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Abstract 

Cities all over Africa are undergoing significant transformations. The majority of these 

transformations, with the exception of the expansion in informal settlements, have involved the 

sudden emergence of ambitious new city projects. Over 200 new city projects are underway across 

the continent of Africa, making the past decade the most active city-building period since the colonial 

era. The advocates and enablers of new cities argue that the development of new urban spaces on a 

massive scale is necessary for creating modern, world class, smart cities; a precondition for economic 

competitiveness even though such projects raise concerns regarding their tendency to exacerbate 

segregation, ecological destruction and the displacement and exclusion of the poor. The new city 

building trend in Africa is generating considerable scholarly interest, yet the discourses, foreign and 

domestic actors, governance and the consequences of new city projects for adjoining communities is 

poorly understood. Within the context of rapidly changing urban spaces in Africa, research which 

makes sense of the trends, drivers and implications becomes central.   

Focusing on new city projects in the Greater Accra Region of Ghana (GAR), this thesis analyses: (1) the 

drivers and rationales for new African cities and the contemporary urban governance regimes that 

shape them; (2) the social and spatial outcomes which are produced in the process of developing new 

cities; and, (3) how, with and for whom are planning strategies for new cities mobilised? The 

overarching research question is: How are contemporary urban spaces produced and transformed in 

Ghana’s GAR? The thesis deploys assemblage thinking to explore the emerging new city building 

phenomenon in GAR, the ways in which state intervention and power relations influence the 

production of new cities, their socio-spatial impacts, and the struggles over access to urban land. This 

thesis is based on multiple sources of data including in-depth key informant interviews, policy and 

archival document reviews and Geographic Information System-based spatial analysis.  

The results of this research are presented as three journal papers (two published and one under 

review). The findings suggest that the state’s desire to raise the competitiveness of Accra as an 

international business centre, i.e., a ‘world city’ ideal, and the need to decongest Accra’s central 

business district and ensure rational land use development were central to the emergence of new 

cities in GAR. Other explanations include the infertility of farmland, the decision by government to 

acquire part of the farmland for residential development, and the availability of expertise in building 

technology. Challenges associated with land transactions in GAR, such as disputes and multiple land 

sales, and embedded social and cultural factors including the prestige attached to owning a home in 

Ghana, increased the appeal and uptake of new cities among investors. In terms of new cities’ 

governance, the findings show the continuing involvement of the state, demonstrating a departure 
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from the privatised governance models that typically characterise scholarship concerning the 

administration of new cities. The findings further show that the socio-spatial effects of new cities are 

not given, but are produced through the nature of assemblages that the actors enter and 

re/constitute. 

The findings demonstrate that the production of new cities and subsequent transformation of urban 

spaces in GAR is the outcome of the interactions among specific state and non-state framings of urban 

development, the nature of land ownership, and both global and local economic, political, 

institutional, and social conditions. The interactions of these factors create winners and losers in 

relation to access and use of peri/urban land. While neoliberalism was influential in the 

transformation of urban spaces in GAR, it was not the only determining factor. The overall findings of 

the thesis centre contemporary spatial transformation in GAR as emergent, becoming, relational, and 

subject to a range of determinations. Thus, the findings of this thesis contribute to attempts to post-

colonise urban studies and add to critiques of ideas that centre neoliberal logics in contemporary 

spatial transformation. Recommendations to improve spatial planning outcomes in GAR are proffered. 

The results of the thesis will be of interest to spatial planners and policymakers, international 

organisations such as The World Bank and UN Habitat, as well as other sub-Saharan Africa countries 

seeking to create inclusive and sustainable urban spaces under conditions of rapid transformation. 

The results will also be of interest to academics interested in African urbanism, urban geography and 

planning. 
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Chapter 1 Introduction  

1.1 Introduction   

1.1.1 Research background  

During the last ten years, sub-Saharan African cities such as Luanda, Lagos, Nairobi, Kigali, and 

Johannesburg have witnessed remarkable spatial transformation. The majority of these 

transformations, with the exception of the expansion in informal settlements, have involved the 

emergence of mega-urban projects in the form of ‘new cities’ (van Noorloos & Kloosterboer, 

2018; Watson, 2014). In search of ways to leapfrog the challenges of urbanisation and 

informalisation of most African economies, governments have embraced ambitious new urban 

visions that seek to transform inner-city areas into high-rise buildings and develop large-scale 

master-planned autonomous enclaves at the urban fringe (Carmody & Owusu, 2016; Côté-Roy 

& Moser, 2019; van Noorloos & Kloosterboer, 2018; Watson, 2014).  While there is no consensus 

on what constitutes a new city, this thesis understands new cities as mega-urban projects that 

are designed and built from scratch, seeking to be geographically and administratively distinct 

from their host cities (Carmody & Owusu, 2016). They are often planned as though they are 

occurring on a blank slate, yet they cannot be completely detached from their immediate 

surroundings. New cities include large schemes with complex uses including industrial, 

commercial and residential use (Orueta & Fainstein, 2008). Following Moser and Côté‐Roy 

(2020), this thesis is less concerned with establishing a topology of new city forms and functions 

(see van Noorloos & Kloosterboer, 2018) and more about unravelling the how and why of new 

cities’ emergence, the ways in which they are governed and the socio-spatial outcomes they 

produce. Presently, both the state and private sector, including foreign and domestic 

companies, are investing heavily in African urban property (Abubakar & Doan, 2017; Côté-Roy 

& Moser, 2019; Grant, 2015; Watson, 2014). Investors and states in favour of new cities argue 

that the development of new urban spaces on a massive scale is necessary for creating modern, 

world class, and smart cities. They see this as a precondition for economic competitiveness at 

the city, regional and global scales, even though such projects may exacerbate segregation, 

ecological destruction and the displacement and exclusion of the poor (Moser, 2020).  

Investment in new cities in Africa has gained momentum, with the private sector emerging as a 

key financier. Kigali Innovation City in Rwanda is expected to stimulate national economic 

growth by attracting top-tier domestic and international universities and technology firms. The 

aim is to create over 50,000 jobs and attract more than $300m in foreign direct investment (FDI) 

over the course of the project (Lutter, 2019). Other new city projects seeking to become 
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important gateways to international markets include Zambia’s Nkwashi City, Kenya’s Tatu City, 

Lagos’ Eko Atlantic City and the Democratic Republic of Congo’s Kiswishi City, just to mention a 

few. The International New Town Institute (2017) has documented over 200 new city projects 

across the continent of Africa, with 20% completed or currently under construction. The 

majority (about 130) of these new city projects was initiated after the year 2008 (ibid), signifying 

that the new city building phenomenon has recently gained momentum in Africa. The growing 

investment in African urban property reflects the liberalisation of most African economies and 

their subsequent integration into the global economy, which has diversified the sources of FDI 

flowing into the continent over the last 30 years. FDI in the continent is no longer confined to 

traditional development partners such as the United Kingdom and France as primary colonisers 

of the continent; it is now  global, including investors from countries such as Russia, China and 

India (Wall, Maseland, Rochell, & Spaliviero, 2018). Much of the reported USD 115 billion 

investment in Africa’s new cities comes from the private sector, which funds over 75% of the 

expenditure (Lutter, 2019). Investors seem to be experimenting with African urban property 

following the collapse of the financial markets in 2008 (Watson, 2014). The confluence of rapid 

urbanisation, rising middle income class and growing economies have made Africa the ‘last 

development frontier’ for grounding global capital (Watson, 2014, p. 216).  

Accra, Ghana’s capital city (Figure 1.1), is undergoing similar spatial transformation as a range 

of new city projects are underway.  These include Accra Airport City, Appolonia City, Ningo-

Prampram City Extension, and Cyber City. Scholars have observed the increasing emergence of 

western-style residential enclaves in the form of gated communities in Accra (Asiedu & Arku, 

2009; Grant, 2005, 2009; Yeboah, 2000, 2003). Developed and undeveloped parts of the city, 

such as East Legon, Airport Residential Area, Ridge and the peripheries, are rapidly transforming. 

For instance, West Ridge in Accra was originally planned as a residential enclave for the colonial 

administrators, and after independence became part of the residential facilities for senior 

Ghanaian government officials. Under globalisation and capitalism’s regime of accumulation, 

the area is being reproduced in line with Carmody and Owusu (2016) ‘heterotopias’ to serve as 

the financial service centre of the country (Yeboah, Maingi, & Arku, 2020). Similarly, the land on 

which Accra Airport City (AAC) is situated was greenfield, with portions used for urban 

agriculture (Yeboah, 2013).  AAC was imagined as part as of the Government of Ghana gateway 

programme that sought to make Accra and Ghana a commercial, business and leisure hub within 

the West-Africa sub region (Arthur, 2018). AAC has since become one of the most important 

gateways to Ghana, boasting some of the best office complexes and hotels in the country.   
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Figure 1.1 Map of Greater Accra Region showing the case study sites. 
Source: Author 

The sudden emergence of new cities in Accra and other African cities can be understood as 

experiments in urban governance and politics that have spread across the world, involving a 

transition from managerialism to entrepreneurialism (Harvey, 1989; MacLeod, 2002; Obeng‐

Odoom, 2017; Pitcher, 2018; Swyngedouw, Moulaert, & Rodriguez, 2002; Van Loon, 

Oosterlynck, & Aalbers, 2019). Entrepreneurialism focuses on promoting economic 

development and is less concerned with fundamental social services such as affordable housing, 

healthcare and employment for the urban poor (Harvey, 1989). The development of business 

improvement districts (Mitchell, 2001; Ward, 2006, 2010), the construction of iconic buildings 

(Hvidt, 2009; Jencks, 2006; Sklair, 2006; Sotoudehnia & Rose‐Redwood, 2019), the emergence 

of housing as a key investment strategy, and the financialisation of real estate (Doucet, 2013; 

Mouton & Shatkin, 2020; Shatkin, 2017) are among several examples of entrepreneurial urban 

governance and neoliberalisation.  

The globalisation of urban policies is one of the central determinants of spatial transformation 

in African cities, and this includes the proliferation of new cities. Nowadays, the visions and 

policies of African cities are influenced by urban ‘ideals’ and norms from ‘elsewhere’ (Robinson, 

2015). International urban development firms and geographic information systems (GIS) 

consultants sometimes work with local administrators in planning and visioning many African 

cities. Contemporary plans for urban transformations in Africa are often ‘computer generated 

images’ hosted on the websites of international planning consultants (Watson, 2020). Dubbed 

‘digital visualisations’, these plans represent attempts to by-pass existing planning laws, they 
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involve no public participation nor are they shaped by the materiality of the city, and they are 

motivated by profit, with little demonstrable concern for sustainability and socio-spatial justice 

(ibid). Yet in pursuing the question of what constitutes and informs the creation of new city plans 

in specific contexts, one finds that reducing these plans to ‘policy consultations’ and ‘digital 

images’ glosses over the significant local and social dynamics that are occurring (Cardoso, 2016).  

The model of a ‘world class city’ or ‘global city’ –  a city that is the centre of global finance and 

specialised firms, and a hub for innovation and technology (Sassen, 2001) – appears to shape 

recent urban development strategies in the continent (Carmody & Owusu, 2016; Côté-Roy & 

Moser, 2019; Grant, 2015; Grant, Oteng-Ababio, & Sivilien, 2019; Myers, 2015). In seeking to 

make their cities internationally competitive in terms of attracting global capital, policymakers 

increasingly rely on best practices from Western countries and Asian global cities, such as 

Shanghai or Dubai, on how to develop and manage the city (Bunnell, 2015; McCann, Roy, & 

Ward, 2013). There is now an abundance of literature examining the processes and actors 

involved in ‘worlding’ cities, although the extant literature is largely focused on the global North 

and Asia (Baker & Ruming, 2015; McCann et al., 2013; Ong, 2011; Roy & Ong, 2011a; 

Sotoudehnia & Rose‐Redwood, 2019). Questions of how globalising urban norms materialise, 

how they unfold by interacting with specific local dynamics, and to what effect, remain 

underexplored within the African context (Cardoso, 2016; Robinson, 2006; van Noorloos & 

Kloosterboer, 2018; Wragg & Lim, 2015). This thesis aims to contribute new knowledge and 

perspectives to these scholarly conversations. 

Given the recent trend of spatial transformation in Africa, a critical examination of new cities 

helps generate answers to pressing questions about how contemporary urbanism is related to 

socio-spatial justice, environmental sustainability and spatial fragmentation in rapidly growing 

cities in the continent (Michael Douglass, 2010; Moser, 2020; Shatkin, 2017; Thompson, 2013). 

While most of Africa’s new cities are at the conceptual stage and only a few have materialised, 

their impacts are already being discussed. Scholars criticise new cities as being neoliberal 

‘utopian dystopias or heterotopias’ because they are often not properly integrated into existing 

planning structures or cities (Carmody & Owusu, 2016, p. 69; van Noorloos & Kloosterboer, 

2018). The lack of integration of new cities into their host cities exacerbates inequality and 

produces fragmented and unsustainable urban forms (Jenks, Kozak, & Takkanon, 2008). Other 

concerns relate to the lack of democratic participation and consultation in the planning of new 

cities (Watson, 2014), and the displacement of vulnerable groups from land and livelihood 

resources (Moser, 2020; Van Noorloos, Avianto, & Opiyo, 2019). Further, the privatisation of the 

governance of new cities (Fält, 2019; Herbert & Murray, 2015; Murray, 2015) may negatively 
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impact municipal tax bases and ultimately reduce government spending on many existing cities 

which are in deplorable conditions (Watson, 2014). Yet new cities also have the potential to 

contribute to economic growth by attracting FDI and generating employment opportunities, 

thus raising the question of how new cities’ impacts are, and should be, distributed.  

This thesis seeks to understand how and why new cities emerge and to contribute to efforts to 

explain their social and spatial impacts in sub-Saharan African cities. Through an investigation of 

the development of new cities in the Greater Accra Region of Ghana, this thesis addresses 

broader questions about the shifting politics of urban development in sub-Saharan African city-

regions facing the pressures of competition, growth and fiscal austerity. In many aspiring global 

cities, governments have privatised land use planning and infrastructure development and have 

collaborated with the private sector to transform urban spaces and develop greenfield land (Fält, 

2019; Herbert & Murray, 2015; Murray, 2015; Shatkin, 2008). ‘For profit corporations’ tend to 

dominate planning by imagining new urban districts and entire master-planned autonomous 

enclaves at the city and regional scale (Shatkin, 2017). Governments, particularly in sub-Saharan 

Africa, have sought to create an enabling environment for the private sector to finance and 

deliver basic amenities such as housing, rather than through conventional state funding ( 

Yeboah, 2003). The proliferation of market-based mechanisms of and for urban development 

and governance has triggered one of the central recent debates in social sciences: the question 

of neoliberalisation (Brenner, Peck, & Theodore, 2010; Brenner & Theodore, 2002, 2004; 

Hackworth, 2013; Parnell & Robinson, 2012; Sager, 2011). Neoliberalisation is based on the 

premise that human development and welfare can best be advanced through guaranteeing 

“individual entrepreneurial freedoms and skills within an institutional framework characterised 

by strong private property rights, free markets, and free trade” (Harvey, 2005, p. 2). Yet 

questions of how and why neoliberal philosophies are embedded in urban politics and policy, 

how they unfold by interacting with non-neoliberal political and social forms, and how useful 

they are in explaining contemporary urban spatial changes in any given context are the subject 

of ongoing debate (see Shatkin, 2017, p. 8).  

While drawing on insights from recent writings about globalisation, neoliberalisation and urban 

transformation, this thesis takes the position that sub-Saharan African cities are complex entities 

that are “actively cultivated and differentially produced” (Baker & Ruming, 2015, p. 62). 

Although the development of new cities in Africa could easily be read in terms of the structuring 

forces of globalisation and neoliberalisation, Myers (2011, p. 1), reminds us that as “African 

societies urbanise, they do so in ways that challenge prevailing theories and models of urban 

geography, sociology, anthropology, and planning”. This implies that changes in African cities 
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cannot be adequately explained by existing concepts developed from the experiences of the 

West. Such an understanding warrants an examination of the specific political, social and 

institutional factors that shape current urban spatial changes at any given setting, particularly in 

sub-Saharan Africa.   

1.1.2 Study aim and research questions  

The novelty of the new city-making phenomenon in Africa, its tendency to implement post-

democratic private-sector-led governance, and the lack of clarity concerning the social and 

spatial impacts, calls for rigorous empirical research into the drivers, governance, and social-

spatial consequences of new cities in specific contexts (van Noorloos and Kloosterboer (2018).  

There are growing conceptual and empirical accounts of the actors, determinants, financial 

trajectories, planning models and governance of new cities in Africa (Cardoso, 2016; Côté-Roy 

& Moser, 2019; Fält, 2019; Herbert & Murray, 2015; Murray, 2015; van Noorloos & Kloosterboer, 

2018; Watson, 2014). However, what is less explored is how new cities are assembled in specific 

local contexts and the consequences for pre-existing and neighbouring communities. The 

contexts from which new cities emerge are diverse socially, culturally, politically and 

economically, meaning it is possible that significant differences will exist in terms of their actors, 

motivations, drivers, governance, and outcomes. An examination of the discourses, the actors 

and their relations that support new cities, will not only produce insights into their evolution, 

but also their socio-spatial impacts. Accordingly, this thesis explores the mechanisms and 

processes leading to the development of new cities in Ghana’s Greater Accra Region (GAR) to 

contribute to an understanding of how the urban context is produced, lived, contested, and 

transformed under various conditions in a sub-Saharan African city-region. It responds to 

scholarly calls (e.g., Brenner, 2011; Grant, 2009) to advance theoretical and conceptual 

understanding of the emergent and often contested morphologies and typologies of 

interconnection and place making, through which African cities are produced and transformed. 

The African urban context is under-represented in urban studies scholarship, however scholars 

have questioned the relevance of urban theories originating in the global North in explanations 

of the unique processes of urban transformation in Africa (Parnell & Robinson, 2012; Robinson 

& Roy, 2016). There is an imperative to attend to the complexity, diversity and uniqueness of 

every city, especially those in the global South, in terms of their unique historical social, cultural 

and political realities (Parnell & Robinson, 2012; Robinson, 2006).   

This thesis contributes empirical and conceptual insights into contemporary spatial 

transformation in urban Africa through an examination of the emergence of new cities: how 
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they are visualised, implemented and governed. It explores the emerging new city building 

phenomenon in GAR and examines socio-spatial outcomes. The findings and discussion highlight 

the ways in which state intervention and power relations influence the production of new cities, 

their socio-spatial impacts, and the struggles over access to urban land. The thesis deploys 

assemblage thinking (AT) as an overarching conceptual approach which emphasises the 

processual, becoming, multiplicity and relationality of new cities.  

The over-arching research question of this thesis is:  

What processes are producing and transforming contemporary urban spaces in the Greater 

Accra Region (GAR), Ghana? 

Sub-questions which guide the research are: 

1. How and why do new cities emerge, and how are they governed in GAR?  

2. What socio-spatial outcomes are produced in relation to the development of new cities 

in GAR?  

3. What constitutes and informs the creation of plans for the development of new cities in 

GAR?   

The thesis answers these questions through a broad review of the processes and drivers shaping 

contemporary urban transformation across the globe, with in-depth focus on Africa. Four 

empirical cases of new cities were examined: Accra Airport City, Accra City Extension Project, 

Lakeside Estate, and Appolonia City. All are located in GAR. The examination of the cases was 

intended to capture differences in the discourses, processes, actors, and rationalities that 

underpin urban spatial change and outcomes. Particular attention was paid to the role of the 

state in the planning, development and governance of each case. The findings reported in this 

thesis were based on qualitative key informant interviews, reviews of policy and archival 

documents, field observations and spatial analysis. The findings in this thesis contribute to 

attempts to post-colonise urban studies (Robinson, 2006) by attending to the unique social, 

political and institutional forms that contribute to contemporary spatial transformation in 

Africa, and more broadly, the global South.  

1.2 Structure of thesis 

This thesis is produced in accordance with the Griffith University guidelines for PhDs as a series 

of published and unpublished papers. These guidelines allow for the inclusion of papers that are 

formatted for submission, submitted to, and/or accepted by peer reviewed journals. The results 
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chapters are in the form of published and in review manuscripts, formatted to meet the 

requirements of the refereed international academic journals to which they have been 

submitted. The thesis, with a series of published and unpublished papers, formats results with 

some overlap in the references, the methodology and description of study area in the results 

chapters, as each has been produced as an independent paper. For reference, the policy on 

inclusion of published and unpublished papers in a thesis is provided in Appendix C.  

The thesis consists of nine chapters including an introduction (Chapter 1), three literature review 

chapters including the conceptual framework (Chapters 2 to 4), methodology (Chapter 5), three 

results chapters (6 to 8) and a conclusion (Chapter 9).  

Chapter 2 reviews the literature on globalisation and urban transformation. It explores the 

meaning and dimensions of globalisation and how it is articulated in cities. It further examines 

recent transitions in urban governance from managerialism to entrepreneurialism, and the 

socio-spatial consequences. The chapter reviews the concept of governmentality and its 

relevance for understanding interventions in built environments. The main aim of this chapter 

is to understand the processes shaping contemporary spatial changes in all cities.  

Chapter 3 builds on Chapter 2, providing a focus on unpacking the dynamics of contemporary 

spatial transformation in Africa and in Ghana’s Greater Accra Region. It critically examines the 

new city building phenomenon in Africa. It examines the drivers, actors, and governance of new 

cities. The chapter also examines land tenure in Ghana and the history of spatial planning and 

transformation in GAR.  

Chapter 4 reviews the literature on the changing landscape of spatial planning, particularly the 

philosophies and rationales underpinning it. It shows how neoliberalisation shapes planning and 

the outcomes that are produced. The chapter further shows how planning can be used to 

mediate global and local forces operating within the city. Finally, it introduces a conceptual 

frame for the study of new cities in GAR. It is argued that new African cities are neither bounded 

nor closed but are open, complex and dynamic entities.  

Chapter 5 describes the philosophical underpinning and research paradigm of this thesis. It 

describes the research design and the methodological tools and processes used to collect and 

analyse primary data. It also provides a detailed account of the case study area – the Greater 

Accra Region, Ghana.   

Chapter 6 takes the form of a journal article, published in Cities. It answers Research Sub-

Question 1: How and why do new cities emerge, and how are they governed in GAR? It uses 
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findings from twenty key informant interviews with spatial planners, real estate developers, 

academics, government officials, and a review of documents to explore and discuss the 

problems, rationalities and actors that underpin the development of new cities and their 

governance in GAR.  

Chapter 7 takes the form of a journal article, under review in Land Use Policy. It answers 

Research Sub-Question 2: What socio-spatial outcomes are produced in relation to the 

development of new cities in GAR? The findings are based on thirty-five interviews conducted 

with residents of local communities adjoining new cities, academics, urban development 

consultants, spatial planners and government officials. The chapter provides an analysis of the 

spatial distribution of urban enclaves and their positive and negative impacts on local 

communities.   

Chapter 8 has been published as a journal article in Habitat International.  It answers Sub-

Research Question 3: What constitutes and informs the creation of plans for the development 

of new cities in GAR? The chapter examines the evolution of Accra City Extension Project, an 

urban strategy to modernise Accra and respond to urbanisation pressures within Ningo-

Prampram and adjoining municipalities. The results of this chapter suggest that contemporary 

urban policymaking in specific places is an emergent socio-political process that draws on both 

local and learned ideas from ‘elsewhere’. More importantly, it was found that land ownership 

significantly structured and limited the range of visions that could be implemented.  

Chapter 9 provides overarching discussion and the conclusion of the thesis. The chapter 

synthesises the findings from the three results chapters and relates them to the main research 

question. It connects the findings and insights from this thesis to existing literature on spatial 

transformation and discusses associated conjunctions and disjunctions. Finally, the chapter 

reflects on the key contributions of this thesis, implications for urban policy and planning and 

suggestions for future research.  
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Chapter 2 Global transformation and the city: Examining the debates 

 

2.1 Introduction  

Since the 1970s, significant changes in urban spaces globally have occurred. Descriptive and 

analytical accounts of these changes in the scholarly literature have increased in tandem. So 

have accounts of changes in the national and international context that parallel and perhaps 

cause them (Marcuse & Van Kempen, 2000, p. 1). Globalisation is generally the starting point 

for debates concerning contemporary spatial transformation in cities (Grant, 2009; Kim, 2014). 

Subsequent to globalisation, cities are nowadays frequently conceived in relation to the wider 

economic and social processes that flow through them (Robinson, 2006, p. 93; Sassen, 2001). 

This chapter examines globalisation, its meaning and dimensions, how globalisation is 

articulated in cities and the debates concerning globalisation, urban transformation, and 

governance. Whilst globalisation is one of the major structuring elements underpinning 

contemporary spatial transformation and governance across the globe, the chapter introduces 

the concept of governmentality as an alternative explanation for interventions in the built 

environment in specific contexts.  

2.2 Understanding and defining globalisation  

Globalisation has emerged as a term with varied interpretations and meanings. Its origin and 

character has generated much debate among scholars. The principal debate on the history of 

globalisation is whether it is a new or an old concept. While some scholars place the origins of 

globalisation in modern times (e.g., James & Steger, 2014; O'Rourke & Williamson, 2002), others 

trace its history to long before the European Age of Discovery—the period between the fifteenth 

century and the eighteenth century (Bentley, 1999; Frank, 1998).  According to Frank (1998, p. 

52), “there was a single global world economy with a worldwide division of labour and 

multilateral trade from 1500 onward”, while Bentley (1999, p. 7) argues that even before 1500, 

“trade networks reached almost all regions of Eurasia and sub-Saharan Africa and large volumes 

of commerce encouraged specialisation of agricultural and industrial production”. On the other 

hand, O'Rourke and Williamson (2002, p. 23), made a distinction between trade expansion 

driven by booming import demand or export supply, and trade expansion driven by the 

integration of markets between trading economies—something the earlier scholars did not 

address. Based on this distinction, they concluded that “there is no evidence supporting the view 

that the world economy was globally integrated prior to the 1490s... but there is abundant 

evidence supporting the view that a very big globalisation bang took place in the 1820s”. Other 
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scholars suggest the term globalisation became prominent in the 1980s, owing to the liberation 

of financial markets (e.g., James & Steger, 2014). This view is supported by scholars who have 

analysed the academic literature exploring the use of the term ‘globalisation’ and their findings 

showed a rise in its usage since the 1980s (e.g., Busch, 2000; Clarke & Gaile, 1997). 

Rather than delving too much into the debate about the origins of globalisation, this thesis will 

focus on unravelling the various meanings, dimensions, drivers, impacts and discourses that are 

often associated with it. Exploring the meanings, dimensions and discourses about globalisation 

will lay the foundation for understanding the link between globalisation and spatial 

transformation in aspiring global African cities.  

Globalisation is generally understood as a process that brings about greater economic, political, 

and cultural integration—and increased connections between people/groups across nations 

(Held, McGrew, Goldblatt, & Perraton, 1999; Sklair, 2002; Wolf, 2014). Nowadays, there is 

worldwide interconnection in many areas of social life, with social media platforms such as 

Facebook, Twitter, and Instagram operating with few borders.  Other aspects of globalisation, 

including economic restructuring, structural adjustment, formation of transnational commodity 

chains, increasing travel and transnational migration, liberalisation of financial markets, and 

neoliberalisation of urban governance, precede these developments (Scholte, 2005). 

Globalisation as a term can also be used in a ‘normative’ and a ‘descriptive’ sense (Mrak, 2000). 

In a descriptive sense, globalisation refers to a process where national markets are becoming 

increasingly interlinked, with the interdependence of production intensified, and the allocation 

of goods and services increasingly operating at the global level. In a normative sense, 

globalisation is seen as the process of the opening of the trade and foreign investment regimes 

of national economies (Mrak, 2000, p. 3). Current globalisation trends can be largely accounted 

for by developed economies integrating with less developed economies by means of foreign 

direct investment and a reduction in trade barriers, as well as other economic reforms, and, in 

many cases, immigration (ibid).  

Globalisation should not be conflated with colonialism despite their similar genesis. The 

Cambridge Dictionary defines colonialism as a “policy or system in which a country controls 

another country or area”. Colonialism is also “referred to as the political control by one nation 

of another nation or of a society striving to become a nation” (Dirlik, 2002, p. 430). Where a 

colony had attained political independence but cannot claim full self-sufficiency due to 

economic reasons, as is the case of most African countries, the preferred term is neo-colonialism 

(ibid). The process of colonisation often entails an imposition of the colonisers’ culture, laws, 
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language, beliefs, and ideals on the colonised with the aim of achieving economic dominance 

(Rodney, 2012). The colonial administrators rule the colonies in pursuit of their interests and 

seek to benefit from the people and resources of the colonised region (Veracini, 2010). For 

instance, Rodney (2012) argues that the prevalence of poverty and under-development of Africa 

is a direct outcome of extraction from the continent by European powers (Rodney, 2012). 

Accordingly, some scholars regard colonialism and globalisation as similar concepts since the 

‘powerful’ tend to dominate the poor and can increase their profit at the expense of the poor 

(Basheer, 2015; Mikander, 2016). The similarities or differences between colonialism and 

globalisation is not the focus of this thesis. What follows is a discussion of the dimensions and 

discourses of globalisation.  

2.2.1 Dimensions of globalisation  

By examining the literature on the definitions and meanings of globalisation, it is possible to 

distinguish three main dimensions – economic, political and cultural globalisation (Held et al., 

1999; Scholte, 2005; Short & Kim, 1999; Sklair, 2002; Wolf, 2014). These three dimensions of 

globalisation are interrelated, however, separating them facilitates analysis.  In this research, 

the main argument will focus on the economic and political dimensions of globalisation, as these 

are central to the primary conceptual frame of analysis of globalisation and urban spatial 

transformation and governance.  

Economic globalisation is explained as the increasing economic interdependence of national 

economies across the world through a rapid increase in cross-border movement of goods, 

services, technology, and capital (Cooke, 2003).  Economic globalisation is often associated with 

the (neo)liberalist ideology, which advocates free markets and economic activity by emphasising 

growth, productivity, and market efficiency. According to Scholte (2005), most governments – 

including the major states – have adopted a neoliberalist orientation towards globalisation over 

the past quarter of a century. This perspective is also believed to have been very influential with 

political and business elites (see Newman & Thornley, 2005, p. 15). Today, the neoliberalist 

ideology of globalisation influences policy choices at all levels, from international forums to the 

promotion of free trade, such as the World Trade Organisation (WTO), to national and 

subnational efforts to attract foreign direct investment (FDI), transnational corporations and 

privatisation of state-owned companies, to regional and local measures promoting the 

decentralisation of political power (Leichenko & O'Brien, 2008, p. 8).  One of the issues this 

research will explore is whether neoliberalisation has shaped the actions of urban managers and 

planners in globalising the cities of Africa, especially Accra (Ghana). 
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One of the conditions necessary for economic globalisation is legal, policy and institutional 

frameworks which enable markets and liberal democracy to spread globally (Mrak, 2000; 

Scholte, 2005; Wolf, 2014). This brings to light the political dimension of globalisation. Political 

globalisation refers to increased interactions among societies around the world, which results 

in new configurations and synergies for governance and development (Sassen, 2001). Political 

globalisation brings about a regulatory or governance mechanism for transnational trade, 

investment and production (Scholte, 2005, p. 140). Currently, the institutions that facilitate long-

distance commerce are treaties and multilateral organisations such as the WTO, the 

International Monetary Fund (IMF), and regional clubs such as the European Union (Wolf, 2014). 

In addition, several policies, including domestic market liberalisation, the opening of 

international trade, and the loosening of exchange controls, spread across the world in the late 

1970s through to the 1990s (Wolf, 2014).  Many of these changes were related to, but not 

limited to, China’s economic reforms in the late 1970s under the leadership of Deng Xiaoping; 

the election of Margaret Thatcher as U.K. prime minister in 1979 and Ronald Reagan as U.S. 

president in 1980; the launch of the European Union’s ‘single market’ program in 1985; the 

Uruguay Round of multilateral trade negotiations, which began in 1986 and ended eight years 

later; the collapse of the Soviet empire between 1989 and 1991; the opening up of India after 

its foreign exchange crisis of 1991; the 1992 decision to launch a European monetary union; the 

creation of the WTO in 1995; and China’s entry into the WTO in 2001 (ibid, p. 23). Also, in the 

1980s, many African economies under the supervision of the Bretton Woods institutions (the 

World Bank and IMF), adopted economic reforms including structural adjustment programs and 

liberalisation policies. Ghana, the focus of this thesis, forcefully adopted many of these reforms 

(see Adekanye, 1995; Grant, 2009; Yeboah, 2000).  

Whether political globalisation signifies the decline of nation-states or not is debated by 

scholars. Some argue that globalisation has engulfed today's world in such a way that state 

boundaries are beginning to lose significance: “... sovereign national states are crisscrossed and 

undermined by transnational actors with varying prospects of power, orientation, identities and 

networks” (Beck, 2000, p. 11). Furthermore, Ohmae (1995a) asserts that nation-states have lost 

their ability to control exchange rates and protect their currencies—forfeiting their role as 

critical participants in the global economy. However, skeptics disregard this as naivety, believing 

that the nation-state remains the supreme actor in international relations (Ougaard, 2004). In 

support, (Scholte, 2005) believes that globalisation and the state are quite compatible and 

indeed are codependent in contemporary society. In his view, state regulation has fostered 

globalisation in four principal ways: provision of infrastructure; liberalisation of international 
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transactions; guarantees of property rights for global capital; and sponsorship of global 

governance arrangements (p. 141). Indeed, some scholars (e.g., Brenner, 2004; Brown, 2003) 

would argue that under globalisation, there is quite a big role for the state, but it is in creating 

and facilitating markets.  

2.2.2 Discourses on globalisation 

There are many differences of opinion about the nature of globalisation and its impacts. On one 

hand, many people have welcomed globalisation as an emancipatory force. For these advocates, 

global relations produce efficiency, sustainability, welfare, democracy, poverty reduction, 

justice and peace (Li & Reuveny, 2003; Mehdian, Perry, & Rezvanian, 2007). To them, 

globalisation is a positive force where everyone benefits. In following this position, advocates 

see a single global market as both inevitable and desirable. In opposition to this opinion, Hines 

(2003, p. 1), sees globalisation as a process that “pits country against country, community 

against community and workers against workers”. For critics, globalisation undermines security, 

and leads to inequality and marginalisation in many regions of the world (e.g., Held & Kaya, 

2007; Hines, 2003; Stiglitz, 2017; Wade, 2004). Between these polarised positions emerged 

other discourses which sought to alter or reshape the form of globalisation (Leichenko & 

O'Brien, 2008, p. 21). Such discourses will be characterised in this thesis as ‘transformative’ 

globalisation, which includes both advocates and critics, all of whom desire to make 

globalisation more equitable in terms of opportunities and distribution of power (Held & Kaya, 

2007). The following sections explore the normative debates about globalisation in more detail 

under the following headings: benign globalisation, malignant and transformative globalisation, 

which are essential in understanding globalisation and its impact on the spatial, social and 

political dynamics of cities.  

2.2.2.1 Benign globalisation  

The benign globalisation discourse presents globalisation as a positive force and an inevitable 

trend in society. This approach draws on a body of work which claims that increased global 

competition will lead to greater economic efficiency and bring prosperity and benefit to 

everyone (Milanovic, 2003; Ohmae, 1995b). Such a position on globalisation is often associated 

with neoliberalists, who advocate the promotion of a free market on a world scale (Scholte, 

2005). Neoliberalism has generally prevailed as the reigning policy discourse about globalisation 

since the early 1980s (Milanovic, 2003). According to Scholte (2005), most governments—

including those of the major states—have adopted a neoliberalist orientation toward 

globalisation over the past quarter of a century. From this perspective, the agents of change 
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become transnational corporations, who locate wherever the global market dictates, while 

holding no allegiance to specific nation-states (Sklair, 2000). Neoliberalism is believed to be very 

influential with political and business elites (Newman & Thornley, 2005, p. 15). One of the issues 

this research will explore is whether this has gained the dominant position in the thinking of 

urban managers and planners in the globalising cities of Africa, especially Accra (Ghana).  

Finally, the benign discourse is evident in many of the contemporary public discussions on 

globalisation, particularly within major international institutions (Leichenko & O'Brien, 2008, p. 

22). Global institutions such as the IMF, the WTO and the Organisation for Economic 

Cooperation and Development (OECD) have continually linked globalisation with liberalisation.  

Since the 1990s, UN agencies also have largely come to a neoliberalist orientation (Scholte, 

2005). This discourse is also dominant in much of the mainstream economic and political science 

literature (D'Costa, 2012; Gurgul & Lach, 2014; Kose, Prasad, Rogoff, & Wei, 2010; Milanovic, 

2003).  

2.2.2.2 Malignant globalisation  

The malignant globalisation discourse views transworld connectedness as calamitous; it is seen 

as leading to the destruction of local livelihoods and environments, as exploiting poor countries, 

and as threatening the political and economic autonomy of countries and regions (Anderson, 

2000; Stiglitz, 2002). For critics, globality is by its very nature unjust and undemocratic. It leads 

to inequality and marginalisation in many regions of the world (Held & Kaya, 2007).  Within the 

malignant discourse, globalisation is linked with, among other things, the disappearance of 

social safety nets, welfare services, increasing violence and insecurity (Khor, 2001; Kirby, 2006). 

Since these negative consequences are inherent in globalisation, proponents of malignant 

globalisation favour responses aimed at limiting or reversing the present course of globalisation. 

They see this as necessary in recovering ecological integrity, protecting local economies, and 

guaranteeing peace (Curtis, 2003; Hines, 2003; Mander & Goldsmith, 2001). Such advocates also 

endorse ‘localisation’ as an alternative to globalisation. Localisation is defined as the spread of 

ideas, technologies, information, culture, money and goods with the end goal of protecting and 

rebuilding local economies worldwide (Mander & Goldsmith, 2001). As remarked by (Hines, 

2003, p. 7):  

Just as the last century saw the battle between the left and the right, what needs to 

become the big battle of this next century must be an alliance of localists, red-greens and 

small “c” conservatives pushing a localist agenda, defeating the doomed globalists of the 

political center. 
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2.2.2.3 Transformative globalisation  

The discourse of transformative globalisation adopts a more nuanced definition of globalisation, 

viewing it as a complex set of processes operating at global, national and local levels (Lee & 

Yeoh, 2004; Mittelman, 2000). Lee and Yeoh (2004, p. 2300), take the view that “globalisation 

comprises complex social processes arising from increasingly global flows of capital, labour and 

culture, which are constantly being reconfigured at (and between) diverse spatial scales at the 

global, national, regional and local levels”. As a multifaceted and complex process, globalisation 

outcomes involve, among others, uneven economic, social, and cultural processes which need 

to be evaluated separately and in the different local and historical circumstances in which they 

occur (Amin, 1997; Dicken, 2003; Lee & Yeoh, 2004). More importantly, the transformative 

discourse emphasises the linkages between globalisation, social polarisation and the issue of 

interaction across spatial scales (Amin, 2002; Sklair, 2002).  

According to Leichenko and O'Brien (2008, p. 25), those operating within the transformative 

discourse acknowledge that the benign (i.e., the neoliberal) form of globalisation is currently the 

dominant form and they seek more socially and environmentally just alternatives. At the same 

time, they recognise that globalisation has the potential to offer many opportunities via better 

communication, new forms of governance and the ability for local communities to build 

partnerships beyond national borders (e.g., Grant, 2009; Scholte, 2005). In order to understand 

economic and social transformations in cities today, it is important to examine fundamental 

aspects of the new world economy.  

2.3 Dynamics of contemporary world economy 

Fundamental changes have occurred in the world economy since the late 1970s (Mrak, 2000; 

Wolf, 2014). According to Mrak (2000), in the period immediately after World War II, 

globalisation was mainly driven by rapid growth in foreign trade. Foreign direct investment (FDI) 

began to play an increasingly significant role in the 1950s and 60s. Since the 1980s and based on 

global trends – as will be demonstrated shortly – the world economy has evolved into a highly 

integrated system. Current changes in the global economy can be characterised in three ways: 

(1) the rise of new global production systems, (2) the expansion of international trade, and (3) 

the widening and deepening of international capital flows (Mrak, 2000; Sassen, 2001; Wolf, 

2014). These changes will be examined in detail as a prelude to the debates on globalisation and 

cities. 
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First is the rise of new global production systems. Improvements in technology have made it 

possible to connect people in different parts of the world and have reduced the cost of travelling 

and communicating. According to Mrak (2000), a reduction in transportation and 

communication costs, for instance, increases the intensity of competition and stimulates the 

identification of most economic sites for both the manufacturing and marketing of products. 

Through technology, it has become cheaper for companies to relocate production facilities from 

one country to another, mostly to countries where cheaper labour is available and where there 

are fewer restrictions on economic activities, while maintaining coordination and organisation 

capacity over spatially dispersed production processes through cutting-edge communication 

technology (Kim, 2008, p. 14). This trend in production is described as moving away from 

vertically integrated forms of production, which have traditionally been organised in a single 

location, towards specialised production sequences which can be spread across state borders 

(Mrak, 2000, p. 4). There is a growing body of research (e.g., Egger & Egger, 2003; Kinkel, 2012; 

Kinkel & Zanker, 2013) which shows a rise in the vertical relocation of production activities to 

low wage countries since the 1990s and in the early years of the twenty-first century.  

The intensified globalisation of production is linked with the expansion of international trade in 

goods and services. United Nations Conference on Trade and Development (UNCTAD) statistics 

indicate that international trade in merchandised goods increased from $ 0.32 trillion in 1970 to 

$ 16.49 trillion in 2015, before reducing slightly to $15.99 trillion in 2016 (Figure 2.1). Similarly, 

Africa’s share of world trade in merchandised goods increased from $16.13 billion in 1970 to 

$389.44 billion in 2015 (UNCTAD, 2017). However, in percentage terms, Africa’s share in world 

trade decreased from 5.1 percent in 1970, to 2.4 percent in 2015. This is an indication that the 

transition of Africa’s economies from agriculture to manufacturing is less profound compared 

to Asian economies (UNCTAD, 2016). Contrary to the Asian experience, overall economic and 

industrial growth in the African continent is inadequate in meeting the needs of a growing 

population, a phenomenon that has been described as urbanisation without development (Davis 

& Henderson, 2003; UN Habitat, 2010). Asia’s share of world trade in goods rose from 14.74 

percent in 1970 to 41.29 percent in 2015, to overtake Europe as the largest contributor to world 

exports of goods (Figure 2.2). Exports of services also rapidly expanded from $396 billion in 1980 

to $4,720 billion in 2013 (UNCTAD, 2017). Underlying these changes was a rejection of central 

planning and self-sufficiency and an embrace of markets, competition, and openness (Wolf, 

2014, p. 23). The rising share in gross domestic product (GDP) in imports and exports in many 

economies since the 1980s, is a testament to the growing exposure of national economies to 

international trade, in the view of Mrak (2000).  
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distinguishing whether a city is a world city and its position in this hierarchy. Friedmann 

suggested seven criteria: major financial centre; headquarters for transnational national 

corporations (TNCs); international institutions; rapid growth of business services sector; 

important manufacturing centre; major transportation node; population size (Friedmann, 1986, 

p. 72).  

Building on the work of Friedmann, Sassen (1991, 2001) conducted an empirical investigation 

focusing on economic activity, labour markets and demography in cities, espousing the ‘global 

city’ concept. The central argument of her work was that patterns of contemporary globalisation 

(i.e., new global production systems, expansion of international trade in goods and services, and 

international financial flows) express themselves in terms of territory. Within this context, she 

argues that “spatial dispersion of production, including its internationalisation, has contributed 

to the growth of centralised service nodes for the management and regulation of the new space 

economy”  (Sassen, 2001, p. 330). These centralised service nodes include major cities such as 

London, Tokyo and New York, which have emerged as centres for global capital, production, 

finance and highly specialised services (Knox & Taylor, 1995; Sassen, 2001). Apart from London, 

Tokyo and New York, a growing number of cities such as such as Paris, Shanghai and Hong Kong 

have assumed global city status by being major international financial and corporate centres 

(Newman & Thornley, 2005; Sassen, 2004).  

According to Sassen (2001, p. 3), global cities function in four ways: highly concentrated 

command points in the global economy; key locations for finance and specialised service firms; 

as sites for production; and as markets for the products and innovations produced. Global cities 

assume some functions and control over markets and production which were previously 

controlled by national states (Sassen, 2001). The flows and networks of capital and information 

are no longer confined to national states and systems of regulation; instead they are mediated 

by global cities. Three plausible tendencies seem to emanate from the structural facts about 

global cities. First is the increasing disconnection between global cities and their regions. Second, 

the prosperity of a select few, such as professionals in specialised firms and services, is 

advanced. Third, there is growing income disparity among the population.  Global cities are often 

characterised by spatial and class polarisation owing to the increasing capital intensity of 

productions and large-scale immigration of foreign workers (Friedmann & Wolff, 1982; Sassen, 

2001). Sassen investigated the theme of social and class polarisation and found that there is an 

increasing gap between the wages of workers in the formal service sector, and the workers in 

low-profit services – often informalised – which support these command-and-control functions.   
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Over the last three decades, world or global cities have received extensive research interest and 

scrutiny (e.g., Abrahamson, 2004; Baum, 1999; Brenner, 1998; Child Hill & Kim, 2000; Clark, 

2003; Hamnett, 1994). There are disagreements within these debates on the thesis of social 

polarisation in global cities. Hamnett (1994) criticises Sassen’s attempt to generalise the nature 

and causes of social polarisation in American cases to all global cities around the world. Using 

evidence on occupational change in Randstad Holland, he argued that in other cities, 

professionalisation appears to be dominant. This conclusion is supported by Baum (1999), who 

used evidence from Singapore to suggest a trend towards a professionalised occupation 

structure and a growing middle upper income group, rather than the development of a polarised 

income and occupational structure. The scholarship on social polarisation in global cities is now 

more than two decades old, predating the 2008 global financial crisis. In many countries, there 

is now rising precarity and poverty even among professionalised occupations (Shatkin, 2007; 

Short, 2017).  Indeed, social and spatial disparities are observable features of contemporary 

urbanism across the globe (Sassen, 2014) 

2.4.1 Criticisms of the world and global city model 

Despite the contribution of the world city or global city hypothesis to our knowledge about 

globalisation and its dynamics in cities, there are limitations.  First, the world city model overly 

focuses on economic variables and macro level dynamics. Critics claim this makes the study of 

world or global cities untenable due to a lack of data (Korff, 1987; Short, Kim, Kuus, & Wells, 

1996). These scholars argue that world city analysis depends on aggregated statistical data 

which tend to be unreliable and give an inaccurate description of reality. John Short and his 

colleagues acknowledge that, “while data on individual cities might be easily generated, it is 

much more difficult to obtain good comparable data for cities around the world” (Short et al., 

1996, p. 698). Data published by international organisations such as the United Nations, World 

Bank and IMF, are by country rather than by city. Therefore, in the view of these critics, the 

dominance of London, New York and Tokyo, among others, is often more asserted than 

demonstrated.   

Secondly, the world or global city approach has led to the neglect of cities outside of the West. 

Virtually all cities in less developed countries, also coined as ‘peasant periphery’, are excluded 

in world cities analysis (Friedmann, 1986, p. 72). Although John Friedman’s claim may not be 

wholly true in recent times, urban theorists and scholars have raised serious concerns about the 

almost exclusive focus on a handful of large cities, which resulted in the neglect of smaller cities 

in developed countries and almost all cities in developing countries (Grant, 2009; Grant & Short, 
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2002; Robinson, 2002). In his account of cities across the world, King (1990, p. 82) defiantly 

noted that “all cities today are world cities”. Unfortunately, and in the view of Robinson (2002, 

p. 534), world cities’ research has generally not built on this observation.  World or global city 

research is, therefore, perceived as being unresponsive to the various ways in which cities in 

poorer countries, especially Africa, can be linked to the world economy (ibid, p. 535). This, 

according to Robinson (2002), does not enhance our understanding of economic globalisation 

and dynamics of cities in less developed countries. Accordingly, scholarly proponents of 

‘globalising cities’ suggest a shift of attention from the study of certain few cities’ roles in 

globalisation, to how global economic processes affect all cities (Grant, 2009; Grant & Short, 

2002; Lee & Yeoh, 2004; Marcuse & Van Kempen, 2000).  

2.5 Globalising city concept  

‘Globalising city’ is a metaphor for the idea that many, if not all, cities act as transmission points 

for globalisation  (Kim, 2008). It implies a recognition that there are “different degrees of world 

city-ness” (Knox, 1996, p. 126), but also that there are ‘other’ cities “which illustrate the 

impasses and paradoxes of globalisation” (Öncü & Weyland, 1997, p. 2). Smith (1998, pp. 485-

486) terms globalisation in ‘other’ cities as a “world of crisscrossing articulations of global and 

local” in which all cities can be observed in relation to their integration with the global economy.  

This implies that the study of globalisation and cities should regard all cities as worthy of study. 

According to Robinson (2006), all cities are best understood as ‘ordinary’. In her view, 

conceptualising all cities as ordinary bridges the longstanding divide in urban scholarship and 

policy, especially between ‘global cities’ and other cities (ibid).  By shifting attention from the 

empirical measurement of degrees of ‘world cityness’, scholars can focus on asking what 

happens in all cities because of globalisation (see Short, 2004, p. 21). Table 2.1 shows some ways 

in which global cities research is fundamentally different from globalising cities research.  

Table 2.1 From world city research to globalising city research 

World city research  Globalising city research 

Measuring globalisation  Measuring and deconstructing globalisation 

Globalisation  Globalising 

Measures of world “cityness”  Processes of globalisation 

City as impacted  City as arena 

Being global  Becoming global 

 

Source:  John R. Short (2004, p. 21) 
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The ‘globalising city’ concept interests scholars who wish to extend the range of theorising about 

cities beyond a few cities privileged in the world economy. Yeoh (1999, p. 613) states “the fact 

that the term ‘global city’ is increasingly accepted as common currency does not necessarily 

imply theoretical rigour”; instead, it signals the need to make sense of the factors underlying 

contemporary urban transformation.  Following the work of Yeoh (1999), Marcuse and Van 

Kempen (2000), examined the distinctive experience of globalisation in ‘globalising cities’, and 

based on an international and comparative examination of changes in these cities, they reveal a 

growing pattern of social and spatial division or polarisation. Examined also were forgotten 

places in the globalisation discourse (Lee & Yeoh, 2004), world cities beyond the west (Gugler, 

2004), globalising city (Grant, 2009) and ‘ordinary cities’ (Robinson, 2006). These studies 

represent a fundamental shift away from the represented aspect of global cities (e.g., FDI, 

multinational corporations, business services), to delicate changes in local communities and 

neighbourhoods (Kim, 2008).  

There are a growing number of micro scale studies of globalisation and cities exploring topics 

like globalisation and the emergence of gated communities in cities, rising land values, and 

residential segregation (Aliu & Ajala, 2013; Geniş, 2007; Grant, 2005; Mathur, 2005). These 

studies highlight the importance of linking different geographical scales ranging from the global 

to the local in the analysis of urban restructuring and reproduction.  While these studies enhance 

our understanding of globalisation and ‘other’, less-celebrated cities, ‘globalising city’ as a 

concept is still under construction. Grant (2009, p. 154), notes that “globalising cities are neither 

global or traditional cities, neither formal or informal cities, neither fully urban nor rural in 

orientation; rather they are in the process of combining”. This suggests urban areas undergo 

different changes through unique interplay of the global and local economic and political forces 

(Short & Kim, 1999, p. 129). Therefore, it becomes necessary to examine case studies of urban 

changes in specific contexts. Further research is thus required to clarify the social and political 

dynamics in a globalising city (Grant, 2009, p. 154).  

In globalising city analyses, the global is approached as a “contingently realised, emergent 

property present in all cities, rather than a categorical trait associated with select few” (Baker & 

Ruming, 2015, p. 63). Globalising city scholarship attempts to unpack how the urban and global 

are co-constitutively produced through governance practices. In recent years, a growing number 

of studies have focused on analysing the processes of becoming global, also known as ‘worlding’ 

(Baker & Ruming, 2015; McCann et al., 2013; Ong, 2011; Roy & Ong, 2011a). Worlding refers to 

the “ongoing art of being global” (Ong, 2011, p. 3). The concept of worlding seeks to explain how 

city authorities productively position their cities to become internationally competitive through 
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strategic visions and imaginaries. That is, the urban models and strategies that cities mobilise to 

enter the global network of capital flows. According to McCann et al. (2013), practices of 

worlding cities entail the global movement of expertise, models, technologies, and best 

practices of how to develop and govern cities. Economic globalisation and the movement of 

capital is understood to have amplified the level of competition between cities as they seek to 

entice global markets (Gordon, 1999). Accordingly, there has been a transition in urban 

governance in response to the need to create a conducive environment for businesses and 

global capital (Newman & Thornley, 2005; Zhang, 2011). The next section will explore the forms 

of urban governance that emerge as city actors respond to the imperative to be competitive.    

2.6 Urban politics, spatial governance and outcomes 

2.6.1 Urban regimes, neoliberalism and inter-urban competition 

Debates about the governance assemblages that emerge in relation to contemporary state and 

transnational spaces have been ongoing (e.g., Ferguson & Gupta, 2002; Haughton, 

Allmendinger, & Oosterlynck, 2013).  Fundamentally, these studies hold that structural 

transformations linked to globalisation and neoliberalisation are radically changing the 

conditions under which cities are planned and governed. Neoliberalism is now the reigning 

discourse underlining the formulation of urban policies and ideas across the globe (Sager, 2011). 

Neoliberalism is shown to manifest differently in diverse context (Brenner et al., 2010).  

Swyngedouw et al. (2002, pp. 547-548), defines it as the new mode of socioeconomic regulation 

in cities, reflecting a gradual shift away from distributive policies, welfare considerations, and 

direct service provision towards more market-oriented and market-dependent approaches 

aimed at pursuing economic promotion and competitive restructuring.  The transition in urban 

governance from the provision of welfare services towards the promotion of economic 

development has been observed since the late 1980s, particularly in Europe and USA (e.g., 

Gaffikin & Warf, 1993; Hackworth, 2013; Harding, Wilks-Heeg, & Hutchins, 2000; Leitner, 1990). 

One of the key features of neoliberal urban governance is the desire to remain competitive, 

promote capital investment, and become a world or global city (Baker & Ruming, 2015; Myers, 

2015; Short & Kim, 1999, p. 12; Sotoudehnia & Rose‐Redwood, 2019). As cities compete to 

position themselves in the global flows of capital, marketing and promoting the city has become 

an important part of urban governance (Short, 2004). Important means employed in city 

marketing include city centre redevelopment, flagship projects, and mega-events (He & Wu, 

2009; Lui, 2008; Wu, 2000).  
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Marketing the city is aimed at developing strategies to promote the attraction of the city as a 

business location (Newman & Thornley, 2005, p. 44). Cities are depicted as creating an enabling 

environment for private sector participation in urban development and governance. Recent 

urban governance arrangements emphasise the processes of linking public and private interests 

in order to create the capacity to govern (ibid, p. 45). The proliferation of urban regimes is one 

of the most evident examples of such a transformation in urban governance. The urban regime 

theory emerged as one of the useful approaches to analyse the processes by which public and 

private actors partner to govern the city. The regime theory has become a prominent approach 

to take in examination of urban politics since the mid-1980s, owing to its flexibility and variety 

of governance arrangements (Newman & Thornley, 2005; Stoker & Mossberger, 1994). While 

originally developed as a tool to explain urban governance arrangements, i.e., public-private 

partnerships in North American cities, the regime concept has also been applied in a variety of 

issues and contexts: at the transnational level (Berkovitch & Gordon, 2008; Pattberg, 2012), at 

the sub-city and city levels in London (Dowding, Dunleavy, King, Margetts, & Rydin, 1999; 

Thornley, Rydin, Scanlon, & West, 2005), and at the neighbourhood level in Cape Town (Okecha, 

2011) and Los Angeles (Purcell, 1997).  

Regime analysis starts with the proposition that governing capacity is fashioned and sustained 

by the agency of coalition partners such as government and non-governmental institutions 

(Stone, 1993, p. 1). It suggests that within a city are a set of government institutions subject to 

popular control and the economy, which is mainly dictated by private investors (Newman & 

Thornley, 2005). Urban regime theory posits that the responsibility of governing the city is too 

overwhelming for the municipal authority to handle alone. This is particularly the case where 

municipalities are faced with fiscal and budgetary constraints. The institutional capacities of the 

local/municipal authorities are often insufficient to address the most noticeable problems facing 

the city, such as local economic development, public service delivery, welfare, and 

infrastructural development. Therefore, in order to engender urban development and 

governance, “local governments and private actors assemble the capacity to govern” 

(Mossberger & Stoker, 2001, p. 812).  

Urban regime theory offers a lens to not only analyse unequal power relations and resources 

among actors, but also to gain an understanding into how these actors forge governance 

coalitions to achieve urban development outcomes. Regime analysis views urban development 

as a collaborative arrangement in which power is fragmented and distributed across diverse 

actors (Healey, 2003), requiring “formal and informal arrangement by which public bodies and 
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private interests function together to be able to make and carry out governing decisions” (Stone, 

1989, p. 6) .  

The close connection between local government and development is that local government 

is traditionally dependent upon property taxes for its fiscal solvency. Thus, local 

governments maintain their revenues by enhancing existing property investments and by 

attracting investment which will increase their tax base. Even where property taxes are not 

so important to local governments, growth is seen as vital to maintain the economic well-

being of the local populace and keep the local economy buoyant (Dowding, 2001, p. 8).  

While different regime types can emerge under various circumstances, development regimes 

are the most common (DiGaetano & Klemanski, 1993). According to Stone (1989), development 

regimes are concerned with transforming land use to promote growth. Development regimes 

may include real estate investors who partner with local authorities to deliver infrastructure and 

services. Development regimes have been observed in the United States of America where inter-

urban competition has remained for a long time. Analysts characterise these regimes as growth 

coalitions or ‘growth machines’ (Molotch, 1976; Nijman, 1997) whose sole aim is to promote 

local economic development. Hence, the governing coalitions that constitute development 

regimes are the most influential in the city, especially participants from business (Mossberger & 

Stoker, 2001, p. 829). According to Dowding (2001, p. 8), “these coalitions are..., but coalitions 

of the elected, business …, and may include important bureaucratic and professional groups”. 

The elected officials and politicians may join these coalitions because economic success and 

visible results add to their popularity among their electorates. It has been argued that a growth 

machine approach has limitations because it is predominantly focused on economic 

development (Kirkpatrick & Smith, 2011). Notwithstanding, it is useful in terms of explaining the 

role of business interest in shaping urban policies (DiGaetano & Klemanski, 1993). It can offer 

insights into the important role of national and transnational developers in the recent 

emergence and governance of new cities in Africa, the focus of this thesis.  

Critics of regime analysis argue that it is concerned with urban political leadership and the 

business community, both of which were typical of the industrial era in the United States (Pierre, 

2014).  Further, Dowding (2001, p. 8) observed that urban regime theory is about “the specifics 

of city politics in the United States and its urban political economy”. Despite this criticism, urban 

regime theory has been deployed in analysis of the politics of urban development in contexts 

outside the United States, such as Barcelona (Blanco, 2013), London (Dowding et al., 1999), and 

Birmingham and Bristol (DiGaetano & Klemanski, 1993). The relevance of regime analysis in the 

debate concerning Africa’s new master-planned cities can be explained in two ways. First, the 

regime concept emphasises the process of formulating a city’s urban agenda (Newman & 
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Thornley, 2005). In this sense, it provides an analytical tool for understanding the process of 

agenda-setting for the city and how and why particular actors are brought together. The agenda 

for the city could be to become a world city (Myers, 2015) or an economic city (Moser, Swain, & 

Alkhabbaz, 2015).  Second, it provides a framework for understanding the interaction between 

local political agendas and economic structures in specific places (Blanco, 2013, p. 279).  

Urban problems in Africa are becoming complex in the context of global structural 

transformations, such as neoliberalism and widening socio-spatial inequalities. The need for city 

authorities in Africa to partner with the private sector to address urban issues in the context of 

these structural transformations has become urgent and tenable. “Regimes represent the way 

in which local actors mediate external pressures such as economic change” (Mossberger & 

Stoker, 2001, p. 812). Yet, there is limited application of urban regime theory in the African 

context, where the local government is not perceived as an active driver of local economic 

growth outcomes (Rodríguez-Pose & Tijmstra, 2007, p. 523). However, the promotion of urban 

economic development while at the same addressing social needs, is the responsibility of every 

local government. To this end, Stone (1993, p. 2) reminds us that “the socio-economic 

environment is a source of problems and challenges to which regimes respond”. Therefore, 

regimes do not operate in a vacuum but are shaped by the need to address complex contextual 

spatial, social and economic problems.  

2.6.2 Transforming urban spaces through mega-projects 

2.6.2.1 Entrepreneurial urbanism and mega-projects 

The present governing decisions of city authorities constitute what Harvey (1989) terms 

entrepreneurial urbanism, as authorities seek to remain competitive within the global network 

of capital flows (Brenner, 1999; Harvey, 1989; Short, 2004). Harvey (1989) argues that economic 

globalisation led to a shift in urban governance from ‘managerialism’ – a concern with the 

allocation of resources, to ‘entrepreneurialism’ – the exploration of new ways to promote 

private capital. Urban entrepreneurialism is concerned with new ways of promoting market-

driven approaches tailored to engender urban economic growth and competitiveness 

(Swyngedouw et al., 2002). Although it originated in the United States, urban entrepreneurism 

has reached cities in Western Europe, Africa and Asia. Entrepreneurial urbanism gained 

popularity as a concept among urban studies scholars seeking to understand the various ways 

local governments partner with the private sector to develop and govern the city. Scholars have 

deployed the entrepreneurial urbanism concept to analyse urban renewal/redevelopment, 

particularly the inner city, as a strategy to remain competitive (Byrne, 2016; He & Wu, 2009; 
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Ward, 2003b, 2010), to enact reforms to local governance (e.g., the emergence of public private 

partnerships) (Grant et al., 2019; Heurkens & Hobma, 2014; Kim & Choi, 2018; McGuirk & 

Dowling, 2009), to become a world city through place renaming (Sotoudehnia & Rose‐Redwood, 

2019), to promote the development of mega-urban projects (Choplin & Franck, 2010; Lehrer & 

Laidley, 2008; Moser et al., 2015), and to support the apparent transition of spatial planning to 

strategic planning, focusing on urban/city visions (Baker & Ruming, 2015; Myers, 2015).  

An entrepreneurial city in the view of Jessop (2019, p. 1)  “pursues entrepreneurial strategies 

intended to enhance its economic competitiveness vis-à-vis other cities and economic spaces in 

a world market”.  An entrepreneurial city seeks to facilitate privatisation in order to boost its 

prospects of connecting with the global economy. The entrepreneurial city’s mode of 

governance, social structure and spatial development expresses the neoliberal vision of a free 

market utopia.  Economic development in such a city emanates from individual initiatives and 

unfettered markets in land, labour and capital (Hackworth, 2013). However, neoliberal logics 

manifest differently in a variety of urban contexts, whilst the implicit assumption in the literature 

that the state is less involved in urban politics and development as part of the shift towards 

entrepreneurialism, is problematic (Ward, 2003a, p. 117). This therefore warrants an 

examination of how urban entrepreneurism manifests in diverse urban contexts, what Brenner 

and Theodore (2002) term ‘actually existing neoliberalism’.  

New mega-urban projects (Orueta & Fainstein, 2008), also sometimes referred to as major 

projects (Healey, 2010, p. 123), are a component of entrepreneurial urbanism.  For Healey 

(2010), mega-projects are iconic places that illuminate an image of power, aesthetics, prestige 

and are often distinct from the neighbourhoods in which most people in the city dwell. Unlike 

previous mega-projects that were focused on a single purpose, such as freeways for enhanced 

mobility of people and goods, or hydro-electric dams for the generation of energy, new mega-

projects are “the ultimate in mixed-use, including housing with various forms of tenure and size, 

integrated with retail and office space, surrounded by public parkland and natural amenities, 

supported by community and cultural facilities” (Lehrer & Laidley, 2008, p. 787). Mega-projects 

therefore lead to significant urban spatial transformation where changes in land use, such as 

conversion of greenfield lands, occur. They “transform landscapes rapidly, intentionally and 

profoundly in very visible ways” (Gellert & Lynch, 2003, p. 15). Such transformations in the 

landscape can pose enormous challenges for local inhabitants including, but not limited to, loss 

of livelihoods and economic resources (Moser, 2018). While new mega-urban projects appear 

to be a panacea for urban problems, they tend to limit a variety of social practices by enclosing 



29 
 

public spaces (Lehrer & Laidley, 2008) because they are primarily designed to attract investment 

and tourism (Dyble, 2013). In the context of this thesis, the term mega-project refers to:  

Large schemes with complex contents (mixed residential uses, services, industries, 

shared facilities, new transport facilities, etc.). They (mega-projects) are generally 

developed within the context of public private partnerships, are frequently mixed-use, 

and cater to the needs of office-based businesses and tourism and leisure services. The 

introduction of new methods of financing, with greater collaboration between the public 

and private sectors, is an important distinctive element (Orueta & Fainstein, 2008, p. 

760).  

This definition of mega-projects resonates with new master-planned cities in Africa, which are 

mostly designed for various uses including residential, technological, industrial and commercial 

purposes (van Noorloos & Kloosterboer, 2018). As noted by Healey (2010, p. 124), the deliberate 

reconfiguration of urban spaces through mega-projects “is perhaps the most exciting and visible 

area of planning and development work”. Some politicians and municipal authorities favour 

such projects, probably because of their potential to typify their contribution to the city’s 

development and leave an enduring legacy on the city landscape. However, mega-projects are 

capital intensive and require public-private partnerships for their financing. In this context, it is 

important to understand the role of the state in the generation of mega-projects.   

According to Brenner and Theodore (2004), the neoliberal state engages in the creation of 

economic, political and legal frameworks necessary to facilitate major urban projects. It suggests 

that the state acts to facilitate market-led urban development rather than acting as a developer 

itself (Brenner, 2004). This role of the state seems evident in recent urban planning agendas in 

aspiring global cities which are primarily focused on promoting growth and competition, as 

opposed to addressing social issues such as the removal of slums (Swyngedouw et al., 2002).  

Analysing Toronto’s waterfront development, Lehrer and Laidley (2008) observed that the 

project was conceived within the framework of a competitive city, aiming to ‘specialise in 

everything’, allowing the pretense that all social groups will benefit while simultaneously 

reinforcing socio-economic inequality. The variety of land uses promoted in mega urban projects 

limits oppositional practices and at the same time reproduces rather than resolves inequality 

(ibid). This suggests that new mega-projects do not cater to the needs of most urban residents.  

However, the degree of state involvement and outcomes of new mega-projects can vary from 

one country to another. Susan Fainstein compared mega-projects in New York, Amsterdam and 

London, and found that the projects were similar in terms of their orientation towards 

profitability whilst producing a “landscape that does not encourage urbanity”, i.e., these 

projects remain isolated from the broader urban landscape (Fainstein, 2008, p. 768). In terms of 
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societal benefit from the increased competitiveness generated by these projects, she notes that 

this depends on the magnitude of the state commitment to public benefits. State commitment 

to public benefits, according to Fainstein (2008), was greatest in the Netherlands and least in 

the United States, where limited government expenditure on housing and social welfare meant 

that low-income groups must depend solely on trickle-down effects to benefit from new 

development.  

Similarly, evidence suggests that entrepreneurial mega-projects are more likely to achieve their 

goals when led by strong public leadership rather than the private sector (Doucet, 2013). On the 

surface, this conclusion may appear contradictory as the private sector is perceived as being 

able to better spearhead growth-oriented development. Doucet (2013) compared two mega-

projects, one initiated and led by the local government in the city of Rotterdam and one in 

Glasgow, promoted by the private sector. He found that the project in Rotterdam was more 

successful because it offered a variety of functions and development, including a mixed area 

which served different needs (housing, education, transport) for a broader spectrum of the 

population. Since the project was led by the local government, short term profits/returns were 

not prioritised. On the other hand, the project in Glasgow, led by the private sector, was more 

profit-oriented and did not cater to the needs of the wider population. This meant that the 

project faced significant opposition because it was seen to benefit only a few (affluent) residents 

who could afford high-end flats. In short, the Kop van Zuid project in Rotterdam succeeded at 

achieving its intended aim because it was more socially inclusive than the Glasgow Harbour 

project.   

2.6.3 Socio-spatial consequences of mega-urban development  

Many scholarly accounts of new mega-projects provide a critical perspective on the 

consequences of these projects. The supposed increased in urban competitiveness that 

accompanies mega-projects is sometimes difficult to quantify, while evidence suggests these 

projects can produce significant negative social and environmental impacts (Flyvbjerg, Bruzelius, 

& Rothengatter, 2003; Hannan & Sutherland, 2015; Orueta & Fainstein, 2008). However, this 

does not prevent advocates of new mega-projects from promoting them as sustainable city 

models that will attract investment and appeal to new residents. As such, the planning and 

development of cities is dominated by rhetoric about economic growth which will create jobs, 

support citizen participation, and ensure social equity. Yet, analytical studies of new mega-

projects portray an entirely different picture.  
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First, the development of mega-projects epitomises the increasing power of business and 

political elites. Greater control over the planning process by business and political elites may 

limit the range of options that could be implemented in urban development. Pro-growth political 

agendas like the development of mega-projects tend to marginalise the poor and their social 

rights (Lehrer & Laidley, 2008; Short & Kim, 1999, p. 120) because they represent attempts to 

open older parts of the city to the upper and middle classes (Healey, 2010, p. 124).  For instance, 

mega-projects have been criticised due to their lack of social goals (Harvey, 1989). Over the last 

three decades, mega-projects have re/produced urban social and spatial segregation and 

inequality (Orueta & Fainstein, 2008) because they are used to “further the aims of global 

interurban competitiveness rather than those of local and pressing needs and requirements…” 

(Lehrer & Laidley, 2008, p. 799). Mega-projects, in the words of Healey (2010, p. 124), are 

censured for being mere showcases of “architectural flamboyance”, responding to local 

governments searching for a flagship with which to promote their city in a climate of competition 

between cities to attract investment, residents and tourists. Mega-projects are considered 

grandiose projects that more closely align with the needs and aspirations of the higher income 

cohorts in society. In this sense, mega-projects are usually not properly integrated with their 

immediate vicinities or overall urban landscape, thus becoming exclusive zones or enclaves (see 

Swyngedouw et al., 2002).  

Second, mega-projects are often developed with limited or no public participation, resulting in 

the exclusion of less powerful actors (Flyvbjerg et al., 2003). Whereas old mega-projects drew 

strong social protests and resistance, Lehrer and Laidley (2008) observed that new mega-

projects endure little or no social opposition. In new mega-projects, developers adopt a variety 

of strategies, including promoting these projects as mixed uses that would benefit all, even 

though, in reality, this does not always happen. According to Orueta (2015, p. 843), the power 

of legitimising discourse and sophisticated publicising strategies, combined with the mixed 

nature of the uses of new mega-projects and their peripheral location, have at least contributed 

to the maintenance of consensus or social disinterest. In Europe, Swyngedouw et al. (2002, p. 

542) observed the proliferation of large-scale urban developments, a phenomenon that is 

characterised as “exceptional measures in planning policy and procedure”, along with 

“neoliberal new urban policy” that is less democratic and targets the needs of elites.  

Mega-projects result in the displacement of vulnerable groups from land and livelihood 

resources (Gellert & Lynch, 2003). Jiang, Waley, and Gonzalez (2018) accounted for the 

displacement and resettlement of more than 11,000 villagers to make way for the construction 

of a new central business district in western Shanghai. By examining the concerns and 
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perceptions of residents before and after the relocation, they found that while residents were 

satisfied with their new homes, they were dissatisfied with the level of compensation and lost 

livelihoods owing to their resettlement. Further, they concluded that the government did little 

by way of instituting adequate measures that will enable those displaced to establish new 

livelihoods. The Shanghai case is reminiscent of the consequences of the development of mega-

projects in other countries. For instance, Nikuze, Sliuzas, Flacke, and van Maarseveen (2019) 

analysed the transformation of informal settlements in Kigali, Rwanda, into well-planned, up-

market and modern residential areas. They observed that low-income households who were 

displaced and resettled had their physical, social and livelihoods assets adversely impacted. As 

previously explained, many of the current urban re/development projects are geared towards 

creating the next ‘global city’ that will appeal to investors. Goldman (2011, p. 555) observed that 

local governments in India were engaged in “land speculation and active dispossession of those 

working and living in the rural periphery, on land upon which the new world‐city projects are 

being built”. Notwithstanding the perceived benefits of mega-projects, their socio-spatial 

impacts deserve further scrutiny in a variety of contexts, since contextual institutional, economic 

and cultural factors could shape how these impacts unfold.  

2.7 Governmentality approach to urban spatial transformation and governance 

While acknowledging that globalisation and neoliberal urbanism are important concepts that 

explain contemporary spatial transformation and governance in cities across the globe, other 

logics and rationalities may equally be important in determining land use change (Parnell & 

Robinson, 2012). In particular, accounts of contemporary spatial transformation that centre 

capitalism (Milchman & Rosenberg, 2002, p. 132) may gloss over taken for granted logics of land 

use changes in specific contexts. Post-colonial urban scholars are critical of the tendency to rely 

on inherited concepts such as neoliberalism, which evolved in the context of the global North, 

to explain processes of urban change in the global South (Parnell & Robinson, 2012; Robinson & 

Roy, 2016; Watson, 2006). They reject the assumption that urban transformation in all contexts 

could simply be understood as the cause and effect of the mobility of global capital and 

neoliberal ideology, and that, in a context such as Africa, urban processes can best be 

understood alongside other drivers of change (Parnell & Robinson, 2012, p. 596). This thesis 

agrees with this view and problematises ‘grand narratives’ of spatial change (Stenson & Watt, 

1999, p. 199) which are underpinned by globalisation, the state or the market.  

In researching spatial transformation in the Greater Accra Region, Ghana, it is therefore 

necessary to account for (1) the rationalities and taken-for-granted logics that underpin 
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interventions in the built environment and urban policies, (2) the multiplicity of actors who are 

involved in materialising these urban strategies and visons. To accomplish this, the concept of 

governmentality offers a useful framework to understand the logics behind urban spatial 

transformation and governance in specific contexts. The governmentality approach insists that 

in order to understand how urban spaces are governed, we need to “turn away from grand 

theory, the state, globalisation….” (Rose, O'Malley, & Valverde, 2006, p. 101). Instead, we should 

focus on asking questions about how particular aspects of taken for granted social relations 

came to be as they are in the urban domain (Huxley, 2008, p. 1636), implying an investigation of 

the logics and rationalities of policymakers and spatial planners in the everyday practices of 

governing the city.  

The term ‘governmentality’ is commonly associated with the French historian and social 

philosopher, Michel Foucault. It can be understood in two ways: first, as historical analysis of 

the rationalities of government by the state and, second, as investigations of forms of governing 

the self and others, instantiated throughout society in organisations and institutions (Huxley, 

2008, p. 1635). In both understandings, governmentality seeks to shape the actions of others to 

bring about specific order, comportments, subjectivities and behaviours, but also how subjects 

act on themselves to produce desirable habits and attitudes (ibid). Governmentality emanates 

from the terms government and mentality.  Government is this sense refers to an activity, 

programme, spatial plan, conduct, etc., meant to guide or shape the conduct of the populace, 

while mentality is a form of rationality or reasoning about how things ought to be done or should 

be (Huxley, 2006). According to Raco and Imrie (2000, p. 2201), the main strength of 

governmentality “lies in its ability to link the mentalities, norms, aspirations, and actions of 

members of the population with the objectives and techniques of government” (Raco & Imrie, 

2000, p. 2201). It is an attempt to shape human conduct by calculated means (Murray Li, 2007). 

In this sense governmentality is about identifying problems in society which must be addressed.  

This act of problematisation is not limited to the state but is concerned with society in general. 

Foucault terms this act of problematisation as ‘regimes of truth’, that is, the forms of 

rationalities, discursively mediated, and localised (Huxley, 2008, p. 1643) that provide 

justifications for ways of doing things.  

Governmentality has been deployed in urban studies both in the global North1 (Akçalı & Korkut, 

2015; Haughton et al., 2013; Huxley, 2006, 2008; Moisio & Luukkonen, 2015; Stenson & Watt, 

 
1 The global North refers to advanced countries of Europe and North America, which are noted by their 
established democracy, technological advancement, wealth, political stability, and dominance of world 
trade and politics. 
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1999) and South2 (Choi, 2017; Huang, Xue, & Wang, 2019; Nielsen, 2011; Robins, 2002) to 

highlight how state and non-state entities manage the urban milieu through specific 

problematisations. Urban studies scholars drawing on Foucault’s analysis of governmentality 

have examined how the management of space is used to maintain urban social order (Robins, 

2002). According to Huxley (2008, p. 1646), the “problems of space in governmentality can be 

seen as problems of the location of individuals in specific sites and built forms”. Therefore, space 

is inextricably linked to government and “governmentality is seen to be inextricably spatial” 

because projects of government entail plans that “deploy spatial techniques and aspire to 

produce spatially specific conducts” (Huxley, 2008, p. 1647). Similarly, Elden (2007, p. 578) 

suggests that territory should be seen as “more than merely land, but a rendering of the 

emergent concept of ‘space’ as a political category: owned, distributed, mapped, calculated, 

bordered, controlled”. From this argument, urban plans and maps become central in producing 

and representing space and enabling the exercise of power (Pickles, 2004).   

Drawing on Foucault’s notions of governmentality and governmental rationality, Huxley 

examined how urban spaces were problematised in nineteenth and early twentieth century 

Europe. She introduced the concept of spatial rationalities, which sought to explain how “spatial 

and environmental truths” were mobilised to regulate the built environment and the conduct 

of individuals (Huxley, 2006, p. 771). Huxley identified three forms of spatial rationalities that 

were historically used to govern urban environments: dispositional spatial rationalities, 

generative spatial rationalities, and vitalist spatial rationalities. Dispositional spatial rationality 

aims at “drawing boundaries and producing order” that will engender the correct conduct of 

subjects (Huxley, 2006, p. 774). The aim of dispositional rationality is to bring order and ‘sanctity’ 

to urban spaces problematised as chaotic and disorderly. In doing so, it seeks to rid the urban 

area of filth, slums and unsanitary conditions through the enforcement of strict planning 

standards and building codes. That is, dispositional spatial rationalities favour a tabula rasa for 

the planning of ‘ideal towns’ (Huxley, 2006, p. 778). This brings the modernist view of urban 

planning into focus. This view assumes “there are absolute truths and it is possible to plan 

rationality for ideal social orders” (Allmendinger, 2009, p. 175).  On the other hand, the 

generative spatial rationality mobilises medical and biological conceptions about the 

environmental generation of diseases, implying that the qualities of the environment are seen 

to be catalysts in producing diseases, ill health or immorality (Huxley, 2006, p. 777). This kind of 

spatial rationality is present in most environmental health interventions which seek to mediate 

 
2 The term global South is used to describe countries that are in the process of industrialising, 
experience population increase, and which are mostly former colonies of European states. 
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the natural and built environments for the benefit of human health (Schulz & Northridge, 2004). 

Proper hygiene and sanitation, according to generative spatial rationality, would resolve the 

decay of slums and produce healthy and active citizens (Huxley, 2006). Finally, vitalist spatial 

rationalities are based on discourses of ‘creative evolution’ which explore how to guide “human 

biological, social and spiritual development” (ibid, p. 780). In this sense, vitalist rationality is 

concerned with a particular “bio-social and non-material environment” that can be shaped to 

ensure the progress and development of a nation or humanity. Vitalist spatial rationality can be 

observed in the welfare state, where policies and programs are geared towards employment 

creation and improving the standard of living of the people.   

While Huxley’s typology of spatial rationalities was developed based on an analysis of 

nineteenth and twentieth century planning in European cities, these rationalities are useful for 

investigating the reasons and logic behind contemporary spatial development and 

transformation in Africa. Indeed, spatial planning in Africa is strongly embedded in colonial 

planning ideals (Acheampong, 2018; Beeckmans, 2013; Korah, Cobbinah, & Nunbogu, 2017; 

Njoh, 2007; Silva, 2015; Watson, 2009a). While it is a fact that colonial planning models 

manifested differently in various countries across sub-Saharan Africa (Beeckmans, 2013), they 

were generally motivated by modernistic ideals that drew on dispositional and generative 

rationalities, underpinned by strong racist agendas, that sought to create spatial order and 

control the conduct of the citizens (Fält, 2016, p. 469). Colonial planning ideals are still found in 

many planning laws and regulations across sub-Saharan Africa today. In Ghana, metropolitan, 

municipal and district assemblies (MMDAs), which perform spatial planning functions at the 

local level, are mandated without prejudice to: 

…prohibit, abate, remove, pull down or alter so as to bring into conformity with the 

approved plan, a physical development which does not conform to the approved plan, or 

the abatement, removal, demolition or alteration of which is necessary for the 

implementation of an approved plan…” (Local Government Act 462, 1993, Section 53). 

The above provision is based on The Town and Country Planning Ordinance, 1945 (CAP 84) of 

the British planning system that formed the basis for planning in Ghana during the colonial era. 

The CAP 84 was generally concerned with ordering spaces for health and well-being 

(Acheampong, 2018),  similar to the spatial rationalities espoused by Huxley (2006).  

Fält (2016) analysed a state led displacement of an informal settlement in Accra and found that, 

apart from market-driven rationality, rationalities of creating spatial order and healthy spaces 

were used to legitimise the displacement of informal dwellers. She further emphasises the 

conflicting rationalities between the state and residents of the displaced informal settlement, 
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whereby the latter perceives their former home as a social and economic capital in contrast to 

the state’s problematisation of the area. Robins (2002) argues that spatial governmentality, 

which seeks to order the actions of individuals within the built environment in post-apartheid 

Cape Town, failed because of the inability of the state to address unemployment and rising 

crime. Investment and urban development programs in Cape Town neglected poorer areas, 

thereby reproducing the socio-spatial inequalities of the colonial era. He concludes that within 

highly polarised urban landscapes, spatial governmentality becomes a contested issue.  

2.8 Conclusion 

This chapter approached urban transformation from a global perspective. It examines the 

impact of worldwide processes such as globalisation and neoliberalisation on urban 

transformation. The literature suggests that neoliberal globalisation has become a structuring 

force behind contemporary urban transformation and governance across the globe. However, 

the chapter also problematises grand narratives of urban transformation based on structural 

analysis and reductionism. It then deploys the concept of governmentality to unpack the context 

specific and taken for granted logics and rationalities that shape interventions in the built 

environment. This chapter lays a foundation for the next, which explores spatial transformation 

in Africa focusing on the multiple determinations, rationalities and actors that underpin new 

cities development and their governance.  
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Chapter 3 New cities and contemporary spatial transformation in Africa  

 

3.1 Introduction 

Rapid and significant spatial transformation is altering the form of major cities in Africa. Slums 

and informal settlements are being replaced with high-rise buildings and skyscrapers (Fält, 2016; 

Nikuze et al., 2019), while luxury residential enclaves are being developed on the urban fringe 

(Grant, 2005; Yeboah, 2003). Fundamentally, contemporary spatial transformation in Africa is 

linked to the development of mega-urban projects like new cities (van Noorloos & Kloosterboer, 

2018; Watson, 2014). In relation to the competitive ethos of cities and urban regions, there is 

strong priority to create ‘world-class cities’, positioned to attract investors, tourists, and 

expatriate residents (Roy & Ong, 2011a). According to Watson (2014, p. 215), “sub-Saharan 

Africa’s largest cities are currently being revisioned in the image of cities such as Dubai, Shanghai 

and Singapore”. Computer generated urban visions and plans seek to create modern, world 

class, smart cities capable of attracting global capital (Carmody & Owusu, 2016; Côté-Roy & 

Moser, 2019; van Noorloos & Kloosterboer, 2018; Watson, 2014). However, the mismatch 

between the promise of smart, modern, world class cities propagated by advocates and enablers 

of new cities are often in sharp contrast to the realities facing many African cities. In the majority 

of cities in Africa, about 70% of the residents are under-served, lacking access to one or more 

essential services: housing, water and sanitation, energy, and transportation (Beard, Mahendra, 

& Westphal, 2016). This raises pertinent questions about the processes shaping African urban 

futures. What are the drivers of the development of new cities in Africa? And who are the actors 

and enablers? This chapter analyses the new city building phenomenon in Africa, its drivers, 

actors, governance and socio-spatial implications. Beyond the new city building phenomenon, 

the chapter examines the land tenure regime in Ghana and its contribution to spatial changes. 

Finally, it examines historical and contemporary spatial planning and transformation in Accra, 

the case study informing this thesis.  

3.2 Defining and characterising new cities  

While there is no absolute definition for new cities, “they are generally intended to be 

administratively and geographically distinct from existing cities” (Moser, 2020, p. 125). In some 

cases, new cities are “built up from scratch as comprehensively planned autonomous enclaves” 

(van Noorloos & Kloosterboer, 2018, p. 1225) in the peripheries of existing cities. In other cases, 

city centres are redeveloped into entirely new cities, such Kinshasa, Addis Abba and Kigali (ibid). 

In this thesis new cities are understood as large-scale city building from scratch, which does not 
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include sport or cultural events that also feature in mega-projects literature (Healey, 2010; 

Newman & Thornley, 2005).  

New cities can take the form of urban extensions, as in the case of the Accra City extension 

(Grant et al., 2019) or new satellite cities, in the case of Appolonia City (Fält, 2019) and Lakeside 

Estate (Korah, 2020). Other new satellite cities under construction include Tatu City and Konza 

Techno City, all in Kenya.  New cities can perform several functions, for example they can 

become commercial, political/administrative capitals, or they can create housing, and sites for 

technology. In nearly all cases, one could decipher the intended functions of new city projects 

by their names: for example, Konza Technology City, King Abdullah Economic City, Tianjin Eco-

city, Ethiopian International Industrial and Logistics City and Accra Airport City. In many cases, 

new cities are designed by private international urban planning consultants and architects. For 

instance, Kigali’s Conceptual Master Plan was developed by the Oz Architecture Team, based in 

the United States of America (Watson, 2014, p. 217), while Hope City in Ghana was designed by 

Paolo Brescia and Tommaso Principi of the Italian architectural firm, Open Building Research 

(Vourlias, 2015). Watson (2014, p. 217) reviewed new city plans in Africa and observed the 

following similarities:  

✓ they are large scale, in that they involve the re-planning of all or large parts of an existing 

city or (more often) restructuring a city through the creation of linked but new satellite 

cities; 

✓ they consist of graphically represented and three-dimensional visions of future cities 

rather than detailed land use plans, and most of these visions are clearly influenced by 

cities such as Dubai, Shanghai or Singapore; 

✓  there are clear attempts to link these physical visions to contemporary rhetoric on urban 

sustainability, risk and new technologies, underpinned by the ideal that through these 

cities Africa can be “modernized”; 

✓  they are either on the websites of the global companies that have developed them or 

are on government websites with references to their origins within private sector 

companies; 

✓ their location in the legal or governance structures of a country is not clear – where 

formal city plans exist these visions may simply parallel or override them; and 

✓ there is no reference to any kind of participation or democratic debate that has taken 

place. 
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While Watson’s (2014) characterisation of new cities post-dates the 2008 global financial crisis, 

others like Moser (2015) suggest that new cities were prominent during the colonial era. Apart 

from new cities’ linkage with economic globalisation and post-independence new towns, “they 

can also be understood as the descendants of and heirs to colonial imperial city buildings” (ibid, 

p. 31). For instance, the development of new cities was a key strategy of British imperial powers, 

as they facilitated the control of colonised subjects and furthered economic interests (Home, 

2013). The development of new cities, to some extent, resembles urban planning and 

development in colonial Africa. During this time, urban planning was an instrument of power, 

domination and social control (Njoh, 2007, 2009).  

While Watson’s (2014) characterisation is a useful starting point in understanding and 

conceptualising Africa’s new cities, it is important to note that each individual context is unique. 

Even within countries, there can be differences among new cities in terms of origin, function, 

the constellation of actors that enable them, the urban models that are mobilised, and their 

relations with existing cities and legal structures. The next section examines the drivers of new 

cities in Africa.  

3.3 Drivers and rationales of Africa’s new cities 

The emergence of new cities in sub-Saharan Africa is a relatively new phenomenon. Most of the 

new city projects date from the year 2009 or later, although projects like Eko Atlantic were 

conceived earlier, but have only been developed rapidly during the last few years. Economic 

profit seems to be the main driver of investments in new cities. In many new city projects, the 

private sector real estate developers (with ties to the wealthier economies of the world) have 

become dominant actors. Watson (2014, p. 222) suggests that global economic forces are 

interacting with local African contexts in new ways. For instance, the downturn in property 

prices in the global North regions after the global financial crisis may have caused investors to 

look for new markets in parts of the world where economic growth and demand for new urban 

properties continued, particularly in Africa, the Middle East and Asia (ibid). There seems to be 

an urban revolution from the West and Asia occurring in Africa, exemplified by the 

implementation of neoliberal urban development strategies (Sheppard et al., 2015). Both 

foreign and domestic companies are investing heavily in Africa’s urban property (Côté-Roy & 

Moser, 2019; Grant, 2015; van Noorloos & Kloosterboer, 2018). Apart from the private sector, 

African states and national governments are involved in entrepreneurial governance—that is, 

state-owned entities, government agencies, or public investment funds are, either 

independently or in partnership with private-sector actors, seizing and/or creating investment 
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opportunities in order to make profit (Pitcher, 2018, pp. 46-47). While entrepreneurial 

governance facilitates private sector investments in urban development, it is also intended to 

bring monetary returns to the state (ibid).  

Political and government officials collaborate with the private sector and corporations to 

advance common interests, a relationship that is central to the development of new cities in 

Ghana and other African countries. For politicians, new cities represent an opportunity to deliver 

world-class infrastructure for the middle- and high-income cohorts who may be central to their 

electoral success. For instance, then President of Ghana, John Dramani Mahama, supported 

Hope City, which was initiated by a private investor and the chief executive officer of RLG 

Communications Limited (Vourlias, 2015). The project was envisaged to employ 50,000 people 

and transform Ghana into an information technology hub in Africa. Another new city project 

that has received the support of the government of Ghana is Accra Airport City (AAC). In 2018, 

Ghana’s president, Nana Addo Danquah Akuffo Addo, broke sod for the construction of the 

Pullman Hotel in AAC. This project is a public-private partnership between Ghana Infrastructure 

Investment Fund (GIIF), Inter-Afrique Holdings Ltd and AccorHotels—a world leading hospitality 

services provider. According to the president, the project reflects “government’s vision of using 

an appropriate mix of public policy, and public-private investments, to help market the country 

as an exciting destination for leisure, conference, sports, health, educational and cultural 

tourism” (Dapatem, 2018).   

New cities’ proliferation in Accra, like other cities in Africa, could in part be attributed to policy 

changes under structural adjustment programs (SAPs) — a range of macroeconomic policies 

from the late 1980s aimed at liberalising the economy and stimulating growth (Konadu-

Agyemang, 2000). Scholars have levelled criticism at the impacts of SAPs in the African 

continent.  These impacts include a reduction in the size of the civil service and welfare services 

(Simone, 1999), privatisation of state-owned enterprises (Konadu-Agyemang, 2000), rising 

house prices (Konadu‐Agyemang, 2001) and urban sprawl (Briggs & Yeboah, 2001; Yeboah, 

2000, 2003).  

The SAPs fundamentally transformed the role of the state in key areas of social and economic 

development. Under the SAPs, the government of Ghana’s housing policy transitioned from 

direct housing supply to creating an enabling environment for private sector provision of urban 

housing and infrastructure. Presently, Ghana’s housing deficit is projected at two million, 

implying that an annual supply of 200,000 units would be required to bridge this gap in a decade 

(GhanaWeb, 2019). The government of Ghana (GOG) expects the private sector, including both 
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local and foreign urban property developers, to contribute to meeting the housing supply gap3. 

GOG is presently partnering with Appolonia Development Corporation, the company developing 

Appolonia City — a new satellite city on the outskirts of Accra — to provide 2,000 affordable 

houses (Kwawukume, 2017). It is obvious that without an enabling policy framework and 

backing from powerful state and government officials, new cities in Africa will gain little traction.  

Watson (2014) observes that global capital in search of new ‘spatial fixes’ would be influenced 

in many ways by specific local economies, land and infrastructure conditions, income tax, and 

political factors. The price per square metre of land is an indicator of which cities are more likely 

to be attractive to investors. As shown in Table 3.1 ,Tanzania and Kenya have the lowest price 

per square metre of land, followed by Ghana. In terms of rental yield, Ghana and Tanzania have 

the highest rates per annum. While South Africa’s land price per square metre is about six times 

higher than that of Tanzania, the rental profit here is lower.  

Table 3.1 Residential property facts about selected sub-Saharan African countries 

 

Country 

Residential Property Facts 

Price (sq.m.) 

($) 

Rental Yield Income Tax Capital Gains 

Tax 

Kenya 1, 687 6.66% 10.00% 0.00% 

Ghana 2, 273 8.81% 8.00% 15.00% 

South Africa 4,214 3.88% 12.80% 45.00% 

Tanzania 700 8.57% 15.00% 20.00% 

 

Source: Globalpropertyguide.com  

There are cities like Kigali, Luanda and Kinshasa which do not show up in the global property 

guide charts but which do have new city projects underway (Watson, 2014, p. 224), suggesting 

that other factors attract private investors. The Angelopulo and Hedrick-Wong rating, known as 

MasterCard African Cities Growth Index (ACGI) assesses the investment potential of cities based 

on indices such as political stability, rule of law, and governance. According to this index, Accra 

was the only city in Africa with 'high growth potential' in 2013.   

 
3 https://thebftonline.com/2019/top-headlines/prez-charges-greda-to-provide-20000-houses-per-
annum/ (accessed on 25/09/2019) 
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A projected African urban population increase and a growing middle-income class are other local 

factors that drive the development of new cities. With an annual average urbanisation rate of 

3.6%, Africa is one of the world’s fastest urbanising regions (UN DESA/PD, 2014). A key feature 

of Africa’s urbanisation pattern is the concentration of population in the large cities, which in 

many cases are administrative capitals and focal points for both government and private sector 

activities. These capital cities thus become a rational destination for a majority of the populace 

(Hope & Lekorwe, 1999; Lemanski, 2007). Between 2010 and 2030, all African cities with a 

population over one million, including Cairo, Accra, Abidjan, Luanda, Cairo, Kampala, Nairobi 

and Addis Ababa, are expected to increase in population by an average of 3.5% per annum (UN 

DESA/PD, 2014). However, Potts (2009) is skeptical about claims that sub-Saharan Africa is the 

fastest urbanising region. She argues that population increases in many large cities of sub-

Saharan Africa maybe over estimated. Nevertheless, it is the largest cities which appeal to global 

property investors.  

Processes of speculative urbanism previously observed in Asia (Goldman, 2011) are now 

happening in Africa, reflecting the “dominance of real estate capitalism as the driving force 

behind the shaping and reshaping of the built environment” (Herbert & Murray, 2015, p. 473). 

For instance, Fält (2019) analysed the development of Appolonia City in Accra and found that 

the project was underpinned by ‘advanced liberal rationality’ that highlights the superiority of 

private-led urban development and prospects of economic profit-making. Similarly, WaterFall 

City (Johannesburg), South Africa is privately managed and controlled with a particular focus on 

promoting private enterprises (Murray, 2015). Speculative urbanism refers to “the turbulent 

trajectory of world-class city making projects in an era where the returns to capital are their 

primary driving force and metric” (Sood, 2019, p. 1). In Bangalore, India, Goldman (2011) 

observes that the main business of municipal authorities is the displacement of peri-urban 

dwellers on whose lands private capital found ‘spatial fix’—in the form of urban real estate.  As 

noted by Watson (2014, p. 216), the interest of international property real estate companies in 

building new cities from scratch is unprecedented, and economic profits seem to be their sole 

motivation. In Africa alone, over 200 new city projects are under various stages of construction 

(International New Town Institute, 2017).  Since 2010, Africa’s middle class has grown to about 

350 million (Pandey, 2018). A growing urban middle class generates demand for formal housing, 

transport routes, and public amenities. This segment of the population also becomes the target 

for new city projects which are considered ‘modern’, well-serviced, orderly and devoid of the 

‘messiness’ that generally characterises everyday living in most African cities.  
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As explained in Chapter Two, the global economy is articulated through cities, and ‘world cities’ 

increasingly play key roles in the globalisation process. Cities are not only centres for the 

production and consumption of goods and services; they are also nodes where people and 

products are connected to the rest of the world (Robinson, 2006; Sassen, 2001). Currently, “the 

global urban system is dominated by a small number of centres that are the command and 

control points for global capitalism” (Carmody & Owusu, 2018, p. 73). Accordingly, many cities 

aspire to become world cities through urban planning and policy frameworks (Baker & Ruming, 

2015; McCann et al., 2013; Myers, 2015). Like the Asian experience with ‘worlding cities’, that 

is, the art of becoming global, Africa’s new cities are part of national and urban economic 

development strategies to become internationally competitive. An example is Kenya’s Vision 

2030, which birthed Konza Technology City (Myers, 2015). New cities represent the ways in 

which city authorities try to connect with the global economy by creating new spaces for 

technology, financial services, and residential use.  These new spaces attempt to undo their 

associations with the cities from which they originate in favour of the prospects of greater global 

connectivity (Carmody & Owusu, 2016, p. 61). Apart from global connectivity, the assumptions 

upheld by policymakers, international planning consultants and investors is that new cities can 

solve the problems of overcrowding, informality, and pollution that plague many African cities 

(Côté-Roy & Moser, 2019). While a good number of studies have examined new master-planned 

cities in the Middle East (Beauregard & Marpillero-Colomina, 2011; Moser et al., 2015) and Asia 

(Datta, 2015a, 2015b; Moser, 2010), the phenomenon of building new cities from scratch in 

Africa has received little scholarly attention, with the exception of few studies (e.g., Fält, 2016; 

Van Noorloos et al., 2019; Watson, 2014).  

Finally, new cities in Africa are driven by the wider transnational circulation of urban models. 

Fundamentally, new cities are generally understood to be a consequence of neoliberalisation 

from above (Sheppard et al., 2015), where the urban planning agenda is re/oriented towards 

growth and competition (Swyngedouw et al., 2002). Urban policies in Africa are increasingly 

generated with reference to “imaginings of antecedent urban experiences elsewhere” (Bunnell, 

2015, p. 1983). More specifically, in the imagining of some of Africa’s new cities (Ballard & 

Harrison, 2020; Watson, 2014), references are made to Shanghai, Singapore, Dubai and New 

York, as powerful and successful global cities. While conventional inter-urban referencing occurs 

in North-South ways whereby western planning ideals are replicated in Africa, recent evidence 

suggests there are also South-South policy transfers (Bunnell, 2015). King Abdullah Economic 

City (KAEC) in Saudi Arabia is an example of emerging South-South policy connections that 

unsettle the mainstream assumptions regarding how urban policies are mobilised in the North 
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only to be implemented in the South (Moser et al., 2015). KAEC represents the phenomenon of 

growing mega-projects in the Arabian Peninsula as part of broader strategies to transition to 

post-oil economies (ibid).  

Like how policies transform as they move and are dis/assembled in different places (McCann & 

Ward, 2012a, 2012b), the origin of Africa’s new urban plans can be complex, involving a 

combination of local and learned ideas from ‘elsewhere’ (Robinson, 2015). Further research is 

thus required to fully explain the complex origin of new cities in a specific context, especially 

Accra, Ghana.  

3.4 Emerging new city building actors 

The emergence of new cities in Africa is linked to diverse actors, sources of finance and the urban 

models that underpin them (van Noorloos & Kloosterboer, 2018). However, each individual 

context is different, and even within countries there is wide variation in the constellation of 

actors and their agencies which enable new city building. First, the state is one of the key actors 

in new city building across the African context. Following the liberalisation of most African 

economies which has been occurring since the late 1980s, the state has become a facilitator of 

private sector activity as opposed to acting as a developer (Brenner & Theodore, 2004). Whether 

or not the state becomes a facilitator or direct developer in relation to new city projects varies 

from one context to another (van Noorloos & Kloosterboer, 2018). The growing involvement of 

African states in new cities’ development portrays the transition in urban governance, i.e., from 

managerialism, focusing on services provision, towards an emphasis on entrepreneurism and 

competitive restructuring (Harvey, 1989; Pitcher, 2018).  

Urban entrepreneurism is based on the premise that economic growth will create employment 

opportunities for most people and lead to prosperity. Thus, new cities become part of the 

strategy to promote urban entrepreneurialism, serving as signposts and symbols of the world 

class, modern city that can compete favourably within the network of international capital flows 

(Grant, 2015). Governments are keen to ensure their cities provide the right conditions to attract 

foreign capital by making new cities part of their broader urban and national economic policy. 

For instance, in 2004, the Moroccan government launched the Villes Nouvelles (New Cities) 

initiative, while the Nigerian government announced its ‘Smart Cities Initiative’ in 2017. The 

involvement of the state in new cities can vary, being a facilitator in some cases and a sole 

investor in others (van Noorloos & Kloosterboer, 2018). In its facilitating role, the state engages 

in supplying land, investing in infrastructure, restructuring governance, and offering tax 

incentives as a means to attract private sector investment (Myers, 2015; Pitcher, 2012, 2018). 
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Examples of new cities where the state has been instrumental in the supply of land and strategic 

planning while relying on the private sector for financing, include, but are not limited to, Accra 

Airport City, Ghana (Arthur, 2018; Korah, 2020), Konza Techno City and Aerotropolis City, Kenya, 

and Eko Atlantic City, Lagos, Nigeria. Where new cities are built as new administrative capitals, 

the state may not only initiate such projects but be the primary financier (Abubakar & Doan, 

2017) leading to the emergence of African ‘investor states’ (Pitcher, 2018). Abuja, Nigeria, 

Dodoma, Tanzania and Gaborone, Botswana are some of the new capital cities that were built 

based on public funds to not only function as administrative capitals, but also to decongest 

existing cities and provide basic services (see Abubakar & Doan, 2017).  

International and national private investors have become central in Africa’s new city building. 

Private sector investment in Africa’s new cities is variously explained in relation to the ‘Africa 

rising narrative’ – which is often premised on growing African economies and rising middle-

income class – and a consequence of the 2008 global financial crises (Watson, 2014).  New cities 

in Africa exemplify ideal investment opportunities for private property developers who seek to 

capitalise on the growing demand for housing owing to rapid urbanisation, among other 

opportunities.  Rendeavour, a multinational corporation, is actively developing seven new cities 

across sub-Saharan Africa4. Similarly, technology companies including Cisco and IBM are 

involved in some of Africa's new cities, including Konza Techno City in Kenya (Côté-Roy & Moser, 

2019, p. 2397). For companies such as Cisco, new cities represent an approximately US$400 

billion market for their products (ibid).  Another example is the emergence of South Energyx 

Nigeria Ltd, a private company and subsidiary of the Nigeria based Chagoury Group of 

companies, as the financier of Eko Atlantic new city. Other partners involved in this project 

include notable national and international banks such as Guaranty Trust Bank, Access Bank and 

First Bank (Seymour, 2010).  

China Civil Engineering Construction Corporation and New Century Developments, a real estate 

establishment in Hong Kong with a branch in Rwanda, are involved in the construction of Kigali 

Master Plan (Watson, 2014). Further, Lakeside Estate, Ghana is privately financed and 

developed by Lakeside Estate Company Ltd (Korah, 2020). Shanghai Zendai, a Chinese-based 

private investor was central to the conception of Modderfontein New City, a project that was 

dubbed the ‘New York of Africa’ (Ballard & Harrison, 2020). While this project did not 

materialise, van Noorloos and Kloosterboer (2018, p. 1229), note that Shanghai Zendai invested 

approximately 5 million USD in the project, one of the largest foreign direct investments in South 

 
4 https://www.rendeavour.com/ 
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Africa.  Finally, international organisations such as UN Habitat are involved in New Accra City 

(Accra’s City Extension Project), by providing consultant services (Grant et al., 2019). For 

organisations such as UN Habitat, new cities in Africa represent an opportunity to shape urban 

plans towards achieving sustainable urban development, a global agenda.  

3.5 New cities and privatised urbanism  

The privatisation of the governance of urban spaces — the shifting of responsibility for managing 

the city including the provision and maintenance of infrastructure, from the state to private 

entities —has become a feature of aspiring world-class cities in many parts of the globe (Orueta 

& Fainstein, 2008; Shatkin, 2008, 2017). In much of Asia, Goldman (2011) observes that the 

transformation of rural economies into urban real estate has become the main business of 

government in recent times. Using the case of Bangalore, India, Goldman (2011) explores how 

peri-urban dwellers were at the forefront of ‘world-city making’ and how this process of land 

speculation and dispossession transformed the local government. Older, less efficient and 

bureaucratic public agencies were reformed into “one-stop shopping sites for the expedited 

approval and disbursal of permits and foreign capital projects…” (Goldman, 2011, pp. 561-562). 

Alongside the declining role of the public agencies, powerful parastatals are now involved in 

shaping rapid expansion of the city, engaging in land acquisition, and constructing infrastructure 

(ibid). Under the backing of ‘eminent domain’ for the public good, parastatals are engaged in 

dispossession of the poor from land at the urban periphery (Goldman, 2011). These parastatals 

are externally funded in most cases and have little or no local accountability, thereby 

undermining decentralisation and democratisation processes in India (Datta, 2015b; Narain, 

2009).  

These shifts may be underway to African cities but there is little scholarship to date on how new 

cities will be governed. There is the potential for new cities to be subject to governance regimes 

driven by market logics because of the dominance of international and local business interests 

in their development (Watson, 2014, p. 227). Like most mega-urban projects, the governance of 

new cities is mostly underpinned by public-private partnerships where the state acts as a 

facilitator for private investment (Doucet, 2013; Fainstein, 2008). In some cases, new cities are 

enacted in a top-down manner and governed by the state (Abubakar & Doan, 2017), while 

others are completely governed by the private sector (Herbert & Murray, 2015; Murray, 2015). 

The differences in how new cities are governed could be explained by the specific constellations 

of actors, rationales and the institutional and political contexts that enable them.  
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Following an examination of the governance of new cities in South Africa, Herbert and Murray 

(2015, p. 471) argue that Africa’s new cities “exemplify the global trend toward privatised 

urbanism”. Privatised urbanism refers to the new mode of governance where everything from 

the rules governing the use of urban spaces, security services, landscaping, infrastructure 

installation and maintenance (including roads, electricity, water and sewerage) and branding of 

the city is in the hands of the private sector and outside of the mandate of municipal authorities 

(ibid). The private entities thus become a surrogate municipal authority regulating access and 

use of urban space. Privatised urbanism and the shifting loyalties of urban planning experts, i.e., 

from serving the public interest to that of profit-seeking private sector actors, may undermine 

democratic participation and public security in new city projects (van Noorloos & Kloosterboer, 

2018; Watson, 2014).  While much of the existing scholarship links ‘privatised urbanism’ with 

neoliberal globalisation, it is important to move beyond the focus on ‘convergence’ and instead 

analyse urban change and its causes at various sites and in various conditions (Robinson, 2006; 

Shatkin, 2008). Applying this approach, the next sections examine population growth and 

urbanisation, land ownership and planning as socio-cultural and institutional processes 

respectively, shaping spatial transformation in the Greater Accra Region of Ghana.   

3.6 Population growth and urbanisation in Ghana.  

Urbanisation is continuing unabated in Ghana like many developing countries. Ghana has 

experienced rapid population growth over the years.  Between 1960 and 2016, Ghana’s 

population grew at an average of 2.6% annually, quadrupling from about 7 million to 28 million. 

The Ghana Statistical Service (GSS) 2010 housing and population census (GSS, 2012) indicates 

that Ghana’s population increased from about 19 million in 2000 to 25 million in 2010, 

representing a 30% increase.  Until the year 2010, the majority of Ghana's population was rural 

(Figure 3.1). However, at the year 2010, over 50% of Ghana’s population was urban. The rapid 

urban growth in Ghana could be attributed to migration from rural areas to urban areas and 

natural urban population increase.  

As illustrated in Figure 3.1, the urban population growth rate (4%) has been much faster than 

the total population growth rate (2.6%) during the last five and half decades. The urban 

population increased from 1.5 million in 1960 to 15 million in 2016, representing a tenfold 

increase. Presently, over 54% of Ghana's population is urban with several consequences for 

housing, infrastructure and services provision. The urban population across Ghana is also not 

evenly distributed, with much of the population concentrated in the major cities and towns. 

Accra, the major and largest city of Ghana, has the largest share of the urban population (GSS, 
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2012). In the year 1960 and 2016, Accra’s population was 392,582 and 2,717,586 respectively, 

representing a share of the urban population of 25% and 18% respectively.    

 

Figure 3.1 Population growth dynamics in Ghana (1960-2016) 

Source: Based on World Development Indicators, 2017 

Urbanisation in Ghana, like many Sub-Saharan African countries, has not translated into 

economic growth. The net effect is a growing phenomenon of what Cobbinah, Erdiaw-Kwasie, 

and Amoateng (2015) term ‘urbanisation of poverty’ – the transfer of poverty from rural to 

urban. This phenomenon, coupled with the uneven nature of Ghanaian urbanisation, where 

urban population is overly concentrated in major cities like Accra and Kumasi, have contributed 

to slums and dysfunctional urban geographies. Consequently, some scholars (e.g., Grant & 

Yankson, 2003; Larbi, 1996) concluded that Ghanaian cities such as Accra are characterised by 

fragmented urban spatial forms. Spatial fragmentation may be used to refer to the difference in 

the quality of spaces and places (Grant & Nijman, 2004) or fragmentation occurs when new 

urban patches emerge and grow faster than existing urban areas (Korah et al., 2019). The latter 

is analogous to urban sprawl – a phenomenon of low-density spatial growth that is characterized 

by scattering of new developments on isolated lands (see Yeh & Li, 2001).  

In Ghana, inadequate budgetary support, and a weak structural and statutory base for spatial 

planning and land use control have resulted in urban sprawl of cities without infrastructure and 

services and a lack of a viable spatial structure that can support productivity and sustainable 

growth (World Bank, 2015).  In Kumasi, the second-largest city in Ghana, Acheampong, 

Agyemang, and Abdul-Fatawu (2017) found that urban land expansion has been occurring at a 

rate of 5.6% per annum between 1986 and 2014 with a 72% increase of built-up areas occurring 
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after the year 2000. Similar studies (Agyemang, Silva, & Poku-Boansi, 2019; Cobbinah & Amoako, 

2012; Fuseini, Yaro, & Yiran, 2017; Korah, Nunbogu, & Akanbang, 2018) have demonstrated 

growing lateral expansion and leapfrog development patterns in several Ghanaian cities. This 

ever-increasing expansion and lack of effective spatial planning have further occasioned the 

increasing congestion of city centers, ubiquitous traffic congestion, slums, a deficient intra urban 

connectivity system and environmental degradation (MLGRD, 2012).  Ghana’s urbanisation 

challenges thus provide the context and justification for the emergence of new cities.  

3.7 Land, planning and spatial transformation in Greater Accra Region  

Land in Ghana can be classed under three main categories of ownership: public lands; vested 

lands; customary lands. Public and vested lands are managed under statutory land laws, while 

customary land is administered based on customary land tenure systems. Public lands belong to 

the state and are managed on the principle that the market may not always be effective in terms 

of safeguarding public interest. Thus, the government possesses the power of ‘eminent domain’ 

to expropriate private lands for public use (Larbi, 2008). Where the state exercises its right to 

acquire individual or communal lands for the broader public good (e.g., road construction, urban 

planning, military installation, health facilities, schools), it is expected that appropriate 

compensation is paid (Deininger, 2003). In many cases this does not happen, thereby 

undermining equity and fairness and tenure security for those affected (Obeng-Odoom, 2016). 

It also leads to bold encroachment upon state lands (Gillespie, 2017), and a questioning of the 

state’s legitimacy to exercise control over acquired lands (Yeboah, 2008). State lands constitute 

about 18% of all lands in Ghana (Kasanga & Kotey, 2001) and include areas in Accra such as 

Airport Residential Area, Airport City and Roman Ridge.  

In contrast to state lands, customary lands encompass all the various interests and rights held 

under the traditional system, involving skin lands, stool lands, clan lands, and family lands (Larbi, 

2008). Customary lands are communally owned and are vested in chiefs and family heads who 

act as custodians on behalf of their subjects, including the living, the dead, and the unborn. 

However, evidence suggests that the customary system of land management in Ghana has 

evolved, resulting in inter/generational inequities where the traditional elites disproportionately 

benefit from land commodification owing to urbanisation and globalisation pressures (Obeng-

Odoom, 2016). Consequently various conflicts, such as the menace of land guards, deaths, and 

litigation, have emerged over customary lands (Barry & Danso, 2014), thus undermining 

developers’ confidence in such lands (Ehwi, Morrison, & Tyler, 2019). Customary lands account 
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for about 80% of all land in Ghana5 and constitute the main source of land release for 

development in Accra (Larbi, Antwi, & Olomolaiye, 2003). Vested lands, which constitute about 

2% of land in Ghana, are a hybrid of state and customary lands. Vested lands occur when 

customary lands are held by the state in trust for the land-owning family or community (Kasanga 

& Kotey, 2001). While the state manages such lands, the family or community retain their 

interest in the land and enjoy the proceeds that may accrue in the form of rent or lease.  

The nature of land ownership in Ghana has undoubtedly influenced spatial planning and 

development outcomes in Accra and other urban areas. Planning is a complex process involving 

competing interests, ideas, diverse stakeholders and power struggles (Albrechts, 2004; Oteng-

Ababio & Grant, 2019). The complexity of the planning process necessitates greater 

collaboration in order to design common futures, and to develop joint understanding and 

agreements regarding spatial interventions (Innes & Booher, 1999). Land and its use are central 

to the realisation of planning visions of creating orderly and desirable development. Meanwhile, 

the plural and complex nature of land tenure in Ghana discussed above means that most spatial 

plans prepared by metropolitan, municipal and district assemblies are expected to be 

implemented on  customary lands, which are administered by chiefs and family heads (Yeboah 

& Shaw, 2013). Herein lies relational complexity when it comes to interventions in Ghana’s built 

environment. Thus, spatial plans for most of Ghana’s cities are not implemented because of the 

nature of land ownership and its impact on the organisation of land uses. 

As explained in in the previous chapter, spatial planning in much of sub-Saharan Africa is 

embedded in colonial planning and modernist ideals which sought to create spatial order and 

healthy environments. During the colonial era, the period of the British rule, spatial planning in 

Ghana was limited in scope and outcomes as it only served the interest of the “the colonial 

representatives and the few numbers of local elites” (Acheampong, 2018, p. 32). For instance, 

attempts to plan Accra began in 1877 when the seat of the colonial government of the then Gold 

Coast was transferred from Cape Coast to Accra. Colonial spatial planning in Accra involved the 

creation of land uses such as industrial, commercial, residential, and well laid-out streets, 

together with adequate provision for open spaces, squares and fountains, effectively creating a 

‘modern town’. However Songsore (2009), observed that Indigenous occupied spaces were left 

unplanned, resulting in their evolution into slums and shantytowns. Rapid population increase 

due to migration to Accra, increasing port activities and lack of spatial planning outside the 

European settlements meant the city’s evolution was marked by planned and unplanned spaces 

 
5 for a detailed exploration of customary land tenure system in Ghana, please see Ubink (2008). 



51 
 

(Asiedu & Arku, 2009; Grant et al., 2019, p. 328). The unplanned Indigenous settlements were 

thus engaged in spontaneous self-help projects, as most infrastructure development was 

concentrated in the colonial settlements (Adarkwa, 2012; Grant & Yankson, 2003; Larbi, 1996).  

Under Kwame Nkrumah’s government, the first post-colonial government, two spatial plans 

were prepared in 1958 and 1961 to guide the evolution of Accra (Grant et al., 2019, p. 328). 

These plans shifted the focus of planning from serving upper income classes to making Accra a 

modern city and a source of national pride. The plans promoted Accra as the capital and growth 

pole of the national economy. The 1958 Master Plan for Accra sought to improve existing roads 

and develop new ones, upgrade slum settlements, encourage high density development at the 

city core, create a network of parks, gardens and recreational centres, and detailed 

neighbourhood layouts for private development, specifying the nature of houses to be built and 

their arrangement in space, including the locations of ancillary facilities (Acheampong, 2018, pp. 

38-40). Similarly, a master plan was created for Tema, a new satellite town, as part of the 

strategy to enhance the economic competitiveness of Accra. The master plan for Tema was 

fashioned in 1961 by Constantinos Doxiadis, a Greek architect and town planner. In those days, 

Tema was promoted as the industrial hub of Ghana, and there was a strict regime of planning 

and land use control under the auspices of the Tema Development Corporation. The building of 

the Tema harbour in 1962, and the establishment of several import-substitution industries in 

Accra and Tema, were part of the 1958 and 1961 spatial strategies in pursuit of the nationalist 

economic agenda. Tema harbour, which is the country’s largest seaport, and Accra airport 

(Kotoka International Airport), the country’s only international airport, have become the most 

important gateways through which the Ghanaian economy is integrated into the global 

economy. The overthrow of the Kwame Nkrumah government, political instability and major 

economic difficulties from the late 1960s to the 1980s, halted spatial growth and planning of 

Greater Accra Metropolitan Area. Accra, which at the time comprised three local authorities, 

saw rapid spatial expansion as the city’s frontiers were pushed further out into rural space 

(Owusu, 2013).  

In the early 1990s another concerted effort was made to plan Accra, resulting in the Strategic 

Plan for the Greater Accra Metropolitan Area (GAMA). The Strategic Plan for GAMA aimed at 

overcoming the shortcomings of the 1958 Master Plan, which was neither affordable nor 

flexible, but oriented primarily towards spatial development (Department of Town and Country 

Planning, 1992, p. 3). The GAMA Strategic Plan was thought to be a flexible and resource based 

plan with specific objectives, strategies and policies for guiding urban development whilst 

delivering essential public services. According to Owusu (2013), the GAMA Strategic Plan was a 
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mixed-concept plan involving three concepts (i.e., twin-city, multi-city structure and urban 

consolidation).  The concept of twin-city envisages the eventual coalescence of Accra and Tema 

through coordinated development. The multi-city structure on the other hand sought to 

establish multiple cities, each with a separate central business district (CBD), to redistribute 

economic activities in the metropolitan area from the established centres of Tema and Accra. 

Finally, urban consolidation involved restricting or curtailing development at the periphery by 

intensifying development within the existing city frontiers. This was to be achieved through 

infilling, the utilisation of vacant lands, and the redevelopment of certain low-density inner city 

spaces (Owusu, 2013, p. 9).  

While the strategic plan was laudable because it created visions of how spatial development 

should evolve in GAMA, it failed to live up to reality. The spatial footprint of GAMA has expanded 

in all directions except to the south, which is bordered by the Gulf of Guinea. One of the reasons 

for the plan’s failure was the challenges posed by existing land management. As indicated 

earlier, spatial plans in Ghana are often prepared with the expectation of executing them on 

customary lands, which are administered by chiefs and family heads. Within the Ghanaian 

context, chiefs and family heads are custodians of the customary lands on behalf of their 

subjects. They are signatories to communal lands leased to developers and buyers. The 

divergence of land use planning and land ownership in Ghana creates enforcement challenges 

such that many plans become outdated even before implementation, producing fragmented 

and unsustainable urban development patterns (Agyemang et al., 2019; Asabere et al., 2020; 

Korah, Matthews, & Tomerini, 2019).  Ineffective coordination and harmonisation between 

municipal planning agencies and customary landowners lead to a situation where traditional 

authorities release land for development without planning permission, and often in contrast to 

what the land has been zoned for (Boamah & Amoako, 2019; Owusu, Oteng-Ababio, & Afutu-

Kotey, 2012). Further, delays in obtaining building permits mean that developers usually develop 

their land without seeking approval for building permits from the local assemblies, as mandated 

by law (Gough & Yankson, 2000; Korah, Cobbinah, & Nunbogu, 2017; Yeboah & Obeng-Odoom, 

2010). Finally, inadequate institutional capacity means that few areas in Accra are well-planned. 

Larbi (1996, p. 213) observed that effective spatial planning and development management was 

limited to state and vested land (representing less than 13% of residential Accra) while grossly 

disregarding customary lands which constitute over 80% of the land in Accra.  

The emerging challenges with planning and development in Greater Accra and other Ghanaian 

cities call for new solutions in the form of effective spatial planning and urban land management. 

As a result, Ghana’s Ministry of Local Government and Rural Development (MLGRD) designed 
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the National Urban Policy (NUP) (MLGRD, 2012). One goal of the policy, among others, is to 

"promote a sustainable, spatially integrated and orderly development of urban settlements with 

adequate housing, infrastructure and services, efficient institutions, and a sound living and 

working environment for all people to support the rapid socio-economic development of Ghana" 

(MLGRD, 2012, p. 21). Ghana’s urban policy is thus concerned with how to achieve smart urban 

growth (i.e., development which supports productivity, livability, and environmental 

sustainability). Specifically, Objective 5 of the policy seeks to ensure effective planning and 

management of urban growth and sprawl, especially of the primate cities and large urban 

centres.  

Efforts made by Ghana’s Town and Country Planning Department towards achieving the NUP 

objectives include the promulgation of the Land Use and Spatial Planning Act (925) in 2016. The 

purpose of the Act is to ensure sustainable development of land and human settlements through 

decentralised spatial planning. The new decentralised planning system has a three-tier planning 

framework involving the national, regional and district levels. Accordingly, a Land Use and 

Spatial Planning Authority (LUSPA) was established to supervise the preparation and 

implementation of spatial development plans at the national, regional and district levels. The 

new spatial planning system is expected to ensure harmonisation of plans at the National, 

Regional, District and Local levels and to overcome the shortcomings of the obsolete Town and 

Country Planning Ordinance (CAP 84) which failed to overcome the complexities of Ghanaian 

cities. The CAP 84 did not encourage greater stakeholder participation, particularly at the local 

level and regarded planning as a purely technical activity (Acheampong, 2018). Figure 3.2 shows 

the three-tier levels of planning at the national, regional and district levels. Under the new 

spatial planning framework, structure plans and local plans at the district and neighbourhood 

levels respectively would normally originate from the national and regional level spatial 

development frameworks (SDFs). SDF is an indicative plan showing visions of future 

development over a 15 to 20-year period (TCPD, 2012).  
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Figure 3.2 New spatial planning system 
Source: TCPD, 2012 

It is undoubted that the Land Use and Spatial Planning Act (925), 2016 shapes the dynamics and 

politics of urban planning and new cities development in Ghana. The Act makes provision for an 

MMDA or a person to establish a new town or extent an existing town (see page 68 of the Act). 

The Act mandates each Metropolitan, Municipal and District Assembly (MMDA) to plan and 

regulate spatial development within their jurisdictions. However, as indicated earlier, the 

majority of land in Ghana is owned by chiefs and individuals implying that MMDAs have limited 

control over the release and development of land. While spatial planning functions are vested 

in the local assemblies, land is vested in chiefs and individuals. Physical development thus occurs 

without appropriate planning schemes and where there are planning schemes, they are 

generally not followed by developers (Ahmed & Dinye, 2011). With limited capacities for 

planning, inadequate budgetary allocations, and growing expansion of informal settlements, the 

response of many MMDAs has been to create new elite residential enclaves and new financial 
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centers (Carmody & Owusu, 2016, p. 61). The creation of new urban enclaves is often 

underpinned by public-private partnerships (including central and local governments, 

international planning consultants, real estate investors, and local chiefs) that are motivated by 

economic profit-making and the promise of increased global connectivity (Grant et al., 2019). 

For instance, Ghana’s National Spatial Development Framework (NSDF) for 2015-2035, seeks to 

support Accra, as the capital city of Ghana, to compete globally (particularly with Abidjan and 

Lagos) and attract investment activities through connection with international markets 

(Government of Ghana, 2015, p. 32).  

The emphasis on enhancing Ghana’s competitive edge within the West-African sub-region led 

to the promotion of certain areas while neglecting others. Accra Airport City (AAC) (Arthur, 2018) 

is one of the flagship projects that has received priority over other areas.  Thus a range of new 

master-planned city projects have emerged in Greater Accra Region in response to 

“spontaneous urbanisation and its informality that holds a large sway over urban spaces” 

outside of state-controlled lands and planned gated developments (Grant et al., 2019, p. 326). 

Notable among these are Appolonia City and Accra City Extension Project. Central and local 

governments, together with support from domestic and foreign investors, are promoting 

speculative new city projects (Côté-Roy & Moser, 2019; Grant, 2015; van Noorloos & 

Kloosterboer, 2018) that promise to raise the international competitiveness of the Accra city 

region.  

3.8 Conclusion  

This chapter examined contemporary spatial transformation in Africa through the lens of new 

cities. It analysed the drivers, actors and governance of the emerging city building trend. Overall, 

new cities are driven by the rent seeking behavior of state and private sector actors, rapid 

population increase, Africa’s continuing economic growth and rising middle income class, 

globalising neoliberal urban policies and land and infrastructure conditions. Yet, it must be 

emphasised that these drivers are not exhaustive and that other motivations may underlie new 

cities in diverse contexts which may only be uncovered through empirical research. Recent 

urban studies scholarship underscores the privatisation of urban governance in globalising cities 

in Asia (Goldman, 2011; Shatkin, 2008) and Africa (Herbert & Murray, 2015; Murray, 2015). 

However, the chapter argues for the need to be attentive to specific socio-cultural and 

institutional processes that shape urban development and governance. It therefore examined 

land governance, spatial planning and transformation in the Greater Accra Region of Ghana, 
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focusing the contextual political, social and institutional processes that shape urban 

development.  
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Chapter 4 Planning, cities and contemporary spatial transformation: Towards a 

conceptual framework 

4.1 Introduction 

The previous chapter examined spatial transformation in Africa through the development of 

new cities. Further, it synthesises the socio-cultural and institutional processes that shape spatial 

transformation in the Greater Accra Region. The present chapter examines spatial planning as a 

set of processes that shape contemporary spatial restructuring. It is argued that planning can be 

a channel through which the city mediates local and global forces (Newman & Thornley, 2005). 

This chapter examines the changing landscape of planning in terms of the philosophies and 

rationalities that underpin it. The chapter also introduces the conceptual framing for the study 

of new cities in Africa. It is argued that new African cities are neither bounded nor closed but 

open, complex and dynamic entities.  

4.2 Neo-liberalism and spatial planning  

A growing volume of scholarly discussions within the domain of planning theory argue that, since 

the 1980s, neoliberalism has become a fundamental hegemonic discourse. Market competition, 

including the creation of a business-friendly environment, is depicted as necessary in 

policymaking (see Allmendinger, 2009, p. 105; Allmendinger & Haughton, 2012; Olesen, 2014; 

Waterhout, Othengrafen, & Sykes, 2013). According to Allmendinger (2009, p. 116), planning 

has not been immune from a variety of approaches that seek to interpret and alter it in tandem 

with neoliberal philosophy. Consequently, spatial planning – the method of distributing people 

and activities in space according to spatial strategy to enable the optimisation of land-use 

choices – has co-evolved in response to neoliberalisation (Newman & Thornley, 2005, p. 51). 

This is at least true for many countries in north-western Europe, where spatial planning has 

assumed a neoliberal turn (Olesen, 2014; Waterhout et al., 2013). Within a neoliberal 

framework, planning is refocused to facilitate economic development and make urban areas 

competitive in order to attract global capital and investors (Newman & Thornley, 2005). 

Moreover, achieving economic development and competitiveness means that governance 

reforms aimed at changing the objectives of planning to reflect neoliberal concepts (e.g., a free 

market) have been embraced, producing “a type of spatial planning that is of a more 

entrepreneurial character where the objective is not only spatial ordering but predominantly 

spatial development” (Waterhout et al., 2013, p. 154). Over the years, spatial planning has been 

transformed by a variety of neoliberal instruments. These are discussed below.  
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4.2.1 Soft spaces as instruments of neoliberal transformation of spatial planning  

One of the ways in which spatial planning is being transformed by neoliberalisation is the 

promotion of ‘soft spaces’ (Olesen, 2012). Over the last decade, the concept of ‘soft spaces’ has 

been introduced into the lexicon of spatial planning, particularly in Europe (Allmendinger & 

Haughton, 2009; Haughton et al., 2013; Stead, 2014). Soft spaces are defined as places of 

freedom and neoliberal experimentation, which are characterised by fuzzy geographical 

boundaries (Allmendinger & Haughton, 2009; Stead, 2014). Such spaces are usually protected 

against the rigidities of formal administrative procedures, thus enabling their development 

without the usual oversight and regulation, and with less democratic accountability (Stead, 

2014). Olesen (2012, p. 911), characterises ‘soft spaces’ “as a mix of (i) new spatial imaginations 

promoting new informal planning spaces located outside the formal planning system and formal 

scales of planning, and (ii) new networked forms of governance seeking to work outside the 

rigidities of statutory planning”.  

Soft spaces (i.e., places that are non-statutory and nonbinding) are usually contrasted with ‘hard 

spaces’ (i.e., those with mandatory and regulatory planning) (Stead, 2014, p. 682). Although the 

emergence of soft spaces may not signal the end of ‘hard spaces’ (ibid), soft spaces add to the 

increasing pressures on statutory spatial planning as a public good and its ability to meet social 

and environmental protection goals. Despite the varied conceptualisations and definitions 

associated with ‘soft spaces’, there is consensus among scholars about the fact that such spaces 

are generally used to promote policy agendas centred on economic development, and that they 

are being used as vehicles for neoliberal transformation of spatial planning (Allmendinger & 

Haughton, 2009; Haughton et al., 2013; Olesen, 2012). In the view of Olesen (2012, p. 919), ‘soft 

spaces’ are sociopolitical constructs which are fashioned to empower certain issues and 

interests over others. It therefore suggests that the adoption or promotion of ‘soft spaces’ could 

lead to the prioritisation of economic development issues at the expense of wider planning 

responsibilities related to environmental protection and welfare services (ibid). 

4.2.2 Limitations of neoliberal spatial planning  

As planning seeks to aid the efficiency of the market and to promote urban economic 

development through the organisation of land uses, it may also have to deal with externalities 

such as the exclusion of groups and places which are associated with unrestrained markets. 

Waterhout et al. (2013) studied neoliberalisation processes and spatial planning in France, 

Germany, and the Netherlands, and observed the problem of spatial injustice, e.g., the 

disparities in provision and access to amenities and the exclusion of some groups and places in 
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all countries. It emerged that there was selective focus on which issues had priority and which 

locations should be supported. Furthermore, the ‘marketisation’ of spatial planning and 

development is predicted to lead to a neglect of non-monetised issues and interests such as 

social housing and environmental protection (ibid, p. 155). In particular, the adoption and 

promotion of ‘soft spaces’ could lead to the prioritisation of certain places and issues over others 

(see Olesen, 2012).  

The externalities (e.g., socio-spatial polarisation and inefficient resource allocation) created by 

the embrace of neoliberal planning strategies is not exclusive to the developed world but also 

exist in developing countries. Within the global South context, it is argued that neoliberal policies 

such as deregulation and privatisation have hampered governments’ abilities to promote social 

development at the national, regional and local levels (Simone, 1999). Increasingly, analysts 

have questioned the relevance of neoliberalism in understanding urban processes within the 

global South context (Korah, 2020; Parnell & Robinson, 2012). Under neoliberalism, the focus of 

“urban planners across Africa seems to have shifted from making the city a decent place to live 

for its residents to a place of elite consumption and production” (Carmody & Owusu, 2016, p. 

65), with the assumption that the benefits will trickle down to the poor. Neoliberal processes of 

governance at the municipal/local level have thus become discretionary and serve the interests 

and priorities of upper- and middle-class populations (Beall, 2002; Chattopadhyay, 2017). In the 

view of (Chattopadhyay, 2017), such political discursive processes (neoliberalism) and practices 

have rendered the urban poor and their interests invisible within transforming cities. He 

concludes by drawing attention to the need for municipal authorities to evaluate policies and 

projects that are deemed to be technically sound, efficient and which promote development, 

within a broader framework of their implications for both the rich and poor. Again, Watson 

(2006) suggests that the neoliberal philosophy of planning is not tenable in a context such as 

sub-Saharan Africa, which is characterised by ‘deep social difference’ and inequalities. In this 

context, she suggests the need to pursue alternative foundations for thinking about questions 

of values (e.g., social justice and environmental protection) and rationality and the need to 

arrive at plans and policies through the incorporation of these values in the deliberation process.   

The debate is now about whether local authorities could prevent projects that promote 

economic development but which do not contribute to social development in Africa. City 

authorities do not have planning or administrative functions over some new cities within their 

jurisdictions (Herbert & Murray, 2015; Murray, 2015). Furthermore, local authorities are 

constrained by their joint mandate to promote economic development and at the same time 

pursue welfare initiatives (see Beall, 2002, p. 51). This would therefore suggest that the basic 
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notions underpinning the neoliberal philosophy of urban governance (e.g., unregulated markets 

and economic development) seem to be in direct contrast to state led spatial planning (Taşan-

Kok & Baeten, 2012).  

4.3 Urban planning and new cities’ development in Africa 

Urban planning entails a set of ideas or rationalities that guide interventions in the built 

environment to achieve certain social, economic, political or environmental objectives. Planning 

exists to achieve social, economic and environmental justice through pursuing certain courses 

of action (Allmendinger, 2009; Newman & Thornley, 2005; Njoh, 2009). Planning is the means 

by which to overcome many of the contemporary problems facing urban areas and is key to 

achieving sustainable development goals, specifically Goal 11, which seek to make cities 

inclusive, safe and resilient. Among other ideals, urban planning aims to create harmony 

between the natural and built environments, guarantee public health through the provision of 

municipal services such as piped water and sanitation, and promote economic development.  

In recent times, the development of new cities has become one of the ways in which African 

urban planners and politicians have sought to overcome the continent’s urban problems, 

including ubiquitous traffic congestion, slums, sprawl and unplanned growth (Carmody & 

Owusu, 2016). Underpinned by utopian ideals and modernity (Côté-Roy & Moser, 2019; Watson, 

2014), the development of new cities is an urbanisation strategy that aims to improve urban 

livability by establishing enclaves that are orderly, have efficient transportation networks, and 

adequate open spaces (Abubakar & Doan, 2017, p. 548). These new urban enclaves are designed 

to overcome existing problems of urbanisation while raising the prospect of global connectivity 

(Carmody & Owusu, 2016, p. 67). They are often referred to as “fast-tracked urban enclaves—

which are master-planned” (Herbert & Murray, 2015, p. 475). New cities can take a variety of 

forms, ranging from technology enclaves and special economic zones to financial service centres 

(van Noorloos & Kloosterboer, 2018).  

The planning and development of new city projects is often based on entrepreneurial urbanism. 

This is centred on the idea of public-private partnerships (PPP), an undertaking in which 

governments leverage private sector investment to promote economic development and create 

job opportunities (Harvey, 1989). New city projects in many ways are meant to market the city. 

According to Obeng‐Odoom (2017, p. 7), marketing is about branding the city in ways that will 

attract investors while solving urban problems and driving local economic development.  

Although marketing the city is about guaranteeing both the rights of the formal and informal 

business organisations, neoliberalism typically undermines urban democracy, and may drive the 
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state towards regulating space in ways that favour corporate businesses and investors over 

informal economic agents, and the poor who are engaged in small-scale activities (Gillespie, 

2016; Obeng‐Odoom, 2017). Also, under PPP arrangements, some functions and responsibilities 

of the local government, particularly urban planning, are transferred to the private sector with 

little or no oversight responsibility (Shatkin, 2008). It is therefore not surprising that plans for 

most mega-urban projects such as new cities typically contradict traditional planning rules and 

regulations (Swyngedouw et al., 2002), because they focus on specific enclaves at the expense 

of the overall development of the urban area. In Accra (Ghana), the state, under the guise of 

promoting capital investment, has compulsorily acquired urban lands leading to the ‘expulsion 

of the dispossessed’ from urban land (Gillespie, 2016). Similarly, in Harare (Zimbabwe), 

corporate actors are accumulating prime public lands for private gain (Mbiba, 2017).  

The next section introduces the conceptual framing for this thesis. There is ongoing debate 

within urban studies and geography scholarship about the ontological status of cities. Brenner 

(2014, p. 15) is critical of “established understandings of the urban as a bounded, nodal and 

relatively self-enclosed sociospatial condition in favour of more territorially differentiated, 

morphologically variable, multiscalar and processual conceptualisations”. Myers (2011, p. 1), 

reminds us that as “African societies urbanise, they do so in ways that challenge prevailing 

theories and models of urban geography, sociology, anthropology, and planning”, whereas 

Robinson (2006) writes of ‘ordinary cities’ which attend to the diversity and complexity of all 

cities. This thesis accepts the view that cities across Africa are unbounded, diverse and complex, 

and the researcher seeks to build on these insights via an exploration of the emergence of new 

cities in the Greater Accra Region.  

4.4 Complexity and cities  

Complexity is a term that is mostly used to describe objects that are composed of many parts, 

where interaction between and among the parts culminates in a new order of emergence that 

is greater than the sum of the individual parts (De Roo, 2010). In relation to social phenomena, 

Hillier (2012) describes complexity thinking as thinking that is concerned with the relationships 

and processes of uncertain emergence, where there is a tension between structure/order and a 

lack of structure/chaos. De Roo (2010, p. 19) defines ‘complexity’ as the “unparalleled 

representative of a vision that portrays our reality as continuously evolving”. Complexity is thus 

linked to dynamic processes of development and the representation of a reality in which 

situations (including spatial situations) are discontinuously changing and dependent on their 

context (ibid, p.19). Complexity thinking assumes less predictability and certainty. Complexity 
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reading suggests that it is impossible to establish direct causal relations between the 

components of a system. There is also no proportion between input and output: a small input 

can generate more than proportionate output. Examples of complexity can be observed in the 

stock market (Jacobs & Levy, 1989) and traffic flows (Kerner, 1999; Kerner & Rehborn, 1996).  

In many ways, complexity thinking resonates with post-structuralism—the thesis that society 

(including the city) is not closed or linear, but is open, dynamic and fluid (Allmendinger, 2009, 

pp. 185-191). In thinking about a world of change and transformation, complexity thinking 

implies that systems, including the city or society, are open, networked, interact and exchange 

information with an outside environment which structures their behavior and evolution.  

Accordingly, “the theory of social complexity is focussed on multiplicity, immanence and 

emergence, folding and ultimately reaching what some would call assemblages both robust and 

dynamic, which are perceived as open compositions constructed from heterogeneous parts” 

(Boelens & De Roo, 2016, p. 46).  

Complex systems are described as robust and dynamic because they can maximise the benefits 

of stability while retaining their capacity to change (De Roo, 2010, p. 31). These systems can 

oscillate between stable and unstable states. They are “coherent structures that propagated, 

grew, split apart, and recombined in a wonderfully complex way” (Waldrop, 1992, p. 226).  

Complex systems can adapt their structure and function to the environment into which they 

enter or are being introduced (De Roo & Rauws, 2012; Portugali, 2012b). They are characterised 

by dynamic networks of interactions with feedback and feedforward loops, making them 

nonlinear, unpredictable, dynamical systems (Lansing, 2003).   

Cities are good examples of complex systems (Batty, 2005). Cities develop and change as 

physical entities over time. Cities have responded to various contextual changes, such as 

population growth, economic trends, and technological innovations (Grant, 2009; Portugali, 

2012b). The processes of evolution and adaptation in complex systems to find a ‘best fit’ with 

their environment or new conditions lead to change and transformation (De Roo, 2010). The 

‘becoming’ feature, i.e., change and transformation of complex systems, is central to 

understanding how cities are produced and transformed.   

Figure 4.1 depicts the ‘becoming’ of complex systems. From simple, self-organised individual 

behaviours or actions emerges complex adaptive phenomenon. The system (city) receives 

information from the external environment (e.g., globalisation) which influences relationships 

and interactions among the agents, as either positive or negative feedback. Positive feedback 

(amplifying) increases creativity among the agents, leading to dynamism and emergence, whilst  
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negative feedback (dampening) reduces the interactions among the agents and pushes the 

system toward stability. Spatial policies could induce both positive and negative feedback. 

Promotion of ‘soft spaces’ (Olesen, 2012, 2014) can increase creativity among investors, whilst 

‘hard spaces’ and zoning restrictions can dampen such creativity.  In both cases (positive and 

negative feedback), the personal relations among the agents are changed, and the system 

adapts.  

 

 

Figure 4.1 Complex Adaptive Behaviour 
Source: Andrus (2005, p. 9)  

Notions such as self-organisation and emergence are associated with ‘the becoming’ of complex 

systems. Self-organisation is defined as a “process in which the components of a system in effect 

spontaneously communicate” and interact with each other in a coordinated manner leading to 

the emergence of a coherent structure or order where none previously existed (Boelens & De 

Roo, 2016, p. 46). Self-organising systems are referred to as socially adaptive systems which 

respond to external stimuli from neighbouring macroecosystems by adapting their behaviour, 

while internally, they can reorganise themselves to create a better fit with their environment 

(ibid). Cities have this capability of internally organising and developing (De Roo & Rauws, 2012; 

Portugali, 2012b). Self-organising systems exhibit ‘emergent properties’; that is, properties of a 

whole that are not displayed by the individual components (Van Wezemael, 2008, p. 170). In 

emergent systems, the whole is greater than the sum of the parts (Holland, 2000). For example, 
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hydrogen and oxygen have properties that can spark fire, however, a different property emerges 

when the two are combined to form water. This implies that the appearance of an object cannot 

be reduced to the sum of its parts. Self-organisation, for instance, occurs in several domains and 

policy fields including spatial planning and urban regeneration (Batty, 2012; Boonstra & Boelens, 

2011). Individuals or communities may self-organise (without any external control) to solve a 

problem, realise an ambition, for profit, or to strengthen their negotiating power with dominant 

actors such as city authorities (Eizenberg, 2019; Hasan, 2009; Nunbogu & Korah, 2017).  

While there seems to be consensus that complexity thinking offers a way of appreciating 

phenomena such as cities in a non-linear, non-mechanistic manner (Allen, 2012; Allmendinger, 

2009; De Roo, 2010; De Roo & Rauws, 2012), complexity thinking does not offer much in terms 

of how to trace the processes of becoming and emergence that characterise self-organising 

systems. From a complexity perspective, cities are complex systems, a ‘resultant formation’; this 

view obscures our understanding of the emergence and processes through which cities or 

entities become constituted. For this reason, this thesis turns to assemblage and actor network 

thinking to provide a set of vocabulary for explaining the emergence of systems such as Africa’s 

new cities.  

4.4.1 Assemblages and actor networks  

According to Brenner et al. (2011, p. 227), the concept of assemblage originates primarily from 

the work of Deleuze and Guattari (1987 [1980]). Their concept of agencement was translated as 

‘assemblage’ by Brian Massumi in the English version of A Thousand Plateaus published in the 

late 1980s (ibid). Today, assemblage as concept, “idea, an analytic, a descriptive lens or an 

orientation” (McFarlane, 2011a, p. 206) has gained popularity in various areas of social science 

scholarship (Baker & McGuirk, 2017; Brenner, Madden, & Wachsmuth, 2011; Dovey, 2012; 

Eizenberg, 2019; Hillier, 2011; Murray Li, 2007; Van Wezemael, 2008). For instance, as an 

orientation to the world, assemblage refers to the process through which an object is made (e.g., 

a form of thinking about how spatial plans are produced) and as object in the world, assemblage 

refers to the final product or entity (e.g., urban enclave, infrastructure) (McFarlane, 2011b, p. 

652). These conceptions of assemblage (as object and orientation) are not mutually exclusive; 

the city as assemblage can be conceived in both ways (ibid). Assemblage refers to a process of 

bringing together heterogenous elements (Van Wezemael, 2008). Heterogeneous elements 

here refer to both human and non-human actors. These heterogeneous elements depending on 

the assemblage may include objects/things (land, capital, building materials), subjects 

(communities, entrepreneurs, chiefs, consultants, planners), objectives (profit, control, 
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property, efficiency, orderly development, security, etc.), knowledge, institutions, discourses 

and planning regimes (see also Murray Li, 2007).   

Assemblage thinking (AT) emphasises the emergence and becoming of social phenomena. It 

implies that theories which start with ‘actual’ physically apparent systems do not sufficiently 

explain the origins of those systems (Van Wezemael, 2008). Indeed, what is often perceived as 

a ‘real’ or ‘actual’ world in AT is purely an experience of the final formation; it is devoid of its 

becoming (ibid, p. 166). Therefore, rather than focusing on the ‘final product’, assemblage is all 

about “indeterminacy, emergence, becoming, processuality, turbulence and the 

sociomateriality of phenomena” (McFarlane, 2011a, p. 206).  Assemblage is an admission that 

reality cannot be comprehended by means of purely analysing the ‘actual’  (Van Wezemael, 

2008, p. 177).  

The ontological status of social phenomena or entities beyond the micro or the 
macro, such as interpersonal networks, organizations, cities and regions, lacks a 
proper basis and the phenomena or entities are wrongfully reduced to either a 
micro-, macro-, or a meso-position (ibid, p. 168).   

With its emphasis on process, becoming, etc., AT has thus offered a way to break the 

oppositional categories that frame our understanding of a system or phenomenon, such as 

between order/chaos, formal/informal, temporality/spatiality, rural/urban and local/global, etc. 

(see Brenner et al., 2011). AT offers a flat ontology for understanding a social phenomenon (De 

Landa, 2006). The flat ontology of AT implies that we can conceptualise the city as emerging 

from the interaction of multiple actors (including both human and non-human) at multiple scales 

in time. City actors and developments are no longer defined by a predetermined definition, but 

by the assemblages that these actors enter and reconstitute (McFarlane, 2011b, p. 653). 

Applying AT to an emerging city might mean abandoning any a priori conception or 

understanding of the city and instead focusing on situated and relational accounts of urban 

transformation (Robinson & Roy, 2016). Relational and situated accounts will reveal the taken 

for granted logics and rationalities that shape contemporary urban transformation as explained 

in Chapters Two and Three.  

This flat ontological status of assemblages aligns with Actor Network Theory (ANT), which 

underscores the co-relations between all manner of non-human and humans themselves 

(Latour, 2005). ANT emphasises an approach “which neither distinguishes structure and agency, 

nor differentiates local and global” (Hubbard, 2006, p. 145). An ANT perspective implies that 

cities are formed through changing actor networks or assemblages because of the evolution of 

earlier associations (Wissink, 2013, p. 4). ANT offers an opportunity for improved understanding 
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of how a city, urban enclave, a policy, plan, etc. got into its present situation (Hillier, 2011, p. 

512). Translation in ANT can help to unpack the motivations of various actors, and the power 

relations that exist between the actants (ibid).   

Authors such as Müller and Schurr (2016) have ‘cross-fertilised’ AT and ANT. Having explored 

the similarities and differences between the two approaches, they concluded that ANT can 

enrich AT by providing an account of how assemblages that have a spatial dimension are 

constituted and stabilised. This perspective becomes central in relation to new cities, which have 

a spatial dimension. New cities are not universal urban forms that emerge everywhere, but are 

related to precise socio-spatial associations or assemblages that need to be investigated 

empirically (Wissink, 2013).  

Assemblage topology translates the emergence and becoming of phenomena like new cities into 

two axes of deterritorialisation/ territorialisation, and actual/virtual (Figure 4.2). To empirically 

understand how assemblages, deterritorialisation and re/territorialisation transform from 

virtual/expressive to actual/material, it is important to turn to individuation process in AT (De 

Landa, 2006) and translation in ANT (Latour, 2005). Individuation in assemblage ontology implies 

that any phenomena “is that of a unique singular individual” (Van Wezemael, 2008, p. 173). 

Therefore, the properties of any phenomenon cannot be predetermined, as both its ‘actual’ and 

‘virtual’ forms are considered ‘real’, though the virtual is formless (ibid). In relation to the 

development of new cities, this means that every new city is unique and cannot be reduced to 

a certain normative form, cause or actors.   Therefore, to understand how urban spaces like new 

cities are formed, we need to follow through the actors in the assemblage process. This process 

of following through the actor is termed translation (Callon, 1984). There are four processes of 

translation: these are problematisation, interessement, enrolment, and mobilisation (ibid). The 

equivalent of these processes in assemblage (individuation) are: decoding, deterritorialisation, 

territorialisation, and coding (De Landa, 2006). These processes provide a useful framework for 

tracing the emergence and stabilisation/governance of new cities (Figure 4.2). A cross 

fertilisation of AT and ANT provided a framework for analysing the emergence and governance 

of new cities in Accra as presented in Chapter 6 of this thesis.  
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Figure 4.2 Axes of assemblage 
Source: Based on De Landa (2006, p. 13) 

4.4.2 Processes of emergence and becoming in urban development  

Decoding/Problematisation  

Problematisation in translation (ANT) is where a principal urban actor defines a problem and 

identifies a course of action. In this phase, the actor is willing to depart from the ‘usual’ way of 

doing things, to dissociate from the existing conditions and to explore new ways of doing things.  

The actor (an estate developer, government, planner, etc.) then defines the roles of other actors 

(both human and non-human) in addressing the problem.  In assemblage terminology, this is 

termed decoding, the process through which a problem is defined. This could be in relation to 

the nature of urban development where others are made aware of the problem. To address this 

problem, the actor/s propose a new type of organisation, knowledge and technologies to 

address the problem. Decoding is, in fact, a reaction to that which is already in existence – that 

which was seen as stabilised or at an equilibrium state, a movement from certain conditions 

(Boonstra, 2015, p. 116). This is the first phase of the emergence of assemblages or actor 

networks.  

Deterritorialisation/Interessement  

Deterritorialisation is any process that “frees up fixed relations and heterogenizes entities” (Van 

Wezemael, 2008, p. 175).  Deterritorialisation entails the destabilisation and eventual removal 

of coding that “confer[s] fixed meaning” (Hillier, 2011, p. 512). Deterritorialisation is the 

equivalent of interessement in translation (ANT). It refers to the orientation of an assemblage or 

initiative in relation to its outside environment – thus the initiative tries to be creative, open and 
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receptive to new actors and choices.  During the interessement phase, principal actors try to 

‘lock’ the other actors into the roles and responsibilities that had been proposed for them 

(Callon, 1984). Here, the originator of the initiative looks for associates, and attempts to 

establish connections between them and the initiative. Various strategies such as negotiation, 

enticement, persuasion, and violence are used to reach this goal (Wissink, 2013).  

Territorialisation/Enrolment 

Territorialisation in assemblage terminology and enrolment in ANT imply a state where the 

initiative sharpens its borders and homogenises its components. It refers to the orientation of 

an initiative towards its internal dynamics – the actor involved in the initiative tries to be 

discriminatory in selecting elements or associates for inclusion in the network because these 

elements or associates are deemed necessary for its own survival. Here, goals and roles are 

translated into clear statements perceived as truths (Wissink, 2013). At this phase, there is also 

a specification of identity, borders, and hierarchy by the actor/s. The initiative or system is thus 

stabilised. In relation to the development of new cities, land use regulations, development plans, 

building plans, and contracts may as act as stablising parameters.  

Coding/Mobilisation 

Coding (in assemblage) and mobilisation (ANT) is the last phase of the translation process. In this 

phase, the network or assemblage become more recognised, more accepted, and more 

embedded in its surroundings (Boonstra, 2015, p. 122). At this stage the socio-spatial imprint of 

the assemblage is evident. In other words, a new order has emerged. At this stage, relations 

between human and non-human actors disappear into ‘black boxes’ and are not questioned 

anymore (Wissink, 2013, p. 5). In complexity terms, it means the system has become robust. In 

relation to understanding the socio-spatial impacts of new cities as emergent assemblages, 

coding becomes central. However, an assemblage identity is always precarious since processes 

can deterritorialise or territorialise it (Van Wezemael, 2008, p. 173) – making the stabilisation 

phase temporary. 

4.5 Towards a conceptual framework  

This thesis conceptualises the city as a process and not as a fixed, unchanging entity. This is in 

line with other scholars such as Brenner and Schmid (2015) and (McFarlane, 2011b). The city is 

seen to be in constant transformation in response to the interaction and relations of the various 

actors that dwell in it. Cities are products of the complex, historical coevolution of the 

knowledge, needs, creativity and technology of the numerous agents that have inhabited them 
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(Allen, 2012). For instance, when religion was dominant in societies’ concerns, cities became the 

focus for great religious buildings and monuments. Today, because of globalisation, cities have 

emerged as ‘basing points’ for global capital and locations for transnational corporations 

(Sassen, 2001). This is reflected in urban design and morphology, with new layers of modern 

offices, shops and new CBDs taking over old church buildings and palaces (Allen, 2012). This 

observation may not always be true for cities in developing countries because cities undergo 

different historical and development trajectories.  Yet, the fundamental argument is that cities 

undergo structural and temporal changes, implying that their patterns of growth and underlying 

reasons change through time (Allen, 2012; Portugali, 2012a). In particular, many contemporary 

African cities are undergoing relentless spatial transformation due, in part, to ongoing 

globalisation processes, the emergence of gated communities,  and efforts aimed at creating 

‘world class’ and ‘new’ cities (Grant, 2009; van Noorloos & Kloosterboer, 2018). Yet the 

transformation of these (African) cities does not converge towards a unique model of urban 

development that can be explained by urban theories of Euro-American origin (Robinson & Roy, 

2016).   

Conceptualising the city as a process implies that the established concepts and morphologies of 

the city become inadequate in terms of explaining contemporary urban transformation. We 

must therefore transgress established concepts and inherited morphologies to explain 

contemporary urban phenomena. We may have to abandon concepts such the ‘global city’ and 

‘globalising city’ frameworks that are commonly used to frame contemporary urban 

transformation. Any study of the urban enclaves must be superseded by the persistent 

‘churning’ of “urban configurations at all spatial scales”  (Brenner & Schmid, 2015, p. 165). It will 

entail a relational and situated account of the “multiple, processual, and laboured” production 

of urban socio-spatial assemblages (T. Baker & McGuirk, 2017, p. 438). This position resonates 

with complex systems, and their ‘becoming’, which can be understood by deploying AT and ANT 

espoused in the preceding sections.   

While processes of becoming (from both AT and ANT) offer a useful approach to understanding 

how heterogeneous elements are constituted and assembled, and a way to trace processes of 

urban space production and transformation, this approach offers little in terms of explaining the 

conditions and histories (the political economy) that shape such assemblages and how such 

assemblages impact the embedded contexts. The embedded contexts here refer to the 

localities, communities, and cities in which, for instance, urban enclaves emerge. Brenner et al. 

(2011, p. 234) ask: “To what degree does an assemblage-theoretical analysis help explain the 

underlying contexts and causes of urban sociospatial polarization, marginalization and 
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deprivation….?” This concerns the impacts of new cities on the socio-spatial context in which 

they are situated. New cities do not assemble in a vacuum; they are embedded in specific local 

contexts and environments. Figure 4.3 depicts urban spatial transformation and outcomes 

through a combined reading of AT and political economy. Empirically, the thesis is concerned 

with understanding spatial transformation in Ghana’s Greater Accra Region and outcomes using 

the development of new cities. Figure 4.3 is a conceptual framework designed to capture 

emergent spatial transformation in Accra, which could also be applied in other contexts in sub-

Saharan Africa with similar conditions. As stated in Chapter One, this thesis is produced as a 

series of published papers. Therefore, some supplementary concepts were deployed in each of 

those papers.  

 

 

Figure 4.3 A framework of emergent urban spatial transformation 
Source: Author’s construct 

In this thesis, Accra is conceptualised as a complex system because it has undergone various 

historical, social, economic, and political trajectories that have together shaped its configuration 

and reconfiguration. The decision of the then colonial government of Ghana to transfer the 

national capital from Cape Coast to Accra in 1877 changed the course of development in Accra. 

As the national capital and seat of government, railway terminals were constructed to facilitate 

the transportation of commodities from the hinterlands to the coast, while serving as gateways 

to the colony and the rest of the world (Parker, 2000: cited in Oduro, 2010). In addition, the 
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colonial government, the British, built several administrative offices such as Christiansborg, 

James, and Ussher Forts. Neighbourhoods such as Osu, Jamestown and Usshertown were 

planned and developed as residences for the colonial staff. These planned neighbourhoods, at 

the time, existed alongside unplanned and spontaneous Indigenous settlements.  In the post-

colonial era, successive governments of Ghana have promoted Accra as the national capital and 

growth pole of the national economy. Successive administrations all prioritised the central 

functions of Accra in the national economy, often to the detriment of other cities (Grant & 

Yankson, 2003). Following the liberalisation of the Ghanaian economy in the mid-1980s, Accra 

has largely remained the major destination for foreign direct investment (FDI) to Ghana. Over 

80% of all inward FDI to Ghana is concentrated in Accra (Korah et al., 2019).  

This thesis conceptualises the emergence of planned urban enclaves such as new cities in 

Greater Accra Region as an outcome of the interaction of various global conditions and trends, 

and local politico-economic decisions and regimes. In doing so, it is assumed there are no 

predetermined actors, winners and losers in processes of urban enclave development in Accra. 

It is only after following the actors through the emergence of these enclaves at various time 

periods that we would be able to draw conclusions as to who and what the actors were, their 

motivations, the nature and impact of planning, and governance, and eventual outcomes (Figure 

4.3). The thesis’ conceptualisation of new cities is in line with the argument for alternative 

approaches to knowing the African city which has distinctive characteristics (Myers, 2011; 

Pieterse & Simone, 2013). The position of this thesis is that new cities are not general urban 

forms that emerge everywhere, but are linked  to precise conditions and political economies 

that need to be investigated empirically (Wissink, 2013).  

Applying the four-phase processes of becoming and emergence to new cities, it is evident that 

each phase can trigger several social and spatial impacts depending on the nature of power 

relations between the actors. Though AT and ANT offer a flat ontology for understanding a social 

phenomenon by breaking the dichotomy of rich/poor, formal/informal and material/society 

etc., the institutions, inequality, contradictions and crisis tendencies of modern capitalism do 

not cease to exist simply because we stop referring to them explicitly (Brenner et al., 2011, p. 

230). We are in an era of global expulsions because of private capital accumulation (Sassen, 

2014) and we need critical accounts of the contemporary urban condition (Brenner et al., 2011).  

In the literature, we can identify a range of conditions and governance regimes that enable 

urban enclaves6 to emerge. The literature has also identified the actual and potential (negative) 

 
6 Urban enclaves as used in this thesis encompass new cities  
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impacts of these enclaves. These drivers and outcomes of enclave urbanism are further 

elaborated below. These will be further tested using empirical cases of the planning and 

development of new cities in Accra.  

4.5.1 Context, conditions and trends  

The context or environment affects the spatial transformation of the city. The context is 

conceived in relation to FDI, neoliberalisation, government policies, and urbanisation. The scale 

and impact of these issues can vary in time and are dependent on location. The city is a strategic 

site for the concentration of global capital and the headquarters of multinational and 

transnational corporations (Sassen, 2001). Similarly, urbanisation is fastest in developing regions 

with a concomitant increase in demand for housing, infrastructure, and employment. In 

addition, the major and capital cities of these developing regions have become rational 

destinations for people who desire to take advantage of the perceived economic opportunities 

in these cities. Government policies such as privatisation of state-owned companies also impact 

the city in terms of employment and infrastructure and service provision. During the 1980s, the 

Structural Adjustment Program (SAP) implemented by several African countries, including 

Ghana, led to a reduction in the size of the civil service, deregulation, and subsidy cuts, which 

hampered the state’s capacity to intervene effectively in the economy and in social policy 

(Simone, 1999). For example, the government of Ghana – as part of SAP – shifted from direct 

housing provision to creation of an enabling environment for private sector participation in 

housing delivery. Today, the Ghana Real Estate Developers Association (GREDA) is one of the 

leading providers of homes in Accra. Therefore, globalisation (e.g., FDI and neoliberalisation), 

government policies and population growth are characterised as potential drivers of spatial 

transformation in Accra.  

4.5.2 Political economy  

This dimension is framed in terms of how the state positions itself in relation to governance of 

factors of production such as land, labour and capital.  Brenner (1999), views the relationship 

between current globalisation and cities and/or states as processes of reterritorialisation – the 

reconfiguration and re-scaling of forms of territorial organisation (i.e., cities and states).  He 

further suggests that the organisation of contemporary urban spaces and state institutions must 

be viewed as a medium and an outcome of global spatial restructuring. Entrepreneurial urban 

governance, the shift from the provision of welfare services towards the promotion of economic 

development since the late 1980s, particularly in Europe and USA (Harvey, 1989), is one of the 

apparent drivers of urban spatial transformation.  
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In the literature, inter-urban competition has recently emerged as a force that underlies the 

urban policy and governance of many cities. Since the 1980s, cities throughout the world 

economy have been trying to reposition themselves to remain competitive, promote capital 

investment, and become world or global cities (Brenner, 1999; John R. Short, 2004; Short & Kim, 

1999). As cities compete to position themselves in the global flows of capital, marketing the city 

has become an important part of urban promotion campaigns (Short, 2004, p. 23). Marketing 

the city is aimed at developing strategies to promote the attraction of the city as a business 

location (Newman & Thornley, 2005, p. 44). Important means employed in city marketing are 

mentioned in the literature, such as city centre redevelopment, flagship projects, and mega-

events (Lui, 2008; Whitson, 2004; Wu, 2000).  

Planning regimes also drive the emergence of urban enclaves. Over the last few years, the idea 

of neoliberal planning has found its way into spatial planning. According to Allmendinger (2009, 

p. 116), planning has not been immune from a variety of approaches that seek to interpret and 

alter it in accordance with neoliberal philosophy. The focus of spatial planning within a 

neoliberal framework has been facilitating economic development and making urban areas 

competitive (Newman & Thornley, 2005; Waterhout et al., 2013). Moreover, achieving 

economic development and competitiveness means that governance reforms aimed at changing 

the objectives of planning to reflect neoliberal concepts have been embraced (Olesen, 2014; 

Waterhout et al., 2013). This entails “a type of spatial planning that is of a more entrepreneurial 

character where the objective is not only spatial ordering but predominantly spatial 

development” (Waterhout et al., 2013, p. 154). Neoliberal planning strategies include the 

promotion of ‘soft spaces’ - defined as socio-political constructs, which are fashioned to 

promote certain issues and places over others (Allmendinger & Haughton, 2009; Haughton et 

al., 2013; Olesen, 2012), and development zones (Wong & Tang, 2005; Zheng, Barbieri, Di 

Tommaso, & Zhang, 2016). It is important to emphasise that these neoliberal planning strategies 

are not normative and could vary depending on the local context.  

Land ownership is another driver of urban spatial transformation. In Ghana, like much of sub-

Saharan Africa, land is mainly owned by communities and families, with designated traditional 

authorities responsible for its management in their capacity as trustees (Gough & Yankson, 

2000; Yeboah & Shaw, 2013). Customary lands specifically at the fringes of Ghanaian cities, such 

as Accra, are thus characterised by multiple sales, poor land transaction records, boundary 

disputes and conflicts which have eroded the confidence of prospective individual home 

builders. Furthermore, state planning – with limited capacity – has limited influence on physical 

development, with individuals dictating the pace of development (Andersen, Jenkins, & Nielsen, 
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2015; Korah, Cobbinah, Nunbogu, & Gyogluu, 2017; Yeboah & Shaw, 2013). It is also common 

to find developers defying statutory land use plans rather than adhering to them (Ahmed & 

Dinye, 2011; Boamah, Gyimah, & Nelson, 2012), resulting in unguided “physical expansion of 

existing built-up areas into Greenfield land or surrounding rural settlements” (Acheampong, 

2018, p. 175). Private real estate developers may thus capitalise on the challenges with land 

ownership, inefficient state planning and physical development, to develop urban enclaves in 

the form of gated communities.  

4.5.3 Social and spatial outcomes  

The emergence of urban enclaves such as gated communities is associated with spatial impacts 

such as fragmented and unsustainable urban forms (Jenks et al., 2008). Urban fragmentation 

occurs because certain areas are well-planned and developed with the necessary infrastructure 

and services as against others which are neglected. This spatial injustice means that the poor in 

many cases are confined to slums and neighbourhoods with little or no infrastructure and 

services. Land-based dispossession and exclusion are also inherent in enclave urbanism within 

Latin American and Asian contexts. In Africa, there is limited research into the socio-spatial 

impacts of enclave urbanism (van Noorloos & Kloosterboer, 2018). The socio-spatial impacts of 

enclave urbanism are shown not to be universal (Wissink, 2013), thus placing emphasis on the 

need for situated and relational accounts of their impacts. This thesis will offer a situational 

account of the outcomes of urban enclaves in Accra and the implications for the sustainability 

of Accra. Sustainable, inclusive and safe urban development has attracted attention globally and 

is captured in the United Nations (UN) SDG 11 and the New Urban Agenda (Andersson, 2016; 

Caprotti et al., 2017; UN Habitat, 2016; Valencia et al., 2019; Watson, 2016). Thus, it is 

imperative to assess the implications of urban spatial transformation in Accra within the context 

of global efforts at promoting inclusive and sustainable cities, as captured in SDG 11.  

4.6 Conclusion 

This chapter examines contemporary philosophies and values such as neoliberalism and 

planning. It shows that neoliberal planning has limitations because its processes and products 

are exclusionary and serve only a few and the interests of profit-seeking investors.  The chapter 

introduces the concept of new cities as complex spatial assemblages, drawing on ideas from 

complexity sciences, assemblage thinking and Actor Network Theory. It is a framework that 

takes neither global or local processes and winners/losers as its starting point in the 

development of new cities, but instead examines the multiplicity of relations, rationalities and 

motivations that constitute new cities. It also acknowledges that urban enclaves such as new 
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cities are linked to specific socio-economic conditions and political economies that ought to be 

investigated empirically. The next chapter is about the methodology of the thesis. It situates the 

research within a suitable paradigm and explains the methods of data collection and analysis.   
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Chapter 5 Research approach and methodology  

5.1 Introduction 

This chapter discusses the key issues and philosophical foundations that informed the choice of 

methods that were deployed in this research. It discusses the research methods including the 

justification for the choice of qualitative approach, case study and the methods of data collection 

and analysis.  

5.2 Situating the research: pragmatic paradigm 

The worldview, set of beliefs, and an appreciation of reality which informs and shapes the 

researcher’s choice of methods in conducting research is known as a research paradigm (Denzin 

& Lincoln, 2011; Morgan, 2007; Rossman & Rallis, 2003). The key to a research paradigm is  

‘knowledge claims,' where the researcher makes assumptions about the phenomenon of 

enquiry (Creswell, 2003). These claims are known as philosophical assumptions, epistemologies, 

and ontologies (Bryman, 2016). Fundamentally, researchers make assumptions about the nature 

of the social world (ontology) and how  we know it (epistemology) (Creswell, 2003; Greene, 

2006). These assumptions about the nature of reality are vital for understanding the perspective 

from which the research is designed and executed (Krauss, 2005). Consequently, several schools 

of thought have emerged about knowledge claims, including positivism, post-positivism, 

interpretivism, constructivism, advocacy/participatory, and pragmatism (Bryman, 2016; 

Creswell, 2003; Johnson & Onwuegbuzie, 2004). Positivism/post-positivism, 

interpretivism/constructivism and pragmatism are the dominant paradigms and they are the 

paradigms most widely discussed by social science researchers (e.g., Amaratunga, Baldry, 

Sarshar, & Newton, 2002; Bryman, 2016; Neuman, 1997). What follows is a brief overview of 

these paradigms. 

Positivist (post-positivist paradigm): While positivism and post-positivism have been discussed 

in combination by some scholars (e.g., Mackenzie & Knipe, 2006), the two paradigms vary 

somewhat (Denzin & Lincoln, 2011). Positivism advocates the application of natural science 

methods to investigate social reality (Bryman, 2016, p. 24). Thus, it contends that knowledge is 

derived from gathering facts that provide the basis for hypothesis testing and generalisation 

(Amaratunga et al., 2002). Positivism is grounded in the assumption that reality exists 

independently of the observer and that research must be conducted in a value-free way (i.e., 

objective) (Bryman, 2016; Denzin & Lincoln, 2011). Positivists are driven by the need to test a 

theory “through observation and measurement in order to predict and control forces that 
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surround us” (O'Leary, 2004, p. 5). Post-positivism on the other hand is grounded in the 

assumption of theories being provisional, and that new understandings may challenge the whole 

theoretical framework (Mackenzie & Knipe, 2006). While positivists emphasise independence 

between the observer and the phenomenon of observation, post-positivists admit that theories, 

values, and knowledge of the observer can influence the phenomenon of observation (Robson, 

2002). Post-positivism accepts some of the assumptions of positivism while acknowledging that 

the social sciences are often fragmented and that all knowledge is socially constructed 

(Henderson, 2011). Following this argument, the post-positivist approach allows the researcher 

to draw on multiple methods and techniques for conducting research as there are many correct 

techniques (Henderson, 2011, p. 342). Post-positivist work typically centres on a value-neutral 

result. Positivist and post-positivist research is commonly associated with quantitative methods 

of data collection and analysis (Mackenzie & Knipe, 2006).   

Interpretivism/constructivism: These paradigms share similar philosophical foundations and are 

often used interchangeably, or are combined by some scholars (e.g., Denzin & Lincoln, 2011; 

Mackenzie & Knipe, 2006). Interpretivism/constructivism commonly denotes an alternative to 

positivist belief, which has dominated the social sciences for decades (Bryman, 2016). It argues 

that there is “in practice neither objective reality nor objective truth in the world” (Sarantakos, 

2005, p. 13); instead, “reality is socially constructed” (Mertens, 2005, p. 12). Therefore, rather 

than testing assumptions or hypothesis, the researcher tends to rely on participants' views of 

the situation being studied (Creswell, 2003, p. 8), and is required to grasp the “subjective 

meaning of social action” (Bryman, 2016, p. 26).  

Since the purpose of this research is to explore the drivers, governance and outcomes of spatial 

transformation in Greater Accra Region (GAR), Ghana, the positivist/post-positivist paradigm is 

not suitable as the aim is not to test a hypothesis or model. Both the positivist and post-positivist 

paradigms are underpinned by quantitative data collection which is not an appropriate method 

for this research. While post-positivists rely on multiple methods and techniques as a way of 

overcoming the shortcomings and rigidity of positivism (Henderson, 2011), they both rely on an 

analogous ontological and epistemological foundation. That is, they assume that there is a 

reality 'out there' that can be known through the gathering of facts and information, which is 

not what this research seeks to achieve. In a cursory look, the interpretivism/constructivism 

paradigm seems to fit this research, as it does not seek objective reality but relies on the views 

of the subjects being studied. While this research will draw on the views and experiences of 

respondents on issues of urban governance, drivers of spatial transformation and outcomes, it 

will also analyse spatial transformation using available data as objectively as possible. In 
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addition, the aim of interpretivists is to understand the meanings that research participants 

attach to the phenomenon being studied. The aim of this research is not to discover the meaning 

of, for instance, urban governance from the perspective of participants, but to explore what 

constitutes urban governance in GAR.  

For the above reasons, pragmatism is adopted to guide the design of this research.  Pragmatism 

is not confined to a single philosophy or reality (Creswell, 2003; Mackenzie & Knipe, 2006). 

Following the early pragmatists’ rejection of a single approach or scientific method for social 

enquiry and understanding of reality (Mertens, 2005, p. 26), pragmatism seeks to end the 

paradigm war that often ensues between advocates of positivism/post-positivism and 

interpretivism (Johnson & Onwuegbuzie, 2004).  Pragmatism emphasises that what is essential 

is whether the research has helped “to find out what [the researcher] want[s] to know” (Hanson, 

2008, p. 109). Pragmatists thus focus more on the ‘what’ and ‘how’ of the research problem 

(Creswell, 2003, p. 11). Pragmatism as a research paradigm supports the use of different 

research approaches to investigate a problem and is guided fundamentally by the “researcher’s 

desire to produce socially useful knowledge” (Feilzer, 2010, p. 6). One of the weaknesses of 

pragmatism is that the meaning of ‘workability’ or ‘social usefulness’ in a research domain can 

be “vague unless explicitly addressed by the researcher”  (Johnson & Onwuegbuzie, 2004, p. 19). 

A pragmatic approach is appropriate for this research because it grounds assemblage thinking 

(AT), which neither distinguishes between qualitative/quantitative and subject/object, but is 

instead focused on processing and unpacking the multiple relations and determinations that 

constitute a phenomenon (McFarlane, 2011b; Van Wezemael, 2008). Again, rather than seeing 

space as fixed and stable, post-structuralist understandings – which align with AT – frame space 

as dynamic, relational, and emergent. This research is informed by a post-structuralist view of 

space and the city, which implies that approaches that are confined to a single paradigm become 

limited in terms of understanding the multiple interactions between objects and subjects in the 

production of space.  Therefore, pragmatism which gives the researcher leeway to determine 

and combine different approaches and methods, providing that these methods will lead to 

answering the research questions or understanding the problem (Creswell, 2003), is deemed 

suitable for this research. With no philosophical loyalty to any paradigm, the research questions 

and purpose determine the methods of data collection and analysis using a pragmatic approach 

(Bazeley, 2007; Mackenzie & Knipe, 2006).  
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5.3  Qualitative methodology  

The various research paradigms explored in the previous section show there are different 

methods or strategies for conducting research. The fundamental philosophical orientation of 

any research is likely to influence the methods and strategies. Traditionally, the quantitative 

(based on positivism) and qualitative (based on interpretivism) research strategies dominated 

the debate among philosophers of science and methodologists (Amaratunga et al., 2002).  From 

these debates emerged purists – researchers who adhere strictly to either method for 

conducting research (Johnson & Onwuegbuzie, 2004; Onwuegbuzie & Leech, 2005). More 

recently, a third approach (mixed method) has gained acceptance among scholars who argue 

that there is no single appropriate method for conducting research. Instead, research methods 

should be combined in ways that offer the best opportunities for answering key research 

questions (Amaratunga et al., 2002; Greene, 2006; Hanson, 2008; Johnson & Onwuegbuzie, 

2004; Onwuegbuzie & Leech, 2005). Generally, the mixed-method – involving a combination of 

quantitative and qualitative approaches – is linked to the pragmatic paradigm, however,  some 

research involving pragmatism may use either a quantitative or a qualitative approach (Feilzer, 

2010).  

This research adopts a pragmatic qualitative approach as it aims to explore the processes of 

spatial transformation and outcomes in Accra. While a qualitative approach is used, the methods 

of data collection and analysis are not confined to it as several approaches to data collection 

were deployed. AT applied in this research centres the socio-materiality and processuality of 

spatial transformation in GAR.  Thus, the research explores 'how' and 'what' questions relating 

to spatial transformation in GAR, which according to the pragmatic perspective, are best 

answered through a qualitative methodology (Onwuegbuzie & Leech, 2006).  McLafferty Jr, 

Slate, and Onwuegbuzie (2010, p. 46) explain qualitative research methods as “those 

approaches that primarily involve the use of non-numeric data, expressed and analysed in 

words”. Unlike the quantitative approach, qualitative methods entail research approaches that 

explore the meaning, interpretation, and construction of social reality using data in the form of 

text rather than numbers. It uses strategies of enquiries such as narratives, case studies, 

ethnographies, and participant interviews using open-ended instruments (Creswell, 2003). 

The conceptual framework (AT) for this research, which focuses more on process than final 

product, implies that multiple approaches are required to fully explore the mechanisms of new 

cities’ emergence, governance, and outcomes in GAR. Besides, built environment research is 

composed of spatial, cognitive and behavioural components, implying that the use of a single 
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approach cannot sufficiently explore these components (Amaratunga et al., 2002). While this 

research primarily adopts a qualitative approach, it also pragmatically involves spatial data 

collection and analysis to achieve the research aim of understanding spatial evolution in Accra 

in response to various drivers, and the institutional, social and spatial categories that emerge.  

5.3.1 Research process and design 

5.3.1.1 Case study research design 

This research adopts a case study design which focuses on understanding the dynamics present 

within particular settings (Amaratunga et al., 2002; Eisenhardt, 1989). While a case study does 

not allow for the generalisation of empirical findings, it adds to the repertoire of concepts and 

notions that can be used to explore other cases (Bent Flyvbjerg, 2006). African cities are unique 

in their growth trajectories and cannot be reliably or wholly explained by theories generated in 

the global North (Robinson & Roy, 2016; Watson, 2009b). The processes of urban development 

in the South, especially in Africa—including the “fierce struggles over land, housing and urban 

services to ambitious visions of the world‐class city” cannot be simply understood as “a 

postscript to the urban transformations of the North Atlantic” (Robinson & Roy, 2016, p. 181). 

According to Robinson (2016, p. 3), the major challenge facing urban scholars today is how “to 

develop methods and theoretical practices which allow conceptual innovation to emerge from 

any urban situation” (Robinson, 2016, p. 3). The case study allows for an in-depth and detailed 

analysis of a phenomenon within a given physical, social, economic, and political context (Yin, 

2013). Therefore, a case study is considered relevant for exploring the unique and complex 

urban transformation processes present in Greater Accra, while at the same time generating 

insights and concepts that can be relevant for other contexts in Africa (Duminy et al., 2014).  

Furthermore, a case study is appropriate for assemblage thinking (AT), the overarching analytical 

framework adopted for this research. AT frames the city as emerging from a multiplicity of 

actions/relations, implying that the city is “relentlessly being assembled at concrete sites of 

urban practice” (Farías & Bender, 2010, p. 2). As a multiplicity of processes of becoming, the city 

(particularly in Africa) becomes a complex and decentred phenomenon. This understanding 

implies that African cities cannot be understood as bounded objects or explained by inherited 

concepts of spatial transformation – which originate primarily from the global North. 

Understanding the multiple ways in which the city is enacted therefore entails revealing, 

describing, and analysing the materially, socially, and spatially diverse ways in which the city is 

produced and transformed (Baker & McGuirk, 2017). Understanding the city's production 

process is a task that suits the case study approach. Indeed, a case study enables the researcher 
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to adopt and combine different research methods, data collection, and analysis in a systematic 

manner in order to investigate a phenomenon (Yin, 2003).  It typically combines data collection 

methods such as archives, interviews, questionnaires, and observations (Eisenhardt, 1989) to 

describe, explore, and understand a phenomenon (Cousin, 2005).  

The case study design is considered appropriate for in-depth understanding of the processes of 

spatial transformation, governance, and consequences in Accra. In relation to the emergence of 

new cities in Accra, the case study focuses on “empirical analysis of what actually exists, and 

critical reflection on how it has come to be that way” (Duminy et al., 2014, p. 1). Thus, a case 

study is more suited for this research as it leans more towards inductive rather than deductive 

approaches to exploring the processes of spatial transformation in Accra. AT is more concerned 

with the process of production than the final product, and emphasises the unique and singular 

ontology of every assemblage (De Landa, 2006, p. 40). This unique ontology of assemblages 

requires the use of a case study to provide deep insight and understanding of new cities as 

spatial assemblages in Accra. Again, AT problematises the attribution of causes to systems such 

as cities “without describing the causal interactions of their parts, which changes in different 

contexts” (Van Wezemael, 2008, p. 180). Following this view, the researcher becomes an 

‘experimentalist’ since the properties of an assemblage are not known from the outset (ibid). 

Thus, research must move 'beyond best' practice, i.e., based purely on quantitative or qualitative 

philosophies, towards approaches that will generate deep insight into the properties of the 

phenomenon under study – which is the aim of a case study.  

One of the crucial tasks involved in the case study approach is the selection of an appropriate 

case study area. While the objectives and research questions of the study may influence the 

selection of case studies, other factors such as data availability, the uniqueness of the context 

which makes it an interesting case study area and familiarity with the context are worthy 

considerations.  

In this research, the selection of GAR hinged on both objective and subjective considerations. 

Objectively, Accra was selected because there is a limited conceptual and empirical 

understanding of post-colonial spatial transformation in urban Africa. As indicated in the 

literature review, many of the theories on contemporary spatial restructuring and governance 

originate primarily from research on European and North American cities. Within the global 

South context, many theories are related to Chinese and other Asian cities. Most countries in 

Africa liberalised their economies in the 1980s by implementing structural adjustment 

programs. The liberation of Africa’s economies has seen a significant increase in the number of 
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private and foreign companies investing heavily in urban property, particularly ‘new cities’ (van 

Noorloos & Kloosterboer, 2018; Watson, 2014). Also, cities in Africa are among some of the most 

rapidly urbanising in the world, accompanied by discontinuous changes in their spatial form, 

politics, socio-spatial polarisation, and planning. Urban theory focused on the experiences of 

African cities, including Accra, has not kept pace with the contemporary, rapid urban 

transformations happening across the continent.  

Accra ranks first among the growth and investment potential of African cities (Angelopulo & 

Hedrick-Wong, 2013). The Angelopulo and Hedrick-Wong rating, known as MasterCard African 

Cities Growth Index (ACGI), assesses the investment potential of cities based on indices such as 

political stability, rule of law, and governance. According to this index, in 2013, Accra was the 

only city in Africa with 'high growth potential'. While Accra ranked first in the 2013 and 2014 

ACGI studies, the 2015 report places Accra seventh. Erratic power supply, leading to cost of 

business operations, cost of wage increases, and missed revenue targets from Ghana’s Jubilee 

oil fields—which were exacerbated by the collapse of oil prices in 2015 – were cited as some of 

the reasons for a drop in Accra’s ranking (Angelopulo, 2015). That notwithstanding, Accra has 

been undergoing relentless spatial transformation occasioned by the interaction of global and 

local forces such as FDI in building and construction and uncoordinated land sales (Korah et al., 

2019). Therefore, the study of Accra, while not aiming to make generalisations, is important 

since it will improve understanding by providing deep and rich information on global integration 

and emerging spatial transformation, socio-political dynamics and planning within an African 

setting. A study of Accra can contribute to better theorisation of cities in Africa. Additionally, the 

study of Accra could represent a starting point for the generation of “new geographies of theory 

and theorising” of the contemporary urban phenomenon (Robinson & Roy, 2016, p. 182).  As 

discussed earlier, processes of urbanisation and spatial transformation in African cities such as 

Accra can provide unique insights into the contemporary urban phenomenon.  Thus, a study of 

Accra is central to unsettling inherited concepts of urban transformation—which are unevenly 

restricted to the global North—by enabling theoretical insights to emerge from the unique urban 

processes and outcomes within an African city-region.  

Data availability and access are central to the successful execution of any research. While data 

in the appropriate formats required to accomplish the aim of the research is often a drawback 

for much research within urban Africa (c.f. Osuteye, Johnson, & Brown, 2017; Parnell & Pieterse, 

2016), the collection of new primary data is further constrained by time, personnel, and financial 

limitations. In the face of limited available data and resource constraints, the researcher's 

familiarity and knowledge of the study area proved useful for the overall research. The 
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researcher’s previous working knowledge, existing networks and contacts with institutions in 

the study area were indispensable in terms of navigating the difficulty in empirical data 

collection in the context of a developing country. This was the case with respect to obtaining 

appropriate land use and spatial data for GAR and identification of and access to participants.   

5.3.1.2 The case study: Greater Accra Region  

The Greater Accra Region (GAR) is bordered in the north by the Eastern Region, in the east by 

the Volta Region, in the south by the Gulf of Guinea, and in the west by the Central Region 

(Figure 1.1). It has a total land area of approximately 3,245 km2, making it the smallest region of 

Ghana in terms of total area. GAR is the most urbanised region in Ghana with 87.4% of its total 

population living in urban centres (Ghana Statistical Service [GSS], 2012). With a population of 4 

million as of 2010, GAR’s population density was 1,200/km2, making it the most densely 

populated region in Ghana (GSS, 2012). The centre of population in GAR is Greater Accra 

Metropolitan Area (GAMA) which comprises Accra Metropolitan Area, Tema Municipal Area, Ga 

South, Central, West and East, La Dade-Kotopon, Ledzorkoku-Krowor, Adenta, Ashaiman, Kpone 

Katamanso and La Nkwantanang-Madina. These areas exist as separate administrative units but 

have grown into a major urban agglomeration, not only in a physical sense but also economically 

and functionally (Songsore, 2008).  This greater metropolitan region, which had a combined 

population of 1.3 million in 1984, now stands at over 3.4 million people (World Bank, 2017). In 

recent times, physical developments have surpassed GAMA and spread into the adjoining 

districts of GAR, Eastern, Central and Volta Regions, creating a city-region in the process (see 

Agyemang, Amedzro, & Silva, 2017).  

GAR represents an interesting case, providing an understanding of contemporary urban 

development dynamics and governance within the African context.  Even though Accra is not 

among the largest cities in the world, or even in Africa, its growth rate and the extent of ongoing 

transformation, linked to globalisation, is remarkable (Grant, 2009). Annual growth rate is 

estimated at 4% between the period 2000 and 2010 (GSS, 2012). During the period 1990 to 2000, 

the spatial footprint of the city increased more than 300%, stretching for about 58 kilometres 

from east to west, and nearly 29 kilometres from south to north (Yeboah, 2000, p. 68). Grant 

and Yankson (2003, p. 65) describe Accra’s spatial extent as “stretching for about 25 kilometres 

from east to west, and about 12 kilometres from north to south”. Tema Harbour, Ghana’s largest 

seaport, and Accra Airport (Kotoka International Airport), the country’s only international 

airport, are some of the most important gateways through which the Ghanaian economy is 
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integrated into the global economy. Today, there are about 44 foreign embassies in the city of 

Accra (Accra Metropolitan Assembly (AMA), 2014).   

Generally, democratic stability, a relatively independent judiciary, peaceful coexistence of 

different tribes and religious groups, and economic growth in Ghana—which was amplified by 

the discovery of oil in 2007— have made Accra an attractive property investment frontier for 

both national and foreign real estate developers. Data from Ghana Investment Promotion 

Centre (GIPC) show that building and construction constituted about 50% of the value of foreign 

direct investment (FDI) in Ghana from January to September 2018 with over 80% of the FDI in 

building and construction located in GAR. Furthermore, Accra has remained the major recipient 

of all inward FDI to Ghana since the 1980s. An analysis of the GIPC quarterly reports (1994-2017) 

indicates that over 83% of all inward FDI projects are in Accra. As reported by Korah et al. (2019), 

global and local forces are intersecting to create complex and discontinuous spatial 

development patterns in Accra.  The city’s rapid growth rate, economic reliance on globalisation, 

rapidly changing spatial dynamics and under-representation in urban research make it a novel 

and significant study area. 

In Ghana, like much of Sub-Saharan Africa, land is mainly owned by communities and families, 

with designated traditional authorities responsible for its management in their capacity as 

trustees (Gough & Yankson, 2000; Yeboah & Shaw, 2013). Land has become a scarce commodity 

in Accra due to globalisation, rising population, and increasing demand for housing. Customary 

land ownership, the main source of land supply for all development in Accra, is beset with 

several administrative challenges such as multiple land sales, sale of land without appropriate 

schemes, and disputes between communities/families (Larbi et al., 2003). Therefore, state 

planning – with limited capacity – often has limited influence on physical development, with 

individuals (e.g., developers) dictating the pace of development (Korah, Cobbinah, Nunbogu, et 

al., 2017; Yeboah & Shaw, 2013). It is also common to find developers defying statutory land use 

plans rather than adhering to them (e.g., Ahmed & Dinye, 2011; Boamah et al., 2012). The 

resulting physical development thus becomes unorganised, ad-hoc, and lacks the necessary 

infrastructure and services (Acheampong, 2018, p. 175).  

Furthermore, although GAR has become a city-region (see Agyemang et al., 2017), urban 

governance is the responsibility of the twenty-nine distinct Metropolitan, Municipal and District 

Assemblies (MMDAs) that comprise it. These MMDAs are responsible for spatial planning and 

development control within their administrative jurisdictions. Consequently, the institutions 

and policies pertaining to GAR are disjointed and fragmented. There is no comprehensive land 
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use plan that guides development in, and transformation of, the Greater Accra Metropolitan 

Area (Grant & Yankson, 2003).  

The government of Ghana, through the National Spatial Development Framework for 2015-

2035, aims to promote Accra as a world class city (Government of Ghana, 2015). Thus, the 

government prioritises the development of infrastructure projects in GAR. The emphasis on 

enhancing Ghana’s competitive edge within the West-African sub-region led to the promotion 

of certain areas while neglecting others. Accra Airport City (AAC) (Arthur, 2018) is one of the 

flagship projects that has received priority over other areas. The net effect is that, while certain 

areas such as AAC and the airport residential area were well planned, areas beyond these 

flagship projects have been unplanned (Grant & Yankson, 2003; Larbi, 1996). With limited fiscal 

and human capacity, effective spatial planning is present in the state-owned lands (less than 

13%) of residential Accra and is absent in customary lands, owned by chiefs and families, which 

constitute over 80% of the land (Larbi, 1996, p. 213). Therefore, Accra is a globalising city that is 

“neither global or traditional…, neither formal or informal…, neither fully urban nor rural in 

orientation; rather it is in the process of combining” (Grant, 2009, p. 154). Grant’s description of 

Accra makes it not only a relevant empirical case study for understanding contemporary spatial 

changes within the African context, but also appropriate for grounding assemblage thinking, the 

overarching conceptual approach used in this research.  

5.3.1.3 Selection of cases (new cities) 

The justification and background information for the studies of new cities within GAR are 

presented in the methodology sections of each of the manuscripts. These have not been 

repeated here to avoid unnecessary duplications.  

5.3.2 Methods of data collection and rationale 

In qualitative research, the researcher seeks “to discover, to explore a process, or describe 

experiences” (Onwuegbuzie & Leech, 2006, p. 482).  Various strategies of enquiry, including but 

not limited to, narratives, case studies, ethnographies, and participant interviews using open-

ended instruments, can be employed (Creswell, 2003). In this research, primary sources of data 

came from interviews, field observation, and photographs. In addition to this, a broad range of 

documents including government policy reports, project reports, medium-term development 

plans (MTDP), newspaper articles, and video documentary of Accra’s city extension project 

(ACEP) were collected and reviewed. Data from the various sources were then coded and 

categorised according to themes, such as motivations for developing new cities. Nvivo 12, a 
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qualitative analysis software, was used to search and create nodes (categories of themes). Since 

this research adopts the hybrid format (i.e., a thesis with publications), a detailed methodology 

section is included in each article (refer to Chapters 6, 7 and 8). Thus, in order to avoid 

unnecessary repetitions, some details are not included in this section; however, below is a brief 

description of the methods employed in the data gathering process.  

5.3.2.1 Interviews  

In qualitative research, interviews are the most widely applied tools for data collection 

(Sandelowski, 2002). The popularity of interviews in qualitative research is partly because they 

can be used to gather information about participants' experiences, views and beliefs concerning 

a specific research question or phenomenon of interest  (Lambert & Loiselle, 2008). One of the 

objectives of this research is to understand the socio-spatial impacts of new cities in Accra from 

the perspective of host communities. It will entail exploring the views and experiences of 

residents with respect to spatial transformation and outcomes. This research will further gather 

the views of experts, including spatial planners, urban development consultants, real estate 

developers, and government officials, on the rationales that underpin the production of new 

cities and governance in Accra. Thus, in person interviews are considered appropriate for this 

research. Unlike telephone interviews, one-to-one interviewing is costly because it requires the 

physical presence of the researcher and interviewee,  however it has an added advantage in the 

sense that the interviewer can observe the body language of the interviewee. According to Ryan, 

Coughlan, and Cronin (2009, p. 309), the one-to-one interview contributes to in-depth data 

collection by allowing the researcher to gain an insight into people’s understandings, 

perceptions and experiences of a given phenomenon.  

The determination of sample size in qualitative research is not as simple and straightforward as 

in quantitative approaches, where the sample size could be determined using mathematical 

formulae once certain variables such as the target population are known.  Increasingly, scholars 

have debated the determination of sample size in qualitative research, albeit with no consensus 

on a definite number (Baker, Edwards, & Doidge, 2012; Guest, Bunce, & Johnson, 2006; Mason, 

2010). This lack of consensus on the appropriate sample for qualitative research is because 

several factors, such as availability of resources, time, the approach and objectives of the 

research, how the data will be used, and the difficulty in transcribing several minutes of 

interviews, influence the number of interviews that can be conducted (Baker et al., 2012; Guest 

et al., 2006). A sample size of 30 to 40 is considered ideal for most qualitative studies (Baker et 
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al., 2012; Mason, 2010), although the key concern is information richness (Kuzel, 1992). In this 

study, a total of 45 interviews were conducted, as shown in  

Table 5.1. 

 

To achieve depth and information richness in qualitative research, the sampling approach should 

be guided fundamentally by two key considerations; appropriateness and adequacy (Morse & 

Field, 1995). Appropriateness in qualitative sampling implies the selection of participants that 

can best inform the study. At the same time, adequacy entails the adequate sampling of 

information sources (i.e., subjects, documents, places, and types of data) to address the 

research objectives and to develop an in-depth account of the phenomenon being studied 

(Fossey, Harvey, McDermott, & Davidson, 2002, p. 726). In many qualitative studies, participants 

are interviewed until the researcher reaches saturation – a point where no new information or 

themes can be derived from additional interviews (Guest et al., 2006). With purposive sampling, 

the researcher can minimise the number of interviews required to reach saturation by only 

selecting participants according to predefined criteria, in line with the research objectives (Guest 

et al., 2006, p. 61). For instance, small samples can be enough to provide the necessary 

information, provided the participants possess a certain degree of knowledge and expertise 

about the subject under enquiry (Romney, Weller, & Batchelder, 1986, p. 326). The “more 

similar participants in a sample are in their experiences with respect to the research domain, the 

sooner we would expect to reach saturation” (Guest et al., 2006, p. 76). Therefore, this research 

employed purposive sampling to select the participants necessary to achieve the objectives of 

the research.   

Before embarking on the fieldwork in Accra from December 2018 to April 2019, the researcher 

compiled a list of organisations and individuals to be interviewed. The listed included state 

agencies, real estate developers, spatial planning departments, and local assemblies. These 

institutions were purposively sampled because of their role in urban planning, development, 

and governance in Ghana. Also, officials from these institutions have in-depth knowledge of the 

processes of spatial transformation which are taking place in Accra.  During the first month of 

fieldwork (December 2018), the researcher visited these agencies with formal letters which 

summarised the research and the nature of questions to be asked, and sought their permission 

to recruit some staff for interviews. The first point of contact was the head office of the Land 

Use and Spatial Planning Authority (LUSPA) – the body responsible for human settlements’ 

planning and governance in Ghana. At LUSPA, permission was given to interview various staff 

members (senior planners) who have been involved in the planning of new cities in Accra, such 
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as Accra's city extension project (ACEP) and Airport City. Through LUSPA, the researcher 

obtained the contacts of urban development consultants and was introduced to the Greater 

Accra Regional Director of LUSPA. The Greater Accra Regional director of LUSPA connected the 

author with selected Directors of Physical Planning Departments in Metropolitan, Municipal, 

and District Assemblies in the Greater Accra Region.  

Table 5.1 is a list of interview participants and institutional affiliations.  

Table 5.1 Research participants and affiliations 

Group  Number  Institutional/community affiliation  

 

Local Government  

      

       6 

Tema Metropolitan Assembly, Ningo-Prampram Municipal 

Assembly, Kpone Katamanso Municipal Assembly, La Dade 

Kotopon Municipal Assembly, Accra Metropolitan 

Assembly, Adenta Municipal Assembly 

Central Government         6 National Development Planning Commission (NDPC), 

Environmental Protection Agency, Land Use and Spatial 

Planning Authority 

Estate Developers and 

Property Managers 

       10 Lakeside Estate Company Limited, Appolonia City, Atlantic 

Towers, Silva Star Tower, Marina Mall, Manet Properties, 

Airport City, Accra’s City Extension Project 

Independent 

Associations  

       3 Ghana Real Estate Developers Association, Airport City 

Association  

Academics         3  University of Ghana  

Urban Development 

Consultants 

       2  World Bank, NDPC 

Community level 

interviews 

      15 Oyibi, Mahateko, Appolonia Community, Afienya 

Total        45  
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At the community level, local politicians and residents of communities adjoining the case study 

urban enclaves were sampled. In each of the local communities visited (see  

Table 5.1), the first point of contact was always the assembly member7. Through the assembly 

members,  a rapport was developed with the various participants in the communities. The 

selection of participants was guided principally by their detailed knowledge of spatial 

transformation around their communities and impacts, availability to participate in the 

interviews, and the need to adhere to ethical principles in the conduct of the research, e.g., not 

interviewing participants below the age of eighteen.  

All interviews were semi-structured due to the flexibility of this approach. While there were a 

set of pre-determined topics of inquiry, semi-structured interviews allow for unanticipated 

issues and responses to unfold. The focus was on allowing the participants to tell their stories 

rather than answering a series of predetermined questions. This allows participants the 

flexibility to explore issues that are equally important but which may not be captured in the 

interview guide (Longhurst, 2003). Therefore, semi-structured, open-ended questions facilitate 

“the collection of more richer textured data from the participants than that obtained through 

formally structured scheduled questions” (Ryan et al., 2009, p. 310). Appendix H is a sample 

interview guide used in this research. The expert interviews took place within the 'natural 

setting' of the participants, which were the communities and offices of the residents and 

experts, respectively.  Data were collected between December 2018 and April 2019. The 

interviews were conducted in English. All interviews were tape-recorded using Philips Dvt2710 

8Gb Voice Tracer Digital Recorder. The recordings and verbatim responses to each question 

were transcribed.  

5.3.2.2 Review of policy documents  

Document analysis is a systematic process of reviewing documents—both hard copy and 

electronic materials (Bowen, 2009). Through an examination and interpretation of documents, 

the researcher seeks to gain insight, elicit meaning, and develop empirical knowledge of the 

phenomenon of enquiry (Rapley, 2008).  The purpose of document analysis, when combined 

with other methods such as interviews, is to enable the researcher to triangulate the findings. 

Triangulation is where the researcher draws on multiple sources of evidence to corroborate 

findings and thus reduce the effect of possible biases that generally exist in a single study 

(Bowen, 2009). Documentary analysis is also relevant because it enables the researcher to 

 
7 Assembly members are local politicians that represent the interest of local communities at the local 
government authority.  
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maintain “a certain sensibility towards the active role of non-human actors in the assemblage of 

the world” (Farías & Bender, 2010, p. 3).  

In this study, documents were relied upon to corroborate evidence from the interviews. Since 

the research aims to understand the processes of spatial transformation and governance, 

documents ranging from government policy reports to newspaper articles and magazines, were 

reviewed. These documents comprise the Medium-Term Development Plans (MTDP) of the local 

assemblies, environmental impact assessment reports, newspaper articles, organisational or 

institutional reports, magazines and promotional brochures of estate development companies, 

and Government of Ghana policy documents. Some of these documents were available online 

while others were obtained from the relevant Metropolitan, Municipal and District Assemblies. 

During the fieldwork, some time was spent at the library of the Head Office of the Environmental 

Protection Agency, reviewing environmental and social impact assessment reports of some 

proposed new cities in Accra, such as Airport City. These documents were reviewed and critically 

examined to reveal the motivations/discourses and policies that underlie new cities 

development in Accra, planning, implementation arrangements, actors, and potential 

environmental and social impacts. Table 5.2 shows the nature and specific types of documents 

reviewed for this research. 

Table 5.2 Documents obtained and reviewed 

Government 

Institution/Department  

Documents collected and reviewed  

Tema Metropolitan Assembly, 

Ningo-Prampram Municipal 

Assembly, Kpone Katamanso 

Municipal Assembly, Accra 

Metropolitan Assembly 

✓ Medium-term development plans (MTDP) 

Ningo-Prampram Municipal 

Assembly 

✓ Draft project report for Accra’s city extension 

project  

Land Use and Spatial Planning 

Authority (LUSPA) 

✓ Greater Accra Metropolitan Area Strategic 

Plan - 1992 

✓ Land Use and Spatial Planning Act 2016 (Act 

925) 
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✓ Ghana National Spatial Development 

Framework (2015-2035) 

Ministry of Local Government and 

Rural Development  

✓ National Urban Policy Framework - 2012 

✓ Ghana National Urban Policy Action Plan – 

2012 

Ministry of Finance and Economic 

Planning  

✓ National Policy on Public Private Partnerships 

(PPP) – 2011 

Environmental Protection Agency  ✓ 2016 State of the Environment, Ghana 

Non-Government Institutions  

Lakeside Estate Company Limited ✓ 2018 and 2019 magazines  

Appolonia City Development 

Corporation  

✓ Appolonia City development factsheet  

Airport City Association  ✓ Constitution/bylaws  

UN Habitat  ✓ Planned city extensions: Analysis of historical 

examples 

 

5.3.2.3 Field observation and photographs  

Observation is a crucial technique in qualitative research as it enables the researcher to become 

immersed in the activities and action of participants. Observation helps to capture the context 

in which participants operate, and provides information about the influence of the physical 

environment in structuring the actions of subjects (Mulhall, 2003). The researcher stayed in 

Accra throughout the fieldwork, and during this period, visited several new cities in Accra, 

including Airport City, Appolonia City, and Lakeside Estate and communities such as Mataheko, 

Oyibi, and Appolonia community. Ongoing construction activities were observed in the new 

cities, as well as day-to-day operations, and the lives and actions of people in the peri-urban 

communities adjoining the new cities. These observations enabled the researcher to appreciate 

the underlying drivers for new cities, the actors involved, and the impact on local communities. 

Spending long hours stuck in traffic, dealing with erratic power outages and water supply while 

living in Accra helped in gaining an appreciation of the context in which new cities emerge. 
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Taking field photos also helped to highlight the role of various objects in shaping the outcomes 

of new cities and to buttress the observations of the researcher, while serving as memory aids.  

5.3.2.4 Spatial data  

Since one of the objectives of this research is to understand the socio-spatial impacts of the 

development of new cities, spatial data comprising land use/cover and agricultural suitability 

maps were obtained from LUSPA (refer to Chapter Seven). Also obtained by the researcher was 

a shapefile of the location and distribution of urban enclaves in the Greater Accra Region (GAR) 

from LUSPA. The land use data, together with the shapefile of urban enclaves enabled the 

comparison of land-use changes before and after the development of new cities. Finally, master 

plans of the proposed new cities were obtained. The master plans capture the reasoning, ideas, 

and visions behind these new cities, as well as who and what has been involved in or excluded 

from the process.  

5.3.3 Data analysis: making sense of the data 

Data analysis is the most challenging stage of the qualitative research process (Leech & 

Onwuegbuzie, 2011). Thankfully, computer-assisted qualitative data analysis software 

(CAQDAS) programs make the process of analysis easier than manual methods (Bazeley, 2007; 

Friese, 2019). For instance the CAQDAS was used in storing, sorting, querying, and coding 

qualitative data which enabled the comparison of nodes/themes in a relatively short time 

(Friese, 2019; Leech & Onwuegbuzie, 2011). All interview transcripts were reviewed by the 

researcher for accuracy and completeness. Thematic analysis (Guest et al., 2006; Vaismoradi, 

Turunen, & Bondas, 2013) was performed on the transcripts using Nvivo 12 (QSR International). 

A key strength of the thematic analysis is that it is flexible, providing a detailed and nuanced, yet 

complex, account of the data (Braun & Clarke, 2006).  It involves coding, a process of searching, 

identifying, analysing, and reporting themes within the data set (ibid).  

Coding was done using Nvivo 12. A total of 70 codes were generated and categorised under five 

key themes, namely: actors/stakeholders in enclave urbanism, motivations, governance, 

planning, and socio-spatial impacts (Figure 5.1). These themes correspond with the research 

questions and aims. Again, the deployment of AT in this research implied unpacking the multiple 

processes that lead to the emergence and stabilisation of new cities.  Queries such as ‘word 

frequency’ and ‘text search’ were performed on the data to give a fair idea of the themes that 

were likely to emerge.  While Nvivo, as with all other CAQDAS programs, makes it easier and 

quicker to analyse qualitative data, scholars have warned about overly relying on these 
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programs for quick pattern discovery as opposed to gaining in-depth knowledge of the material. 

For instance, Leech and Onwuegbuzie (2007) are of the view that although CAQDAS programs 

can aid researchers in analysing their data, they cannot analyse the data for researchers; the 

researcher is the primary tool for analysis. 

Creativity, intuition, and insight must not be replaced by a rigid and systematic analysis of 

qualitative data when using CAQDAS (Leech & Onwuegbuzie, 2011). Therefore, in addition to 

the initial codes that were generated from the text search, the researcher was engaged in a 

continuous reflexive process to authenticate the link between the themes that emerged during 

the analysis and the data. This process required familiarisation with the data. While the 

researcher had prior knowledge of the data because all the interviews were conducted 

personally, a reading and rereading of all the transcribed texts helped to gain familiarity. This 

enabled immersion in the data, allowing the researcher to become familiar with its depth and 

breadth while searching for meanings and patterns (Braun & Clarke, 2006). The review of 

planning and policy documents provided the context for drawing meanings and interpreting the 

perspectives of the participants. The analysed data were reported in the journal articles as 

presented in Chapters Six, Seven and Eight.  

 

Figure 5.1 A screenshot of some of the themes and sub-themes generated in Nvivo 12 
Source: Author  

The visualisation of spatial data and maps was done using ArcMap 10.4. This program was used 

to display the land use/cover maps, agricultural suitability map, and the location and distribution 

of urban enclaves in GAR (refer to Chapter Seven).  
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5.3.4 Ethical conduct and validity  

This research was conducted in adherence with the principle of informed consent and 

minimisation of harm to participants (Fossey et al., 2002). Before undertaking the fieldwork, 

ethical clearance was obtained from the Human Research Ethics Committee at Griffith 

University. The research was granted ethics clearance status of ‘Fully Approved’ (GU Ref No: 

2018/748) (see Appendix D). Information sheets explaining the purpose of the research were 

presented to all participants both at the community and institutional level (Appendix E). 

Participants who wished to proceed with the interview after appreciating the purpose of the 

research were required to sign consent forms (Appendix F) to indicate their readiness to 

participate, in the knowledge that such participation was voluntary and devoid of any form of 

obligation. Participants also had the liberty to withdraw from participating in the interview at 

any stage. In addition, permission was sought from participants to tape-record all the interviews 

to ensure the capture of all relevant data. Participants were made aware that their anonymity 

would be guaranteed and that all answers provided were to be used solely for the research. To 

protect participants' identities, only designations, and in some cases, pseudonyms, were used in 

the analysis and reporting. 

Qualitative research is concerned with understanding the perspectives and experiences of the 

participants in relation to the phenomenon of enquiry (Onwuegbuzie & Leech, 2006; Rossman 

& Rallis, 2003). Thus, proper qualitative research should illuminate “participants' subjective 

meanings, actions, and social contexts, as understood by them" (Fossey et al., 2002, p. 731). This 

process of ensuring the views of participants are adequately represented in the research is 

termed validity. Validity in qualitative research refers to “how accurately the account represents 

participants’ realities of the social phenomena” (Creswell & Miller, 2000, p. 124). Several 

procedures were used to establish the validity of this research.   

First, multiple methods such as interviews, observation, and document reviews were employed 

in this research, which led to a more valid, reliable, and diverse construction of reality 

(Golafshani, 2003, p. 604). The use of different data collection methods and sources provided 

the researcher with the opportunity to search for convergence among the different sources in 

creating themes/categories (Creswell & Miller, 2000, p. 126). Secondly, interview transcripts 

were emailed to participants for their comments and corrections if necessary. This ensured that 

the transcripts that were ultimately used for the analysis and reporting were a true and accurate 

representation of participants' views. Accurately reporting the views of the participants is also 

part of the conduct of ethical research. Thirdly, during the analysis, verbatim quotes from the 
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data were included and juxtaposed with the researcher’s interpretation. This process, according 

to Fossey et al. (2002, p. 730), helps the reader to evaluate the authenticity of the researcher's 

claims about the data. 

5.3.5 Research limitations  

A major limitation encountered during the fieldwork was the reluctance of government officials 

to make available minutes of meetings relating to new cities’ development in Accra. Despite 

several follow-ups and reminders to the concerned officials, these documents were not 

released. This made it difficult to fully assess the discourses and motivations that underlie new 

cities emergence in Accra, and the researcher relied instead on interviews, newspaper articles, 

and government policy documents. Secondly, the environmental and social impact assessment 

(ESIA) report for Appolonia City could not be obtained. While this document is supposed to be 

a public document, requests and repeated visits to the Environmental Protection Agency (EPA) 

office in Accra yielded no results. Therefore, it was not possible to verify the total number of 

people that were affected by the development of Appolonia City and the compensation 

paid/received. Further, the lack of an ESIA report meant that those who were 

displaced/impacted as a result of the development of Appolonia City could not be identified and 

interviewed.  Finally, the researcher could not verify the environmental impacts of Appolonia 

City beyond the claims made – during the interviews – by officials of EPA and the ESIA consultant.  

These limitations, however, did not significantly impact the findings reported in this thesis.   
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Chapter 6 Exploring the emergence and governance of new cities in Accra, Ghana 

This chapter focuses on the drivers, discourses, and processes leading to the development of 

new cities in the Greater Accra Region (GAR). It examines the complex governance arrangements 

of these new cities. Through a conceptual framing underpinned by assemblage thinking and 

Actor Network Theory, the chapter traces the specific problematisations, contingencies, socio-

materialities and becoming of new cities. It answers the first research question: how and why 

do new cities emerge and how are they governed in GAR? The results presented in this chapter 

were based on in-depth interviews and review of documents. The chapter responds to calls for 

situated and empirical examination of the social, institutional and political factors that underpin 

contemporary spatial transformation (e.g., McGuirk & Dowling, 2009; van Noorloos & 

Kloosterboer, 2018; Wissink, 2013) and contributes to ongoing debates about the governance 

of Africa’s new cities (Fält, 2019; Herbert & Murray, 2015; Murray, 2015).  

The chapter has been published as a journal article in Cities - The International Journal of Urban 

Policy and Planning (Impact Factor: 4.802).  The citation is:  

Korah, P. I. (2020). Exploring the emergence and governance of new cities in Accra, 

Ghana. Cities, 99, 1-10. https://doi.org/10.1016/j.cities.2020.102639 

6.1 Statement of contribution to the published paper  

The published paper is sole authored. However, the researcher’s principal and associate 

supervisors provided constructive feedback on an earlier draft of the paper. Their insights and 

feedback are duly acknowledged.  
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Exploring the emergence and governance of new cities in Accra, Ghana 

6.2 Abstract  

The purpose of this paper is to: (1) explore the motivations and rationales that underpin the 

production of new cities in Accra and (2) understand the governance arrangements for such 

cities.  The paper adopts a non-reductionist approach underpinned by a conjunction of 

assemblage thinking and Actor Network Theory to trace the emergence and governance of 

Airport City and Lakeside Estate in Accra, Ghana. Through qualitative research involving 

interviews with twenty key informants and documentary analysis, the findings indicate that the 

assemblage of objects, actors and rationales that underpin the production and governance of 

new cities in Accra bear little semblance to the neoliberal framing and privatised governance 

models that characterise post-colonial theorisation of urban spatial restructuring in Africa. 

Therefore, urban research ought to transcend inherited concepts of contemporary spatial 

transformation – framed on the dominant narratives of globalisation and neoliberalisation, to 

empirically and inductively trace the conditions under which new cities emerge and are 

governed in specific local contexts such as in Africa 

 
Keywords: Urbanisation; New Cities; Globalisation; Assemblage; Airport City; Spatial 

Transformation 

6.3 Introduction     

In recent years – specifically the past five years – there has been a significant rise in urban studies 

scholarship examining the emergence of new cities in Africa (e.g., Côté-Roy and Moser, 2019; 

Grant, 2015; van Noorloos & Kloosterboer, 2018; Watson, 2014). Fundamentally, these new 

cities mirror planned autonomous enclaves and ‘urban utopias’ (Authur, 2018; Carmody & 

Owusu, 2016; Datta, 2015; Grant, 2015), which are developed and/or marketed as solutions to 

the overwhelming urbanisation and sustainable development challenges that confront many 

African cities today (Cobbinah, Erdiaw-Kwasie & Amoateng, 2015). Indeed, domestic and foreign 

companies are investing heavily in African urban property (Grant, 2009, 2015; Herbert & Murray, 

2015; Murray, 2015; van Noorloos & Kloosterboer, 2018).  Motivated by prospects of a huge 

market in Africa8 – due to rapid urbanisation and growing middle-income class – investors are 

perhaps experimenting with African urban property. Here, ‘spatial fixes’ (Harvey, 1985) are 

 
8 Africa's growing middle class drives prosperity. Available at https://www.axios.com/africas-growing-
middle-class-is-a-source-of-pros-1516452641-9f257787-0cd6-403c-b7dc-954f078e24f6.html Accessed 
on 04/07/2019 
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being sought for overaccumulated capital, where private investors are scrambling to invest in 

African urban property as the ‘last development frontier’ (Watson, 2014, p. 216).  

Yet, there is limited conceptual and empirical understanding of the ongoing spatial 

transformation in urban Africa, particularly under modern capitalism (see van Noorloos & 

Kloosterboer, 2018).   The rise of new cities, gated communities, special economic zones, and 

other spatial assemblages in Africa could easily be read in terms of globalisation and neoliberal 

spatial restructuring in order to be competitive globally (Goldman, 2011; Grant, 2009; Haughton, 

Allmendinger, & Oosterlynck, 2013; He & Wu, 2009; Jessop & Sum, 2000; Newman & Thornley, 

2005; Roy & Ong, 2011; Swyngedouw, Moulaert, & Rodriguez, 2002). Research has shown that 

private governance models have emerged in new cities to replace traditional city authorities 

such as municipal councils – reflecting a general trend towards neoliberal and ‘privatised 

urbanism’ (Fält, 2019; Herbert & Murray, 2015; Murray, 2015).  

However, the question is: do neoliberal concepts adequately explain the emergence and 

governance of new cities in Accra, Ghana or are different conceptual tools required to grasp 

emergent and often fluid urban spatial transformations?  How can assemblage thinking (AT) and 

Actor Network Theory (ANT) conceptualisation of the emergence and governance of new cities 

in Accra contribute to our understanding of contemporary spatial transformation in urban 

Africa? Accra has recently undergone significant spatial transformation and has evolved in a 

discontinuous manner since opening up to the forces of globalisation in the 1980s (Korah, 

Matthews, & Tomerini, 2019). The city has remained the primary recipient of foreign direct 

investment (FDI) to Ghana. Previous studies that examined contemporary spatial restructuring 

in Accra focused on gated communities and underlying drivers (see Asiedu & Arku, 2009; Grant, 

2005). The emergence of new cities in Ghana is a new phenomenon hence little is known about 

how and why these cities are developed and governed.  

The processes and rationales that underpin the materialisation and governance of new cities in 

varied contexts are generally different (Wissink, 2013) and complex (van Noorloos & 

Kloosterboer, 2018). However, there is limited scholarship on how an examination of new cities 

through a combined reading of AT and ANT, which centres emergence and processuality of a 

phenomenon, might contribute to our understanding of contemporary urban spatial 

transformation and governance. The purpose of this paper is to: (1) explore the motivations and 

rationales that underpin the production of new cities in Accra and (2) understand the 

governance arrangements for such cities. First, in doing so, the paper responds to calls (e.g., van 

Noorloos & Kloosterboer, 2018; Wissink, 2013) for situated and empirical investigation of the 
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rationalities that underpin new cities and their governance. Second, the paper addresses the 

need to theorise from the South (Robinson & Roy, 2016) rather than applying inherited concepts 

from the Global North, which are less equipped for explaining the contemporary urban 

phenomenon (Brenner & Schmid, 2015; Peck, Theodore, & Brenner, 2013).  Inspired by Brenner 

and Theodore’s (2002) idea of ‘actually existing neoliberalism’, this paper suggests that the 

assemblage of new cities in Accra bear little semblance to the dominant neoliberal framing and 

privatised governance models that characterise theorisation of contemporary urban spatial 

restructuring in Africa (e.g., Choplin & Franck, 2010; Herbert & Murray, 2015; Murray, 2015).  

6.4 Understanding the emergence and governance of new cities  

In this paper, new cities are described as large-scale urban projects that are master-planned and 

primarily built from scratch as autonomous enclaves within or around existing cities (Herbert & 

Murray, 2015; Watson, 2014). In many cases, they include a wide range of urban services, 

including the privatisation of land for commercial, residential, and technology purposes (van 

Noorloos & Kloosterboer, 2018).  

Globalisation and neoliberalism are the dominant notions that underlie contemporary urban 

spatial restructuring (Haughton et al., 2013; Newman & Thornley, 2005; Swyngedouw et al., 

2002). Neoliberalism refers to the new model of socioeconomic regulation in cities, reflecting a 

gradual shift away from distributive policies, welfare considerations, and direct service provision 

towards more market-oriented and market-dependent approaches aimed at pursuing economic 

promotion and competitive restructuring (Harvey, 1989; Swyngedouw et al., 2002, pp. 547-548). 

Cities are the arenas through which neoliberal initiatives are articulated (Brenner & Theodore, 

2002). Neoliberal spatial initiatives such as the creation of special economic zones, gated 

communities, privatised spaces, urban enclaves, and large-scale mega projects have been 

discussed extensively in the academic literature (Grant, 2005; Herbert & Murray, 2015; Lui, 

2008; Swyngedouw et al., 2002; van Noorloos & Kloosterboer, 2018). Fundamentally, these 

neoliberal spatial initiatives are enabled by new forms of governance such as public-private 

partnerships, privatisation and mobilisation of policies to promote ‘territorial competitiveness’ 

(Brenner & Theodore, 2002, p. 365; He & Wu, 2009; Newman & Thornley, 2005).  

Territorial competition, where new elites become involved in city building, has been observed 

in the United States since the 1970s (Molotch, 1976). Here, real estate investors or 

entrepreneurs seek to secure control over cheap land, promote it, and later sell it for profit 

(Light, 2002; Nijman, 1997). To enhance their property values - these ‘land-based elites’ utilise 

the government - both at the local and non-local level, to have growth-inducing resources, such 
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as roads, invested in their localities at the expense of others (Molotch, 1976). The strategy of 

promoting certain spaces over and against others, as seen in North America, has also been 

observed in Europe (Waterhout, Othengrafen, & Sykes, 2013). Within the European context, 

‘soft spaces’- areas insulated against the rigidities of formal planning are used for promoting 

neoliberal agendas (Stead, 2014).  

In the Asian context, particularly China, neoliberal driven governance has seen local 

governments actively engaged in the marketing of their respective territories in order to attract 

external investors (see Wu, 2000). Strategies to attract investments involve the adoption of 

deregulated spaces such as development zones (Wong & Tang, 2005; Zheng, Barbieri, Di 

Tommaso, & Zhang, 2016).  Development zones, like export processing zones, contain industries 

that may be used to produce goods and services for export. Examples of these zones include 

Guangzhou Development District, Shenzhen and Pudong special economic zones in China 

(Newman & Thornley, 2005; Wong & Tang, 2005). Other works (Goldman, 2011; Roy & Ong, 

2011) have discussed strategies, such as the development of an international airport and 

information technology enclaves, employed in ‘world city making’ to become competitive in 

attracting global investors.  Goldman (2011) terms this art of becoming a ‘world city’, a ‘state of 

exception’ and new form of speculative government and urbanism that may undermine civil 

rights.  

In Africa, contemporary urban space production could be linked to foreign direct investment 

(FDI) in urban property. The 2008 financial crisis and downturn in urban property demand in the 

Global North may have caused property investors to explore new markets in those parts of the 

world where there is continuing urbanisation and economic growth especially Africa (Grant, 

2015; Watson, 2014). The emergence of Africa’s new cities, including Modderfontein New City 

in South Africa and Appolonia City in Ghana, is connected to many countries across the globe 

such as in Asia, Euro-American, and Middle East (van Noorloos & Kloosterboer, 2018). China, for 

instance, is actively involved in several new cities’ development across the African continent9. 

Rendeavour, supported by Norwegian, American, New Zealand, and British investors, is 

presently developing seven new cities in Sub-Saharan Africa10. The confluence of growing African 

economies, rapid urbanisation, and the emerging middle class has created a perfect opportunity 

for Africa to be promoted as a property investment frontier (Watson, 2014). Plans for Africa’s 

new cities are often inspired by Dubai, Shanghai or Singapore examples. These plans reflect 

 
9 See van Noorloos & Klooterboer (2018, p. 1229) for a list of some of these projects 
 
10 https://www.rendeavour.com/ 
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ambitions to create world-class and modern cities  that are capable of competing for global 

capital (Goldman, 2011).  

It must be emphasised that it is not yet possible to generalise about the factors driving the 

production of new cities in Africa (Watson, 2014).  van Noorloos and Kloosterboer (2018) called 

for empirical research into the rationalities that underpin the emergence of new cities is specific 

local context (see also McGuirk & Dowling, 2009). Similarly, there is a little scholarship to date 

on how Africa's new cities will be governed (Watson, 2014). This dearth of scholarship is, partly, 

because many of these new cities are at the conception stage, and very few of them are likely 

to materialise (van Noorloos & Kloosterboer, 2018; Watson, 2014). More so, “the private-public 

relations behind the projects (new cities) are often complex” (van Noorloos & Kloosterboer, 

2018, p. 1228). The complexity of the public-private partnerships in new cities’ development 

could be explained by the fact that in many of these new cities, the role of the state is not clearly 

articulated (van Noorloos & Kloosterboer, 2018).   The few studies that have examined 

governance of new cities, have pointed to the emergence of a new form of governance – a 

privatised governance model, which replaces traditional city authorities such as municipal 

councils (Herbert & Murray, 2015; Murray, 2015). Yet, new cities’ productions are “the 

outcomes of, and awkwardly integrated into, existing social and spatial constellations of urban 

governance and the built environment” (Shelton, Zook, & Wiig, 2015, p. 14). The next section 

situates contemporary spatial transformation within a relational perspective.  

6.5 A relational analysis of new cities: Assemblage thinking (AT) and Actor Network 

Theory (ANT) perspective 

For a complete understanding of the ‘actually existing new cities’, research must explore the 

“path-dependent, contextually specific interactions between inherited regulatory landscapes 

and emergent neoliberal, market-oriented restructuring projects” (Brenner & Theodore, 2002, 

p. 349) at the city scale. This a task AT and ANT can accomplish.  

Assemblage thinking (AT) and Actor Network Theory (ANT) are among the most applied 

conceptual approaches in social science scholarship today (Farías & Bender, 2010). The 

popularity of these approaches in various social science disciplines is, perhaps, due to their 

relational view of a societal phenomenon, in which agency results from the coming together of 

heterogeneous elements (Müller & Schurr, 2016).  Heterogenous elements refer to both human 

and non-human actors, and their capacity to stimulate change and stability in a phenomenon. 

AT and ANT are both anti-reductionists in the sense that they both problematise pregiven 

categories such as local/global, rich/poor, human/objects etc., in explaining a social 
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phenomenon.  While AT and ANT have similarities, there are also differences between the two; 

according to Müller and Schurr (2016), AT describes change with fluidity or rupture while ANT 

describes change without rupture. Such differences, in the view of Müller and Schurr (2016), 

implies that any ‘cross-fertilisation’ of the two for conceptual purposes must be done with 

caution.  

AT originates primarily from the work of Deleuze and Guattari (1987). Their concept of 

agencement was translated, albeit awkwardly, as ‘assemblage’ by Brian Massumi in the English 

version of A Thousand Plateaus published in the late 1980s (Brenner, Madden, & Wachsmuth, 

2011, p. 227). Today, assemblage as concept, “idea, an analytic, a descriptive lens or an 

orientation” (McFarlane, 2011a, p. 206) has gained popularity in various social science 

scholarship (Baker & McGuirk, 2017; Brenner et al., 2011; Dovey, 2012; Hillier, 2011; Murray Li, 

2007; Van Wezemael, 2008). For instance, as an orientation to the world, assemblage refers to 

the process through which an object is made (e.g., a form of thinking about how spatial plans 

are produced). On the other hand, assemblage refers to the final product or entity as object in 

the world (e.g., urban enclave, infrastructure) (McFarlane, 2011b, p. 652).  

Assemblage refers to a process of bringing together heterogenous elements (Van Wezemael, 

2008). These heterogeneous elements depending on the assemblage may include objects/things 

(land, capital, building materials) subjects (communities, entrepreneurs, chiefs, consultants, 

planners), objectives (profit, control, property, efficiency, orderly development, security, etc), 

knowledge, institutions, discourses and planning regimes (see also Murray Li, 2007).  AT 

emphasises emergence and becoming of a social phenomenon. It implies that theories which 

start with ‘actual’ physically apparent systems, do not sufficiently explain origins of those 

systems (Van Wezemael, 2008). Therefore, rather than focusing on the ‘final product’, 

assemblage is all about “indeterminacy, emergence, becoming, processuality, turbulence and 

the sociomateriality of phenomena” (McFarlane, 2011a, p. 206). 

With its emphasis on process, becoming etc., AT offers a way to break the oppositional 

categories that frame our understanding of a system or phenomenon such as between 

order/chaos, formal/informal, temporality/spatiality, rural/urban and local/global, etc (see 

Brenner et al., 2011). AT, thus, offers a flat ontology for understanding a social phenomenon (De 

Landa, 2006). The flat ontological position of AT implies that we could conceptualise new cities 

as emerging from the interaction of multiple actors (including both human and non-human) at 

multiple scales in time. Therefore, the actors and motivations for the development of new cities 

are no longer defined by a predetermined definition but by the assemblages that these actors 
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enter and constitute (McFarlane, 2011b, p. 653). Applying AT to new cities might mean 

abandoning any a priori conception or understanding of how and why these cities emerge and, 

instead, focus on situated and relation account of the processes and actors that underpin their 

production (Wissink, 2013) 

This flat ontological status of assemblages aligns with ANT.  The origin of ANT can be traced to 

Bruno Latour, Michel Callon and John Law. Fundamentally, ANT underscores the co-relations 

between all manner of objects (non-human) and humans (Latour, 2005). ANT emphasises on an 

approach “which neither distinguishes structure and agency, nor differentiates local and global” 

(Hubbard, 2006, p. 145). ANT perspective implies that cities are formed through changing actor-

networks or assemblages because of the evolution of earlier associations (Wissink, 2013, p. 4). 

ANT offers an opportunity for improved understanding of how a city, urban enclave, a policy, 

plan etc. got into its present situation (Hillier, 2011, p. 512). Translation in ANT can help to 

unpack the motivations of various actors, and the power relations that exist between the actants 

(ibid).   

A ‘cross-fertilisation’ of AT and ANT can offer a rich conceptual arsenal for understanding socio-

material phenomena such as new cities. Müller and Schurr (2016) suggest a ‘cross-fertilisation’ 

of AT and ANT can account for change and stability in a socio-material world. Combining AT and 

ANT has many benefits, in that, they complement each other and help to elaborate potentials 

present in each that has been not been adequately articulated (Boonstra, 2015). First, ‘cross-

fertilisation’ of AT and ANT can help in stabilising relations between heterogeneous elements.   

According to Müller and Schurr (2016), AT falls short when it comes to empirical and rich 

accounts of stabilisation of relations. This is so because AT has a more philosophical 

underpinning than an empirical toolbox (De Landa, 2006). For Brenner et al. (2011, p. 229), 

“assemblage-theoretical urbanism remains too broadly framed, at times even indeterminate, to 

realise its proper analytical potential”.  Therefore, to understand how and why spatial 

assemblages such as new cities are produced and governed, ANT provides an empirical toolbox, 

as in translation (Callon, 1984), which can be applied to trace the processes of assembling. 

Secondly, a conjunction of AT and ANT can help to analyse multiplicity and fluidity of a 

phenomenon. For analysis of change and disruption in spatial assemblages, AT and ANT can 

work in tandem (Müller & Schurr, 2016). Both approaches are about the emergence, becoming 

and socio-materiality of phenomenon (McFarlane, 2011a).  
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6.5.1 Analytical framework: Phases of new city ‘becoming’  

This section briefly describes the processes through which socio-spatial assemblages are formed 

and stabilised/destabilised. It does so through a combined reading of AT and ANT. To understand 

the production and governance of new cities in Accra, four processes of becoming inherent in 

both AT (Manuel De Landa version) and ANT, were applied.   

Decoding/Problematisation  

Problematisation in translation (ANT) is where a principal actor defines a problem and identifies 

a course of action. In this phase, the actor is willing to depart from the ‘usual’ way of doing 

things, to dissociate from the existing conditions and to explore new ways of doing things.  The 

actor (an estate developer, government, planner, etc.) then defines the roles of other actors 

(both human and non-human) in addressing the problem.  In assemblage terminology, this is 

termed decoding where a problem is defined – this could be in relation to the nature of urban 

development – and others are made aware of the problem. To address this problem, the actor/s 

propose a new type of organisation, knowledge and technologies for addressing the problem.  

Deterritorialisation/Interessement  

Deterritorialisation is any process that “frees up fixed relations and heterogenises entities” (Van 

Wezemael, 2008, p. 175).  Deterritorialisation entails the destabilisation and eventual removal 

of coding that “confer fixed meaning” (Hillier, 2011, p. 512). Deterritorialisation is the equivalent 

of interessement in translation (ANT). It refers to the orientation of an assemblage or initiative 

in relation to its outside environment – thus the initiative tries to be creative, open and receptive 

to new actors and choices.  During interessement phase, principal actors try to ‘lock’ the other 

actors into roles and responsibilities that had been proposed for them (Callon, 1984). Here, the 

originator of the initiative looks for associates, and attempts to establish connections between 

them and the initiative. Various strategies such as negotiations, enticements, persuasions, and 

violence may be used to reach this goal (Wissink, 2013).  

Territorialisation/Enrolment 

Territorialisation in assemblage terminology and enrolment in ANT implies a state where the 

initiative sharpens its borders and homogenises its components (De Landa, 2006). It refers to 

the orientation of an initiative towards its internal dynamics – it tries to be discriminatory in 

selecting elements or associates for inclusion in the network because these elements or 

associates are deemed necessary for its own survival. Here, goals and roles are translated into 

clear statements perceived as truths (Wissink, 2013). At this phase, there is also a specification 
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of identity, borders, and hierarchy. The initiative or system is thus stabilised. In relation to 

development of new cities or planned autonomous enclaves, land use regulations, development 

plans, building plans, and contracts may as act as stabilising parameters.  

Coding/Mobilisation 

Coding (in assemblage) and mobilisation (ANT) is the last phase of the translation process. In this 

phase, the network or assemblage becomes more recognised, more accepted, and more 

embedded in its surroundings (Boonstra, 2015, p. 122). At this stage the socio-spatial imprint of 

the assemblage is evident. In order words, a new order has emerged. Here, there may be a 

constitution that spells out the privileges and obligations of each component in the assemblage 

(De Landa, 2006) At this stage, relations between human and non-human actors disappear in 

‘black boxes’ and are not questioned anymore (Wissink, 2013, p. 5). 

6.6 Study area and methods  

6.6.1 Study area 

The case study new cities – Accra Airport City (AAC) and Lakeside Estate – are in the Greater 

Accra Region (GAR) of Ghana (Figure 6.1). GAR is the most urbanised region in Ghana with 87% 

of its total population living in urban centres (GSS, 2012). With a population of four million as at 

2010, and total land area of 3245 km2, GAR’s population density was 1,200/km2, making it the 

most densely populated region in Ghana (GSS, 2012). GAR comprises twenty-nine Metropolitan, 

Municipal, and District Assemblies (MMDAs). These MMDAs exist as separate administrative 

units but have grown into a major urban agglomeration thus creating the Accra City Region 

(ACR). GAR is characterised by sprawl, fragmented and inefficient spatial development patterns 

(Korah et al., 2019). This fragmentation is the result of high population increase, emergence of 

gated communities, inefficient land use planning and development control, and the nature of 

land ownership. For instance, Larbi (1996, p. 213), observed that spatial planning was limited to 

state-controlled lands (representing less than 13%) of residential Accra and neglected the far 

more extensive customary lands11 which constitute over 80% of land in Accra. Following 

liberalisation of Ghana’s economy in the 1980’s, Accra, the capital city of Ghana, emerged as the 

major recipient – over 80% – of all inward foreign direct investment (FDI) projects to Ghana.  FDI 

in urban property and growing population are exerting pressure on land, creating scarcity and 

high prices. Within the context of weak land market and development, land speculation in peri-

urban areas tends to be widespread, leading to urban development without appropriate 

 
11 Land owned by communities and vested in a ‘stool’, represented by chiefs and families  
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city making resonates with translation in ANT as explained earlier. To operationalise the 

assemblage orientation, a case study approach was adopted which allows for in-depth and 

detailed analysis of a phenomenon within a given physical, social, economic and political context 

(Yin, 2013). In understanding ‘how’ and ‘why’ AAC and Lakeside Estate were produced and 

governed, the paper adopts an ethnographic sensibility - a pragmatic approach to qualitative 

data gathering (Baker & McGuirk, 2017, p. 434), attuned to ‘defamiliarialisation’  (Roy, 2012). 

Defamaliarisation is a strategy, not limited to observation of research subjects, that inductively 

traces situated accounts of diverse processes that bring about socio-spatial assemblages such as 

new cities. Here, ‘immersion’ and long periods of observations – typical of traditional 

ethnographic research – were replaced by semi-structured interviews. This was necessary given 

the limited time-period, approximately four months, for conducting fieldwork.  

In-depth qualitative interviews were conducted between January and April 2019. In all 20 key 

informant interviews were conducted with spatial planners, estate developers, representatives 

of Ghana Real Estate Developers Association (GREDA), academics, and government officials who 

were directly involved in the development and management of the new cities. The respondents 

were purposively selected because of their knowledge of new cities’ emergence in Accra. All the 

interviews were conducted in English language. The interviews sought to understand the 

rationales and historical background of the new city projects, the actors, and governance 

framework. The interview conversations which lasted between 30 and 40 minutes, were 

recorded and later transcribed. The interviews were complimented by field observations and 

photographs. Several field visits were made to the case study cities to observe the day-day 

activities involved in their development and management. For triangulation (Yin, 2003), 

documents and reports, magazines, promotional texts, news articles and websites related to the 

projects were further examined. The transcribed interviews and policy documents were coded 

using Nvivo 12. Following Bergin (2011), all the texts were read, and the references coded to the 

four processes of becoming, the analytical framework adopted in this paper. During the analysis, 

verbatim quotes from the interviews were included and, in some cases, buttressed with 

evidence from the documentary analysis.   

6.7 Tracing the emergence of new cities in Accra  

6.7.1 The making of Lakeside Estate 

Agri-Cattle Lakeside Estate Limited, known commonly as Lakeside Estate, emanated from the 

family of the Japan Motors Group of Companies. Today, Lakeside Estate is a private real estate 

company that is touted as the leading provider of affordable (low-cost) homes in the Greater 
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Accra Region of Ghana. Presently, the company is developing a 2900-acre land parcel in Adenta 

(Figure 6.1), a project described as ‘new city’ with services such as a business centre, recreational 

centre, educational facilities and police post (Lakeside Estate, 2019).  

Lakeside Estate started as a farming company called Agric-Cattle Limited in 1974 when its 

present land was obtained from Nungua Stool12 for farming purposes. Japan Motors – the parent 

company – bought an existing farm called Black Watch Cattle Breeding. This decision was in 

response to the Acheampong Government’s policy of self-reliance on agriculture dubbed 

‘operation feed yourself’. At the time, pressure was on expatriate companies, many of whom 

were already into trading.  

Almost all the expatriates were into trading and every year, they were repatriating huge 
sums of money. So, what President Acheampong did was that, hence forth, nobody is going 
to repatriate money from Ghana. I (President Acheampong) will only allow you to take 
money out of Ghana on one condition: apart from your trading, do farming (Marketing 
Director, Lakeside Estate Limited, March, 2019).  
 

Black Watch Cattle Breeding was, thus, renamed Agric-Cattle Limited. The company focused on 

crop farming and cattle breeding. Decoding or problematisation started when the Government 

of Ghana compulsorily acquired part of the company’s land in 1992 to develop what is now 

known as Adenta Housing Down.  

First, as a result of the housing on part of our land, the cattle kept straying into people’s 
houses and there were other developments around. Secondly, we realised that the land had 
lost its fertility, so it was becoming more expensive because you had to do a lot of fertilizer 
application. So, it became more expensive continuing with the kind of agriculture we were 
doing. The idea came up to change the face of the company to move away from farming and 
then do Real Estate (Marketing Director, Lakeside Estate Limited, March, 2019). 

The company moved away from farming and began to explore new ways of addressing the 

problem. The Government of Ghana’s housing policy transition under the structural adjustment 

program in the 1980s also provided Agric-Cattle Limited a certain liberty and flexibility to 

operate through the creation of a conducive environment for real estate development.  

You are talking about a neoliberalised economy. The economy was liberalised, people have 
access to foreign currency, and they are able to import building materials; companies are 
taking advantage of the government housing policy and economic policy generally. That’s 
how come Ghana Real Estate Developers Association (GREDA) and all these others have come 
up. Is all because of the economic reform, structural adjustment and liberalisation. The 
liberalisation has also affected the housing production in the sense that the housing policy is 
giving a kind of opportunity to real estate companies to invest (Professor of Urban Geography, 
University of Ghana, January, 2019). 
 

 
12 The traditional authority that possesses and releases land to buyers 
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Deterritorialisation or Interrestment started when the company mobilised new actors and 

resources for addressing the problem identified in the decoding phase.  The decision to venture 

into the real estate business was partly influenced by the fact that a young member of the 

Kamoni Family (this family owned both Japan Motors and the then Agric-Cattle Limited) had 

graduated from university with a degree in Building Technology. This was central in the 

transition process because the company (Agri-Cattle Limited) did not have any previous 

experience in construction. Furthermore, in the year 1995, the company approached the owners 

of the land (Nungua Stool) to negotiate for change of use of the land from farming to real estate.  

The negotiation process took some time because it involved payment of money and you 
needed the agreement of all the sub-chiefs under Nungua because our land is huge. Though 
the land is under the control of the Nungua Stool, there were lot of other sub-chiefs that 
portions fell in their land. By the year 2000, we were able to get the agreement of all of them, 
so the use was changed from farming to Real Estate (Marketing Director, Lakeside Estate 
Limited, March, 2019). 

The area was rezoned from agricultural use to residential by the Physical Planning Department 

of Tema Metropolitan Assembly (Figure 6.2). Japan Motors, the parent company provided seed 

money of 2 million US dollars and construction began in the year 2000. The first set of houses 

was completed in 2002. Various strategies such as overseas marketing were employed to reach 

out to Ghanaians working in the diaspora to get to them to invest in Lakeside Estate (Lakeside 

Estate, 2019). Other means of interrestment included the promotion and adoption of green 

technology at Lakeside Estate (Figure 6.2). The adoption of green technologies in Lakeside Estate 

could represent what Watson (2014, p. 217) terms “contemporary rhetoric on urban 

sustainability”, where efforts are made to project Lakeside Estate as a modern city and driver of 

innovation and sustainability.  
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Figure 6.2 Lakeside Estate Master Plan (left) and Green Technologies (right) 
Source: Lakeside Estate Magazine, 2019  

 

The confluence of the desire to own a house, particularly by the growing middle class, and 

insecurity of land tenure in Accra have created a huge demand for estate housing since they 

provide better security. In short, people who desire to own homes in Accra due to rising incomes 

and are confronted with the problem of land insecurity would rather buy an estate home.  

In Ghana, owning a property has become symbol of prosperity, so anybody who jumps the 
poverty ladder, next ambition is to have a house. And because Accra has expanded so 
much, it becomes very difficult to get a place to build.  When you go to the court, land 
cases are about the highest number of cases pending perhaps except for marriage cases. 
Once these private companies (Real Estate Companies) can secure large tracks of land 
from the chiefs or families, it provides some security for the middle-income earners who 
want their own home (Associate Professor of Geography, University of Ghana, January, 
2019). 
 

Lakeside Estate Company Limited is thus able to leverage on customary land disputes in Accra, 

to persuade prospective homeowners and entrepreneurs to invest in Lakeside Estate.  

Once interrestment is achieved, the next phase is territorialisation or enrolment. Sub-

leaseholders at Lakeside Estate are expected to adhere to certain rules and regulations.  

Lakeside Estate Company Limited enforces municipal by-laws which are meant to promote 

quality and hygienic environment for all. Some of these by-laws read “any construction, 

extension (including fence-wall), change of colour or zone must have approval in writing from 
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Lakeside Estate Limited or their representative” and “a plot may be resold or re-entered by the 

company if left undeveloped for two or more years” (Lakeside Estate, 2019, p. 17). Some of the 

by-laws emanate from Adenta Municipal Assembly, the body responsible for granting planning, 

building permits and enforcement of development control.  

We approve planning schemes for Lakeside Estate.  After the planning approval, they also 
need a building permit…they can not develop contrary to what we approve. The Assembly 
works with Lakeside Estate Company Limited to ensure the right things are done (Physical 
Planning Director, Adenta Municipal Assembly, March 2019).  

The above rules and regulations tend to sharpen the borders of Lakeside Estate and 

homogenises its structures. Once territorialisation is complete, the next step is coding or 

mobilisation.  

Coding is undertaken to further stablise the identity of assemblages (De Landa, 2006). As part of 

coding or mobilisation, Lakeside Estate was divided into 13 resident communities with each 

community being about 300 acres (Lakeside Estate, 2019). The purpose of this division is to 

enhance better management of the communities. Each community has a residents’ association 

with elected leaders. These associations are expected to bring the communities together for 

collective development.  

…what we have done is to encourage each community to have an association and usually a 
lot of them meet once a month and at these meetings, we make sure a representative of the 
company is always at that meeting so that we can get feedback from them (Managing 
Director, Lakeside Estate Limited, March, 2019).  
 

Beyond the residents’ association, there is also the Lakeside Estate Contractors Association. This 

association consists of qualified contractors and sub-contractors who build homes at Lakeside 

Estate. The company has a pool of consultants such as civil engineers, electrical engineers, urban 

planners and architects. All these professionals have defined roles and responsibilities, and are 

central in the identity and uniqueness of Lakeside Estate. Lakeside Estate is also a member of 

GREDA, the body that advances and protects the interests of real estate developers.  Finally, 

there is a government police post, which together with Lakeside Estate private security, provides 

security for residents and property within Lakeside Estate.  

6.7.2 The evolution of Accra Airport City (AAC) 

AAC is a public-private partnership project comprising Ghana Airports Company Limited (GACL) 

and private investors. AAC is a modern urban development that seeks to raise Ghana’s profile 

as gateway to West Africa and ensure judicious use of urban space (Arthur, 2018). It is a 

miniature city that encompasses an assemblage of modern commercial complexes such as 

shopping malls, hotels, offices and entertainment theatres. It is within the vicinity of Kotoka 
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International Airport (KIA) and is regarded as the best international business centre in Ghana. 

AAC is approximately 41 acres comprising 29 plots. Presently, GACL holds a 99-year lease from 

Lands Commission for the AAC project land, following which, the company has offered subleases 

for 45 years to investors, with the possibility of a 10-year renewal upon expiration (Arthur, 2018, 

p. 264). The AAC site was originally occupied by vegetation comprising small trees (see Figure 

6.3). The land was used as maize farms during the wet season and as vegetable farms during the 

off-season. The site also served as a place of ‘convenience’ for traders and residents and hideout 

for criminals (Yeboah, 2013).  

 

Figure 6.3 AAC project site before (left) and after (right) 
Source: Accra Airport City Association  

 

Decoding or problematisation started when the site was earmarked as part of Accra Central Area 

Redevelopment Programme in the mid-1990s.  

Airport City came out of the 1992 Accra structure plan to develop high-end office spaces 
and other land uses of higher density that will give a facelift to Accra (Professor of Urban 
Geography, University of Ghana, January, 2019). 

A study in early 1990s found that Accra’s CBD was the dominant centre with traffic surveys 

indicating that 74% of people’s trips started or finished in this zone (Department of Town and 

Country Planning, 1992, p. 60). The need to decentralise many of the day to day functions of the 

CBD became eminent in order to reduce congestion in this area. However, land is a very scarce 

commodity in Accra, in particular, the CBD is a “very expensive land squatted on by low-income 

people, generally, they are the natives and the owners of the land; it is not possible to relocate 

them” (Professor of Urban Geography, University of Ghana, January, 2019). The site of AAC was 

chosen for the development of a modern CBD since it was vacant and is situated in a prime 

location by virtue of its proximity to KIA.  

The president at the time, Jerry John Rawlings, was concerned about where the airport 
is now. … anytime he flew over the city (Accra) and saw that vacant land (where AAC is 
now), he was concerned. I spoke with one retired planner and she told me that was 
Rawlings’ concern. Why is this land vacant and not being used? When the idea came to 
make Accra competitive, they thought about the airport, what do we do to make our 
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airport an attractive place? (Lecturer in Urban Geography, University of Ghana, January, 
2019).  

The objective was to rationalise emerging land use structure around KIA, improve aesthetic 

value, and to transform KIA into a transportation and commercial hub of the West African sub 

region (The Consortium (CIHSD), 1999).  

During the deterritorialisation or interrestment  phase, GACL installed infrastructure such as 

asphalt roads, electricity, water and sewerage systems and leased out the serviced plots to 

investors/developers. Prior to that, the interviews revealed that consultations were undertaken 

with various government agencies and stakeholders within the immediate environs of the 

proposed project site and their concerns were incorporated in the overall project design.  

Tenders were issued for competitive bidding.  

The government did a public tender in the year 1999. We bid and successfully built on two of 
the plots. Initially, we wanted to build our head office on the graphic road, but we realise that 
AAC was a much better place because graphic road is too congested (Executive Director, Silver 
Star Tower, February, 2019).  
 

Other notable investments in the city include: Atlantic Tower, Marina Mall, Holiday Inn, Manet 

Towers, National Communication Authority Tower and Pullman Hotel, presently under 

construction. As part of interessment, Ghana’s President (Nana Addo Danquah Akuffo Addo) in 

2018 broke sod for the construction of a Pullman Hotel in AAC. This project is a public-private 

partnership between Ghana Infrastructure Investment Fund (GIIF), Inter-Afrique Holdings Ltd 

and AccorHotels—a world’s leading hospitality services provider. According to the president, the 

project reflects “government’s vision of using an appropriate mix of public policy, and public-

private investments, to help market the country as an exciting destination for leisure, 

conference, sports, health, educational and cultural tourism” (Dapatem, 2018). When 

completed, it is believed that the project will be the highest rated green-star hotel in Ghana, and 

the second in Africa. 

 

Lease holders or developers within AAC are expected to adhere to planning standards and 

building regulations during the development of their structures. This is the territorialisation or 

enrolment phase.   

Due to AAC’s proximity to the KIA, the most important thing we look at is aviation, the height 
clearance; there is a restriction on the height of buildings.  Apart from that, we look at other 
planning consideration including the size of the plot because once you are going very high, we 
expect the plot to be quite large to accommodate the development of other ancillary services 
such as parking etc (Physical Planning Director, La Dade Kotopon Municipal Assembly, March, 
2019).  
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There are several criteria for acquiring a serviced plot at AAC. Each developer has a maximum 

of 6 months, following the offer of lease, to commence work on the site. Failure to do so will 

lead to irrevocable re-entry of the plot by GACL. Finally, developers are expected to complete 

their buildings within 3 years, inability to do so attracts fines. In return, GACL is expected to 

maintain the infrastructure such as the sewerage system and roads within AAC. These conditions 

are meant to stablise AAC by only including actors that are necessary for its survival.  

Following a successful territorisation or enrolment, AAC becomes an assemblage of various 

objects including land, infrastructure and building materials, and subjects including developers 

and government institutions. Coding or mobilisation is the last phase undertaken to further 

stablise AAC and make it robust. Investors within the city have formed an association called 

Airport City Association (ACA). The management of AAC has been transferred to this association.  

GACL used to manage it and it was transferred to the owners of the property who now form 
the Airport City Association (ACA). Currently, it is the ACA that manages the 
enclave…members or owners of the properties pay what we normally call the CAMF, common 
area maintenance fees, which is used to manage the area, keep it clean, provide security, 
streets lights and make sure the sewage is clean and everybody is safe and sound (Executive 
Secretary, Airport City Association, February, 2019).  
 

Furthermore, ACA has by-laws which stipulate the privileges and obligations of each member. 

Among other things, ACA seeks to assist members in marketing their services and provide a 

forum for discussing the city’s management problems.  

6.8 Discussion and conclusion  

Globalisation and neoliberalisation are, in most cases, the dominant forces that underlie 

worldwide production and governance of contemporary urban spaces (He & Wu, 2009; Newman 

& Thornley, 2005; Swyngedouw et al., 2002). This paper assesses the adequacy of neoliberalism 

for understanding contemporary spatial transformation and governance in urban Africa with a 

focus on new cities. The paper adopts a relational approach, underpinned by a conjunction of 

AT and ANT to understand how and why new cities emerge and are governed in Accra, Ghana.  

The paper found that whereas the agency of foreign and international investment companies is 

central to the design and construction of new cities as discussed elsewhere (van Noorloos & 

Kloosterboer, 2018; Watson, 2014), the Accra cases show a different trajectory. While the 

production of AAC was underpinned by the Government of Ghana’s efforts to raise the 

competitiveness of Accra as an international business centre (see Goldman, 2011; Roy & Ong, 

2011; Wu, 2000), other local factors such as the need to decongest Accra’s CBD and ensure 

rational land use development around KIA were central (Arthur, 2018).  Lakeside Estate, on the 
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other hand, emerged because of local business decisions, rationales and the roles of various 

objects and contingencies. The infertility of a farmland, the decision of government to acquire 

part of the farmland for residential development, the availability of expertise in building 

technology, land disputes, and embedded social and cultural factors such as the prestige 

attached to owning a home in Ghana, etc., were central to the emergence of Lakeside Estate.  It 

was the case of fluid land-rent in Accra, giving rise to ‘economic speculation’ (De Landa, 2006, 

p. 101) that caused an assemblage of plants to be reconstituted into another assemblage - real 

estate. While neoliberalism was influential – in terms of FDI in AAC for instance and creating an 

enabling environment for private sector participation in housing delivery – it was not 

deterministic.  The case of AAC further show that, contrary to some instances where 

development of new urban projects undermines civil and democratic rights and participation 

(Goldman, 2011), broader stakeholder consultations were undertaken. However, further 

research is required to ascertain the full socio-spatial impacts of urban enclaves such as Lakeside 

Estate and AAC. This is being investigated in a separate paper.   

In terms of governance (stabilisation), the cases portray the involvement of local business elites 

and parastatals (Goldman, 2011) such as GACL and decentralised government institutions.  

Previous research found that soft spaces (Stead, 2014), development zones (Wong & Tang, 

2005), and new cities (Herbert & Murray, 2015; Murray, 2015), are governed by different legal 

and regulatory regimes. In some cases, private governance arrangements replace traditional 

municipal/metropolitan councils in the exercise of control and management of new cities 

(Murray, 2015). The Accra cases show the involvement of traditional city authorities in the 

planning and governance process. While the management of AAC has been transferred to Accra 

Airport City Association, the state institutions exercise authority pertaining to the planning, 

zoning and building regulations. The presence of a government police post at Lakeside Estate 

and payment of AAC property rates to La Dade Kotopon Municipal Assembly depict a complex 

governance arrangement.  

The ‘shadow role’ of the state can be observed in the process of development and governance 

of the cases. Rather than “simply parallel or override” the existing governance and legal 

structures (Watson, 2014, p. 217), the cases portray the continuing role of the state and 

influence of existing land use and planning regulations in shaping the emergence and 

governance of these new cities. While developments in both cities are more or less led by the 

entrepreneurial community/investors, government agencies such as the Environmental 

Protection Agency (EPA) and Physical Planning Department played vital roles in minimising the 

projects’ negative spatial and environmental impacts. AAC and Lakeside underwent rigorous 
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environmental and social impacts assessment, which provided opportunity for concerned 

citizens and residents to voice their reservations (interview with the Head of Environmental and 

Audit Assessment Division, EPA, February 2019). Jessop (2016, p. 16) terms the influential of role 

of the state in providing the ground rules and conditions that shape spatial projects of ‘societal 

significance’ as “government of governance”.  Here, the state ensures that projects, whether 

public or private, do not lead to significant negative socio-spatial impacts by structuring the 

actions of investors. Accordingly, spatial planners become actors, mediators and transition 

managers around socio-spatial initiatives (Nunbogu et al., 2018). Rather than assuming a 

command-and-control function, the planner’s role is that of primus inter pares (Jessop, 2016, p. 

17) in a diverse network of stakeholders/actors, by aiming to provide the conditions that will 

enable the emergence of spatial initiatives such as new cities while minimising the negative 

outcomes.   

The emergence and governance of new cities such as Lakeside Estate and AAC are complex and 

bear little semblance to the neoliberal framing and privatised governance models that 

characterise post-colonial theorisation of urban spatial restructuring in Africa (e.g., Choplin & 

Franck, 2010; Herbert & Murray, 2015) and elsewhere (Goldman, 2011; Swyngedouw et al., 

2002). The findings in this paper re-echo the need for “contingent and contextualised 

theorisations” (McGuirk & Dowling, 2009, p. 120) of contemporary spatial transformation. As 

demonstrated in this paper, notions of AT and ANT can help articulate the making and remaking 

of urban spaces. An assemblage approach, for instance, enables an embedding of the local and 

global, thus allowing a “replacement of vaguely defined and general entities” and concepts (De 

Landa, 2006, p. 18) (like globalisation, the state, neoliberalism, the market and private sector) 

in the analysis of contemporary spatial transformation with concrete assemblages such as new 

cities.  In doing so, context (physical location) – a component of assemblages – becomes central 

in our understanding and interpretation of urban spatial changes. AT as “an analytic, a 

descriptive lens or an orientation” (McFarlane, 2011a, p. 206) through ‘cross-fertilisation’ with 

ANT (Müller & Schurr, 2016) can account for the multiple-scale, socio-materiality, processuality, 

and fluidity of contemporary urban spaces such as new cities. Future urban research must, 

therefore, transcend inherited concepts of contemporary spatial transformation - framed on the 

dominant narratives of globalisation and neoliberalisation, to empirically and inductively trace 

the conditions under which new cities emerge and are governed in specific local context such as 

in Africa.  
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Appendix A: List of Interview Respondents  

No. Designation/Department  Date of 
Interview 

1 Senior Spatial Planner, Land Use and Spatial Planning Authority 
(Head 
Office), Accra 

15/01/2019 

2 Urban Development Consultant, World Bank  18/01/2019 

3 Director, Physical Planning Department, Tema Metropolitan 
Assembly 

22/01/2019 

4 Director, Physical Planning Department, Kpone Katamanso Municipal 
Assembly 

24/01/2019 

5 Lecturer, Department of Geography, University of Ghana, Legon 25/01/2019 

6 Associate Professor, Department of Geography, University of Ghana, 
Legon 

30/01/2019 

7 Professor, Department of Geography, University of Ghana, Legon 30/01/2019 

8 Director of Spatial and Infrastructure Planning, National 
Development Planning Commission 

31/01/2019 

9 Civil Engineer, Lakeside Estate  06/02/2019 

10 President, Accra Airport City Association 06/02/2019 

11 Executive Secretary, Accra Airport City Association 06/02/2019 

12 Executive Director, Silvar Star Tower, Accra Airport City 06/02/2019 

13 Marketing Executive, Manet Properties, Accra Airport City 12/02/2019 

14 Head, Environmental Assessment and Audit Division, Environmental 
Protection Agency (Head Office), Accra 

19/02/2019 

15 Director, Physical Planning Department, La Dade Kotopon Municipal 
Assembly 

07/03/2019 

16 Secretary, Ghana Real Estates Developers Association (GREDA) 11/03/2019 

17 Facilities Manager, Atlantic Towers, Wahab Estates Company 
Limited, Accra Airport City   

14/03/2019 

18 Director, Lakeside Estate 19/03/2019 

19 Marketing Director, Lakeside Estate Limited  19/03/2019 

20 Director, Physical Planning Department, Adenta Municipal Assembly 21/03/2019 
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Chapter 7 Enclave urbanism in Ghana’s Greater Accra Region: Examining the 

socio-spatial consequences  

The previous chapter focuses on the discourses, drivers and governance of new cities in Ghana’s 

Greater Accra Region (GAR). It found that while neoliberalism was central in the production of 

new cities, it was not deterministic.  Socio-cultural factors such as the prestige of owning a house 

in Ghana, the problematisation of disorderly development and business decisions enabled the 

emergence of the case cities.  In terms of the governance of new cities, the results indicate the 

continuing involvement of the state, in contrast to the privatised governance arrangements that 

have been reported by previous studies (Herbert & Murray, 2015; Murray, 2015). This chapter 

addresses the second research question: What socio-spatial outcomes are produced in relation 

to the development of new cities in GAR?  It answers the following sub-questions: How are urban 

enclaves spatially distributed in GAR?  What are the actual and perceived socio-spatial outcomes 

of urban enclaves in GAR? Who are the actors in new city making and what socio-spatial 

outcomes do their relations produce in GAR?  

This chapter contributes to a specific and contextual understanding of the impacts of urban 

enclaves such as new cities for neighbouring local communities. It found that the impacts of 

urban enclaves are not pre-given but are produced through the nature of relations that emerge 

among the others.  The chapter is a co-authored journal article submitted to Land Use Policy 

(Impact Factor: 3.682) and is currently under review. The bibliography details of the paper, 

including all authors, are:  

Korah, P. I., Osborne, N., & Matthews, T. (Under Review). Enclave urbanism in Ghana’s Greater 

Accra Region: Examining the socio-spatial consequences. Land Use Policy   

7.1 Statement of contribution to the co-authored manuscript  

The authors listed below have certified that:  

1. They meet the criteria for authorship in that they have participated in the conception, 

execution, or interpretation, of at least that part of the publication in their field of 

expertise;  

2. They take public responsibility for their part of the publication, except for the 

responsible author who accepts overall responsibility for the publication; 

3. There are no other authors of the publication according to these criteria;  
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4. They agree to the use of the publication in the student’s thesis and its publication on 

the Griffith University database consistent with any limitations set by the publisher 

requirements  

Table 7.1 Statement of contribution to the co-authored manuscript 

Contributors  Statement of contribution 

Prosper Korah  • Conception of study  

• Review of relevant literature  

• Investigation including designing the data collection 

process and fieldwork 

• Analysed and interpreted the results  

• Conceived, planned and wrote the first draft 

• Managed the article submission process as 

corresponding author 

• Responsible for addressing comments and 

suggestions from the journal editor and reviewers 

Natalie Osborne  • Assisted in the choice of academic journal  

• Suggested some relevant literature 

• Provided comments, edits and feedback on the 

initial draft  

• Assisted in reviewing and editing the manuscript   

Provided suggestions in response to journal reviewers 

Tony Matthews  • Assisted in the choice of academic journal  

• Assisted in reviewing and editing the manuscript   

• Provided comments, edits and feedback on the 

initial draft  

• Provided suggestions in response to journal 

reviewers 
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Enclave urbanism in Ghana’s Greater Accra Region: Examining the socio-spatial consequences  

7.2 Abstract 

While there is limited empirical scholarship on the social and spatial impacts of recent new city 

building phenomenon in the African context, existing scholarship tends to highlight new cities 

as producing negative social outcomes for certain groups. In this paper, we draw on notions of 

assemblage thinking (AT) and enclave urbanism to analyse the spatial and social outcomes of 

urban enclaves in Ghana’s Greater Accra Region (GAR). We focus on new cities and gated 

communities in GAR. Drawing on key informant interviews, field observations, policy document 

reviews and spatial analysis, we find the emergence of urban enclaves in GAR produced mixed 

outcomes. While some vulnerable groups lost their farmlands as a result of processes of 

deterritorialisation of land through the development of gated communities in GAR, others 

benefitted through employment opportunities generated by the economy of gated 

communities. Although some elites, such as chiefs and landowning families, disproportionately 

benefitted from the process of developing new cities, the underprivileged were not completely 

excluded. Specifically, the assembling of Appolonia City suggests that the socio-spatial effects of 

new cities are not pre-given, but are produced through the nature of assemblages that actors 

enter and re/constitute. We submit that new cities do not only embody bounded physical forms, 

but the emergence of social relations and that physical form alone cannot directly determine 

negative outcomes for surrounding inhabitants.  

Keywords: enclave urbanism; new cities; assemblage; globalisation; spatial transformation; 

Africa 

7.3 Introduction  

The inner core and peripheries of many African cities, including Addis Ababa, Kigali, 

Johannesburg and Accra, have witnessed remarkable transformation in the last two decades as 

more master-planned new city projects are initiated (International New Town Institute, 2017). 

New city building is a component of entrepreneurial urbanism, which portrays an image of world 

class, modern, and smart cities designed to appeal to global investors (Côté-Roy & Moser, 2019; 

Goldman, 2011; van Noorloos & Kloosterboer, 2018). Consequently, new cities are largely 

oriented towards promoting economic competitiveness and attracting the private sector 

through the development of world class residential, commercial and technology enclaves. In 

doing so, they often disregard social interventions such as the provision of basic infrastructure 

and services, housing, and employment for the poor (Moser, 2020; van Noorloos & 
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Kloosterboer, 2018). The private sector, including property developers, consultants and 

planners sometimes in partnership with the government, advance ideas/plans for the 

development of Africa’s new cities (e.g., Côté-Roy & Moser, 2019; van Noorloos & Kloosterboer, 

2018; Watson, 2014). The increasing involvement of the private sector in the development of 

new master-planned cities in Africa is linked to the downturn in property markets in the West 

and North America following the 2008 global financial crisis (Grant, 2015; Watson, 2014). With 

a growing population and rising middle-income class (Pandey, 2018), investors are optimistic 

about the prospects of the urban property market in Africa. Indeed, Africa is regarded as the 

‘last development frontier’ for the grounding of global capital (Watson, 2014, p. 216).  

Scholarship on Africa’s new master-planned cities is growing (Côté-Roy & Moser, 2019; Grant, 

2015; Grant, Oteng-Ababio, & Sivilien, 2019; Herbert & Murray, 2015; Korah, 2020; Murray, 

2015; Van Noorloos, Avianto, & Opiyo, 2019; van Noorloos & Kloosterboer, 2018; Watson, 

2014). The majority of these studies have focused on analysing the determinants, actors, 

discourses, financial trajectories, planning models and governance of new cities. An exception is 

Van Noorloos et al. (2019), who studied the consequences of new city projects for access to land 

and livelihood resources by surrounding inhabitants. Yet, empirical scholarship on the social and 

spatial impacts of the Africa’s new cities in specific, local contexts is still limited. Hope City 

(Accra) and Modderfontein New City (Johannesburg) are examples of notable new city projects 

that have stalled in recent times. Nevertheless, there have been a few studies that consider, in 

broad terms, the actual and expected impacts of Africa’s new cities (Côté-Roy & Moser, 2019; 

Moser, 2020; van Noorloos & Kloosterboer, 2018; Watson, 2014). These studies associate new 

cities with inequality, socio-spatial polarisation, and displacement of certain marginalised 

groups from land, based on privatised governance arrangements and selective targeting of new 

urban projects. Even in cases where these urban projects are yet to materialise, their 

announcement can trigger exclusion, including insecurity of land tenure and livelihoods (Van 

Noorloos et al., 2019).  

The production of new cities in Ghana seems to resemble the above narratives. Yet empirical 

scholarship on the actual and expected socio-spatial impacts of new cities for surrounding 

inhabitants in Ghana is lacking. While the majority of the new cities in Ghana, such as Appolonia 

City, Airport City and Accra City Extension at Ningo Prampram are under construction, current 

lessons can be learnt from older forms of new city making such as enclave urbanism (Douglass, 

Wissink, & Van Kempen, 2012; Wissink, 2013) and related phenomena including gated 

communities. Few studies have examined the phenomenon of enclavism in Ghana, or on gated 

communities in Greater Accra Region (GAR). In this paper, we analyse the social and spatial 
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outcomes of new cities through a conceptual combination of enclave urbanism and assemblage 

thinking (AT). We seek to unpack the multiplicity of relations that produce these outcomes and 

the concurrent emergence of losers and winners in the process in line with recent calls for 

relational and context-specific analyses of the socio-spatial implications of enclavism (Douglass 

et al., 2012; He, 2013; Wissink, 2013). This paper builds on Douglass et al. (2012) and Wissink’s 

(2013) problematisation of the universal categorisation of the social and spatial outcomes of 

enclave urbanism.  In doing so, it seeks to contribute to a specific and contextual understanding 

of the impacts of Africa’s new cities as a form of enclave urbanism for neighbouring local 

communities in contemporary GAR.  

7.4 New cities, enclave urbanism and socio-spatial implications: an overview  

While there is no definite definition for new cities, “they are generally intended to be 

administratively and geographically distinct from existing cities” (Moser, 2020, p. 125). New 

cities are often promoted as smart, modern and world class cities that will propel economic 

growth and solve the sustainable development challenges confronting many African cities such 

as ubiquitous traffic congestion, slums, and informality. Yet, evidence suggests there is often a 

clear mismatch between the promise of new cities to address Africa’s sustainability challenges 

and their actual tendency to become exclusive enclaves with privatised governance, catering to 

the needs of the high- and middle-class income groups (Carmody & Owusu, 2016; Côté-Roy & 

Moser, 2019; van Noorloos & Kloosterboer, 2018). New cities could be described as a form of 

enclave urbanism that entails the creation of “social, legal and physical boundaries, often 

relating to differentiated regimes of governance” (Wissink, 2013, p. 3). In some cases, one could 

decipher the intended functions of new city projects by their names, such as Konza Technology 

City, King Abdullah Economic City, Tianjin Eco-city, Ethiopian International Industrial and 

Logistics City and Accra Airport City. Enclave urbanism in its broader sense may include slums or 

‘ghettos’ (Marcuse, 2005; Marcuse & Van Kempen, 2000, p. 271), however, in this paper, this 

term is used in relation to spatial assemblages such as new cities (Herbert & Murray, 2015; 

Murray, 2015; Watson, 2014) and gated communities (Blandy & Lister, 2005; Coy, 2006; Grant, 

2005).  

Indeed, much of the urban studies literature describes enclave urbanism as a phenomenon with 

negative socio-spatial consequences. Enclave urbanism, particularly the rise of gated 

communities, is shown to exacerbate segregation and minimise social interactions within the 

city. Atkinson and Blandy (2005), drawing on evidence of gating in a wide range of contexts, 

concluded that the phenomenon of gating encloses public spaces (e.g., streets, squares, cafes, 
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etc.) (see also Coy, 2006). In the megacities of Latin America, Coy and Pöhler (2002) observed 

that enclave urbanism was anti-urban. This conclusion was drawn primarily on the basis that 

public spaces were being privatised thereby inhibiting interactions among urbanites, one of the 

basic features of ‘quality’ city life. Another argument relates to access to, and provision of, 

services. As the elite groups – the high and middle income households withdraw from 

neighbourhoods mediated by traditional city councils and into gated communities that have 

their own governance regimes and fiscal arrangements, poorer areas may suffer (Atkinson & 

Blandy, 2005, p. 185). This conclusion is supported by Coy (2006, p. 126) who observed “the 

increasing weakness of local governments under neo-liberal rules”, and their inability to shape 

the planning and development of gated communities. With their financial capability, gated 

communities may thus receive priority (in the face of limited municipal resources) in the 

provision of facilities and services compared to poorer neighbourhoods.  

Furthermore, the development of urban enclaves such as new cities are shown to displace the 

vulnerable from land and livelihood resources. Lavana, India’s privately constructed and 

managed city, displaced rural folks and locals who accused the Hindustan Construction Company 

of unlawful land grabbing (Moser, 2020, p. 125). In Kigali, Rwanda, Nikuze, Sliuzas, Flacke, and 

van Maarseveen (2019) found that the displacement of informal settlements to make way for 

urban renewal projects resulted in significant adverse impacts on residents’ financial, social, and 

livelihood assets. Moser (2018) observed that the building of a private new city, Forest City on 

Malaysia’s coast, displaced adjacent villagers while enormous land-reclamation activities 

disrupted the coastal ecosystems, leading to loss of livelihoods of some fisherfolk (Moser, 2018). 

In Africa, van Noorloos & Kloosterboer (2018) and Watson (2014) have speculated about a range 

of negative consequences from the development of new cities. According to van Noorloos and 

Kloosterboer (2018, p. 1237), new cities projects “will increase expulsions and enclosures of the 

poor”. Watson (2014, p. 230), on the other hand, concluded that “majority of urban populations 

will find themselves further disadvantaged and marginalised” as a result of new urban visions. 

It is important to emphasis that the socio-spatial consequences of enclave urbanism are not 

universal and may vary depending on specific economic, historical, and institutional factors and 

actor constellations (Douglass et al., 2012; Wissink, 2013). This high degree of variability means 

an analytical approach grounded in assemblage thinking is beneficial in unpacking the socio-

spatial effects of specific examples of enclave urbanism.  
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7.5 Rethinking the socio-spatial impacts of enclave urbanism: an assemblage thinking (AT) 

approach  

In this paper we adopt AT to reflect on the socio-spatial consequences of enclave urbanism in 

Greater Accra Region (GAR), Ghana. Assemblage refers to a process of bringing together 

heterogenous elements (Van Wezemael, 2008). Heterogeneous elements here mean both 

human and non-human actors. These heterogeneous elements depending on the assemblage 

may include objects/things (land, capital, building materials) and subjects (communities, 

entrepreneurs, chiefs, consultants, planners, etc.). AT has gained widespread popularity in 

various social science scholarship due to its relational view of a socio-material phenomenon in 

which agency results from the coming together of heterogeneous elements (Müller & Schurr, 

2016). AT for instance has been applied to analyse policy mobilities (Prince, 2017), natural 

resource governance (Murray Li, 2007) and self-organisation (Eizenberg, 2019), and urban 

studies (Brenner, Madden, & Wachsmuth, 2011; Farías, 2011; McFarlane, 2011b). These studies 

avoid reductionism and structures such as formal-informal and object-subjects in the 

interpretation of the issue under investigation and instead focus on process, becoming, 

emergence, multiplicity and socio-materiality of a phenomenon (see McFarlane, 2011a, p. 206).  

While the negative socio-spatial consequences of enclave urbanism tend to dominate the 

academic literature, some studies have reported positive outcomes.  For instance, gated 

communities can support the provision of infrastructure and services in a more efficient manner 

(Webster, 2002), and are an expression of prestige, safe and high-quality lifestyle (He, 2013). 

Similarly, Huang, He, and Zhu (2017) made a case for the creation of development zones in China 

by arguing that these zones ensure efficient use of land. Analysing land use data (for the period 

2003-2008) of electronics firms in Shanghai, they found that output per land unit of businesses 

located in development zones was far higher than that of those outside these zones. However, 

in the view of Wissink (2013, p. 3) these optimistic narratives form “a striking minority next to 

the abundance of alarmist writings on enclave urbanism”. However, it is important to note that 

the above benefits associated with urban enclaves do not preclude the negative outcomes 

mentioned earlier.  In many ways, adequate understanding and interpretation of the socio-

spatial effects of enclave urbanism is typically a contextual, empirical (Douglass et al., 2012; He, 

2013) and normative (Webster, 2002, p. 410) question.  

The notion of AT can advance scholarship on the socio-spatial consequences of enclave 

urbanism in various ways. The first is an empirical contribution. Rather than focusing on 

predetermined categories such as elite and underprivilege, the state and the market, and 

winners and losers in analysing the effects of enclave urbanism, AT is all about “the process of 
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production instead of the list of properties characterising the finish product” (De Landa, 2006, 

p. 39). Therefore, the focus should be on the emergence and the process of assembling urban 

enclaves via multiple actors, resources, contingencies, and power relations  (McFarlane, 2011c, 

p. 379). An AT approach implies that the nature of actors and their identities and interests are 

concurrently produced with the emergence of urban enclaves (Wissink, 2013, p. 10). Secondly, 

an AT perspective can contribute to a relational understanding and interpretation of enclave 

urbanism.  Urban enclaves as assemblages are all about cofunctioning - the associations that 

hold disparate elements together. Disparate elements refer to the various actors (the state, 

investors, landowners, local communities, etc.), interests, objects and resources, that constitute 

urban enclaves and the relations that bind them together. McFarlane (2011b, p. 653) terms this 

“relational processuality of composition”, that is elite-underprivilege, social-material, local-

global, state-market, etc. Therefore, it is the nature of relations and interactions between these 

elements that produce the socio-spatial effects of urban enclaves. Consequently, the socio-

spatial consequences cannot be reduced to the properties of urban enclaves (as a whole) or to 

the individual elements (c.f. De Landa, 2006).  Conceiving urban enclaves as assemblages implies 

that regardless of the ‘tight integration’ between the constituents, “the relations between them 

are only contingently obligatory” – the property that allows an assemblage to be re/constituted 

(De Landa, 2006, p. 12). Therefore, rather than figuring urban enclaves as ‘bounded and 

localised’ spaces, an AT perspective offers the possibility of rethinking this spatial reality as 

emerging from a “constant relational coproduction” structured by “forms of power, capital, 

discourse, and groups but always exceeding those structures” (McFarlane, 2011b, pp. 663-667). 

This implies that while urban enclaves emerge and are stablised by structures, they cannot be 

reduced to those structures. Thus, assemblages are organised on the axis of deterritorialisation 

and territorialisation. Deterritorialisation is a process that destabilises and causes an assemblage 

to transform or change while territorialisation leads to stabilisation of the identity of an 

assemblage by increasing its internal homogeneity (De Landa, 2006, p. 13).  

7.6 Study area and methods  

7.6.1 Study area 

The Greater Accra Region (GAR) is one of the 16 regions in Ghana and is the most urbanised with 

about 87% of its population living in urban centres (Ghana Statistical Service [GSS], 2012). With 

a population of 4 million as at 2010, GAR’s population density was 1,200/km2, making it the most 

densely populated region in Ghana (GSS, 2012). Since the liberalisation of the Ghanaian 

economy in the 1980s, foreign direct investment (FDI) in Accra, the capital and largest city of 
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Ghana, has been on the increase, particularly in urban property development (Korah, Matthews, 

& Tomerini, 2019; Yeboah, 2003). FDI together with the transition in housing policy – from direct 

state’s housing supply to creating an enabling environment for private sector participation in 

urban housing and infrastructure development – mean that gated communities are now part of 

the residential geography of GAR (Grant, 2005). Ghana’s Investment Promotion Centre (GIPC) 

FDI data shows that building and construction constituted about 50% of the value of FDI in 

Ghana from January to September 2018. Further, over 80% of the FDI in building and 

construction is in GAR. However, current properties described as ‘affordable’ range from US 

$29,000 to US $35,000 for a two bedroom and US $35,000 for a three bedroom apartment 

(GREDA, 2017). This is beyond the budget of the low- and middle-income groups.  The sixth 

round of Ghana Living Standards Survey for 2012/2013 reported an average annual gross 

household income of about GH¢16,645, translating to US $8,44613 (GSS, 2014, p. 153).  

In its efforts to raise the competitive profile of Accra as the capital of city to attract global capital, 

the Government of Ghana has prioritised the development of infrastructure in specific enclaves. 

Accra Airport City (AAC) (Arthur, 2018) is one of the flagship projects that has received priority 

over other areas. The net effect is that, while certain areas such as AAC and airport residential 

area were well planned, areas beyond these flagship projects have been unplanned (Grant & 

Yankson, 2003; Larbi, 1996). With limited fiscal and human capacity, effective spatial planning is 

present in state-owned lands (less than 13%) of residential Accra and absent in customary lands, 

owned by chiefs and families, which constitute over 80% of the land (Larbi, 1996, p. 213). Policies 

enforcing minimum plot and building size, the cost of housing, and state control over land 

ownership and use in the planned and high quality areas kept the economically disadvantaged 

out of elite areas (Grant & Yankson, 2003, p. 69). Therefore, Accra’s spatial form is socio-spatially 

categorised according to income.  

Finally, land is a scarce commodity in GAR due to rising population and increasing demand for 

housing. Customary land ownership constitutes the main source of land supply for all 

development in Accra (Larbi, Antwi, & Olomolaiye, 2003). Yet, many customary land transactions 

in GAR are beset with several challenges including absence of well-demarcated boundaries, 

multiple land sales, endless disputes between landowners, and land-related conflicts and 

murders (Barry & Danso, 2014; Gough & Yankson, 2000; Larbi et al., 2003). These problems with 

customary lands tend to create insecurity of tenure. Gated communities in recent times have 

emerged as alternative for prospective developers or homeowners who desire security of 

 
13 This figure is based on the prevailing exchange rate of GH¢1.97084 to the US dollar in 2013. 
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tenure. A study by Ehwi, Tyler, and Morrison (2018) in Accra found that residents (the middle 

and upper classes) in gated communities had a strong sense of security of tenure. The reasons 

for this perception were related to the presence of walls and security. The foregoing historical, 

institutional and social factors provide the context for interpreting the socio-spatial effects of 

enclave urbanism in GAR.  

7.6.2  Methods  

Understanding urban enclaves as assemblages is all about centering their becoming and the 

multiple relations that produce them (see McFarlane, 2011b). Data for this paper came from 

several sources. At the institutional level, spatial data comprising Geographic Information 

System shapefiles of the location and distribution of gated communities was obtained from the 

Land Use and Spatial Planning Authority (LUSPA). LUSPA is the body that superintends the 

preparation and implementation of spatial development plans across Ghana. To understand the 

implications of the location of gated communities on farmlands for instance, we also obtained 

land use/cover maps covering GAR for 2000 and 2010, the most recent available data set.  An 

agricultural suitable map was further obtained from LUSPA.  It would have been ideal to have 

the gated communities as polygon features that show their boundaries in relation to the land 

use/cover maps and agricultural suitability map. Instead, they came only as point features. While 

attempts were made to superimpose the point features on a high-resolution satellite imagery 

to digitise the boundaries of the gated communities, the process became tedious and 

cumbersome because (1) the boundaries of many of the gated communities were unclear and 

(2) the presence of clouds on the imagery. Again, this process would require on-field 

measurements and verification of the boundaries of each gated community which was beyond 

the time and resources of the authors.  Therefore, the analysis was limited to understanding the 

distribution of the gated communities under concentric rings in GAR (for a detailed explanation 

of the analysis of urban development under concentric rings, please refer to (Agyemang, Silva, 

& Poku-Boansi, 2019; Korah et al., 2019; Xu et al., 2019). Furthermore, four new cities (Error! R

eference source not found.), were analysed in relation to the land use/cover and agricultural 

suitable maps. These new cities were analysed because they had clearly demarcated boundaries 

and cover significant portions of land, except Accra Airport City, at the peri-urban zone where 

much of the agricultural activities occur. In addition, Appolonia City, a mixed-use urban enclave 

(new city) that is being developed at the outskirts of Accra, was used as case study to understand 

how the socio-spatial effects of urban enclaves are produced. 
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In order to reveal, interpret, and represent the “spatially, socially, and materially diverse” (Baker 

& McGuirk, 2017, p. 429) mechanisms of enclave urbanism and its consequences, we conducted 

thirty (30) key informant interviews with officials and residents of communities adjacent urban 

enclaves in GAR (see Appendix B). The qualitative interviews, when combined with observation 

of research subjects, can help to inductively trace situated accounts of diverse process that bring 

about a phenomenon (Baker & McGuirk, 2017). The fieldwork was undertaken between January 

and April 2019. Interviews were conducted with (1) residents in the communities neighbouring 

Appolonia City (i.e., Oyibi and Old Appolonia Town) and (2) inhabitants from two randomly 

selected peri-urban communities (i.e., Mahateko and Afienya) including, spatial planners, 

landowners, academics, urban development consultants, real estate developers, a 

representative of GREDA and local politicians. The rationale for the interviews was to 

understand the perceptions of these respondents with respect to the effects of urban enclaves, 

to unravel the associations that produced Appolonia City and the socio-spatial consequences 

thereof. In addition, several field visits were made to the study sites for direct observation and 

informal interactions with key informants. To complement the field data and for triangulation 

(Yin, 2013), documents and reports, magazines, promotional texts, news articles and websites 

related to the projects were further examined. The qualitative data was coded and analysed in 

Nvivo 12, while ArcMap 10.7 was used to visualise the spatial data.  

7.7 Spatial distribution and consequences of urban enclaves in Greater Accra Region 

Contemporary (from 1990s to present) development of urban enclaves such as new cities in 

Greater Accra Region (GAR) is linked to the government’s policy changes which supported the 

development of the private real estate market (Grant, 2005, p. 665). Following the government’s 

withdrawal from direct housing supply, private real estate developers – Ghana Real Estate 

Developers Association (GREDA) emerged in 1988 to augment the gap in housing supply. As at 

the year 2017, GREDA had a membership of 154 foreign and locally owned real estate 

development companies. While land use planning and development control is the responsibility 

of the local Metropolitan, Municipal and District Assemblies (MMDAs), the release of land for 

development rests with chiefs and heads of land-owning families (Interviews 1, 2, 5 and 6). 

Therefore, estate developers negotiate with the individual chiefs or families in order to acquire 

lands to develop their properties. Consequently, land in Accra becomes a valued commodity and 

its use is determined by the highest bidder which has resulted in loss of farmlands by local 

communities.  

New urban enclaves have taken over agricultural lands especially at the peripheries. If you look generally, 
communities like Oyibi, Oyarifa, Ofankor, communities beyond Achimota, communities beyond Legon 
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inalienable right to land (Alden Wily & Hammond, 2001). Furthermore, people who are not 

members of landowning families can be granted access to land under special terms. For instance, 

if the land is used for farming, it expected that a portion of the annual harvest is given to the 

landowner as a form of appreciation (Oduro, 2010, p. 142). All this changed following rapid 

urbanisation and the integration of Accra into the global economy. Peri-urban land in Accra, 

where much of the spatial transformation is occurring, has become a precious commodity with 

prices determined by market forces. The commodification of land has led to changing power 

relations between the chiefs and subjects regarding landownership and use; the benefits of 

communal land are reaped by a select few such as the chiefs and family heads (Alden Wily & 

Hammond, 2001, p. 14; Boamah & Amoako, 2019). While the constitution of Ghana prevents 

the sale of customary lands and only allows leases (Ubink, 2008, p. 43), the landholding families 

are gaining financially under the guise that these that these lands are only leased and not sold.  

We negotiate with the them (urban property developers) because they can pay for large portions of land 
and are able to develop it faster compared to individual developers. We lease the lands and after 99 years, 
they revert to us. As a family, we want the value of our land to appreciate; estate developers plan and 
service their plots and this adds value to our land. Also, they (estate developers) help create job 
opportunities for the youth in this community (Oyibi). Many of them (the youth) work as construction 
workers when the estates are being developed (Head of Family Y at Oyibi Community, March 2019) 

While research has shown that some of the chiefs and families may use proceeds from the lease 

of lands to develop community infrastructure (such as schools and clinics) (Kasanga, Cochrane, 

King, & Roth, 1996), the interviews (11, 13, 24, and 25) revealed that, in many cases, monies 

accruing from land transactions are retained by the chiefs.  

Land sale by chiefs and families is the primary cause of land conversion from agricultural to 

residential development including gated communities in peri-urban Accra (Alden Wily & 

Hammond, 2001; Gough & Yankson, 2000; Larbi et al., 2003). Individual community members, 

with limited bargaining power, lose their farmlands and livelihood sources in the process. The 

interviews (12, 14, and 15) revealed that some of the community members (particularly the 

younger ones) have diversified their livelihoods; some are masons, others are carpenters, 

fashion designers, and plumbers, etc. Some of these people (especially the masons) earn income 

by working as construction workers with the estate development companies (Interview 12).  

They (urban property developers) may have architects and engineers who are expatriates, but the masons 
and casual labourers are Ghanaians. Some of the buildings you see there (in Accra Airport City) were designed 
by Ghanaians. If you take the National Communication Authority building for instance, it was designed by a 
Ghanaian who went to Kwame University of Science and Technology. It obvious from its inception to date, it 
has created job opportunities, and this is very much in line with the ideas of those who formulated the project 
(Lecturer in Urban Geography, University of Ghana, January 2019).   

 

For some, residents of gated communities have provided a market for their produce.  
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We have a cordial relationship with residents of gated communities. Some of our people are working in these 

gated communities as gardeners, caretakers and cleaners. They (gated communities) transform our business. 

Before these gated communities were developed, we could not sell a full cow in a day. Now when we 

slaughter a cow, we are able to sell everything in a day because they (gated residents) buy a lot from us (a 

24-year-old cattle farmer and butcher in Afienya, February 2019). 

 

To some local municipal and district assemblies, the development of gated communities within 

their jurisdiction is an opportunity to improve their tax revenue.  

 
People (gated residents) are coming into the District and is contributing to the assembly’s internal 

generated funds. The payment of business operating permits and property rates have shot-up. This has 

improved the revenue mobilisation strive of the assembly (Chairman of the Finance Committee and 

Assembly Member, Ningo-Prampram District Assembly, February 2019).   

 

It is evident from the above findings that the phenomenon of enclave urbanism in GAR has 

mixed results – some have lost farmlands and livelihoods, others have benefitted. Processes of 

deterritorialisation and re/terroritorialisation can be observed. Land/farmlands are assemblages 

with multiple actors such as chiefs, families, community members and farmers. Previously, 

members of peri-urban communities had usufructuary access to land for farming and housing 

(Kasanga et al., 1996). This arrangement, where community members were guaranteed access 

to land and its benefits, changed following deterritorialisation. Rapid urbanisation and 

liberalisation of the Ghanaian economy (which permits foreigners to own a property in Ghana) 

caused escalating demand for land in GAR. Consequently, land commodification leads to 

deterritorialisation causing communal landownership to be reconstituted into an assemblage of 

real estate with different actors and interests. Alden Wily and Hammond (2001, p. 13) observe 

this process of deterritorialisation of land as the shifting of “customary norms to support an elite 

capture of majority interests”. Here, land is subjected to the forces of demand and supply and 

it is being alienated, sold mainly to strangers and estate developers who can afford to pay higher 

prices. The reterritorialised lands may thus include actors such as the elite in society, 

international investors, finance markets, estate developers, the state, chiefs and family heads 

while excluding vulnerable groups.  

A spatial analysis of the location and distribution of urban enclaves in GAR shows that the 

majority (69 out of 125) (Figure 7.2) are in the suburban and peripheral zones, which are 20 km 

and 40 km from the city centre respectively. It is therefore not surprising that much of the 

literature on enclave urbanism has emphasised the loss of farmlands and displacement of peri-

urban dwellers (e.g., Goldman, 2011; Moser, 2020; Van Noorloos et al., 2019). These studies 

show that where there is national interest or state involvement in new urban projects, such 

projects tend to be fast-tracked thus undermining proper consultation and participation of peri-

urban dwellers in the planning process. The insertion of new enclaves in the peri-urban zone 
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accompanied by strict enforcement of planning regulations may cause property prices to 

increase, thus leading to land tenure and livelihood insecurity for the underprivileged (Van 

Noorloos et al., 2019).  

 

Figure 7.2 Location and distribution of urban enclaves in Greater Accra 
Source: Based on data from Land Use and Spatial Planning Authority (LUSPA)   
 

An intersection of the urban enclaves and land use distribution in GAR revealed that only two 

out of a total of 125 enclaves were in an area designated as farmland in the year 2010. The 

majority (95) were in built areas comprising developed lands, twenty-seven encroached on 

grassland while one was in a forest area. Figure 7.3 shows the agricultural suitability map. As 

shown in Figure 7.3, only eight enclaves are situated in the highly suitable zone with Appolonia 

City one of those enclaves. About 40% of Appolonia’s total area is situated in the highly suitable 

agricultural land use zone. The majority (107) can be found in the fairly to marginally suitable 

zone; this zone also encompasses much of the built area in GAR.  
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Figure 7.3 Agricultural suitability map of GAR 
Source: Based on data from Land Use and Spatial Planning Authority (LUSPA)   

 

 

Using the 2000 and 2010 land use/cover maps for Accra, Figure 7.4 shows the land use 

composition of the four new cities. Figure 7.4 shows that in the year 2000, much (69%) of the 

total area (37,000 acres) of the four cities composed of grassland while cropland constituted 

30%. However, about 99% of the total cropland area for the four cities can be found in the Accra 

City Extension Project (ACEP) area. Cropland constitutes 34% of the total area for Accra City 

Extension in 2000. However, in 2010, cropland area in ACEP drop from 34% in 2000 to 6% in 

2010 while grassland increased from 66% in 2000 to 93%. This indicates that while much of the 

land area of ACEP remains undeveloped, agricultural activities in this area have declined.  

Similarly, 95% and 99.5% of Appolonia City area was comprised of grassland in 2000 and 2010 

respectively. These findings, when interpreted in relation to the agricultural suitability map of 

GAR, lead to the conclusion that beyond the loss of farmlands to urban development as 

established previously, it might be possible that other factors such as the decreasing fertility of 

lands in GAR (Nyalemegbe, Asiedu, Ampontuah, Nyamekye, & Danso, 2011) may also account 

for the loss of farmlands. During the fieldwork, it was observed that large tracks of land in peri-

urban Accra were vacant and unsuitable for crop cultivation. The next section will therefore 

examine the making of Appolonia City and the socio-spatial impacts that subsequently emerged.  
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Figure 7.4 Land use composition of the new cities for year 2000 (left) and 2010 (right) 

7.8 The making of Appolonia City and emergent socio-spatial effects 

Appolonia City (AC) is a 2,325 acre (941 hectare) mixed-use urban development in GAR. It is 

situated about 30km from the Central Business District (CBD) of Accra. Upon completion, AC is 

expected to comprise: 25,000 housing units (88,000 residents), 20,000 day visitors, a 200 acre 

modern industrial park, 100 acre central business district, over 300 acres of public parks and 

gardens (ADCL, 2019). AC is a unique partnership between Rendeavour, Africa’s largest urban 

land developer, and the chiefs, leaders and residents of the Appolonia community. 

The land on which Appolonia City is situated belongs to the chiefs and people of Appolonia 

community, although this is contested and is a subject of ongoing litigations. The head of family 

Y in Oyibi community (Interview 26) revealed that the family is in court with the chief and elders 

of Appolonia community with respect to AC. The respondent indicated that the land belongs to 

family Y, whose great grandfathers used to farm on it. The case is (presently) pending in court 

and so the respondent declined to share further details. The land, as shown in Figure 7.3, used 

to be a grassland and covered with thick bush. Decoding – a process that causes an assemblage 

to deviate from the norm (De Landa, 2006, p. 16) started following indiscriminate sale of land 

by some members of the Appolonia community and the general haphazard nature of spatial 

development. The leaders of the Appolonia community decided that, in order to ensure 

judicious and orderly development of their land, they needed to partner with an estate 

developer. This is where deterritorialisation started. A businessman and member of the 

Appolonia Stool solicited external actors necessary for the development of the AC project. The 

aim was to ensure orderly development (Interviews 21 and 27) while creating job opportunities 

for the people of the Appolonia community (The Chronicle, 2019). Rendeavour, one of Africa’s 

largest urban developers, became the lead partner in the development of the project. For 

international investors like Rendeavour, AC represents an opportunity to develop urban 

properties for the rising high and middle income classes in Ghana.  
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The AC model is a private venture that attempts to take advantage of the good prospects of the real 

estate market by developing exclusive hubs for elites households and by branding it such that it sells 

on its upper class infrastructure provision (Urban Development Consultant, Accra, February 2019).  

The above suggests that AC, like many new city projects, may become an exclusive zone for the 

elite despite its promise of developing an all-inclusive and affordable housing scheme. The AC 

project was launched in 2012. A team of international and national professionals comprising 

urban planners, architects, surveyors, and civil engineers were engaged to design the project. 

DCL Town Plan and Riana du Plessis Urban Planning, both South African planning consultants, 

designed the concept and master-plan for AC (Figure 7.5). These plans have since received 

approval from the Kpone-Katamanso Municipal Assembly, the local authority responsible for 

spatial planning and development (Interview 6).  

 

Figure 7.5 AC concept plan (left) and master-plan for phase one (right) 
Source: ADCL  

 

Rendeavour is investing more than $250 million in infrastructure, including roads, water, 

sewerage and power. So far, electricity, water, covered drains and tarred roads have been 

provided in AC. During the field visit, it was observed that the AC business park was under 

construction (Figure 7.6). Recently, Appolonia Development Company Limited (ADCL) and the 

Association of Ghana Industries signed an agreement for the development of an industrial park 

that will house some of Ghana’s leading industrial and manufacturing companies14. This, it is 

believed, will provide employment and job opportunities for the people in Appolonia 

community. Following the successes of AC, the president of Ghana (Nana Addo Danquah Akuffo) 

in 2017, graced a ceremony to launch a 2,000 unit affordable housing project in AC15. The 

 
14 http://www.appolonia.com.gh/news/agi-selects-appolonia-city-for-industrial-park/ (accessed on 
11/09/2019) 
15 https://presidency.gov.gh/index.php/briefing-room/news-style-2/450-president-akufo-addo-cuts-sod-
for-appolonia-citys-2000-affordable-housing-units (accessed on 11/09/2019) 
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affordable housing project is a partnership between Ghana Home Loans, a leading provider of 

housing mortgages, and ADCL.  

The people of Appolonia community are partners of AC and many are optimistic about its 

prospects.  

We are stakeholders in the project. We have even benefitted from renovation of our clinic and 
our Junior High School (JHS). When we organise social events like communal labour, they (ADCL) 
do supply tools, food and other things. According to the company, they want the community to 
form a trustee, it is there we all going to get great benefit. They supported us to complete our 
Kindergarten. They further assured they will institute a scholarship scheme to cater for needy 
but brilliant children within the Appolonia community (Assembly Member and Resident, 
Appolonia community, March 2019).  

 

I am 55 years old and married with three kids. I started working with AC as security personnel 

five years ago. Before that, I was a newspaper vendor and the business was slow. Although the 

payment (as security guard) is not that good, at least, we are guaranteed a monthly income. 

They (AC) also pay our Social Security and National Insurance Trust contribution. We are hoping 

that things will improve so that they increase our salaries. (Security Guard in AC and Resident 

of Appolonia Community, April 2019).  

 

An interview with the project manager of AC revealed that the Appolonia stool (the chiefs and 

people of Appolonia community) own 10% shares of the project. Furthermore, about 70% of the 

workers (security and construction labourers) in AC are from Appolonia community. All 

contractors in AC are required to dedicate one percent of their contract sum to corporate social 

responsibility such as renovating schools, hospitals, etc. (Interview 21). Figure 7.6 shows the 

Appolonia community JHS and clinic that were renovated by ADCL.   
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Figure 7.6 Selected photographs, A: Street view of Oxford, AC; B: Dilapidated sanitary facility in 
Oyibi; C: Unplanned physical development in Appolonia community; D: Renovated Appolonia 
community JHS; E: Appolonia community clinic; F, G, H: Ongoing construction 
 

While many of the people from Appolonia community are in support of the project, there are 

others that are opposed to its development (The Chronicle, 2019).  

You know in every endeavor, even in the church, we have opposition so there are people opposing 
this company (ADCL) because they want to sell the land and then get money for themselves. They 
were thinking when you give it to the company, the land is there, and they are not developing it 
quickly. However, developing a project is a gradual process. Because they see the land lying there, 
they think it is a waste and then they are also litigating, but those in favour are more. About 97% 
of the people are in favour (Assembly Member and Resident, Appolonia community, March 2019). 

Apart from members of the Appolonia community who are opposed to the development of AC, 

the people of Oyibi, one of the neighbouring peri-urban communities, feel they have been 

neglected in the process. Interviews (22, 23, 24, and 25), however, reveal the readiness of the 

people of Oyibi to support the AC project should the ADCL attend to their needs such as the 

development of a sanitary facility (the current facility is in a dilapidated state) (see Figure 7.6). 

While they are aware that family Y in Oyibi is in court with Appolonia stool in respect of the 
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Appolonia City land, they believe the AC project will benefit the wider community. To them, the 

head of family Y was only interested in personal gain and not that of the whole community.  

The development of AC and the emerging discrepancies in infrastructure quality and provision 

are likely to exacerbate spatial and social polarisation (Figure 7.6). With a 60ft by 40ft (223m2) 

plot of land, the smallest in AC, costing US $17,500 (ADCL, 2019), few Ghanaians will be able to 

afford property in AC, and it will be particularly unaffordable for most of the existing local 

community. However, the reterritorialisation of land did not completely marginalise the 

vulnerable. Indeed, AC has provided job opportunities for some of the unemployed youth of 

Appolonia community and supported the rehabilitation of schools and health facilities. With 

10% shares in AC, the community is likely to continue to be direct beneficiaries, rather than 

losers, of the project. This study shows that the outcomes of the emergence of ‘new cities’ as a 

form of enclave urbanism in Africa are complex (Van Noorloos et al., 2019) and dependent on 

the nature of relations that exist among the actors that support new cities.  

However, the components of an assemblage are always precarious since processes of 

deterritorialisation and territorialisation (Van Wezemael, 2008, p. 173) can either include or 

exclude some elements. There is some level of uncertainty regarding the future of AC, 

particularly with reference to the ongoing litigation as to who the rightful landowners are. If a 

group other than the Appolonia community is eventually declared rightful owners of the land by 

the court, then the actors in AC and their relations will change. ADCL stays neutral with respect 

to the current land litigation and is prepared to work with whoever wins the case (Interview 21).  

While AC’s planning proposals were approved by the local government (Interview 6), there is 

now a development control committee (Interview 21). The AC development control committee 

vets and approves all drawing and proposals – taking on the role of the local government – a 

way to fast-track projects. Yet, evidence (Goldman, 2011) suggests neoliberal urban governance 

undermines democratic scrutiny of development projects. Therefore, the effects of AC should 

be interpreted with reference to the temporal relations, and outcomes, of the various actors 

that stabilise it.  

7.9 Conclusion: rethinking the socio-spatial consequences of enclave urbanism 

There is limited empirical scholarship on the social and spatial impacts of the recent new city 

building phenomenon in the African context. In this paper, we drew on notions of enclave 

urbanism and assemblage thinking (AT) to analyse the spatial and social outcomes of urban 

enclaves in Ghana’s Greater Accra Region focusing on new cities and gated communities. We 

showed that negative socio-spatial effects of enclave urbanism, such as the development of new 
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cities in GAR, are not pregiven. Instead they are produced through the nature of the temporal, 

material, and social relations that stablise them. The findings show that while some vulnerable 

groups lost their farmlands as a result of processes of deterritorialisation of land through the 

development of gated communities in GAR, others also benefitted through employment 

opportunities generated by the economy of gated communities. Although some of the elites 

such as chiefs and landowning families disproportionately benefitted from the process of 

developing gated communities, the underprivileged were not completely excluded. The nature 

of relations that the Appolonia Development Corporation established with the chief and people 

of the Appolonia local town cannot be interpreted as a solely negative outcome.   

In terms of land use policy and planning, more needs to be done by the government in order to 

protect highly suitable agricultural lands in GAR and mitigate the negative impacts of new cities 

on access to land by the vulnerable. The various local governments in GAR need to identify and 

protect agricultural lands in their jurisdictions through appropriate land use planning and zoning. 

While there is a regional spatial development framework for GAR (Government of Ghana, 2015), 

the obvious problem is the implementation. Landownership rights will need to be decoupled 

from land use rights to halt the wanton dissipation of prime agricultural lands in GAR, owing to 

the uncoordinated leasing of land by traditional authorities, mostly for new cities and gated 

communities. Regulating land use in GAR could protect Indigenous communities’ right of access 

to land for livelihoods.  

The development of new cities can produce negative outcomes for many vulnerable peri-urban 

dwellers, such as the loss of livelihood resources and insecurity of tenure, (Moser, 2020; Van 

Noorloos et al., 2019). However, urban enclaves, such as new cities, when taken as objects may 

lead to the conclusion that they produce negative outcomes, yet, analysing their emergence and 

the nature of relations between new city development corporations and the local community, 

including the recruitment of workers, development of social infrastructure, and allocation of 

shares as evidenced by the case of Appolonia City, will lead to a more contextual and varied 

exploration of their socio-spatial impacts. As noted by Douglass et al. (2012, p. 179) “urbanism 

involves not only physical forms, but also the development of sociospatial relations; and that 

physical forms never directly determine social practices”. Future research should focus on 

comparative studies that reveal the ‘labours of assembling’ (Baker & McGuirk, 2017), socio-

spatial relations and outcomes of new cities in the African context. These, and others will help 

reveal the concurrent emergence of actors and their interests (see Wissink, 2013) and further 

the debates about the consequences of enclavism in varied contexts. AT inspired methodology 

for planning is limited (Hillier, 2011), yet paying greater attention to the processes of 
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deterritorialisation and territorialisation of contemporary spatial transformation can contribute 

to more inclusive cities in Africa and elsewhere.  

Appendix B: List of Interviews  

 

Interview 
(No.) 

Designation/Department  Date of 
Interview  

1  Senior Spatial Planner, Land Use and Spatial Planning Authority 
(Head Office), Accra 

15/01/2019 

2 Senior Spatial Planner, Land Use and Spatial Planning Authority 
(Head Office), Accra 

15/01/2019 

3 Urban Development Consultant, Consultant for Appolonia City  18/01/2019 

4 Director, Physical Planning Department, Tema Metropolitan 
Assembly 

22/01/2019 

5 Director, Physical Planning Department, Ningo-Prampram Municipal 
Assembly 

22/01/2019 

6 Director, Physical Planning Department, Kpone Katamanso Municipal 
Assembly 

24/01/2019 

7 Lecturer, Department of Geography, University of Ghana, Legon 25/01/2019 

8 Associate Professor, Department of Geography, University of Ghana, 
Legon 

30/01/2019 

9 Professor, Department of Geography, University of Ghana, Legon 30/01/2019 

10 Director of Spatial and Infrastructure Planning, National 
Development Planning Commission 

31/01/2019 

11  Resident, Afienya  03/02/2019 

12 Assembly Member of Mahateko Community  03/02/2019 

13 Resident, Mahateko 03/02/2019 

14 Assembly Member, Ningo Prampram  03/02/2019 

15 Assembly Member, Afienya 03/02/2019 

16 Resident, Afienya 03/02/2019 

17 Director of Environmental Assessment and Audit Division, 
Environmental Protection Agency (Head Office) Accra, Ghana 

19/02/2019 

18 Environmental & Social Impact Assessment Consultant for Appolonia 
City  

28/02/2019 

19 Director, Physical Planning Department, La Dade Kotopon Municipal 
Assembly 

07/03/2019 

20 Secretary, Ghana Real Estates Developers Association (GREDA) 11/03/2019 

21 Project Manager, Appolonia City  14/03/2019 

22  Assembly Member, Oyibi Community 18/03/2019 

23 Unit Committee Chairman, Oyibi Community 18/03/2019 

24 Resident, Oyibi Community  18/03/2019 

25 Resident, Oyibi Community 18/03/2019 

26 Head of Family Y (pseudo name due to ethical reasons), Oyibi 
Community   

 
18/03/2019 

27 Assembly Member, Appolonia community 27/03/2019 

28 Resident of Appolonia community and construction worker at 
Appolonia City  

27/03/2019 

29 Security Guard at Appolonia City and Resident of Appolonia 
community  

04/04/2019 

30 Security Guard at Appolonia City and Resident of Appolonia 
community 

04/04/2019 
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Chapter 8 Assembling Accra through new city imaginary: Land ownership, 

agency, and relational complexity 

 

The previous chapter examined the social and spatial outcomes of the distribution of urban 

enclaves for neighbouring local communities in the Greater Accra Region (GAR). It argues for a 

situated and empirical investigation of the socio-spatial impacts of urban enclaves such as new 

cities. This chapter addresses the third and final research question: What constitutes and 

informs the creation of plans for the development of new cities in GAR?  The chapter mobilises 

concepts from Assemblage thinking (AT) and policy mobilities to argue for the recognition of 

land ownership as a constituent and determinant of how new city visions are mobilised and 

implemented. The chapter contributes to recent scholarship seeking to understand urban 

policymaking as an emergent, relational, and multi-scaled practice (e.g., Bunnell, 2015; McCann 

& Ward, 2012b; McGuirk, Mee, & Ruming, 2016).   

The chapter is a co-authored journal article published as open access in Habitat International - 
A Journal for the Study of Human Settlements (Impact Factor: 4.310). It can be cited as:  

Korah, P. I., Matthews, T., & Osborne, N. (2020). Assembling Accra through new city imaginary: 

Land ownership, agency, and relational complexity. Habitat International, 106, 102277. 

https://doi.org/10.1016/j.habitatint.2020.102277 
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Assembling Accra through new city imaginary: Land ownership, agency, and relational 

complexity  

8.2 Abstract 

Land ownership is given little attention in scholarly accounts of how and why new city visions 

are mobilised and implemented in Africa. In this paper we examine the evolution of Accra City 

Extension Project (ACEP) — an urban strategy to modernise and respond to urbanisation 

pressures in the Greater Accra Region, Ghana. We trace the origins and rationale of the ACEP, 

the actors involved, resources, institutional capacities and their relations. Drawing on the 

concept of relational complexity and urban policy mobilities literature, we argue that the 

emergence of ACEP can be explained in two ways: as a consequence of the desire to improve 

the qualities of an urban area at the local level and as a product of multiple interactions and 

relations, which produce knowledge, specific interests, resources and constraints. The findings 

suggest that contemporary urban policymaking in specific places is a complex and emergent 

socio-political process that draws on both local and learned ideas from ‘elsewhere’. Therefore, 

we submit that it is more helpful to transcend the focus on what is circulating (a policy and the 

networks through which it is set in motion) and instead, examine how policymakers in specific 

contexts ‘arrive at’  their ideas through multiple influences. The project brings together diverse 

actors such as local and central governments, international planning consultants, UN Habitat 

and traditional authorities, with varying degrees of expertise, power and agendas. We find that 

issues around land ownership significantly structured and limited the range of visions that could 

be implemented.  

Keywords: new cities; assemblage; Africa; city extension; policy mobility; spatial planning  

8.3  Introduction 

Significant shifts in planning practice have been observed in Africa in recent times (Carmody & 

Owusu, 2016; Watson, 2014). These have involved a gradual transition from traditional planning 

(e.g., aimed at regulating land use through zoning for the public good) towards strategic projects 

that enable and amplify the competitiveness of cities (Harvey, 1989; Newman & Thornley, 2005). 

New constellations of actors, including private investors and international consultants with the 

support of local and central governments, are engaged in ‘entrepreneurial urbanism’, the 

promotion of market-led urban re/development ostensibly for purposes of economic growth 

and competitiveness while disregarding social and welfare services such as housing for the poor 

(Grant, Oteng-Ababio, & Sivilien, 2019; Ward, 2003; Waterhout, Othengrafen, & Sykes, 2013, p. 

154). Until recently, many of Africa’s urban plans were static and under utilised, with visions 
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bearing little resemblance to what transpired on the ground (Andersen, Jenkins, & Nielsen, 

2015; Korah, Cobbinah, Nunbogu, & Gyogluu, 2017). Today, proposed new comprehensive 

spatial designs for some cities in Africa are co-developed and implemented by international 

property investment companies, architects, and planners (Watson, 2014). There are presently 

over 200 new city plans across the African continent, with some 20% completed or under 

construction (International New Town Institute, 2017). As the ‘last development frontier’ 

(Watson, 2014, p. 216), local and foreign property developers are heavily investing in Africa’s 

new cities (Grant, 2015; Herbert & Murray, 2015; Murray, 2015; van Noorloos & Kloosterboer, 

2018). There seems to be an urban revolution from above — one that is influenced by both 

colonial and post-colonial models of urban development — occurring in Africa, characterised by 

visions of modern, smart, and world-class cities (Carmody & Owusu, 2016; Moser, 2015; 

Sheppard et al., 2015) that reflect little of the wider urban conditions such as poverty and slums.  

We analyse Accra City Extension Project (ACEP), a new urban vision for guiding urban 

transformation in Ghana’s capital city. ACEP was conceived in 2015 in response to urbanisation 

and unplanned urban sprawl in Ningo-Prampram and adjoining districts. While the project 

originated from the local government — Ningo-Prampram District Assembly in Ghana’s Greater 

Accra Region –  it eventually attained regional, national and international significance. The 

project seeks to capitalise on land availability, the prospect of a new international airport and 

the West-African transnational highway to create a modern city district that is “economically 

vibrant and internationally and locally connected” (NiPDA, 2019, p. 1). ACEP will cover a land 

area of approximately 100 km2. Unlike previous land use plans that were often designed and 

implemented by local governments with the sole aim of regulating development to ensure 

public health (Korah, Cobbinah, & Nunbogu, 2017), ACEP is unique in diverse ways. First, it 

involves an array of actors ranging from local and central governments, traditional authorities, 

to international consultants and organisations such as UN Habitat. Also, like other new city 

projects in Accra such as Hope City, Airport City, and Appolonia City, it represents recent 

neoliberalisation of spatial planning with a focus on developing economically attractive and 

internationally competitive cities (Carmody & Owusu, 2016).  

 

Previous studies have examined Africa’s new city imagining trends, including the discourses, 

consequences, fantasies, and the national and international actors that enable them. Studies 

have emphasised the role of global or international actors including property developers, 

planners, and consultants in financing and advancing ideas/plans for the development of Africa’s 
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new cities (van Noorloos & Kloosterboer, 2018; Watson, 2014). Scholarly discussions examine 

the ‘discursive construction’ and circulation through the power of ‘seductive rhetoric’ about 

modernity (Côté-Roy & Moser, 2019) and country’s ambitions to create world-class cities 

(Abubakar & Doan, 2017; Grant, 2015; Myers, 2015). Evidence suggests master-planned cities 

tend to be fast-tracked through permitting and approval process if the state is directly involved 

in development (Goldman, 2011).  This often leads to less participation and consultation 

(Watson, 2014) and displacement of the poor from land and livelihoods resources (Van 

Noorloos, Avianto, & Opiyo, 2019). Other studies have focused on unravelling the local dynamics 

that influence new city visions, particularly the role played by local actors, i.e., residents (Wragg 

& Lim, 2015) and the financialisation of national resources such as oil (Cardoso, 2016). These 

studies have improved our understanding of how, why and with what implications Africa’s new 

city imaginings emerge, however the role of land in structuring the strategies, actions and 

interest of actors in new city making is given little attention. This paper contributes to literature 

seeking to unravel the processes underlying new cities in Africa (Cardoso, 2016; Côté-Roy & 

Moser, 2019; Wragg & Lim, 2015) and makes a case for more attention to be given to land 

ownership as a structuring element in the emergence of new cities in Ghana and other African 

countries with similar conditions. We draw on a relational complexity view of policymaking 

which does not take as its starting point globally circulating urban policies or ideas, but unpacks 

the various associations between ACEP on one hand, and policy consultants and ideas from 

elsewhere on the other.  Specifically, we highlight the need for tracing the nature of land 

ownership and its relationship with new urban visions and the mode of regulations and 

institutional capacities/expertise that are deployed. Doing this, we argue will add to the range 

of determinations that underlie and constitute new city making. Moreover it will bring agency 

to the fore, increasing the limited attention paid to the concept to date by scholarship on Africa’s 

new city imaginings and urban policy mobilities generally (see McCann & Ward, 2012b, p. 328 

for emphasis on agency in policy making). Agency here means the capacity of individuals to 

determine the use of urban land with or without statutory planning regulations (see Boamah & 

Amoako, 2019).  

The remaining sections of the paper are structured as follows: First, the article reviews land 

ownership and its relationship with spatial planning in Ghana. The next section introduces the 

conceptual framing, which draws on concepts of relational complexity in urban development, to 

develop a relational understanding of the evolution of new city visions in terms of unravelling 

the multiple dynamic associations and interactions that enable them. Section three is about the 

research approach and methods. The fourth section analyses the evolution of ACEP and the role 
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of land ownership in the process. The article concludes by highlighting the need for urban 

scholarship to pay greater attention to land ownership as a structuring element in new city 

imaginings.  

8.4 Literature review  

8.4.1 Land ownership, spatial planning and urban development in Ghana  

Land in Ghana can be classed under three main categories of ownership, i.e., public lands, vested 

lands, and customary lands. The former two are managed under statutory land laws while the 

latter is administered based on customary land tenure systems.  Public lands belong to the state 

and are managed on the principle that the market may not always be effective in terms of 

safeguarding public interest. Thus, the government possesses the power of ‘eminent domain’ to 

expropriate private lands for public use (Larbi, 2008). Where the state exercises its right to 

acquire individual or communal lands for the broader public good (e.g., road construction, urban 

planning, military installation, health facilities, schools), it is expected that appropriate 

compensation is paid (Deininger, 2003). In many cases this does not happen, thereby 

undermining equity and fairness and tenure security for those affected (Obeng-Odoom, 2016). 

It also leads to bold encroachment of state lands (Gillespie, 2017), and questioning the state’s 

legitimacy to exercise control over acquired lands (Yeboah, 2008). State lands constitute about 

18% of all lands in Ghana (Kasanga & Kotey, 2001) and include areas in Accra such as Airport 

Residential Area, Airport City and Roman Ridge. Contrary to state lands, customary lands 

encompass all the various interests and rights held under the traditional system involving skin 

lands, stool lands, clan lands, and family lands (Larbi, 2008). Customary lands are communally 

owned and are vested in chiefs and family heads who act as custodians on behalf of their 

subjects including the living, the dead, and unborn. However, evidence suggests the customary 

system of land management in Ghana has evolved resulting in inter/generational inequities 

where the traditional elites disproportionately benefit from land commodification owing to 

urbanisation and globalisation pressures (Obeng-Odoom, 2016). Consequently, various 

conflicts, the menace of land guards, deaths, and litigations have emerged in relation to 

customary lands (Barry & Danso, 2014), thus undermining developers’ confidence in such lands 

(Ehwi, Morrison, & Tyler, 2019). Yet customary lands account for about 80% of all lands in Ghana 

(for a detailed exploration of customary land tenure system in Ghana, please see Ubink, 2008)  

and constitute the main source of land release for development in Accra (Larbi, Antwi, & 

Olomolaiye, 2003). Last but not least, vested lands which constitute about 2% of land in Ghana 

are a hybrid of state and customary lands. Vested lands occur when customary lands are held 



154 
 

by the state in trust for the land-owning family or community (Kasanga & Kotey, 2001). While 

the state manages such land, the family or community retain their interest in the land and enjoy 

the proceeds that may accrue in the form of rent or lease.  

The nature of land ownership in Ghana has undoubtedly influenced spatial planning and 

development outcomes in Accra and other urban areas. Planning is a complex process involving 

competing interests, ideas, diverse stakeholders and power struggles (Albrechts, 2004; Oteng-

Ababio & Grant, 2019). The complexity of the planning process necessitates greater 

collaboration in order to design common futures, develop joint understanding and agreements 

regarding spatial interventions (Innes & Booher, 1999). Land and its use are for instance central 

to the realisation of planning visions of creating orderly and desired development. Meanwhile, 

the plural and complex nature of land tenure in Ghana discussed above means that most spatial 

plans prepared by metropolitan, municipal and district assemblies are expected to be 

implemented on customary lands which are administered by chiefs and family heads  (Kleemann 

et al., 2017; Yeboah & Shaw, 2013). Herein lies relational complexity when it comes to 

interventions in Ghana’s built environment.  

 

The divergence of land use planning and land ownership in Ghana creates enforcement 

challenges such that many plans become outdated even before implementation, producing 

fragmented and unsustainable urban development patterns (Agyemang, Silva, & Poku-Boansi, 

2019; Asabere et al., 2020; Korah, Matthews, & Tomerini, 2019). Yeboah and Shaw (2013) 

studied customary land ownership and its relationship with land use planning in Ghana, and 

argued that the growth of Ghanaian cities is rarely shaped by formal planning. This is because 

some chiefs lease out plots of land to developers without appropriate planning schemes. 

Further, Larbi (1996, p. 213) observed that effective spatial planning and development 

management was limited to state and vested land (representing less than 13%) of residential 

Accra while grossly disregarding customary lands which constitute over 80% of the land in Accra. 

Numerous studies have examined Ghana’s dual land tenure structure (i.e., statutory and 

customary) and spatial planning outcomes including among others, the disconnect between 

spatial plans and local land use decisions (Amoateng, Cobbinah, & Owusu-Adade, 2013; Korah, 

Cobbinah, Nunbogu, et al., 2017; Yeboah & Shaw, 2013). Also examined is the weakened 

capacity of the state to shape urban development as it is undermined by developers due to 

customary rights over land (Boamah, Gyimah, & Nelson, 2012) and the (mis)rule of customary 

and statutory planning and land regulations (Boamah & Amoako, 2019). Boamah and Amoako 

(2019) drew on Ananya Roy’s work on the ‘idiom of urbanisation and planning’ to suggest that 
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spatial planning in Ghana was largely unsuccessful because on one hand, state authorities work 

within and without statutory planning regulations to compulsory acquire lands for the public 

good and inappropriately lease such lands to private developers. On the other hand, traditional 

authorities position themselves within and without customary land laws to transfer land to 

prospective developers, lease state acquired lands to individual buyers and engage in ‘elite 

capture of majority interests’ (see also Alden Wily & Hammond, 2001, p. 13).  

 

The foregoing studies highlight the distributed agency among state and non-state entities in 

Ghana in relation to decisions regarding the use of land, especially spatial planning and 

implementation. There is a gap and an opportunity to add to this scholarship by exploring the 

relations between land ownership and the institutional capacities and rules that are mobilised 

to imagine new cities. This echoes the call from Boamah and Amoako (2019, p. 111) for further 

examination of how Ghana’s land ownership structures intersect with current municipal 

planning practices and strategies. Just as is happening in other major African cities, plans for 

new cities have proliferated in Accra in recent times. Urban scholars are contending with the 

conceptual and empirical aspects of the new city making phenomenon. To contribute to the 

discussion on new city building, the central question guiding this paper is: what constitutes and 

informs the creation of Accra’s City Extension Project (ACEP) — a new urban vision for guiding 

the transformation of Ningo-Prampram?  

 

8.4.2 Relational complexity in new city imagining 

Since the 1980s, under the influence of globalisation and neoliberalism, planning practice across 

many countries has been undergoing a transition (Newman & Thornley, 2005) in which 

policymakers seek to implement strategic plans and grand ideas that would make their cities 

competitive within the international network of capital flows (Moser, Swain, & Alkhabbaz, 2015; 

Myers, 2015). Greater global integration and capital mobility birthed strategic urban projects in 

the form of new cities across the continent of Africa as policymakers seek to create modern and 

world class cities (Grant, 2015; International New Town Institute, 2017; van Noorloos & 

Kloosterboer, 2018). Beyond new cities’ linkage with ‘entrepreneurial urbanism’, they can also 

be associated with colonial urbanism.  Moser (2015, p. 31) argues that the (re)emergence of 

new cities could be read as “descendants of and heirs to colonial imperial city building” that 

reproduce power asymmetries. Despite the promise of ‘smart’, ‘inclusive’ and ‘sustainability’ 

put forth by new cities’ enablers, they tend to perpetuate socio-spatial inequalities, land-based 

dispossessions and social exclusions (see also Carmody & Owusu, 2016, p. 69; Goldman, 2011; 
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Moser, 2020; Van Noorloos et al., 2019; Watson, 2014). As new city visions are proliferating in 

various African countries, it is important for urban scholarship to understand the context-

specific processes and determinants that shape these visions (Guma & Monstadt, 2020).  

 

On the surface, new urban imaginings in Ghana could appear to be international, corporate-

driven visions of ‘modern’ and ‘world-class city’ (Watson, 2014; Wragg & Lim, 2015, p. 260) 

targeted at the middle and high income classes (van Noorloos & Kloosterboer, 2018). A 

consequence of neoliberal hegemony (Sheppard et al., 2015) or a continuation of colonial city 

building ideals (Moser, 2015). It would seem new city visions are ‘copied’ from elsewhere and 

‘pasted’ on the Ghanaian context with little reference to local conditions or structures such as 

land ownership (Korah, 2020). Yet the urban policy mobilities literature (McCann & Ward, 2012a, 

2012b) – which this paper seeks to add to – suggests that ideas mutate as they travel across 

cities and are dis/assembled through various influences and agendas of stakeholders at a 

particular destination (Wragg & Lim, 2015). In her work ‘relational complexity and the 

imaginative power of spatial planning’, Healey (2006) adopts a relational approach to emphasise 

how urban development involves a multiplicity of social relations that crisscross a territory and 

the “complex interactions and disjunctions” that emerge among them (see also Grant et al., 

2019). From this perspective, physical places such as neighbourhoods, urban areas or cities 

which planners often seek to imagine could be conceived as ‘nodes’ that link several actors both 

near and far, resources, expertise, interest and governance capacities (Jessop, 2016). 

Accordingly, recent urban studies literature underscores the need for understanding urban 

policymaking as an emergent, relational, and multi-scaled practice (see, for example Bunnell, 

2015; McCann & Ward, 2012b; McGuirk, Mee, & Ruming, 2016). As explained by McCann and 

Ward (2012b, p. 328), urban policies are composed of elements that are near and distant, "fixed 

and mobile pieces of expertise, regulations, institutional capacities" etc., which are assembled 

through specific processes and for specific purposes and motivations. Meanwhile Robinson 

(2015, p. 831) calls for more attentiveness to how policymakers generate plans for their cities 

“amidst myriad influences from elsewhere”.  

 

A relational complexity perspective has the potential to not only contribute to our 

understanding of how and why new cities are imagined but also agency in new city making.  First 

a relational complexity orientation implies that new cities could be explained as emerging from 

collective agency of policymakers and politicians at the local level to improve the qualities of 

urban areas, and simultaneously, as a product of multiple interactions and relations which 
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produces knowledge, resources and constraints (Healey, 2006, p. 526). In this paper we focus 

on land ownership and its relations with the evolution of an urban extension plan highlighting 

specifically how the state navigates the complex terrain of land tenure structure to fashion a 

governance arrangement for a new city vision.  

8.5 Approach and methods 

To operationalise the relational complexity of new city making, this paper draws on Assemblage 

thinking (AT) as a methodology (Baker & McGuirk, 2017). AT as a methodological framework 

helps to explain the urban via “mapping encounters and practices” in which the diverse 

components that form the city are brought together (McGuirk et al., 2016, p. 130). From an AT 

perspective, urban policymaking is all about cofunctioning — the relations that bind disparate 

elements together (McFarlane, 2011, p. 653). Disparate elements here refer to the various 

actors (the state, international companies, investors, expertise, local government, traditional 

authorities, etc.), interests, objects, and resources.  Assemblage orientation encourages 

“methodological openness and flexibility” (McCann & Ward, 2012a, p. 43) in which the 

researcher tries to understand, reveal, interpret and represent the “spatially, socially, and 

materially diverse” (Baker & McGuirk, 2017, p. 429) mechanisms of new city making. To 

understand what constitutes and informs the creation of ACEP, this study adopts a case study 

method which enables a detailed analysis of a phenomenon within a given physical, social, 

economic and political context (Yin, 2013). In order to follow through the actors, discourses, 

sites and relational situation (McCann & Ward, 2012a; 2012b, p. 330) of assembling ACEP, a 

pragmatic approach to qualitative data gathering (Baker & McGuirk, 2017, p. 434) was adopted. 

The pragmatic qualitative approach entails a combination of different data gathering techniques 

such as field observations, interviews and policy document reviews.   

Twenty in-depth key informant interviews were conducted with planners, a project manager, 

consultants and local politicians who were directly involved in the design of ACEP (Table 8.2). 

The experts involved in ACEP were purposely selected for interview because of their deep 

knowledge of the project (Bogner, Littig, & Menz, 2009). The interviews were conducted 

between January and April, 2019.  After initial contact with the head office of the Land Use and 

Spatial Planning Authority (LUSPA) – the body responsible for spatial planning across Ghana, 

contact details of the key informants and experts who participated in the creation of ACEP were 

obtained. The interviews sought to understand the discourses that led to ACEP, resources, 

expertise, the actors involved, and their relations. Focusing on the experts meant that a smaller 

number of people were interviewed, and their biases may impact the results. Another challenge 
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relates to the reluctance of officialdom to make available unpublished documents such as 

minutes of meetings relating to the project. Therefore, beyond the interviews, newspaper 

articles, the project documents, i.e., reports and presentation slides were consulted for further 

information about the project and for triangulation. Other useful sources of information were 

the websites of UN Habitat and MLA+, an international consulting firm who have published 

detailed information about the project. A video documentary on the project was downloaded 

from MLA+ website16. To understand the institutional and political contexts that facilitate ACEP, 

Ghana’s Urban Policy (MLGRD, 2012), the National Policy on Public Private Partnerships (PPP) 

(Ministry Finance and Economic Planning, 2011) and the National Spatial Development 

Framework (Government of Ghana, 2015), were reviewed.  

Table 8.2 Research participants and affiliations 

Group  Number  Institutional/community affiliation  

Local Government  4 Tema Metropolitan Assembly, Ningo-Prampram Municipal 

Assembly, Kpone Katamanso Municipal Assembly 

Central Government  3 National Development Planning Commission (NDPC), 

Environmental Protection Agency, Land Use and Spatial 

Planning Authority 

Estate Developers and 

Property Managers 

4 Lakeside Estate Company Limited, Appolonia City, Silva Star 

Tower, Airport City, Accra’s City Extension Project 

Independent 

Associations  

1 Ghana Real Estate Developers Association 

Academics  3 University of Ghana  

Urban Development 

Consultants 

1 World Bank, NDPC 

Community-level 

interviews 

4 Ningo-Prampram 

Total  20  

 

Source: Authors  

The recorded interviews and excerpts of the video documentary on the project were 

transcribed. Interviews and video transcripts, project and policy documents were coded and 

categorised using Nvivo 12, a computer-assisted qualitative data analysis software. The 

dominant themes/categories were: actors/stakeholders in ACEP, land, motivations, resources, 

planning principles and implementation framework. These themes correspond with the article’s 

aim of understanding the evolution of ACEP. Queries such as ‘word frequency’ and ‘text search’ 

were performed on the data to give a fair idea of the themes that were likely to emerge. Since 

 
16 https://www.mlaplus.com/home-3/work/ningofilm/ (accessed on 27/06/2019)   
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this research is largely qualitative, it was important for the data to adequately reflect 

participants’ views about the subject of enquiry. Therefore, during the analysis, verbatim quotes 

from the data were included and juxtaposed with the researcher’s interpretation; this process, 

according to Fossey, Harvey, McDermott, and Davidson (2002, p. 730), helps the reader to 

evaluate the authenticity of the researcher's claims about the data. The next section turns to 

the evolution of ACEP.  

8.6 Findings and discussion: relationality complexity in assembling the Accra City 

Extension Project (ACEP) 

8.6.1 Tracing the origin and rationale of ACEP: generating an urban policy amid influences 

from near and far 

The Accra City Extension Project (ACEP) originates from the Ningo-Prampram District Assembly 

(NiPDA), the local government in charge of physical planning and development of Ningo and 

Prampram localities. UN Habitat Urban Labs Department provided technical support for the 

design of the project’s concept plan. According to the interviews, the Honourable S.A. Rhack 

Nartey, the past district chief executive of NiPDA, gave a presentation at the United Nations (UN) 

Habitat seventh World Urban Forum in Medellin in April 2014, concerning the urban challenges 

that confront Ningo-Prampram. In the urban policy mobilities scholarship, such conferences are 

conceived as nodes where contemporary discourses on urban sustainability and modernity are 

circulated (see Côté-Roy & Moser, 2019). At the end of this conference, the about 22,000 

attendees highlighted the need for a new urban agenda that can respond to the challenges 

facing cities such as rapid and unguided physical expansion, inequality and exclusion, and 

unsustainable growth17. Thus, national governments are encouraged to adopt urban policies and 

plans that will guarantee inclusive, safe and sustainable human settlements (UN Habitat, 2016).  

ACEP aims to transform Ningo-Prampram into a dense, sustainable and smart city. In doing so, 

ACEP seeks to become an “international example of sustainable urban development in West 

Africa, positioning Ghana as a national champion in addressing fast urbanisation challenges” 

(NiPDA, 2019). The concept plan (Figure 8.1) shows various land uses: mixed uses, irrigation 

lands, light industrial areas, a solar farm (for renewable energy supply) and transportation 

infrastructure. The hope is that these proposed land uses will create “a self-sustaining city or 

urban enclave which will withstand the test of time, protect environmental sensitive areas, and 

minimise encroachment on major proposals like industrial zones…” (senior planner, Land Use 

and Spatial Planning Authority). Further, the project represents official efforts to regulate and 

 
17 https://unhabitat.org/7th-world-urban-forum-medellin-declaration/ 
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service urban growth (Cardoso, 2016, p. 101) and showcases “how to address rapid urbanisation 

and to accommodate growth” (Rogier Van Den Berg, UN-Habitat Urban Labs Project Manager). 

Ningo-Prampram, like most fast-growing towns and cities in Ghana (Acheampong, Agyemang, & 

Abdul-Fatawu, 2017; Agyemang et al., 2019; Korah et al., 2019), is evolving into a disjointed 

continuum of urban patches of low-rise buildings without adequate provision for electricity, 

water, open spaces, and other facilities and services (NiPDA, 2019). This inadequacy of spatial 

planning is often blamed on the lack of requisite expertise, inadequate budgetary support, 

political interference, and a weak institutional and legal regime for spatial planning and land use 

control (e.g., Cobbinah & Darkwah, 2017; Cobbinah & Korah, 2016).  

 

 

Figure 8.1 Concept plan of ACEP 
Source:  NiPDA, 2019 

In recognition of the deficiencies in Ghana’s spatial planning and development as explained in 

Section 2.1, the Ministry of Local Government and Rural Development (MLGRD) adopted a 

National Urban Policy (NUP) to guide and “promote a sustainable, spatially integrated and 

orderly development of urban settlements in Ghana” (MLGRD, 2012, p. 21). Objective Five of 

the policy specifically seeks to ensure “effective planning and management of urban growth and 
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sprawl, especially of the primate cities and large urban centers in Ghana”. The various MMDAs 

are thus mandated to implement the visons outlined in Ghana’s Urban Policy.  

Accra city extension was conceived in anticipation of population spill over from the core 
Metropolitan Area of Greater Accra.  So it was thought by the planners at the time to begin the 
engagements with the requisite stakeholders to be able to afford them adequate time and 
space to plan and engineer that area so that as the population expanded, they will not be taken 
unaware. Essentially, it was a planning approach or planning attempt to provide a balanced 
development for the city (Urban Development Consultant, ACEP, January 2019).      

The concept plan (Figure 8.1) seeks to generate a viable city structure that can balance 

environmental, economic and social goals such as providing affordable housing (Grant et al., 

2019). An interview with a senior planner at the Land Use and Spatial Planning Authority in Accra 

revealed that ACEP will serve as a satellite city that redistributes traffic in central Accra. An urban 

development consultant for ACEP agreed with this view, stating that:  

ACEP is one of the instruments in urban planning where you create new spaces for existing 
urban centres to take on additional population…is a bit similar to satellite cities…The city 
extension is a modified version of a satellite city where the distances (between the satellite city 
and the existing city) are not so wide such that they still fall within the Metropolitan functional 
area (Urban Development Consultant, ACEP, January 2019) 

A study in 1992 found that Accra’s Central Business District was the dominant centre in the 

Greater Accra Metropolitan Area by being the origin and destination for about 74% of people’s 

trips (Department of Town and Country Planning, 1992, p. 60). The need to disperse some of the 

facilities and services in this zone to reduce congestion has culminated in Accra Airport City 

(Arthur, 2018). Similarly, Grant (2015, p. 300) observed that some of Africa’s new cities are 

envisaged as world class nodes that will promote global connectivity and ease congestion 

around existing central business districts. ACEP is not an exception, and Ghana’ National Spatial 

Development Framework (NSDF) for 2015-2035 aims to promote Accra as a world class city.  

The NSDF seeks to support Accra, as the capital city of Ghana, to compete globally (particularly 

with Abidjan and Lagos) and attract investment activities through connection with international 

markets (Government of Ghana, 2015, p. 32). Indeed, an analysis of the project document 

reveals that ACEP seeks to gradually transform Ningo-Prampram into a city linked with global 

markets and the region, and appeal to new residents while providing employment, housing, 

services and culture (NiPDA, 2019). The project will harness the opportunities presented by the 

Trans-West African Highway and Ghana’s new international airport (Figure 8.1) to make Ningo-

Prampram a major commercial hub within the West-African sub-region.  ACEP thus marks a 

significant departure from current spatial planning practice in Ghana where the objective is 

largely spatial ordering; it is entrepreneurial and entails spatial development, as is the case with 

‘soft spaces’ (Waterhout et al., 2013). ACEP represents what Swyngedouw, Moulaert, & 
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Rodriguez (2002) called ‘neoliberal urban policy’ that targets the needs of the high-income 

groups.  Also, following Watson (2014), plans for ACEP are hosted by the websites of 

international urban development consultants such as UN Habitat and MLA+, and are not sitting 

in the NiDPA physical planning department.  

From the above, it can be deduced that ACEP was conceived because of Ghanaian policymakers’ 

desire to be “proactive and creative in addressing the most salient negative outcomes of 

urbanisation” (Owusu & Oteng-Ababio, 2015, p. 311). NiPDA per Ghana’s Land Use and Spatial 

Planning Act 2016 (act 925) possesses the power to plan and enforce development control.  Yet 

in this instance, it was willing to change from a technical entity managing urban growth to a 

mediator trying to create the conditions necessary for diverse stakeholders to collaborate in 

imagining an urban future (Healey, 2006). Robinson (2006, p. 143) observes that strategic 

imaginings for the future of cities have been championed by international urban consultants and 

property developers. In the case of ACEP, international urban planning consultants and UN 

Habitat were engaged by Ningo-Prampram District Assembly (NiPDA) to design the concept plan 

(Interview with district spatial planner, February 2019). The project thus originated from the 

local government drawing on local and learned ideas from ‘elsewhere’ to address a unique 

challenge (Robinson, 2015, p. 832), contrary to Watson’s (2014) characterisation of Africa’s new 

city plans as originating from the private sector and often parallel to or override existing urban 

policies. ACEP was indeed part of the Ghana’s urban strategy of promoting the orderly and 

efficient development of its cities and towns (MLGRD, 2012). There are diverse rationales and 

justifications for ACEP, ranging from economic competitiveness, orderly physical development 

and sustainability to provision of social and affordable housing. However, there are also multiple 

actors and interests in the project.  

8.6.2 The actors, resources and their relations in ACEP 

The major actors in ACEP’s evolution are NiPDA, the Government of Ghana (including the 

MLGRD and National Development Planning Commission), traditional authorities, international 

consultants, and UN-Habitat. The project was initiated by the local authority (NiPDA), whose 

spatial planning officer, had substantial experience in urban planning. He anticipated some of 

the challenges (e.g., sprawl, rapid population growth, etc) confronting Ningo-Prampram.  

According to the interviews, the planner engaged several technical people including the 

international urban planning consultants from UN Habitat and local consultants in Ghana to 

develop a conceptual plan to address the key challenges facing Ningo-Prampram. UN Habitat 

(the Urban Planning and Design Lab) provided technical assistance in the design of the whole 
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layout for Ningo-Prampram. Nationally recognised professional associations such as the 

Institute of Architects, planners, Ghana Real Estate Developers Association (GREDA), utility 

companies, some prospective investors some of whom had already acquired lands and were 

beginning to think of establishing some economic ventures, the local business sector, and the 

academic community, particularly Central University, were all engaged in the project (NiPDA, 

2019).  

A series of retreats and seminars were organised by the project technical team, which provided 

stakeholders the opportunity to shape the content of ACEP. One of such retreat workshops was 

held in 2015 at Central University in Prampram, which involved political appointees such as the 

then special advisor to the President of Ghana, the former district chief executive of NiPDA and 

former mayor of Accra Metropolitan Assembly, local experts such as the executive secretary of 

the Lands Commission and international consultants from UN Habitat and MLA+  

(SkyscraperCity, 2015). In addition to the retreats and seminars, the ACEP planning team 

engaged with the residents and traditional authorities in Ningo-Prampram. While the residents 

may not have had greater power and influence over the content of the plan, these findings do 

not support the argument of less participation and consultation in the planning of new cities 

(van Noorloos & Kloosterboer, 2018; Watson, 2014). The involvement of UN Habitat and 

international urban planning consultants demonstrate that ACEP is made of parts that are near 

and far, local and international expertise, institutional capacities and regulations that are 

assembled for specific purposes and interests (McCann & Ward, 2012b, p. 328).  

The availability of land is a prerequisite for the accomplishment of the visions outlined in ACEP.  

Yet, over 80% of land in Ghana is owned by chiefs, families and individuals. The remaining stock 

is owned by the state. This land ownership arrangement means that while spatial planning is the 

responsibility of the various MMDAs, chiefs, families and individuals together constitute the 

major source of land supply for all development in Accra (Larbi et al., 2003). Thus, effective 

spatial planning and development control, in many cases, is limited to state-owned lands (Larbi, 

1996). Therefore, unlike other cases (Goldman, 2011; Van Noorloos et al., 2019), the Ghanaian 

government does not possess absolute power to fast-track new city projects without 

stakeholder (e.g., traditional authorities) consultation and engagement.   

The interview with the Ningo-Prampram spatial planner revealed that there is vast availability 

of state land that could be harnessed for the project (Figure 8.2). The state has previously 

acquired land from the Ningo-Prampram stools, which the NiPDA spatial planner argued could 

be harnessed for this project and would improve the ACEP’s feasibility. However, some of the 
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land earmarked for the project is still held by the Ningo and Prampram stools, so it was necessary 

to engage with these various landholders 

People hold firmly to ownership of such assets (land) and so notwithstanding the utility of 
any proposal and to the extent that it can either undermine the ownership of land or can 
threaten the ownership of land, people become very anxious and can create some tensions, 
so it required extensive engagements, and this was achieved (Urban Development 
Consultant, ACEP, January 2019). 

A former minister of the MLGRD at one of the stakeholder meetings echoed the above concern:  

Owing to our peculiar land ownership system, we have a problem implementing plans. It is the 
most fundamental problem that we need to address, and that I cannot, and you cannot, but 
the landowners in Ningo-Prampram can. That is the commitment we need from them (Former 
Minister of Local Government and Rural Development) 

 

 

Figure 8.2 Land ownership boundaries in Ningo-Prampram for ACEP 

Source: NiPDA, 2019 

The involvement of different actors as mentioned above generated knowledge, resources, and 

institutional expertise necessary for the project, but also created constraints. One constraint 

relates to conflicting rationalities regarding the purpose of the project. While the stated wider 

of aim of the project was to achieve sustainable urban development and provision of social 

housing (NiPDA, 2019), economic benefits became a priority for the private sector. An interview 

with the project manager revealed ongoing speculative land buying around the project area. 

Some developers have already acquired lands in the project area and are developing gated 

communities targeted at upper- and middle-income classes. Figure 8.2 shows that a significant 

portion of the project area falls within the Ningo and Prampram stool lands. As explained earlier 

few traditional elites benefit disproportionately from the commodification of customary lands 
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which belong to an entire clan or family (Obeng-Odoom, 2016) leading to land-related conflicts, 

the menace of land guards, and litigation (Barry & Danso, 2014) which may undermine the 

project.  

Different families on various occasions have contested ownership of land within the Prampram 

stool, especially around Central University (Grant et al., 2019, p. 334). In other cases, disputes 

have risen between the Indigenous youth, the chief, private developers and some government 

officials. While large portions of land in the project area were acquired by the state under the 

National Liberation Council (NLC) Act 123 in 1968 for public good, there is evidence that portions 

of the acquired land have been released to a private establishment, Volta Investment Company 

Limited (VICL) (Agbenyega, 2015). The original landowners (the stool) claimed the processes 

leading to the acquisition of the land by VICL were shrouded in secrecy, illegal, and may have 

been a case of ‘politically induced land grabbing’ (see Grant et al., 2019, p. 334). The youth in 

Ningo-Prampram feel they are being marginalised, as customary lands are alienated to private 

developers (GhanaWeb, 2017) and have mobilised and engaged in what Agyekum (2019) terms 

‘takashie’, i.e.,  a form of insurgence for their own benefit. Social movements such as ‘takashie’ 

are counterproductive to the planned growth and development of Ningo-Prampram (c.f. Roy, 

2009). Yet, such insurgent movements are necessary as they decentralise state and neoliberal 

hegemony and claim their right to the city through dissent, contesting, and determining their 

own rules of engagement in relation to planning projects (Miraftab, 2009). Given the multiple 

land ownership and interests, an analysis of the project document revealed that several 

consultations and meetings were held with the traditional authorities and Indigenous people to 

ensure the project is communally owned, and for the people to understand its vision.  While it 

is not yet known how profits from investments in ACEP will be shared, the project manager 

indicated that potential profits will be shared among the local government, central government, 

stools and private landowners who supply lands for the project. Decision making powers with 

respect to land allocation will rest with a development corporation. Hence, notwithstanding that 

the project seeks to involve local communities, it excludes them from influencing the content of 

the plan and subsequent proceeds that may accrue thereof.  

8.6.3 Stabilisation/implementation arrangement: mobilising institutional 

capacities/expertise for ACEP 

In Ghana, the problem is not the lack of plans to guide urban transformation; the issue is with 

implementation (interview with urban development consultant, ACEP, January 2019). 

Implementation is generally a challenge, especially where political disposition sometimes 
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displaces logical planning and development projects (Cobbinah & Darkwah, 2017). The dilemma 

of planning and implementation in Ghana is more an issue of the “inherent tension between 

urban policy documents that convey the planning process as … participatory and 

implementation that is less participatory, messy, contested and dynamic” (Oteng-Ababio & 

Grant, 2019, p. 9). Further, relational complexity, in which the majority of land in Greater Accra 

Regions is managed and controlled by traditional authorities under customary laws, while 

planning remains a municipal function, means that many brilliant urban growth plans were 

never successfully implemented (e.g., Owusu, 2013). Greater Accra Metropolitan Area Strategic 

Plan, 1993, which among others aimed to promote compact urban development and curtail 

sprawl in GAMA failed to achieve its purpose. Owusu (2013) observed that the metropolitan 

area has expanded in all directions except to the south which is bordered by the Gulf of Guinea. 

Land ownership was identified as one of the key reasons why the plan failed to limit the urban 

footprint. Another example is Hope City, which despite the euphoria and enthusiasm that 

characterised its launch by then president John Mahama in 2013, and the prospect of 

transforming Ghana into a knowledge-society, has since stalled because the project was overly 

‘political’ and failed to address the basic needs of the larger urban populations (Vourlias, 2015). 

Thus, the central question is whether ACEP will be able to fulfil its vision of curtailing sprawl 

while generating a sustainable city structure for Ningo-Prampram?  

In the meantime, with experience from past project failures, a new approach—a private sector-

led model — is being adopted for the implementation of ACEP. It is essentially a public-private 

partnership (PPP) that promotes urban entrepreneurism (Grant et al., 2019, p. 325). ACEP is 

estimated to cost approximately US $4.8 billion (Myjoyonline, 2019) and the government cannot 

finance this project, making a PPP the most feasible approach (Government of Ghana, 2011). 

Private real estate developers will partner NiPDA to develop housing units in the area. According 

to the project manager, the PPP will eliminate the risk of political interference and boost investor 

confidence. However, PPP implementation arrangement will legitimise entrepreneurial 

urbanism and further disregard the needs of the poor, such as housing. The reduced role of 

government in the implementation also means that many development proposals may not be 

subjected to public scrutiny. The project aims to service and regulate urban development in 

Ningo-Prampram to prevent sprawl and the proliferation of slums. One key strategy is to 

consolidate lands in the area into landbanks, service them as means to commodify them and 

use the proceeds to develop infrastructure such as roads, drainage, security, water, power and 

so forth (project manager, ACEP, February 2019). A Project Management Centre (PMC) has been 

established to oversee the implementation of ACEP. The setting up of the PMC is a governance 
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reform aimed ostensibly to reduce bureaucracies and inefficiencies that characterise public 

service in Ghana and create an opportunity for expedited approval of investment projects (c.f. 

Goldman, 2011). The PMC as an urban development corporation may undermine public 

participation and engender social exclusion in the development process, since its sole aim will 

be to transform rural landscapes into urban real estate (Goldman, 2011) rather than solving the 

pressing needs of urbanites such as poverty, slums and inadequate housing.  

The PMC has launched a Land and House Ownership Scheme which aims to deliver about 

500,000 affordable housing units and serviced plots across NiDPA and adjoining districts 

(Myjoyonline, 2019). A one bedroom flat, the lowest cost housing unit in Newac, is Ghc 176,400 

(US $33,923) (Newac City, 2020). As per the payment arrangement, Ghana nationals can pay in 

installments for up to 20 years. This translates into a monthly installment of Ghc 735 (US $141). 

With a reported mean annual gross household income of about GH¢16,645, translating to US 

$8,44618 (GSS, 2014, p. 153), it would be difficult for many Ghanaian households, particularly 

the  low-income and middle-income groups and those without regular source of income, to 

afford a property in Newac. Thus, there is a contradiction in relation to how the project will 

promote social inclusion through the provision of affordable housing.  

8.7 Conclusion  

Land ownership is given little attention in accounts of how and why new city visions are 

mobilised and dis/assembled in Africa. In this paper we examined the evolution of Accra City 

Extension Project (ACEP) — an urban strategy to modernise Ningo-Prampram and respond to 

urbanisation pressures in the Greater Accra Region, Ghana — by tracing its origin and rationale, 

the actors involved, resources, institutional capacities and their relations. Drawing on Healey’s 

concept of relational complexity and urban policy mobilities literature, the article suggested that 

beyond efforts to make Ningo-Prampram an economically vibrant city in the West-African sub-

region and enhance its global connectivity, ACEP also represent attempts to improve the 

qualities (e.g., orderly development and provision of services) of an urban milieu. The project 

aims to achieve sustainable urban development by curtailing sprawl, minimising unplanned 

growth and provide adequate access to infrastructure and services for the citizenry such as 

affordable housing. Social inclusiveness is promised, however, like many new city projects, ACEP 

risks becoming a utopian ‘dystopia or heterotopia’ because of its potential to worsen inequality 

and socio-spatial disparities (Carmody & Owusu, 2016, p. 69). The ability of ACEP to balance 

economic rationales with social and environmental protection goals is uncertain (Grant et al., 

 
18 This figure is based on the prevailing exchange rate of GH¢1.97084 to the US dollar in 2013. 



168 
 

2019). Multiple interactions and relations around the project have produced knowledge, specific 

interests, resources and constraints. While the project brought together diverse actors such as 

local and central governments, international planning consultants, UN Habitat and traditional 

authorities with varying degrees of power and agendas, the paper found that land ownership 

significantly structured and or limited the range of visions that could be implemented. We argue 

that contemporary urban policymaking is a complex and emergent socio-political process that 

draws on both local and learned ideas from ‘elsewhere’. Therefore, it is more helpful to 

transcend the focus on what is circulating (a policy and the networks through which it is set in 

motion) and instead, examine how policymakers in specific contexts ‘arrive at’ their ideas 

through “multiple and often untraceable influences” (Robinson, 2015, p. 833).  

A public private partnership (PPP) was adopted to implement the project, yet the Ningo-

Prampram District Assembly does not own the lands and cannot use those to leverage private 

sector investment. The first thing was to get the commitment of the landowners so that lands 

in the area could be consolidated into landbanks. The ACEP case shows how the implementation 

of a new city vision cannot be fast-tracked by the state (Goldman, 2011; Van Noorloos et al., 

2019) but is mediated by the nature of land ownership. Therefore, agency and power are 

distributed among various actors. While the project purportedly aims to balance social, 

economic and environmental objectives, the PPP approach to implementation which supports 

entrepreneurial urbanism raises concerns regarding how ACEP will deliver affordable housing. 

Speculative land transactions are ongoing in the project area owing to the confluence of 

investors scrambling for land and uncoordinated lease of land by landowners following 

announcement of the project. Again, because the land owners’ interest is about economic 

profits from the leasing of their lands, it affects the project’s ability to deliver on its promise of 

delivering affordable housing. ACEP thus resembles an autonomous urban enclave for the high- 

and middle-income classes that will, at worst, exacerbate socio-spatial segregation and 

displacement of the poor from land (van Noorloos & Kloosterboer, 2018). It is therefore not 

surprising that social movements such as ‘takashie’ are present in Ningo-Prampram as the youth 

mobilise and resist spatial interventions that do not enure to their benefit.  

The future of ACEP will to a greater extent depend on how best the project meets the needs of 

the various local communities in Ningo-Prampram. Watson (2014, p. 230) envisages that the 

nature of Africa’s new city visions might elicit a response from disadvantaged groups who will 

seek to counter such interventions. The relational complexity perspective applied in this paper 

decentred the ‘hegemonic power’ of the state in the making of ACEP and renders visible the 

tensions, agency and the ‘multiplicity of citizenships’ which different kinds of groups and people 
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have in a place (Healey, 2006, p. 542). The paper showed how ACEP is being imagined and how 

its future trajectory might change owing to the distributed agency across diverse actants. 

Therefore, this paper has brought to the fore agency which has received less attention in 

scholarship on Africa’s new city imaginings specifically, and urban policy mobilities generally (see 

McCann & Ward, 2012b).   

Given that customary land constitutes the dominant form of land supply for all development in 

Ghana, spatial interventions such as ACEP need substantial stakeholder engagement. While the 

evidence (i.e., interviews and project documents) suggests that extensive stakeholder 

consultations were undertaken, the contestations and ongoing speculative land transactions in 

Ningo Prampram are testament to the complexity of the planning process in an African context. 

As noted by Oteng-Ababio and Grant (2019, p. 9), “planning in African cities is less transparent 

and organised than in the Global North and public deliberation and opposition are more 

unpredictable”. Policymakers in Greater Accra Region should embrace complexity and non-

linearity in the planning process by engaging with diverse actors including the elite and 

vulnerable around socio-spatial initiatives (see also Nunbogu, Korah, Cobbinah, & Poku-Boansi, 

2018). Through engagement, the needs and interests of various actors will be known and 

incorporated in the project objectives to arrive at a consensus and avoid future oppositions.  

Analyses of the role of dominant actors (e.g., international property developments, state, 

consultants, planners) and associated discourses (e.g., economic competitiveness, smart and 

modern cities) have produced useful insights on the phenomenon of new city imaginings in 

Africa (Côté-Roy & Moser, 2019; van Noorloos & Kloosterboer, 2018; Watson, 2014). We call for 

further attention in international scholarship on the nature of land ownership and its 

relationship with new African urban visions. We suggest this will add to the range of 

determinations that underlie and constitute new city making, as well as the mode of regulations 

and institutional capacities/expertise that are mobilised.  
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Chapter 9 Conclusion: Spatial transformation, governance, and outcomes in 

Greater Accra Region, Ghana 

9.1 Introduction  

This thesis investigated the processes that are producing and transforming contemporary urban 

spaces in the Greater Accra Region (GAR), Ghana. It aimed to contribute to specific and 

contextual understanding of post-colonial spatial restructuring – in terms of the determinations, 

governance, and outcomes – in urban Africa. There are calls for improved conceptual and 

empirical understandings of the emerging spatial morphologies and typologies in African cities 

under modern capitalism. While African cities have unique historical, cultural, economic, and 

social conditions, in trying to explain the urban African phenomenon scholars generally employ 

concepts developed from the experiences of Western countries. In many cases, existing 

scholarship tends to link recent spatial changes and governance in Africa – epitomised by the 

growing development of new cities and ambitious imaginings of the world-class city – to 

globalisation and neoliberalisation. This thesis agrees with the critique that these frameworks, 

while useful, are insufficient in explaining African urban change, and that greater focus on local 

contexts is needed.  

This thesis explored spatial transformation in Greater Accra Region (GAR) with a focus on 

changing land uses and governance. The thesis deploys Assemblage thinking (AT) as a conceptual 

lens to critically analyse the drivers, actors, objects, socio-materiality, governance, and 

outcomes of new cities’ development in GAR. Four empirical case studies were analysed: 1) the 

emergence and governance of Airport City and Lakeside Estate, 2) the production, spatial 

distribution, actors, and outcomes of urban enclaves with a focus on Appolonia City, a new city 

under construction in peri-urban Accra, and 3) the planning and implementation of Accra’s City 

Extension Project (ACEP), a new urban vision for guiding the transformation of Ningo-Prampram. 

The first two cases (Airport City and Lakeside Estate) were analysed in Paper 1 (Chapter 6), an 

examination of the production of Appolonia City was presented in Paper 2 (Chapter 7) while 

ACEP was explored in Paper 3 (Chapter 8).  

This chapter discusses the research findings to illuminate the wider processes of ongoing spatial 

transformation in GAR. The analysis is organised around three themes reflecting the research 

questions, as follows:  emergence and governance of new cities in GAR, 2) land use changes and 

socio-spatial outcomes in GAR, and 3) planning of new cities in Accra. The analysis synthesises 

the findings from the four cases, relates them to the previous literature on contemporary spatial 

restructuring, and explains the conjunctions and disjunctions.  The chapter also discusses the 
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thesis’ key contributions, implications for urban policy and planning, and suggestions for further 

research.     

9.2 Responding to the research questions  

9.2.1 How and why do new cities emerge, and how are they governed in GAR?  

Globalisation continues to shape urban theory and practice around the world. Cities are now 

characteristically conceived as nodes for the circulation of global capital, a reflection of an 

emphasis on the flows and networks that crisscross cities rather than the city as a territorially 

limited entity (Sassen, 2001). From this perspective, cities are no longer considered as ‘bounded’ 

and territorial entities but are open to external forces such as globalisation and neoliberalisation 

(Brenner, 1999; Grant, 2009). Globalisation and neoliberalisation are, in most cases, the 

dominant forces that underlie worldwide production and governance of contemporary urban 

spaces (Michael Douglass, 2010; Swyngedouw et al., 2002). Ambitions to become a global or 

world city, in order to compete globally for foreign direct investment (FDI), have dominated 

policymaking among many cities (Goldman, 2011; Myers, 2015; Newman & Thornley, 2005).  

This thesis argues that the emergence of new cities in GAR cannot be limited to neoliberalisation 

and efforts to become a global city, but rather is underpinned by multiple relations, rationalities, 

and determinations.   

The findings in this thesis suggest that the desire to become a global city and attract 

international capital was one of the reasons for the development of new cities in Accra. As 

demonstrated in Chapter Six, the development of Accra Airport City (AAC) was influenced by the 

Ghanaian Government’s vision to transform Accra into a competitive international business 

centre. This commitment to raise the competitiveness of Accra has been expressed in several 

urban policy documents such as the National Urban Policy (NUP) and National Spatial 

Development Framework (NSDF). AAC reflects the observation that recent imaginings for 

(African) cities are frequently ‘caught in an impasse’ of modernity and globalisation (Robinson, 

2006, p. 143). The findings are consistent with other studies which concluded that recent urban 

transformation is shaped by the desire to create world class and modern cities in Africa (Myers, 

2015; van Noorloos & Kloosterboer, 2018; Watson, 2014) and Asia (Goldman, 2011; Roy & Ong, 

2011b; Wu, 2000).  

This desire, however, is not the full picture. Business decisions and socio-economic factors were 

central to the development of new cities in Accra. These reflected local factors such as the need 

to decongest Accra’s Central Business District (CBD) and ensure rational land use development. 
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The findings show that the Government of Ghana envisioned AAC as an international central 

node that upon completion will ease pressure on Accra’s highly congested CBD, and ensure 

efficient and orderly spaces. It is argued that the state’s problematisation of chaotic and 

disorderly spatial development informed the conception and emergence of new cities in Accra. 

Thus, ‘dispositional spatial rationality’, which aims to produce efficient and ordered spaces as 

means to produce modern societies (Huxley, 2006), is present in urban policymaking in Accra. 

The spatial design of Appolonia City, AAC and Lakeside Estate, together with the strict 

enforcement of building codes, parking requirements, and landscaping, are emblematic of this 

kind of spatial logic.  ACEP also portrays this kind of spatial rationality as it aims to curtail 

uncontrolled development and minimise urban sprawl. Whereas the agency of foreign and 

international investment companies is central to the design and construction of many new cities 

across Africa (Côté-Roy & Moser, 2019; van Noorloos & Kloosterboer, 2018; Watson, 2014), the 

case of AAC shows the strong presence of the state. It is, however, important to note that the 

development of AAC was based on a public-private partnership arrangement where the state 

leverages its investment in infrastructure at AAC to gain the support of the private sector. The 

evolution of AAC buttresses the point made by Robinson (2006) that cities everywhere have the 

potential to be creative in addressing their unique challenges and have the ability to imagine 

their own futures. In this case the problem that AAC addressed was the need to ensure rational 

land use development around Kotoka International Airport (KIA).  

 Lakeside Estate, on the other hand, emerged from the private sector and was underlined by 

various objects, decisions and contingencies that had little relation to globalisation. While the 

implementation of Structural Adjustment Programs (SAPs) in Ghana since the 1980s created an 

enabling environment for private sector participation in housing delivery – it was not 

deterministic in the emergence of Lakeside Estate. The findings show that various factors such 

as the infertility of agricultural lands, the availability of expertise in building technology, the 

prestige attached to owning a home, and customary land disputes, collectively enabled the 

emergence of Lakeside Estate. Indeed, the two cases demonstrate that accounts of new cities’ 

development that place globalisation and capital mobility as the starting point do not adequately 

explain the origin of those cities. The Assemblage thinking (AT) deployed to analyse AAC and 

Lakeside Estate accounts for both macro (globalisation) and micro (local factors) in explaining 

their origin by attending to the multiplicity, processual and relationality, inherent in new cities.  

Debates about the governance assemblages that emerge in relation to contemporary state and 

transnational spaces have been ongoing (e.g., Ferguson & Gupta, 2002; Haughton et al., 2013).  

A growing number of studies suggest that since the late 1980s there has been a transition in 
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urban governance from the provision of welfare services towards the promotion of economic 

development, particularly in Europe and USA (e.g., Gaffikin & Warf, 1993; Harding et al., 2000; 

Harvey, 2005).  In a climate of globalisation, the capacity of state and city authorities to shape 

urban development and governance is questioned as they are ‘crisscrossed’ and ‘undermined’ 

by transnational actors with varying degrees of power (Beck, 2000, p. 11). The findings in this 

thesis suggest that state and local government retain some authority pertaining to the 

governance of Lakeside Estate and AAC.  

Indeed various actors, including transnational investors, local business elites, centralised state 

institutions, and local government, were involved in the governance of AAC and Lakeside Estate. 

As explained in Chapter Six, the day-to-day management of AAC, including the collection of 

fees/charges and maintenance of infrastructure, has been transferred to Airport City 

Association. It is the government institutions that approve building designs, issue environmental 

and social impact permits and enforce compliance. In the case of AAC, it is the Physical Planning 

Department of the La Dade Kotopon Municipal Assembly that regulates building heights, while 

development control in Lakeside Estate is undertaken by the Adentan Municipal Assembly.  

Furthermore, there is a Government of Ghana police post which provides security at Lakeside 

Estate.  

The continuing role of the state in shaping the development and governance of the two cases is 

what Jessop (2016, p. 16) terms ‘government of governance’. Thus, rather than “parallel or 

override” the existing land use and planning structures, a characteristic of many new cities 

(Watson, 2014, p. 217), the findings in this research show the state’s attempt to structure the 

actions of actors, e.g., investors, towards reducing the negative socio-environmental outcomes 

of new cities. In reference to the governance of contemporary spaces such as soft spaces 

(Haughton et al., 2013; Olesen, 2012), development zones (Wong & Tang, 2005; Zheng et al., 

2016), and new cities (Herbert & Murray, 2015; Murray, 2015), which usually have different 

institutional and regulatory regimes, mostly autonomous enclaves within cities, the cases in GAR 

show a different trajectory. AAC and Lakeside Estate to a varying degree, represent a form of 

neoliberal governmentality (Haughton et al., 2013, p. 220) where the state mobilises various 

forms of neoliberal rationality, including policies, to pursue certain objectives. The 

implementation of SAPs is a clear example of the government providing an enabling 

environment for private sector participation in housing delivery and economic development – a 

result of Lakeside Estate and AAC.  Yet, only neoliberal logics cannot explain the emergence and 

governance of the two cases, as other spatial rationalities were visible.  The findings in this thesis 

reemphasise the relevance of AT in understanding contemporary spatial restructuring as it 
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problematises the attribution of causes to systems such as new cities without adequately 

explaining the origin of those systems (De Landa, 2006; Van Wezemael, 2008).  

9.2.2 What socio-spatial outcomes are produced in relation to the development of new 

cities in GAR?  

The findings in this research indicate mixed social and spatial outcomes of changing land uses in 

the Greater Accra Region (GAR). The four cases reflect interventions in space that failed to 

incorporate the needs of the urban poor and vulnerable in society. The cost of housing units 

deemed ‘affordable’, in Lakeside Estate, Appolonia City, and Accra’s City Extension Project 

(ACEP), were unaffordable for most residents in communities adjacent to these new cities. The 

cases confirm the view that new city projects can exacerbate displacement of the poor, 

marginalise and disadvantage the majority of the urban populations (Moser, 2020; van Noorloos 

& Kloosterboer, 2018; Watson, 2014). While some people in peri-urban Accra lost their 

farmlands, such losses were not solely caused by new cities, in contrast to what has been shown 

in previous studies (Goldman, 2011; Van Noorloos et al., 2019). It is true that the insertion of 

new enclaves in the peri-urban zone accompanied by strict enforcement of planning regulations 

may cause property prices to increase, thus leading to land tenure and livelihood insecurity for 

the underprivileged (Van Noorloos et al., 2019). Yet other factors, such as the declining fertility 

of farmlands, population increase and changing interest and power relations in land, created 

more vulnerabilities among farmers in peri-urban Accra. As demonstrated in Chapter Seven, 

globalisation and rapid urbanisation have resulted in the deterritorisation and reterritorisation 

of land in GAR. Communal ownership and interest in land has been reterritorised into private 

and individual interest—culminating in real estate developments and new cities.  

Notwithstanding the negative impacts, some positive socio-spatial impacts were reported.  

Gated communities and new cities in GAR have provided employment and job opportunities for 

previously unemployed youth in some peri-urban communities. Some of the youth were 

employed as gardeners, caretakers, cleaners, and casual construction workers, while gated 

residents provided a market for those engaged in businesses such as butcher shops, fashion 

designers and boutiques. Also, the interviews revealed that urban enclaves such as gated 

communities and new cities were contributing to the local assemblies’ internally generated 

funds by means of property rates and charges for business operating permits. The Appolonia 

City case further shows how the Appolonia local community benefited through the nature of 

relations that they established with the Appolonia Development Corporation. The results in 

Chapter Seven show that the community had 10% shares in Appolonia City, while arrangements 
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were in place to recruit about 70% of the workers (for security and construction) from the 

Appolonia community. This arrangement meant that any future profit accruing from investment 

in Appolonia City would trickle down to the community. While not disputing the fact that a 

certain class of people from the Appolonia Community disproportionately benefitted from the 

Appolonia City project, the poor and vulnerable were not completely excluded and marginalised, 

as reported in other cases (Goldman, 2011; Moser, 2020; Thompson, 2013; Van Noorloos et al., 

2019). Globally, land grabs and expulsions are on the increase (Sassen, 2014). Yet this thesis 

argues that accounts of the impacts of new cities and contemporary land use changes that begin 

with categories such as elite/underclass, and winners/losers may not unravel the complexity and 

multiplicity of relations that produce such effects. The Assemblage thinking (AT) deployed to 

analyse the Appolonia City case illustrates that the outcomes of the emergence of new cities as 

a form of enclave urbanism in Africa are complex (Van Noorloos et al., 2019) and are dependent 

on specific, historical, economic and institutional factors and actor constellations (Douglass et 

al., 2012; Wissink, 2013).  

New forms of socio-spatial segregation, the problem of spatial injustice and exclusion of some 

groups, have been reported in both global and globalising cities (Marcuse & Van Kempen, 2000; 

Sassen, 2001). The problem of socio-spatial segregation exists because recent imaginings for 

urban spaces—predominantly in response to the imperatives of neoliberalism and 

‘worldcityness’ — often lead to selective focus on certain places for investment while neglecting 

others (Goldman, 2011; Olesen, 2014; Waterhout et al., 2013). Airport City, Lakeside Estate and 

Appolonia City are emblematic of ‘utopian dystopias or heterotopias’ (Carmody & Owusu, 2016, 

p. 69). There is a discrepancy in the quality of infrastructure and service provision between these 

new cities and most urban milieus in GAR. Therefore, the development of new cities in GAR 

creates visible social and spatial disparities. Whereas pro-poor housing and social inclusion were 

central to the conception of ACEP, the implementation arrangements—based on neoliberal 

logics—will further undermine proper consultation and participation of the inhabitants in the 

development process. Hence, processes of speculative urbanism and governance (Goldman, 

2011) and ‘cities for profit’ (Shatkin, 2017) can be observed in Accra. However, as demonstrated 

in Chapter Seven, new cities do not only involve physical forms, but also the emergence of socio-

spatial relations; and physical forms may not directly determine social practices (see Mike 

Douglass, Wissink, & Van Kempen, 2012, p. 179).  Therefore, it is important to account for the 

contextual social, economic, institutional practices, and relations under which contemporary 

urban spaces are transformed and the effects produced in the process.   
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9.2.3 What constitutes and informs the creation of plans for the development of new 

cities in GAR?   

The findings suggest that established concepts of spatial planning in a globalised and 

neoliberalised policy environment (Allmendinger & Haughton, 2009; Olesen, 2012; 

Swyngedouw et al., 2002) do not adequately account for the different experiences in cities such 

as Accra (c.f. Shatkin, 2008). It is argued that the planning process in Accra expresses some 

agency in how it engages with global influences (c.f. Newman & Thornley, 2005). Indeed, 

planning is influenced by the social and economic context in which it operates.  Some ideologies 

of planning in Accra were influenced by policy mobilities, i.e., globalising neoliberal ideas. Yet, 

the capacity of the local government to evolve solutions to fit the prevailing socio-economic 

conditions created scope for other forms of planning. Below are the planning agendas that 

constitute and inform the creation of Accra’s City Extension (ACEP).  

First, the findings show that ACEP (refer to Chapter Eight) was created in response to prevailing 

conditions such as urbanisation pressures which created sprawl and unguided physical growth 

in and around the Ningo-Prampram district. Thus, the local government drew on dispositional 

spatial rationalities, as explained earlier, favouring a tabula rasa for the laying out of ideal and 

modern future spatial development forms and patterns (Huxley, 2006, p. 778). The histories of 

urban planning in Accra, during both colonial and post-colonial times, indicate the visible desire 

to promote ordered and centrally controlled land use development. Legislation such as CAP 84, 

Local Government Act, 2016 (Act 936) and the recent Land Use and Spatial Planning Act, 2016 

(925) all problematise uncontrolled development and prescribe the demolishing of buildings 

that do not adhere to planning layouts. In addition, the Land Use and Spatial Planning Act 

mandates all local governments to plan for, and monitor, physical development within their 

jurisdictions.  Robinson (2006, p. 143) observes that strategic imaginings for the future of cities 

have been championed by international urban consultants and international development 

agencies. Robinson’s observation is true in the case of ACEP where international urban planning 

consultants and UN Habitat were engaged by Ningo-Prampram District Assembly (NiPDA) to 

design the concept plan.  While different actors, such as the central government and 

international actors with varying degrees of power and agendas were involved, the creation of 

ACEP was guided fundamentally by Ningo-Prampram’s unique challenges, and conditions such 

as rapid urbanisation and unsustainable physical expansion. The urban modernity concept 

(Robinson, 2006) is thus useful in the case of ACEP, since it posits that accounts of modernity 

should not privilege certain cities but regards all cities as potentially dynamic and creative. It 

was the spatial planner at NiPDA, based on his vast experience and knowledge of the conditions 
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of Ningo-Prampram, who identified and engaged various stakeholders about possible 

interventions. Apart from the dispositional spatial rationalities, a ‘vitalist’ spatial rationality was 

also visible in the thinking behind ACEP. According to Huxley (2006, p. 781), vitalist rationality 

transcends the dispositional logics of the spatial order of a wide-ranging bio-social and non-

material environment, to generate the progressive development of society. One of the aims of 

ACEP was to promote job creation and social inclusion – through the development of mixed-

income residential neighbourhoods.  

Second, the need to position Accra within the wider global economic network informed the 

creation of ACEP. Increasingly city managers are becoming aware of the rivalry between cities 

in terms of attracting global capital. From this perspective, planners must adopt some strategies 

to make their city appeal to economic interests. Therefore, urban managers in Accra see ACEP 

as an opportunity to respond to the imperatives of globalisation by making Accra competitive 

internationally (c.f. Newman & Thornley, 2005). As demonstrated in Chapter Eight, ACEP seeks 

to transform Ningo-Prampram into a city connected with global markets, appealing to new 

residents while providing employment, housing, and services. The project will leverage the 

opportunities presented by the Trans-West African Highway and Ghana’s new international 

airport, to transform Ningo-Prampram into a formidable commercial and investment hub within 

the West-African sub-region.  

Promoting urban economic development while at the same addressing social needs is the 

responsibility of every local government (Obeng‐Odoom, 2017). Yet, in this era of neoliberal 

policy environments, city authorities are confronted with the challenge of how to balance the 

need for economic growth while guaranteeing social and environmental protection. In the 

literature, neoliberal spaces such as ‘soft spaces’ and mega-urban projects are frequently 

promoted at the expense of social development and equitable distribution of resources (Olesen, 

2012). The overall aim of ACEP was to promote social inclusion, environmental sustainability, 

and economic development. Yet the implementation arrangement, a public-private partnership 

resembling neoliberal entrepreneurial urbanism (Grant et al., 2019), raises questions as to how 

the project was going to achieve inclusive development through the provision of affordable 

housing. Thus, ACEP resonates with what Côté-Roy and Moser (2019) term ‘seductive rhetorics’ 

employed by investors and politicians to gain legitimacy for new city projects and avoid 

controversy, while paying little or no attention to socio-spatial inequality and the 

marginalisation of the poor. As indicated in Chapter Eight, the prices of houses being built as 

part of ACEP were unaffordable for low-income households in Ningo-Prampram.  
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Recent imaginings for African cities are frequently linked with international investment 

companies, consultants and ‘global city’ ambitions (Côté-Roy & Moser, 2019; van Noorloos & 

Kloosterboer, 2018). While this is partly the case with the creation of ACEP, multiple 

rationalities, actors with various levels of power, objects, and relations that can neither be 

categorised as global nor local, were visible. More importantly, the role of land as an object in 

shaping the trajectory of new city imaginings such as ACEP (refer to Chapter Eight) deserves 

further scrutiny.  It is suggested that framings of Africa’s new city imaginings that emphasise the 

agency of international consultants/investors and neoliberal logics are less attentive to the 

complexity of factors and conditions under which certain strategies for new cities are assembled 

in specific places. While ACEP was informed by the local socio-political context, global discourse 

on sustainable and inclusive cities, Sustainable Development Goal 11 championed by the United 

Nations was also critical in its conception. Therefore, the local government was able to confront 

the unique challenges of Ningo-Prampram while learning from travelling urban policy ideas. This 

implies that contemporary urban policy-making cannot be reduced to globally circulating ideas 

nor does it emerge purely from local conditions, but instead, it entails a process of combining 

and multiple relations. Consequently, while ordinary city and policy mobilities literature are 

relevant for understanding contemporary spatial planning and governance, they place emphasis 

on the agents, e.g., international developers, urban managers, often at the expense of attention 

to agency (McCann & Ward, 2012b, p. 326). The AT perspective employed in this research 

attends to the agency of both human and diverse actants in understanding new city imaginings.  

9.3 Thesis contributions 

9.3.1 Theoretical/conceptual contributions  

The literature exploring the emergence of new cities in Africa is in its infancy, and there is limited 

conceptual understanding of this evolving phenomenon. This thesis is the first to deploy 

Assemblage thinking (AT) as a non-reductionist approach to critically engage with the recent 

phenomenon of new cities in the Greater Accra Region. In doing so, the thesis develops a 

dynamic and contextual understanding of contemporary spatial transformation, in which the 

development of new African cities must be interpreted in terms of the multiple rationalities, 

subjects, objects, and multiplicity of relations that underpin them. This understanding centres 

spatial development as emergent, becoming, processual, and subject to a range of 

determinations. Therefore, instead of attributing new cities’ development to international 

investors/consultants and neoliberal logics alone, the analysis presented in this thesis opens up 

the possibility of attending to a wide range of factors through which new cities are produced in 
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Africa. The analysis presented in the thesis thus overcomes the binaries of structures, such as 

global/local, formal/informal and state/market, that generally characterise scholarship on 

contemporary spatial restructuring in Africa. The specific contributions are elaborated below.  

Working through the capacities of AT as processual/becoming and relational, the thesis 

contributes to post-colonial urban scholarship which problematises the ‘naturalisation’ of 

categories such as ‘western’, global and third world cities in urban studies. Instead, post-colonial 

urban scholars call for the need to move beyond hierarchies and categories and “to be attentive 

to the diverse experiences of a world of cities” (Robinson, 2006, p. 94). The thesis contributes 

to post-colonial urban studies, firstly by being attentive to the multiplicity of processes of 

becoming through which new cities emerge, instead of focusing on the final product. Secondly, 

it recognizes a flat ontology that neither distinguishes between global nor local, subject/object 

and modern/traditional in the study of new cities. New cities in Africa are often viewed through 

the lens of neoliberal urbanism without paying adequate attention to the specific conditions and 

problematisations that underpin their emergence. This thesis approached the development of 

new cities, and by extension contemporary spatial transformation, as open conceptions without 

any assumptions regarding pre-determined actors, logics, and practices, but rather as an 

assemblage of processes of becoming. By resisting the tendency to focus on the ‘final product’, 

the thesis unravels the multiplicity and complexity of new cities’ development and decentres 

predefined hegemonic and powerful actors (such as the state, international investors), 

‘universals’ such as globalisation, neoliberalisation, and entrepreneurial urbanism (see McGuirk, 

Mee, & Ruming, 2016; Müller & Schurr, 2016) as the drivers of new cities.  

This thesis conceptualises the development of new cities as the fusing of heterogenous elements 

(Van Wezemael, 2008). That is, it develops a relational framing of new city imaginings in Africa 

as subject to a range of relational effects other than neoliberal projects spearheaded by the 

state and international actors (see also McGuirk et al., 2016) for a similar discussion in relation 

to urban regeneration). Through a focus on the relations that hold disparate elements in the 

emergence of new cities, the thesis attends to the agency of both objects and subjects in new 

city making. These include the various actors (the state, investors, landowners, local 

communities, etc.), interests, objects and resources, that constitute new cities and the relations 

that bind them together. McFarlane (2011b, p. 653) terms this “relational processuality of 

composition”, that is elite-underprivilege, social-material, local-global, state-market etc. 

Therefore, irrespective of the ‘tight integration’ between the component elements of new cities, 

the relations are only contingently obligatory – the capacity of an assemblage to be 

re/constituted (De Landa, 2006, p. 12). While new cities maybe structured by forms of power, 
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discourses, capital, logics and international investors, they always exceed those structures (see 

McFarlane, 2011b, pp. 663-667). As argued by Shatkin (2008, p. 399) we need to “look beneath 

the veneer of Western influence” and transcend ‘universals’ in “order to understand the 

complex processes that are shaping urban spaces”.  

In terms of urban governance, this thesis extends urban regime theory by applying it in an 

African context. The regime theory focuses on how diverse actors in a city with resources are 

confronted with certain constraints (Stone, 1993). On this basis, governing capacity is fashioned 

and sustained by the agency of coalition partners such as government and private actors (Stone, 

1993). Yet regime theory is often criticised for its limited applicability beyond the North 

American context (Pierre, 2014), and how it focuses on economic interest (Mossberger & Stoker, 

2001). The analysis in this thesis shows how the state forged collaborations with the private 

sector through public-private partnership arrangements to develop new cities in Accra. 

However, the thesis makes a case for extending urban regime and questions the dominant 

political economic framing of urban governance. Contemporary urban governance across many 

contexts is driven by the need to enhance cities’ competitive edge within the global economic 

network and boost economic growth (Harvey, 1989; Newman & Thornley, 2005) while 

disregarding the provision of welfare services. The thesis challenges this notion in an African 

context by showing how the state and local government not only structured the actions of 

investors/transnational actors in new cities’ development to minimise negative socio-

environmental consequences, but by also showing how the local government was the originator 

of urban interventions aimed at promoting social development. Thus, the thesis develops a post-

colonial understanding of urban governance which attends to the capacity of city authorities 

everywhere to respond to the unique urban challenges that they are confronted with by being 

creative and innovative.  

The thesis adds traditional authority to the range of governance coalitions and actors in urban 

regime analysis. As demonstrated, traditional authorities in Ghana, and by extension sub-

Saharan Africa, play a major role in spatial transformation through the ownership and release of 

land for urban development. More importantly, traditional authorities, in addition to the state 

and international investors, are engaged in processes of speculative urbanism and new cities’ 

development (Goldman, 2011; Grant et al., 2019). Therefore, while traditional urban regimes 

analysis focuses on governance coalitions between formal government and private actors 

(mostly business elites), the thesis argues for the inclusion of traditional authorities (mostly 

informal) in urban regime analysis within the African context. The thesis also adds to further 
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understandings of how urban development is coproduced between the state and traditional 

authorities in Africa (Akaateba, Huang, & Adumpo, 2018; Joshi & Moore, 2004).  

9.3.2 Methodological contribution 

While assemblage thinking (AT) as a methodology has gained currency among many social 

science scholars (e.g., McCann & Ward, 2012a; Prince, 2010), there is little by way of a 

connection between its epistemological commitments and methodological practices (Baker & 

McGuirk, 2017). Through a pragmatic qualitative research approach involving interviews, 

participant observations, fieldnotes and document reviews, this thesis contributes to studies 

that seek to operationalise AT’s epistemological commitments, including a focus on multiplicity, 

processuality, and relationality (Baker & McGuirk, 2017; McCann & Ward, 2012a). More 

importantly, through a ‘cross-fertilisation’ of AT and Actor Network Theory (Müller & Schurr, 

2016) presented in Chapter Six, the thesis develops an approach to follow the actors, 

problematisations that give rise to new city imaginings, and the relational situation in which new 

cities are governed/stabilised.  In addition, this research further combined spatial analysis and 

qualitative research to study new cities, which is a novel approach. This research goes beyond 

previous studies (e.g., van Noorloos & Kloosterboer, 2018; Watson, 2014) by utilising both land 

use/cover maps, attending to the changing socio-cultural relations and interest in land, 

agricultural suitability maps and spatial distribution of new cities, interviews, and review of 

documents. It provides a nuanced, detailed analysis and rich explanation for the socio-spatial 

consequences of new cities in the African context and contemporary spatial restructuring 

generally (please refer to Chapter Seven).  

9.3.3 Applied contribution and implications for planning policy and practice  

The cases examined in this thesis contribute empirically to scholarship that seeks to examine the 

motivations which bring about new cities and the governance arrangements that stabilise them. 

This body of scholarship is developing and there is the need for empirically grounded research 

to support concepts that are evolved to explain the emergence of new cities in the African 

context. The thesis achieves this in part through a systematic analysis of the circumstances under 

which new cities emerge and by revealing their governance arrangements. The findings further 

reveal practical implications that may help shape planning policy and practice to generate 

desired urban futures in the Greater Accra Region and other sub-Saharan African contexts.  

 



186 
 

9.3.3.1 Addressing socio-spatial disparity through planning interventions 

The findings from the cases indicate that economic interests and the desire to maximise returns 

from investment in land were given priority over the need to provide basic infrastructure for the 

wider urban population. While new cities in Greater Accra Region (GAR) are often advertised as 

being inclusive and catering to the needs of the average urban household, the prices of houses 

deemed ‘affordable’ are indeed unaffordable for most urban residents (see Chapters Seven and 

Eight).  For instance, while the original logic behind the imagining of Accra’s City Extension 

Project (ACEP) was to address socio-spatial inequality through the provision of infrastructure, 

the implementation arrangement – public private partnership, a sort of entrepreneurial 

urbanism – will further exclude and marginalise most residents in Ningo-Prampram.  

While not disputing the fact that some vulnerable communities benefitted through the 

development of new cities in Accra, such benefit is nothing compared to the seeming disparity 

between the quality of infrastructure provision in new cities and that of the communities. The 

residents of new cities undoubtedly require the services of lower income households such as 

domestic house help, gardeners, and drivers. Meanwhile, typical low-income households have 

a strict regime of prioritisation because of limited resources.  They tend to minimise travel costs 

by developing low quality houses, mostly in slums, proximate to their workplaces—in this case, 

to new cities. While Appolonia City is still under construction, it is likely it will become an island 

surrounded by oceans of poverty expressed in adjoining slum communities. Appolonia would 

become the one inducing growth factor of these slums. Secondly, the Indigenous communities 

from whom the lands are bought/acquired for new cities get displaced. In many cases the 

investor/s deal with the chiefs, i.e., the traditional authorities who most often do not consult 

the rest of the subjects that they rule over before releasing lands to developers. The peri-urban 

zone in Accra has thus become a frontier where increasing demand for land is causing the 

alienation of land to strangers, which affects the Indigenous peoples’ access to land for their 

livelihoods and housing, among other uses. The chiefs are engaged in the elite capture of 

majority interest in land for private gain.  

These insights suggest that spatial planning and innovative urban governance should be used as 

tools to ensure equitable distribution of resources and infrastructure in GAR. Local governments 

in GAR need to focus on their traditional role of providing infrastructure and basic services 

delivery. Despite the prospects of increased foreign capital inflows through the development of 

new cities, evidence suggests the poor tend to benefit disproportionately from inclusive service 

delivery (Obeng-Odoom, 2013). Through strategic planning, the municipal and district 
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assemblies can focus on investing in the development of city-wide infrastructure. Efficient 

municipal services will not only attract private investors and businesses, it will also solve 

fundamental urban problems such as slums, disease burden, and unemployment by driving local 

economic development (Obeng‐Odoom, 2017). However, inadequate financial capacity is often 

a drawback for many local governments in Africa, especially in Ghana, which are seeking to 

implement infrastructure projects. The proliferation of new cities and gated communities in GAR 

could provide avenues for revenue mobilisation to support local government infrastructure 

projects. Through property rates from new cities and taxation of land, local governments in GAR 

can improve their internally generated funds to better finance infrastructure provision. 

Additionally, through innovative urban governance, local governments in GAR could address the 

problem of exorbitant house prices, which are mostly beyond what the poor can afford. Local 

governments can provide tax breaks and incentives to new city investors who develop low-cost 

houses targeted at the urban poor. The urban regime approach to development (Stone, 1993) – 

where formal governance institutions partner with new city investors – could be activated in 

Accra, albeit not for only economic rationales but also for social development. The central 

government of Ghana through the president, Nana Addo Danquah Akuffo, recently inaugurated 

the construction of affordable homes in Appolonia City. Other new cities in Accra need to 

emulate the Appolonia City example by making provisions for the supply of affordable homes. 

Alternatively, the local governments can exercise their authority as regulators of physical 

developments within their territories to enforce the inclusion of low-cost housing components 

in new city plans as a pre-requisite for planning approvals. The inclusion of affordable housing 

schemes in new city plans may encourage investors to devise innovative ways of financing the 

construction of such houses. More recently, Appolonia Development Corporation (ADC) 

partnered with Cofundie, a real estate crowdfunding platform, to finance the development of 

low-cost housing units in Appolonia City, targeted at low and middle income potential 

homeowners in GAR (Citi Newsroom, 2020). This partnership, it is believed, will enable the use 

of innovative building techniques that maximise space and use of building materials, which will 

significantly reduce the cost of housing construction and delivery. Furthermore, lessons can be 

learnt from the nature of the relations that the ADC forged with the chiefs and the people of 

Appolonia’s community (see Chapter Seven). The ADC, through allocation of a certain 

percentage of its work force to the Appolonia local community, performing its corporate social 

responsibility such as the renovation of education and health facilities, and the community 

ownership of 10% shares in Appolonia City, makes it a unique case worth replicating across GAR.  
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To mitigate the impact of new cities’ development on access to land by the peri-urban and 

vulnerable households for livelihoods, it is imperative that the local governments protect 

agricultural lands in GAR through appropriate land use planning and zoning. While there is a 

regional spatial development framework for GAR (Government of Ghana, 2015), the obvious 

problem is implementation. Rapid urbanisation and increasing demand for housing in GAR has 

caused landowners, mostly chiefs and family heads, to release land for physical development 

with no regard for the protection of farmlands (Larbi et al., 2003). This practice cannot continue 

unmanaged. The various local governments in GAR should identify and protect highly suitable 

agricultural lands within their jurisdictions through land use zoning. Land ownership rights will 

need to be decoupled from land use rights to halt the wanton dissipation of prime agricultural 

lands in GAR owing to the uncoordinated leasing of land by traditional authorities, mostly for 

new cities and gated communities. Regulating land use in GAR could protect Indigenous 

communities’ right of access to land for livelihoods.  

9.3.3.2 Curtailing urban sprawl and generating a functional urban form 

The emergence of new cities is partly the reason for spatial fragmentation in GAR (Korah et al., 

2019). Spatial development is occurring in a sprawl-like manner which is unsustainable.  As 

indicated in Chapter Eight, the announcement of new city projects induces speculative land 

buying and development by investors. New cities such as Appolonia City, which is being 

developed in greenfield land disconnected from the existing built area, poses several issues for 

sustainable urban planning and development. First, the development of new cities in GAR does 

not ensure efficient use of land.  Houses being built in new cities, except Accra City Airport City, 

are low-rise. The local governments in GAR should enforce the inclusion of vertical building 

designs – perhaps three to four floors, in new city plans. Incorporating high-rise apartments 

consisting of a minimum of three floors in new cities should be adequate in order to generate 

compact development and ensure judicious use of land. Second, transitioning to high-rise 

apartments and condominiums could reduce the cost of land and infrastructure and services. 

For instance, rather than having different plots of land for three detached buildings, it would be 

cost effective to develop a vertical building of three floors on one plot of land; this will further 

reduce the cost of infrastructure provision. The reduced cost of land and infrastructure could be 

the catalyst for the delivery of homes that can be afforded by low-income residents in GAR.  

The current spatial transformation in GAR, epitomised by the development of new cities in peri-

urban Accra, is not an ideal urban model and is too expensive. Residents of new cities must 

commute long distances to work because the jobs are not moving pari passu to the peripheral 
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areas; many of the jobs are still concentrated in central Accra. This creates traffic congestion 

towards the city centre in the mornings and towards the peripheral areas in the evening. That is 

an indication of a highly monocentric and inefficient urban structure. Urban policymakers must 

focus on creating multiple nuclei by dispersing employment and commercial activities away 

from central Accra. While new cities are already developing industrial and commercial enclaves 

in addition to residential areas as a means of making them autonomous, there is a need for 

policy and regulatory framework to streamline them with the GAR spatial development 

framework and metropolitan, municipal and district structure plans. In particular, local 

governments in GAR should coordinate with respect to the location and distribution of new cities 

to achieve a balanced and polycentric urban form for GAR. All new cities should develop as 

mixed uses with living and working spaces. Mixed use development could potentially reduce 

travel distances to access services and jobs and make GAR liveable.   

9.3.3.3 Creation of land banks to produce transparent and reliable land transactions  

The real estate industry in Africa has a positive outlook because of rapid urbanisation, growing 

economies, and rising middle-income class (Grant, 2015). In Ghana, with a stable democracy, 

rule of law, peaceful co-existence of different tribes, and since 2007, the discovery of oil in large 

quantities, the real estate industry is growing with the potential to become a key contributor to 

Ghana’s gross domestic product in the near future. As demonstrated in Chapter Seven, foreign 

direct investment (FDI) in building and construction accounted about 50% of total FDI to Ghana 

in the year 2018, with 80% concentrated in Accra. As the capital and largest city of Ghana, Accra 

appeals to both foreign and local urban property investors. Yet uncertainty over land 

transactions, including multiple land sales, boundary disputes, contested land ownership among 

others (Barry & Danso, 2014), and as shown in Chapter Seven with respect to Appolonia City, 

may derail the competitiveness of Accra in terms of attracting foreign property developers 

within the west Africa sub-region. The government must act now through the coordination of 

land release for physical development. Presently, the local governments only produce spatial 

development plans with the expectation of executing them on private and individual lands (E. 

Yeboah & Shaw, 2013). Land consolidation could be the way forward. However, the nature of 

land ownership in Ghana, with less than 20% state ownership of land, may present a challenge 

for land consolidation. Yet, through appropriate consultation and participation of the individual 

landowners and traditional authorities, the government can create land banks, service these 

lands and lease them to prospective investors. Lessons can be learnt from Accra Airport City 

(AAC), where the government installed the necessary infrastructure and services and leased the 

plots to investors through competitive tendering. However, the AAC land is vested in the interest 
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of the Ghanaian government and this made it possible to service the land prior to development 

devoid of protracted litigation—which is typical of communal lands. No investor will invest in a 

land shrouded in litigation.  

As indicated in Chapter Eight, the Accra City Extension Project (ACEP) at Ningo-Prampram is 

applying the model of land banking to consolidate lands for effective implementation of the 

project. This became necessary because the local government does not own the lands on which 

the project is to be implemented. Through land consolidation, the project implementation team 

hopes to service the lands as a means of unlocking their value and leasing them to prospective 

developers. The ACEP implementation team signs a memorandum of understanding – which 

spells out the rights and obligations of both parties – with individuals who own lands in Ningo-

Prampram and wish to commit such lands to the land banking scheme. Local governments in 

GAR can coordinate the leasing of lands for large-scale property investments within their 

jurisdiction through land banking. Land banking and infrastructure installation such as roads, 

electricity, water, and drainage undertaken by the local governments can significantly reduce 

the cost of properties in new cities. Presently, investors bear the huge cost of infrastructure 

installations which is passed on to prospective homebuyers. The administration of land banks 

through a central authority will further engender investor confidence in the land market in GAR 

and boost the real estate industry. However, for the government to get the support of traditional 

authorities and landowners, there needs to be transparency in how the proceeds from the 

leasing of lands are shared.  

9.4 Potential areas for further research  

9.4.1 Comparative studies of new cities’ emergence in Africa 

This thesis focuses on the emergence of new cities leading to spatial transformation in GAR. 

There is much work to be done in terms of understanding and theorising contemporary spatial 

transformation and governance in Africa. Further research is needed to compare Accra’s 

experience with other African cities and clarify the relevance of Assemblage thinking in 

understanding contemporary urbanism. Rather than attributing the development of new cities 

solely to globalisation and neoliberalisation, studies should focus on unpacking the motivations, 

problematisations, actors, and the multiple determination that bring about new city projects. 

Research should compare the governance regimes that emerge to stabilise new cities across 

various contexts.  Secondly, the socio-spatial impacts of new cities are complex (Van Noorloos 

et al., 2019). A comparative study of the concurrent emergence of actors and relations in new 

cities’ development will enhance our understanding of how and why such socio-spatial 
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outcomes are produced. More importantly, the consequences of deterritorisation and 

territorialisation of communal land ownership require further attention. The displacement of 

customary land holders (through a complex variety of means) to free up land for foreign capital 

is a neo-colonial dynamic. Future research should explore the impacts of new cities through the 

lens of neocolonialism (Moser, 2015). To what extent does the development of new cities 

re/produce colonial era power dynamics and hierarchies? What are the consequences of 

alienating communal lands to investors? What are the ramifications of excluding many peri-

urban residents from the land and property market? Watson (2014) predicts that slums and the 

vulnerable will push back the development of new cities through violent demonstrations. In 

terms of methodology, future research should adopt an interpretive approach focusing on 

ethnographic sensibility and interviews to understand the meanings and perspectives that 

vulnerable groups attach to the phenomenon of new cities.  

9.4.2 A focus on informal settlements 

We know little about the agency of slum settlements in Ghana and other sub-Saharan African 

countries and how they work to both deterritorialise and territorialise space. About two-thirds 

of the urban population in developing countries live in slums (UN Habitat, 2010). The literature 

abounds regarding how civil society and communities are interfering in space outside of formal 

government in European countries such as the Netherlands. Given the neglect of the needs of 

the urban poor in new city projects, especially the cases explored in this thesis, future research 

should explore how slum settlements and vulnerable communities are responding or reacting. 

Some studies have examined how informal settlements and civil society, working outside of 

formal government, were engaged in the development of self-help infrastructure such as 

housing and sanitation facilities (e.g., Nunbogu, Korah, Cobbinah, & Poku-Boansi, 2018). 

Research needs to examine the implications of slum communities interfering in space without 

central guidance. These and other studies can help reveal the concurrent emergence of losers 

and winners, as well as the power dynamics of contemporary spatial transformation, while 

providing insights towards achieving Sustainable Development Goal (SDG) 11. Though Africa’s 

new cities may play a role in the displacement of the urban poor, studying the impact on 

displaced persons was beyond the scope of this thesis.  

9.5 Conclusion 

This thesis examined the drivers, governance and consequences of contemporary spatial 

restructuring in Greater Accra Region. It was motivated in part by calls to post-colonise urban 

studies and to unsettle theories and concepts inherited from the global North. Inherited 
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concepts of contemporary spatial restructuring – framed on globalisation and neoliberalisation 

– are less attentive to the unique processes and dynamics that bring about spatial changes 

within the urban African context. The findings in this thesis suggest that multiple rationalities, 

determinations, objects and subjects were central to spatial transformation in GAR. While 

neoliberalism was influential, it was not deterministic in terms of the development and 

governance of new cities in GAR. It is possible that tracing the contingent histories of new cities 

in other contexts may reveal rationalities and actors that differ from those identified in this 

thesis. However, examining the evolution of new cities through Assemblage thinking, which 

problematises reductionism, contributes to critiques of ideas that centre neoliberal logics in 

contemporary spatial restructuring. Such orientation also contributes to attempts to post-

colonise urban studies. This thesis’ findings provide insights for addressing pressing issues of 

contemporary urbanism related to socio-spatial justice, environmental sustainability and spatial 

fragmentation in rapidly growing cities in Africa. 
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Appendices  

Appendix C: Inclusion of papers in a PhD thesis 

1 Inclusion of papers within the thesis  

Higher degree by research is a program of independent supervised study that produces 

significant and original research outcomes, culminating in a thesis, exegesis or equivalent (refer 

to Higher Degree by Research Thesis). Inclusion of papers within a thesis is not a suitable thesis 

format for all research projects, for example: collaborative projects where there may be several 

co-authors for each paper which may make it difficult for the examiner to establish the 

independence of the candidates work; where primary data is not collected, or results obtained, 

until late in the candidature; or where the research will not produce a logical sequence of papers 

that are able to be presented as an integrated whole.  

 

Candidates should also take into account whether this thesis format is an accepted practice 

within their discipline and likely to be received well by the thesis examiners (refer also to the 

examination requirements below). Candidates are required to consult with their supervisor(s) 

early in their candidature to determine if this thesis format is appropriate.  

 

It is expected that candidates will identify as part of the confirmation of candidature milestone 

if their thesis is to be prepared in this format. Candidates should consult their Group specific 

guidelines in addition to the requirements detailed below. Candidates are also encouraged to 

attend the workshop: ‘Inclusion of papers within a thesis’ offered by the Griffith Graduate 

Research School. Refer also to the Griffith University Code for the Responsible Conduct of 

Research, specifically the sections pertaining to publication ethics and the dissemination of 

research findings, and authorship.  

Status of papers  

A thesis may include papers that have been submitted, accepted for publication, or published. 

Some disciplines may specify a variation to the status of papers requirement, refer to your Group 

specific guidelines.  

Type of papers  

For the purpose of this requirement, papers are defined as a journal article, conference 

publication, book or book chapter. Papers which have been rejected by a publisher must not be 

included unless they have been substantially rewritten to address the reviewers’ comments, or 
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have since been accepted for publication. Some disciplines may specify a variation to the type 

of papers requirement, refer to your Group specific guidelines.  

Number of papers  

A thesis may be entirely or partly comprised of papers. A paper maybe included as a single 

chapter if the paper contributes to the argument of the thesis, or several papers may form the 

core chapters of the theses where they present a cohesive argument. Where a thesis is entirely 

comprised of papers, there is no minimum requirement for the number of papers that must be 

included (except as noted below) and is a matter of professional judgment for the supervisor 

and the candidate. Overall, the material presented for examination needs to reflect the research 

thesis standard required for the award of the degree. For example, PhD candidates, on the basis 

of a program of independent supervised study, must produce a thesis that makes a significant 

and original contribution to knowledge and understanding in the relevant field of study. This 

remains a matter of professional judgment for the supervisor and the candidate. Where a thesis 

is entirely comprised of papers, some disciplines may specify a minimum number of papers to 

be included, refer to your Group specific guidelines.  

Authorship  

The candidate should normally be principal author (that is, responsible for the intellectual 

content and the majority of writing of the text) of any work included in the body of the thesis. 

Where a paper has been co-authored, the candidate is required to have made a substantial 

contribution to the intellectual content and writing of the text. Co-authored work in which the 

candidate was a minor author can only be used and referenced in the way common to any other 

research publication cited in the thesis. A signature from the corresponding author is required 

in order to include co- authored material in the body of the thesis, refer to the declarations 

section below.  

For co-authored papers, the attribution of authorship must be in accordance with the Griffith 

University Code for the Responsible Conduct of Research, which specifies that ‘authorship must 

be based on substantial contributions in one or more of:  

• conception and design of the research project  

• analysis and interpretation of research data  

• drafting or making significant parts of the creative or scholarly work or critically revising it so 

as to contribute significantly to the final output’. Some disciplines may specify a variation to the 

authorship requirement, refer to your Group specific guidelines.  

 

Quality of papers  
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Candidates should endeavour to publish their research in high quality peer reviewed 

publications. Papers to be included in the body of the thesis should be published (or submitted 

for publication) in reputable outlets that are held in higher regard in the relevant field of 

research. Candidates should consult their supervisor(s) for advice on suitable publications 

specific to their research discipline. Some disciplines may specify quality standards that must be 

met for papers to be included, refer to your Group specific guidelines.  The library also provides 

support and advice to candidates on choosing a journal. Candidates are advised to note in 

particular advice in order to avoid ‘predatory’ publishers.  

• Research Guide: Higher degree research candidates - Get Published  

• Publishing in Open Access journals  

 

Copyright  

As copyright in an article is normally assigned to a publisher, the publisher must give permission 

to reproduce the work in the thesis and put a digital copy on the institutional repository. 

Information on how to seek permission is available at: Copyright and Articles in thesis. If 

permission cannot be obtained, students may still include the publication in the body of the 

thesis, however following examination the relevant chapter(s) will be redacted from the digital 

copy to be held by the Griffith University Library so that the copyright material is not made 

publicly available in the institutional repository. Students are required to advise the copyright 

status of each publication included in the thesis via a declaration to be inserted in the thesis, as 

detailed below. 

 



215 
 

Students requiring further advice regarding copyright issues can contact the Information Policy 

Officer on (07) 3735 5695 or copyright@griffith.edu.au.  

Group and discipline requirements  

Some Groups or Elements may specify additional requirements for including papers within a 

thesis, refer below:  

• Arts, Education and Law  

• Griffith Business School  

• Griffith Health  

• Griffith Sciences  

 

2. Format of thesis  

General  

Consult the thesis preparation and formatting guidelines for general information about the 

requirements for formatting the thesis. Some disciplines may specify a variation to the thesis 

format requirements below, refer to your Group specific guidelines.  

 

Structure of thesis and linking chapters  

The structure of the thesis will vary depending on whether the thesis is partly or entirely 

comprised of papers. Whatever the format, the thesis must present as a coherent and integrated 

body of work in which the research objectives, relationship to other scholarly work, 

methodology and strategies employed, and the results obtained are identified, analysed and 

evaluated.  

 

In general every thesis should include a general introduction and general discussion to frame 

the internal chapters. The introduction should outline the scope of the research covered by the 

thesis and include an explanation of the organisation and structure of the thesis. The general 

discussion should draw together the main findings of the thesis and establish the significance of 

the work as a whole, and should not just restate the discussion points of each paper. 
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It is important that candidates explicitly argue the coherence of the work and establish links 

between the various papers/chapters throughout the thesis.  Linking text should be added to 

introduce each new paper or chapter, with a foreword which introduces the research and 

establishes its links to previous papers/chapters. Depending on the content of the paper(s) and 

nature of research, a research methods chapter may also be necessary to ensure that any work 

that is not included in the paper(s), but is integral to the research, is appropriately covered.  Any 

data omitted from a paper may also be included as an addendum to the thesis. For further 

information on the thesis structure, refer to the following examples of acceptable ways to 

format the thesis when including papers.  

Format of papers  

The papers may be rewritten for the thesis according to the general formatting guidelines; or 

they can be inserted in their published format, subject to copyright approval as detailed above.  

Pagination  

Candidates may repaginate the papers to be consistent with the thesis. However, this is at the 

discretion of the candidate.  

Declarations  

All theses that include papers must include declarations which specify the publication status of 

the paper(s), your contribution to the paper(s), and the copyright status of the paper(s). The 

declarations must be signed by the corresponding author (where applicable). If you are the sole 

author, this still needs to be specified. The declaration will need to be inserted at the beginning 

of the thesis, and for any co-authored papers, additional declarations will need to be inserted at 

the beginning of each relevant chapter. You may wish to consult the declaration requirements 

for inclusion of papers diagram to ensure that you insert the correct declaration(s) within the 

thesis. Please note that completion of the declaration(s) does not negate the need to comply 

with any other University requirement relating to co-authored works as outlined in the Griffith 

University Code for the Responsible Conduct of Research 

 

Examination requirements  

Assessment by examiners  

Candidates who wish to include papers within their thesis, and who have determined that this 

thesis format is appropriate to the research project, should also consider whether this thesis 

format will be well received by the thesis examiners. The inclusion of papers may negatively 

impact on the thesis upon assessment by the examiners where: the thesis format is not a 

common or accepted practice within the candidates discipline area; where the inclusion of co-
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authored papers makes it difficult for the examiner to establish the independence and originality 

of the candidates work; where the thesis does not present to the examiner as an integrated 

whole; or where there is too much repetition in the thesis which an examiner may view as a 

weakness.  

Theses that include papers are subject to the same examination criteria as theses submitted in 

the traditional format. It should also be noted that the inclusion of published papers within the 

thesis does not prevent an examiner from requesting amendments to that material.  

Candidates should discuss the suitability of this thesis format for examination with their 

supervisor(s).  

 

Nomination of examiners  

It is the responsibility of the principal supervisor to nominate thesis examiners, and the process 

dictates that the principal supervisor must approach all nominees to determine their willingness 

to examine. Where a candidate’s thesis is formatted to include papers, the principal supervisor 

must also ensure that the examiners are familiar with and/or accepting of, this thesis format. 

Upon dispatch of a candidate’s thesis to an examiner, the examiner will be reminded that the 

thesis has been formatted to include papers. The examiner will also be provided with the 

relevant information and regulations regarding this thesis format. 
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Appendix D: Griffith University Research Ethics Clearance 
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Appendix E: Information sheet  

 

INFORMATION SHEET- EXPERT INTERVIEWS 

Globalising city, socio-spatial dynamics, and planning 

GU ref no: 2018/748 

Dear ...,  

Thank you for agreeing to be interviewed for this research project.   

This project is being undertaken as part of a PhD in Urban and Environmental Planning.  The 
student researcher is Prosper Korah and the Chief Investigator is Dr Tony Matthews of Griffith 
University. 

This project is concerned with investigating the emergence, governance and outcomes of new 
cities and spatial transformation in Ghana’s Greater Accra Region. More specifically, it aims to 
examine the ways in which global and local actors interact to (re)produce new cities and their 
governance, and the consequences for access to peri/urban land. The research will highlight the 
implications of the recent new city building trend in Accra and recommend strategies for guiding 
rapidly transforming Accra and other urban areas in sub-Saharan Africa to generate inclusive 
and sustainable forms.  

This will broadly include talking about: 

• The spatial form of Accra (e.g., distribution of land uses) 

• The policies to attract foreign direct investment (FDI) to Accra, e.g., in building and 
constructions 

• The actors involved in the development and governance of new cities 

• Why investors are interested in developing new cities 

• What socio-spatial outcomes are produced by new cities 

• Factors that determine infrastructure development 

• How do you engage with local communities adjoining new cities in the planning process? 
 

Benefits of the research  

This research will address the knowledge deficit in terms of the how and why new cities emerge 
in Ghana and contribute strategies for inclusive urban planning and governance. The research 
will improve our understanding of the taken-for-granted logics and rationales that inform 
contemporary spatial transformation in specific contexts such as Accra. It will generate insights 
for addressing pressing sustainability and spatial justice issues in contemporary African 
urbanism.   

Potential risks to you  

There are no foreseeable risks associated with your participation in this research. 

The interview will be conducted by PhD candidate Prosper Korah and will last approximately 1 
hour.  With your consent, the interview will be taped to ensure accuracy in note taking. All audio 
recordings will be erased after transcription Other research data (interview transcripts and 
analysis) will be retained in a password protected electronic file at Griffith University for a period 
of five years before being destroyed. However, comments made by you will not be identifiable 
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in the research project.  This will ensure your anonymity.  The reporting will include PhD thesis 
and possibly further academic publications in the form of journal articles or conference papers.  
You are free to withdraw from the study at any time without comment or penalty.  

Following the interview you will, if requested, be provided with a set of notes related to the 
interview conversation and its content.  You will be invited to submit written comment if you 
feel the need to clarify or correct any issue raised.  You will have four (4) weeks to provide 
written comments.  If comments are not received in that time, you will be telephoned and 
offered an opportunity to provide verbal comments. 

If any subsequent publication uses the same material as the PhD thesis you will not be 
recontacted for written comment.  However, you will be sent a copy for your information.  If any 
subsequent publication uses different material from your interview, you will be provided with a 
draft for comment. 

If requested, an executive summary of research findings will be made available prior to 
submission of the PhD thesis or any publication which draws upon information gathered during 
this interview. 

You will be contacted several days prior to your interview to check if you have any queries or 
concerns and to confirm the interview time, date and venue.  You can contact the following 
researchers at any time for additional information: 

Mr Prosper Korah – +61404100592/+233202980869 – prosper.korah@griffithuni.edu.au  

Dr Tony Matthews – +61 7 3735 5534 – t.matthews@griffith.edu.au 

The conduct of this research involves the collection, access and / or use of your identified 

personal information.  The information collected is confidential and will not be disclosed to third 

parties without your consent, except to meet government, legal or other regulatory authority 

requirements.  A de-identified copy of this data may be used for other research purposes.  

However, your anonymity will at all times be safeguarded. For further information consult the 

University’s Privacy Plan at http://www.griffith.edu.au/about-griffith/plans-

publications/griffith-university-privacy-plan or telephone +61 7 3735 4375. 

Griffith University conducts research in accordance with the National Statement on Ethical 
Conduct in Human Research.  If you have any concerns or complaints about the ethical conduct 
of this research project, please contact +61 7 3735 4375 or research-ethics@griffith.edu.au. 

 

Thank you again for agreeing to contribute to this research project. 

 

Yours sincerely, 

 

__________________ 

Prosper Korah 
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INFORMATION SHEET – COMMUNITY INTERVIEWS 

                                                            Globalising city, socio-spatial dynamics, and planning    

                                                                                   GU ref no: 2018/748 

Good day ...,  

Thank you for agreeing to be interviewed for this research project.  The information below is a 
brief description of the details of the research project. 

This project is being undertaken as part of a PhD in Urban and Environmental Planning.  The 
student researcher is Prosper Korah and the Chief Investigator is Dr Tony Matthews of Griffith 
University. 

The project is concerned with understanding the issues that arise with the development of new 
cities such as Appolonia City and other gated communities near your community.  It will try to 
understand how the development of Appolonia City affects/impacts your community. It will also 
examine your relationship with the Metropolitan/Municipal/District Assemblies and Town and 
Country Planning Department. The outcome of the research will provide basis for proposing 
strategies that can protect your community against the adverse impacts of new cities’ 
development.  

In this interview, issues to discuss broadly include talking about: 

• Your educational background, occupation and number of years you have lived in this 
community 

• Your housing condition, migration history and land tenure. 

• Access to infrastructure and services such as water and sanitation 

• The problems of this community 

• The causes of these problems  

• The effects of Appolonia City (both positive and negative) 

Benefits of the research  

This research will address the knowledge deficit in terms of the how and why new cities emerge 
in Ghana and contribute strategies for inclusive urban planning and governance. The research 
will improve our understanding of the taken-for-granted logics and rationales that inform 
contemporary spatial transformation in specific contexts such as Accra. It will generate insights 
for addressing pressing sustainability and spatial justice issues in contemporary African 
urbanism. 

Potential risks to you  

There are no foreseeable risks associated with your participation in this research. 

The interview will be conducted by PhD candidate Prosper Korah and will last approximately 1 
hour.  With your consent, the interview will be taped to ensure accuracy in note taking. All audio 
recordings will be erased after transcription Other research data (interview transcripts and 
analysis) will be retained in a password protected electronic file at Griffith University for a period 
of five years before being destroyed. However, comments made by you will not be identifiable 
in the research project.  This will ensure your anonymity.  The reporting will include PhD thesis 
and possibly further academic publications in the form of journal articles or conference papers.  
You are free to withdraw from the study at any time without comment or penalty.  
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Following the interview you will, if requested, be provided with a set of notes related to the 
interview conversation and its content.  You will be invited to submit written comment if you 
feel the need to clarify or correct any issue raised.  You will have four (4) weeks to provide 
written comments.  If comments are not received in that time, you will be telephoned and 
offered an opportunity to provide verbal comments. 

If any subsequent publication uses the same material as the PhD thesis you will not be 
recontacted for written comment.  However, you will be sent a copy for your information.  If any 
subsequent publication uses different material from your interview, you will be provided with a 
draft for comment. 

If requested, an executive summary of research findings will be made available prior to 
submission of the PhD  thesis or any publication which draws upon information gathered during 
this interview. 

You will be contacted several days prior to your interview to check if you have any queries or 
concerns and to confirm the interview time, date and venue.  You can contact the following 
researchers at any time for additional information: 

Mr Prosper Korah – +61404100592/+233202980869 – prosper.korah@griffithuni.edu.au  

Dr Tony Matthews – +61 7 3735 5534 – t.matthews@griffith.edu.au 

The conduct of this research involves the collection, access and / or use of your identified 

personal information.  The information collected is confidential and will not be disclosed to third 

parties without your consent, except to meet government, legal or other regulatory authority 

requirements.  A de-identified copy of this data may be used for other research purposes.  

However, your anonymity will at all times be safeguarded. For further information consult the 

University’s Privacy Plan at http://www.griffith.edu.au/about-griffith/plans-

publications/griffith-university-privacy-plan or telephone +61 7 3735 4375. 

Griffith University conducts research in accordance with the National Statement on Ethical 
Conduct in Human Research.  If you have any concerns or complaints about the ethical conduct 
of this research project, please contact +61 7 3735 4375 or research-ethics@griffith.edu.au. 

 

Thank you again for agreeing to contribute to this research project. 

 

Yours sincerely, 

 

__________________ 

Prosper Korah 
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Appendix H: Interview questions  

 

 

 

 

 

Interview Questionnaire for Residents of Local Communities  

 

Background Information 

 

Date & Time of interview ……………………………………………………………………. 

Name of Respondent (Optional) ……………………………………………………………... 

Position in Community ……………………………………………………………………... 

Department/ Unit …………………………………………………………………………… 

How long have you worked in your current position? ………………………………….......... 

Telephone Contact (Optional)…………………………………………………………………. 

 

A. Personal Information  

 

1. How old are you?  

2. Have you migrated to community?  

3. How long have you lived in this community?  

4. Are you married?  

5. What is your occupation?  

6. If actively working, have you changed occupation in the last 10 years or more? Yes/No 

a) If yes, why did you change your occupation?  

 

B. Knowledge of transformations occurring around community 

7. How would you describe the nature of spatial development around this community? (e.g., 

individual high-quality residential buildings, residential estates, etc.)  

8. What factors account for this development?  

9. What is the direction of spatial growth in this community? In other words, which areas of 

this community is growth more intense and why?  

10. Do you have reason to believe the present spatial development is recent (this was not the 

case ten years ago)? If yes, please explain  

11. Are you aware any of large-scale master-planned communities being developed around 

this community? Yes/No 

a) If yes, can you please name such projects? 

12. Does the emergence of these planned autonomous communities/enclaves affect you in 

anyway? (please explain) 

 
C. Urban governance  
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13. Does this community have any group or association? Yes/No 

a) If yes, what is the name of the association and what is the purpose of the association?  
14. Is the organisation involved in decision making at the Municipal Assembly and how is it 

involved? Yes/No 
 
a) If yes, then please indicate on the table below the institutions and the kind of 

governance collaborations and/or partnerships 
 

Institution/ Agency/ 
Department/Localities 

In which activities and 
how? 

Challenges and Prospects  

   

   

   

   

   

 

15. How is your relationship with the metropolitan/municipal authorities in Accra?  

16. Are community members or your association involved in planning approvals for large-
scale planned physical development (e.g., Appolonia City)? Yes/No 

a) If yes, what is your role in the planning approval process 

17. What do you think are the advantages and disadvantages of residential estates 
development in around this community? Which groups benefit, and which groups are 
excluded? 

…………………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………………
….. 

18. What can be done to address the negative impacts, if any, of residential estates 
development?  

19.  Do you have any suggestions or recommendations on how to incorporate residential 
estates development within future land use plans and local plans to generate wider 
societal benefit?  

…………………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………………
………………………………… 
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D. New Cities 

 

20. Were you involved in the processes leading to planning approval for Appolonia City? 

Yes/No 

a) If yes, what were your concerns with the project?  

b) If no, did you object to the project development?  

21. Were you consulted by the Municipal Assembly before the construction of the project 

(Appolonia City) began? Yes/No 

a) If yes, what issues were discussed?  

b) If no, why…………………………………………… 

 

22. Does the development of Appolonia City trigger transformations in this community? Does 

the development have any impact (both positive and negative) on you and your family?  

23. Can you recollect how much a plot of land used to be sold in this community before the 

project, and how much is a plot of land now?  

24. Would you attribute the changes in the land price to the project? (please explain)  

 

25. How does the present land prices affect you (both positive and negative)?  

 

26. Are you aware of any specific strategies to improve the conditions of this community 

following development of the project? What are they?  

 

27. What challenges do this community face a result of Appolonia City?  

 

28. What can be done to overcome these challenges?  
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Interview Questionnaire for Urban Planning Experts 

 

Date & Time of interview ……………………………………………………………………. 

Name of Respondent (Optional) ……………………………………………………………... 

Position in Organisation ……………………………………………………………………... 

Department/ Unit …………………………………………………………………………… 

How long have you worked in your current position? ………………………………….......... 

Telephone Contact (Optional)…………………………………………………………………. 

 

 

A. Spatial development in Accra 

 

1. How would you describe the nature of spatial development in Accra? (e.g., sprawling, 

high rise etc.)  

2. What factors account for this development?  

3. What is the direction of spatial growth in Accra? In other words, in which areas of Accra 

is growth more intense and why?  

4. Do you have reason to believe the present spatial development is influenced by 

globalisation (e.g., Ghana’s liberalisation programmes, foreign direct investment, etc.)? 

If yes, please explain  

5. Are you aware any of large-scale master-planned communities in Accra? Yes/No 

6. If yes to question 5, please list any such project or development  

7. Which actors are involved in the development of large-scale master-planned 

communities or new cities?  

8. What are the reasons why new cities are being developed in Accra?  

9. Does the emergence of these planned autonomous communities/enclaves affect spatial 

development patterns in Accra? (please explain) 

 
B. Urban governance  

 
10. Who are the major stakeholders in governance of Accra? What are their roles?  
11. Is there any existing policy, criteria and/or local development policy framework on 

determining the stakeholders in governing Accra? Yes/No  
a) If yes, please name these policies 
b) If no, how would you describe the processes of stakeholder consultation in urban 
governance (are certain groups marginalised in the process?)  

     10. What is your view on the processes involved in granting planning and development 
permits for planned residential estates in Accra?  

 
C. New cities 

11. Is there any legal or governance structure backing the development of new cities such as 

Appolonia City?  It is part of an existing city-wide plan for Accra?  Yes/No 

a) If yes, please name these governance structures 
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…………………………………………………………………………………………………………………………………………………

……………………………………………………………………… 

a) If no, why 

…………………………………………………………………………………………………………………………………………………

……………………………………………………………………… 

12. Are there separate policies and regulation governing master-planned autonomous 

communities like Appolonia City? Yes/No 

a) If yes, please name the policies  

13.Does the development of Appolonia City trigger transformations in the communities 

around? Does the development have any social impact (both positive and negative) on 

surrounding communities?  

14. Are there any specific strategies to improve the conditions of local communities (Oyibi and 

Afienya) around Appolonia City? What are they? Why these strategies?  

What are the issues limiting the full realization of benefits of new cities such as Appolonia City 

for local communities?  

What can be done to overcome these challenges?  
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Interview Questionnaire for Real Estate Developers  

 

Date & Time of interview ……………………………………………………………………. 

Name of Respondent (Optional) ……………………………………………………………... 

Position in Organisation ……………………………………………………………………... 

Department/ Unit …………………………………………………………………………… 

How long have you worked in your current position? ………………………………….......... 

Telephone Contact (Optional)…………………………………………………………………. 

 

Background 

 

1. When was your company incorporated and what is your mission? 

2. What is the structure of ownership? 

3. Foreign, local and joint venture (local and foreign)  

4. How much in dollars have you invested in real estate projects since inception?  

5. What motivates you to develop properties in Ghana and specifically Accra?  

6. How many estates have your company developed since inception?  

7. Could you please provide a map showing the current locations of your properties?  

8. Who is responsible for development of infrastructure and services?  

Governance and Planning  

9. How did you acquire lands for your projects? What were the processes and institutions 

involved? 

10. How did you acquire development permits?  What processes and institutions were 

involved?  

11. As part of the development permit application, what conditions were you required to 

meet before the development permit approval? 

12. Are there any zoning restrictions on any of your property development? If yes, which 

zoning restrictions?  

Impact on surrounding communities  

13. Are you required to conduct social and environmental impacts assessment of your 

projects?  

14. If yes, what were the social concerns? If yes, what were the environmental concerns? 

15. Did you face any resistance from local communities while developing any of your projects?  

If yes, explain further 
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Appendix I: List of other publications and conference presentation 

Refereed-journal articles  

Korah, P. I., Cobbinah, P. B., Nunbogu, A. M., & Gyogluu, S. (2017). Spatial plans and urban 

development trajectory in Kumasi, Ghana. GeoJournaL, 82(6), 1113-1134. 

https://link.springer.com/article/10.1007/s10708-016-9731-1 

Korah, P. I., & Cobbinah, P. B. (2017). Juggling through Ghanaian urbanisation: flood hazard 

mapping of Kumasi. GeoJournal, 82(6), 1195-1212. 

https://link.springer.com/article/10.1007/s10708-016-9746-7 

Korah, P. I., Cobbinah, P. B., & Nunbogu, A. M. (2017). Spatial Planning in Ghana: Exploring the 

Contradictions. Planning Practice and Research, 32(4), 361-384. 

https://doi.org/10.1080/02697459.2017.1378977 

Nunbogu, A. M., & Korah, P. I. (2017). Self-organisation in urban spatial planning: evidence from 

the Greater Accra Metropolitan Area, Ghana. Urban Research & Practice, 10(4), 423-441. 

https://doi.org/10.1080/17535069.2016.1238502 

Cobbinah, P. B., & Korah, P. I. (2016). Religion gnaws urban planning: the geography of places 

of worship in Kumasi, Ghana. International Journal of Urban Sustainable Development, 8(2), 93-

109. https://doi.org/10.1080/19463138.2015.1074581 

Conference Presentation  

Korah, P. I. (3-5 December 2019), Characterising spatial and temporal evolution of Greater 

Brisbane Metropolitan Area. State of Australian Cities Conference (SOAC) 2019, University of 

Western Australia, Perth, Australia. December 2019 

Publication with the Conversation  

Lakhani, A., Wollersheim, D., Kendall, E. & Korah, P. (August 12, 2020). 340,000 Melburnians 

have little or no parkland within 5km of their home (over 65,000 reads to date) 

 

 

 




