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C.3.1.4. Low-Cost Housing

In the late 1960's government launched a low-cost housing
programme which involved the use of landcrete blocks mainly, in the
building of simple units by contractors in the urban areas for low-income
earnér§. This scheme, too, had little succéss: in the two-year period
1968-70 out of a target of 8,000 units only 1776 were completedlz. The
gcheme was intensified by the second military government in 1972 but

abandoned in 1977. (See C.3,2).

C.3.2. Sites and Services

Obtaining title to land has always been difficult in Ghana (see

7.6.4 and 9.3.3). The enthusiasm of a section of the urban population
to build their own houses has also not been matched by the rate at which
essential infrastructural services were provided by government, although
privaie developers in the formal sector pay a fee for such a purpose. In
1977 government announced that:

" .. the low-cost housing programme has not had the

desired impact on the low income housing problem and

as a result, Government intends to bring this programme

to an end ... The sites and services approach ... will

be adopted and given due emphasis.'!3

Under the sites and services scheme, financed with a World Bank

loan, government will acquire large areas of land which it would clear,
provide with roads, water, electricity and other communal facilities, and
distribute to interested persons at reasonable prices. The scheme,

envisaged for all the regional centres, is still at the feasibility

studies stage.

C.3.3. Finance
The cost of a house is beyond the means of the majority of
Chanaians, (See also 3.6.1-2). Government has aided or encouraged the

provision of loan and mortgage schemes for housing development.
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The public-owned First Ghana Building Society was established in
1956 to encourage individuals to save and to gilve mortgages to its
members, By 1978, 1680 persons had benefited from its mortéagesl4 which
are up to 80 per cent of the estimated cost of the project with an
amortisation period of 5 to 25 years, and at commercial rates of interest
(14 per cent in 1979), The Society's major cbnstraints are its inabiiity
to‘attract sufficient savings despite iﬁpressive promotian efforts, and
the tendency of its mortgagors to default in payments. After some 23
years of operation the Society has oniy seven branches in the regions.

The commercial banks15 and the State Insurance Corporation provide
mortgages to their customers. In general, their services are beyond the
reach of most Chanaians since most of the banks are in the urban areas,
insist upon a minimum deposit (invariably 20 per cent of estimated cost
of the project), have short periods of amortisation (maximum 15 to 25
yearc), and require that the individual should earn a regular income
(thus excluding farmers whose earnings are seasonal) or certain minimum
levels of income (depending on the size of the mortgage)16.

Government establishea the National Mortgage Financing and Guarantee
Scheme under the Bank of Ghana in 1976 to facilitate the flow of funds
from the commercial banks to prospective developers. Under this scheme,
government guarantees 95 per cent of the estimated cost of the building,
thus reducing the banks' risks. The interest rate is fixed at not more
than 2 per cent above each bank's prevailing rate of interest on savings
deposits. It would seem then, that the scheme brings mortgages within
the reach of most Ghanaians. However, between April, 1976 and May, 1979,
it had served only 32 people despite the publicity accorded it17. This
disappointing record is due mainly to non-cooperation from the banks
because of the low interest rate. The public-owned Ghana Commercial
Bank, the largest and most nationwide bank in Ghana, refuses to take part

in the scheme. The acute shortages of building materials, the need for
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a deposit of 5 per cent of estimated costs and the fact that individual
banks will only entertain applications from customers with good saving

records, are other factors contributing to the limited success of the

schene,

C.3.4. Rural Housing

In the rural areas government's policy has been that of assisting

the people to provide houses for themselves. The

"... aim of Government in the rural housing sector is
to improve the quality of housing in terms of
durability and strength without unduly increasing
costs and to provide the social infrastructure which
are currently lacking in the rural areas ..."18

To achieve these aims, the Roof Loans Scheme had been éstabliéhed in 1956;
by 1977 it had catered for 13,900 persons. (See also 10.5.5 and 10.5.10).
The Wall Protection Loans Scheme, started in 1972, had also aided 100
persons by 197719. These are dismal results compared with the estimate

that more than 82 per cent of Ghana's population live in settlements of

less than 20,000 person520

C.4. The Private Sector

Most of Ghana's stock of housing is owned by private persons. In
the urban areas, most private demand for housing occurs in the conventional
medium or small sub-sector and are built by informally organised groups of
self-employed persons, with the building owner directly supplying and
controlling the use of materials. (See also 15.9). Most houses in this
category are usually only up to 3-storeys high, although a few are 4- or
5-storeys, and under multiple occupation. The semidetached or self-
contained flat or bungalow are still the preserve of the middle class.
Government makes attempts to fix and control rents by the Rent Control
Unit, a subordinate body of the Ministry of Works and Housing (see

7.3.1.4,), but in the face of an acute urban housing shortage, rents

N
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have escalated, The situation is most serious in Accra where a single-
room in a compound house is rented at over ¢40 per month, about a third
of the minimum monthly wage. (See. Table 12.2).

Rural housing is predominantly private: either monetary or

subsistence, using traditional materials, although building in conventional

materials is considered a mark of progress which most people aim for, and
some have achieved. (See 10.5.5 and 10,6). The majority of rural
settlements have Village Development Committees,'and some of these
committees have commissioned physical plans for their areas, purchased

" simple common equipment such as a concrete mixer and Tek block press, and
are endeavouring to raise the 4uality of houses in their locality. Such
groups have been helpful in the administration of the Roof Loans Scheme
(Ssee C.3,4) and it is government's intention to encourage these and
smaller housing cooperatives. (See 7,8.1-3).

- Large-scale speculative housing became popular in the early 1970's
és developers built several units in the urban areas for rent. Acute
shortages of materials in the latter part of the decade throttled most
of the schemes, Formally organiséd cooperative housing is a new idea
pioneered by the Tema Cooperative Housing Association which was initiated
by the staff of the Department of Housing and Planning Research, UST.

(See 7.8.3.2 and 15,9).
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