rapid urbanization and the rise of informal settlements in Ghana have progressively undermined the authority of traditional landowners, particularly in peri-urban areas.
Figure 3 further supports this trend, with the largest proportion of respondents (28%) believing that slum expansion has had a significant impact on traditional landownership. This was closely followed by those who perceived only a slight effect, suggesting that while some residents view the change as severe, others acknowledge a more gradual weakening of traditional land tenure systems. Interestingly, a considerable number of respondents remained indifferent, which may reflect limited awareness of land governance issues or the normalization of informal land practices in their daily lives.
Overall, the data suggest that slum dwellers largely recognize that the expansion of informal settlements affects traditional systems of land control. The shift from customary authority to unregulated, informal land transactions, often involving unauthorized sales, encroachments, or politicized land allocations, poses challenges for traditional leaders seeking to maintain oversight and accountability. As noted by Kasanga and Kotey (2001), the encroachment of informal housing on customary lands contributes to tenure insecurity, inter-family disputes, and a breakdown in community trust regarding land administration.



Figure 3: Perception of Slum Dwellers on Slum Development
Source: Authors’ Construct


Figure 4: Impact of slum development on the traditional landownership system
Source: Authors’ Construct
Data from the communities’ traditional leaders generally confirmed these perceptions held by the slum dwellers, for the majority of the traditional leaders were of the view that slum developments and their expansions have had a significant impact on their traditional ownership of lands within the various communities. Traditional leaders emphasized that slum development has weakened their authority over land allocation and distribution. Several chiefs explained that in the past, they were able to prevent unauthorized construction, but political interference has eroded their influence. They noted that migrants now build without following customary or municipal procedures, reflecting the broader fragmentation of land governance.
Traditional leaders have noted that the expansion of slums has significantly weakened their authority over land allocation. They explained that political interference and unauthorized development had compromised their ability to enforce customary land ownership practices. In some communities, respondents noted that residents are now bypassing traditional procedures, disregarding designated spaces for infrastructure, such as roads and waterways. Despite these challenges, traditional leaders acknowledged that customary systems are gradually adapting. Many pointed to ongoing efforts to merge customary ownership with formal registration and emphasized the importance of engaging communities in recognizing traditional authority while working with municipal assemblies to address land governance challenges.
[bookmark: _Hlk175113880][bookmark: _Toc176327312]4.3 The Interaction between Legal Frameworks and Customary Land Tenure Systems in the Context of Slum Development
The interplay between legal frameworks and customary land tenure systems does not significantly affect the development of slums. Our interactions with the planning institutions in the slum areas, slum dwellers, and community traditional leaders revealed that there has not been much conflict between existing legal frameworks and customary land tenure systems in the context of slum development. It is believed that there have been no major issues concerning customary land tenure recognition, as existing legal frameworks concerning land-related issues recognize customary land ownership. However, customary land tenure is based on traditional practices and community norms, without legal documentation. The lack of this legal recognition makes slum residents vulnerable to eviction and denies them access to legal protection as well.  From the perspective of the planning institutions, there are no specific policies in place to ensure effective interactions between existing legal frameworks and customary land tenure systems in the context of slum development. There have been many challenges in their quest to ensure effective and positive interaction between planning regulations and customary land tenure systems, but certain factors do not permit these efforts. Responses from the planning respondents seem to suggest that there have been many challenges emanating from both financial difficulty and non-adherence of traditional landowners to planning schemes. Planning authorities reported that landowners sometimes contribute to slum formation by informally subdividing land outside statutory schemes, which complicates urban planning. They also emphasized that most residents lack legal documentation, holding only customary papers that provide limited protection.
Traditional leaders expressed mixed views. While some recognized the stronger security offered by statutory documentation, others criticized government agencies for bypassing customary authorities in decision-making. Community leaders acknowledged that there are periodic meetings between chiefs, landowners, and district assemblies to align planning regulations with customary practices, but they stressed that more coordination is needed. Respondents also reflected on the decline of traditional authority under modern governance systems. Some leaders felt that democratic structures had reduced their influence over local land matters, while others remained optimistic that future governments would prioritize slum challenges and better integrate customary perspectives.
The slum dwellers had a mixed perception about the effective interaction between legal frameworks and customary land tenure systems in the context of slum development. Figure 5 shows that the majority of the slum dwellers (representing 57%) do not think legal frameworks effectively interact with customary land tenure systems in the context of slum development. Figure 6 shows that the majority of the slum dwellers (representing 46%) perceived that there is a peaceful coexistence between legal frameworks and customary land tenure systems in the context of slum development. This is followed by 34% who think that legal frameworks and customary land tenure systems minimally interact.  
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[bookmark: _Hlk174959096]Figure 5: Interaction between legal frameworks and customary land tenure systems
Source: Authors’ Construct


Figure 6: Interaction between Legal Frameworks and Customary Land Tenure Systems
Source: Authors’ Construct
[bookmark: _Toc176327313]4.3.1 Effective interaction between legal frameworks and customary land tenure systems in the context of slum development
Evidence from planning authorities and community leaders indicates that some mechanisms for interaction between statutory and customary systems exist, but these are ad hoc and limited in effectiveness. Planning departments reported routinely sharing scheme maps and guidance with traditional landowners and issuing formal notices (for example, stop-work orders) to developments that contravene statutory plans. Likewise, traditional leaders described periodic meetings with district assemblies and landowners aimed at aligning local practices with planning requirements. These interactions demonstrate an intention to harmonize the two systems, and in some places, they have helped prevent the most egregious breaches of spatial plans.
However, several institutional and practical constraints weaken these interactions. Landowners frequently subdivide and allocate plots outside statutory schemes, reducing the effectiveness of planning guidance. Customary documentation remains the primary form of tenure evidence for many residents, which complicates enforcement and legal protection. Political interference, limited financial resources, and weak capacity within institutions such as Customary Land Secretariats constrain follow-through on agreements and enforcement actions. As a result, joint meetings and advisory efforts often fail to translate into systematic, sustained compliance or formalization of tenure.
To strengthen the interface between statutory and customary systems, the findings point to three priority actions. First, formalize and resource collaborative mechanisms, for example, empowering Customary Land Secretariats and institutionalizing regular, documented coordination between assemblies and traditional authorities. Second, adopt tenure-sensitive planning tools (including participatory mapping and incremental regularization) that recognize customary claims while working toward formal documentation. Third, improve enforcement capacity and transparency so that statutory measures (e.g., stop-work orders) are applied consistently and accompanied by support for regularization rather than solely punitive measures. Taken together, these measures can convert episodic cooperation into a more durable hybrid governance model that better manages slum growth while protecting legitimate customary interests.
[bookmark: _Toc176327314]4.4 Effects of Land Tenure Insecurity
Land tenure insecurity remains a defining feature of slum settlements in Ghana and across much of Sub-Saharan Africa, where formal legal documentation of land rights is largely absent. In such contexts, residents often occupy land through informal arrangements, including verbal consent or customary permissions granted by traditional landowners. In the study communities, many slum dwellers reported that their continued occupancy is based on longstanding relationships with chiefs or family heads who permitted them to settle on the land. Despite the informal nature of these arrangements, they appear to offer a degree of perceived stability for residents.
According to data presented in Figure 7, a significant majority of respondents (79%) indicated that they have never been threatened with eviction. This finding suggests that while formal tenure is lacking, the social legitimacy granted by traditional authorities continues to provide a measure of security against displacement. This aligns with findings by Payne et al. (2012), who argue that in many informal settlements, perceived security of tenure can be maintained even in the absence of legal documentation, especially when community networks and traditional authorities support residency.
Nonetheless, respondents noted that the government has frequently issued verbal or public threats of eviction, often citing the need for redevelopment, sanitation improvements, or urban beautification. While such threats have historically not been acted upon, their existence contributes to an atmosphere of uncertainty and tension. Slum dwellers live with the underlying fear that their homes could be demolished without compensation or relocation alternatives, an experience that has played out in other urban centers like Old Fadama in Accra (Morrison, 2017).
The ambiguity surrounding land tenure in these areas complicates urban planning and land administration efforts. Without legal recognition or formal titles, residents are unable to invest confidently in long-term housing improvements or claim legal protections. Moreover, the coexistence of informal settlements with formal land management systems leads to jurisdictional conflicts and challenges in enforcing land use regulations (Ubink & Amanor, 2008).
 

Figure 7: Threats of eviction
Source: Authors Construct

When probed further, a respondent asserted that they have a good relationship with the landowners, and they usually pay homage to the traditional landowners during festivals. Several residents described their occupancy as based on long-standing informal agreements with traditional landowners, often reinforced through symbolic gestures such as seasonal contributions during festivals. While these practices provided a sense of social legitimacy, many admitted that they remained insecure, recognizing that they could be evicted at any time. Planning officers confirmed these insecurities, emphasizing that informal settlements frequently occupy land designated for other uses, such as nature reserves or infrastructure corridors. This misalignment creates ongoing conflicts between statutory planning requirements and community realities. This confirms the suspicion, therefore, that from the legal point of view, slum dwellers are not qualified to be occupying such lands, as the law does not recognize their existence on those lands.
[bookmark: _Toc176327315]4.4.1 Willingness of Slum dwellers and Landowners to invest in property development
The willingness to invest in a venture is dependent on the risk associated with the venture. For slum dwellers, this risk is tied to their tenure security. From Figure 8, about 61% of slum dwellers agree that the lack of tenure security affects their willingness to invest in property developments. However, about 28% cumulatively held an opposing view that tenure insecurity does not affect their willingness to invest in property improvement. This, they say, is because the majority have assumed that they do not have any documentation to back their claim to the land.

Figure 8: Willingness of slum dwellers to invest in properties
Source: Source: Authors Construct

The majority of views are that they cannot invest in something they do not own. They opined that if they had clear ownership, they would have invested in improving the nature of their structures, sanitation, and other areas to make their slum communities look good.  Thus, the majority are of the view that they would invest in improving the nature of their structures and sanitation, should they have secured land rights. Residents consistently expressed that tenure insecurity discouraged them from investing in their homes or communities. However, they reported that if they had secure land rights, they would prioritize improvements such as sanitation facilities, road networks, and small-scale infrastructure projects. This reflects the latent capacity of residents to contribute to community upgrading if provided with legal security.
These expressions by the slum dwellers may indicate their willingness to invest in ensuring that their communities meet planning standards, but the fact that they lack tenure security acts as a barrier. This shows that tenure insecurity might be the reason why slum areas remain informal settlements and receive little to no social amenities from the government. Therefore, if slum dwellers obtain legal documentation for the lands they occupy, they are more likely to invest in improving their communities, as reflected in their responses.
Suggestions	Comment by Dr Shankar:  Considering the mix-method, separately manage/explain data corroboration result.
 The study basically related to descriptive analysis. It would be better to add inferential statistical analysis.

5. CONCLUSION
This study examined the legal effects of slum formation on land development in Accra and Kumasi and found that informal settlements weaken both customary landownership and formal land management. Customary authorities, although still respected, increasingly lose control over land use, and planning institutions cannot enforce development plans due to political interference, lack of coordination, and limited resources. Slum residents rely on informal permissions to occupy land, which gives them perceived security but no legal protection or recognition. This insecurity discourages long-term investment in housing, infrastructure, and community development, although residents show a strong interest in improving their surroundings if they could obtain secure tenure. While Ghana's legal system recognizes customary landownership, poor integration of statutory and customary systems allows slums to develop outside the regulation, leading to unregulated land subdivision, inadequate service delivery, and difficulties in implementing spatial plans. Both planning authorities and traditional leaders see the need for better coordination, but current efforts are underfunded and fragmented. To address these issues, the research suggests enhancing cooperation between planning authorities and traditional leaders, establishing tenure recognition programs that encourage community investment, and supporting inclusive land governance models that incorporate both informal tenure practices and formal legal standards. Strengthening community engagement, improving documentation of land rights, and aligning planning practices with local customs are essential to ensuring secure tenure, reducing land disputes, and promoting sustainable urban growth in Ghana's rapidly developing cities.
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