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Abstract

This research examines the ways in which the rapid commoditisation of land in Ghana’s peri-
urban areas is transforming local customary tenure systems. The research focuses on two
selected research sites in Ghana’s peri-urban Kumasi, namely Aburaso and Kromoase. Rapid
urbanisation has resulted in an increase in demand for housing land. Consequently, wealthy
migrants are moving to peri-urban areas in search of relatively affordable residential land. This
has accelerated the commoditisation of customary land in most peri-urban areas of Ghana.
Customary forms of tenure are increasingly being converted into individual or private systems
of land ownership. Evidence from this study shows that traditional authorities are increasingly
alienating customary land without the consent of their subjects. The commaoditisation of
customary land in Aburaso and Kromoase has resulted in the decline of agrarian production as

agricultural land is parcelled out to wealt aisiders.  This research used intensive and

12 in-depth interviews with key i J ‘ he extensive phase of the

research involved administeringja hau | dnnai households, 57 in Aburaso

and 48 in Kromoase. The steEyargues That Hrhar eXpANSIOn. Specifie: Ily housing development

has accelerated the comlnodti?afenlo{‘@%t?ﬁtﬁlﬁ%mflﬁ a’F E%Ei_urban areas. As a result

of the widespread commoditisation of customary land, commuhal land ownership at clan levels
is converted to individual F&M l)':/vﬁrwi&inﬂqeﬁhqumfdf -ﬂegﬁoﬁ-interest, and there is no
accountability for money that iand purchasers, mostly weaithy migrants, pay to traditional
chiefs. There has been an increase in competing claims over land between the pioneer clans
and other social groups (latter clans) that occupied land in subsequent years. Evidence from
this study shows that indigenes are evicted from their farmlands by traditional authorities, and
this has resulted in the decline of agrarian livelihoods in both Aburaso and Kromoase. Thus,
agricultural land is increasingly converted to residential land to meet the rising demand for
housing. In some cases, agricultural land is used for non-agricultural activities, for instance,
the building of business premises by wealthy migrants. Thus, local land is sold to well-off
migrants while the poor locals cannot afford the high land prices and therefore struggle to
access land. These research findings challenge the conventional thinking that allocating
traditional leaders more land administration powers will enhance equitable distribution of land

and contribute to poverty alleviation. Instead, the exclusive recognition of traditional
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authorities as the fiduciaries of customary land has enabled traditional leaders to redefine
customs, evict indigenes from their farmlands and grab the common pool resources in most
peri-urban areas like Aburaso and Kromoase. The study, therefore, recommends the adoption
of a robust legal framework that recognises all key role players in customary land
administration. This will assist in protecting customary land rights and halt the widespread

grabbing of local land by traditional authorities and wealthy elites.

UNIVERSITY of the
WESTERN CAPE

http://etd.pawce.ac.za/



Key words

Land
Customary land tenure systems
Housing development
Traditional authorities
Households

Land ownership

Land acquisition
Land access

Land conflicts

Land guards
Peri-urban Kumasi

_ '\I\IIIIIH

l
UNIVERSITY of the
WESTERN CAPE

http://etd.ywc.ac.za/



Declaration

I declare that Housing Development and Customary Land Tenure Systems in Ghana: A Case
Study of Peri-urban Kumasi is my own work, that it has not been submitted before for any
degree or examination in any other university, and that all the sources | have used or quoted

have been indicated and acknowledged as complete references.

Augustine Fosu

1)
Signed: ..., ,

UNIVERSITY of the
WESTERN CAPE

December, 2020

|
|

http://etd.ywc.ac.za/



Acknowledgements

Glory and honour be to God the Father, the Son and the Holy Spirit for providing me with
wisdom, knowledge, understanding and skills required for completing this master’s study. I
would like to express my sincere gratitude to my supervisor, Dr Farai Mtero for his patient,

guidance and relentless support of my study and the advice given to me on many other matters.

I am grateful to the Network of Excellence for Land Governance in Africa (NELGA) under the
auspices of the German Academic Exchange Service (DAAD) for funding this thesis. I am also
indebted to PLAAS for providing me with writing grant to finish the final writing phase of the
thesis. My special thanks to all staff members of PLAAS for providing good academic
environment for my study. | would like to warmly thank Professor Moenieba Isaacs, Professor
Ruth Hall and Ms Carla Henry for their motherly love and support they extended to me. May

God bless you and your seed

My heartfelt appreciation also Hoes-0-MhaobiNgUdaRefoFWelaming me to South Africa and

his fatherly care and advice diiFina /iy stugy Fviiould Tike to fhank all students in my year

cohort at PLAAS for their support espéciall 2§55 MIsofi. | am also indebted to my writing

coach, Rashidi Francois Kassdngo and SISt akisi Dube for assisting me in

aVaW O ETaYaVaV¥a
SiSAS,

my writing. | acknowledge® —obtatned-from-UWE-WFHhg Centre coaches in the

academic years 2019 and 2R T TV EF R STTY {_;flr' g

My sincere thanks and appregjatigntdlsg v@tofdll te ragpondents il Aburaso, Kromoase and

the government officials who participated in my study. | appreciate the support of Bright Asafu-

Agyei, Sumbo Kamaana Dennis, Evan Sakyi Boadu, Alexander Boakye, Enoch Ampadu,
Isaiah Arhin and Appiah Kubi for their brotherly care they showed to me during my study. |
thank the members of my church, Seventh-day Adventist Church both in Ghana and UWC for
their prayers. | would like to also thank Madam Janet Asamoah, Kukurantumi in Ghana for her

prayers and counsels.

Finally, 1 would like to express my heartfelt appreciation to all my family members, Advent
Truth Missionaries members and my friends for their unprecedented support, love and care

they have shown unto me all these years. | say God bless you all.

http://etd.ywc.ac.za/



Table of Contents

N 0] 1 1o SRR I
C VT[] 0 OSSR iv
D =Tod U = L[] o PO SO R USROS %
ACKNOWIEAGEMENTS ...t e e e teesaesneenteaneens vi
TabIE OF CONTENTS ......oiiiiiecieeeee ettt a e s be st re e eneenens vii
LIST OF TADIES ...ttt bbbt Xii
TaADIE OF FIQUIES.....ceeie ettt te e be s e be e te e e sreenas Xiv

Chapter 1: Introduction: Housing Development and Customary Land Tenure Systems in

1.6 Sub-questions ]_{HI‘;ERF‘!ITYE‘H'?IH’ ..................................... 7

1.7 Research MethOdOIOg{‘fF‘ﬁTERTC’.‘iPL ...................................... 7
1.8 Organisation Of the STUCY ... s 10
1.9 Chapter SUMMAIY ......ccviieieieiesie sttt sttt te b e sbe st sbeebeeneeneaneenes 12
Chapter 2: Customary Land Tenure Systems in Ghana..........c.cccooevieeviiiniienesecee, 13
2.1 INTFOAUCTION ... bbbttt bbbt b e 13
2.2 Western Distortions of ‘African COmMMONS’ .........cocuiiiiriiiirieiiie e 14
2.3 Theoretical Models of Customary Land tenure Reforms in Africa ...........ccceevveervennenn. 20
2.3.1 The replacement model to land reforms in Africa.........cccccoveicveieiieiiece e, 21
2.3.2 Hernado De Soto’s approach to land formalisation.............cccceevveriieieenieeseennnnn 23
2.3.3 The adaptive model to land reforms in AfriCa.........cccceviveveiieiiieie e 24
2.3.4 Impacts and outcomes of land tenure INterventions .............ccccceveveie e ccec s, 26

http://etd ywc.ac.za/



2.4 Historical Perspective of Customary Land Tenure and Land Commoditisation in Ghana

.............................................................................................................................................. 27
2.4.1 Overview of customary land tenure systems in pre-colonial Ghana....................... 28
2.4.2 Customary land tenure in colonial Ghana ............ccocoviiiiiin e, 30
2.4.3 Post-colonial customary land tenure and land reforms in Ghana.............c.ccccen..... 33

2.5 Outcomes of Post-colonial Customary land tenure Reforms in Ghana ............cccc.c....... 39
2.5.1 Categorisation of interests and rights in customary lands in Ghana........................ 39
2.5.2 Classification of customary lands............ccocevieiieieiicii e 42
2.5.3 Harmonisation of statutory and customary land administration...............c.cccceeu..... 44
2.5.4 Traditional authorities and land administration...........c.ccooeveveiinenencnscceee e, 45
2.5.5 Implementation of economic-aelaksaneaane-tand grabbing ... vcieeiiiecnenn, 48

2.6 Chapter Summary........- ....................................... 49

Chapter 3: Housing Developiment and Cusic v Lands in Pe i-Urban Ghana............ 51

3.1 Introduction................ || ...... | |5 do 51

3.2 Housing DeveIOpment ik hang gis et 52

3.3 Housing Conditions i?] BT eTT) B OF: [ By T i eyt e gyt l ................................... 54

SITY

gk
3.4 Commoditisation, Cusl'(’)maryILand anﬁ{ousmg Deve{lgpr%'g“nét in Peri-urban Ghana..55

3.5 Effects of Commod|tlgéj‘|olro;;tzjlto¥nak;0hds ﬁrPeTﬁ }bgn ‘Ghana ...cccccceeeeveienne 58

3.5.1 Changes in land ownership and tenure security of subsidiary interests .................. 58
3.5.2 Land alienation and fiduciary roles of traditional authorities.............cccccoevervennnnn. 59
3.5.3 Land governance and planning regulations in peri-urban Ghana...............c.c........ 61
3.5.4 Changes in land use activities and agrarian modes of livelihood...............c............ 64
3.5.5 Livelihood changes in peri-urban Ghana............cccccoovevieiiiiciecse e 65
3.5.6 Struggles over land and contestations in peri-urban Ghana...........cccccceevveiieennene, 65
3.5.7 Exclusions and social inequalities in peri-urban Ghana...........cccccooeiiiiinieenene 66

3.5.8 Impacts of land commoditisation on social cohesion and cultural practices ...68

3.6 ChapLer SUMIMAIY .......oiiiiiieiieie ettt bbbt 68

http://etd yvc.ac.za/



Chapter 4: Background of the Study Area and Research Methodology .............c.cc.c....... 70
0 A T L1 Tox (o] [ PO S UR PP PRPRPRPRPRIN 70
4.2 Background t0 the StUAY AT ..........cciiiiiiiiiiieieeesee e 70

4.2.1 Description of the selected research sites, Aburaso and Kromoase in Atwima
Kwanwoma DiStriCt, GNANE ...........ooveiiiiiiiiieres s 73

4.3 Critical Realism as a Research Paradigm in Housing Development and Customary Land

TenUre SYSTEMS STUGIES .....c.eeiveeieiie et reesae e sreeee e 74
4.4 The Research MethodolOgy .......cccveueiieiiiiiiie e 75
4.4.1 The research MEtNOUS ..o e 75
4.4.2 DALA SOUITES......eiueiiiieitieit ittt sb e re e 76
4.4.3 SampPling tEChNIQUES.............. o o i oottt teesteetesreesreenesreerens 78

4.4.5 Data analysis......... } : _ : - TR P T 81

4.6 Ethical Statement......... J0b 4L h.. = 1 R 1 O 1 1 TP 82

4.6 Limitations of the Studyiil..... 004 ... 40k | T 1 U 1 1 R 82

Chapter 5: Customary Land Tenure Systems and Land Commoditisation for Housing

Development in Aburaso and faromease, Ghanal. T‘f{:j‘ﬂf R 83
5.1 Introduction..............J‘..ir..]j':._.ﬁ..'.].'..E..R..N....E.ﬁ..p.{ﬁ .................................... 83

5.2 Socio-Economic and Demographic Characteristics of Households in Aburaso and

Q0] 1 10T TR 85

5.3 Land Administration and Tenure Systems in the Early History of Aburaso and Kromoase

............................................................................................................................................ 102
5.3.1 Land OWNEISNIP ..ocvieiieeece et nne s 102
5.3.2 LANG BCCESS......cviveueeieitereieste ettt ettt 104
5.3.3 Land @lIOCALION ... 107
5.3.4 Land management PraCtiCeS ........c.civveiueeeeieeieiie i esie e se et ste e e nre e nne s 110

5.4 The Landscape of Housing and Housing Development in Aburaso and Kromoase....113

5.5 Commoditisation of Customary Land in Aburaso and Kromoase ............cccoceererernens 125

http://etd.ywc.ac.za/



5.5.1 Actors in the customary land markets in Aburaso and Kromoase ................c....... 133

5.5.2 Process of commoditisation of customary lands for housing development in Aburaso

AN KIOMIOASE ...ttt ettt ettt ettt et et et et et et eeereeeeeeeeeeeeereeeeeeereeereeeees 141
5.6 Chapter SUMIMAIY .......eoveiieiieeieieesieeeesee e eesiee e sseessaesteeseesseesesseesseesaesseesseensessenssens 146

Chapter 6: Land Administration Institutions and Commoditisation of Peri-urban Land

IN ADUFaso and KIOMOGSE. .........eveiiiiireieiiniesies et 149
8.1 INEFOTUCTION ...t 149
6.2 Dynamics in Land Ownership and TENUIe SECUMILY ........ccccevveieiiiereeiesieseesie e 149
6.3 Modes of Land Delivery for Housing Development...........c.ccccovveiieiieve e ieene e, 152
6.4 Land Acquisition by Indigenes and Migrants ..........c.cccevviieieeiesiee i 158
6.5 Land-Use Planning and Regulation B ot e RPN 159

6.5.1 Compliance with . .................................. 161
N N1
6.6 Coordination Between Gow il G S AHU HAGIUG Authorities................. 168

6.7 General Indiscipline in so and Kromoase......... 170
6.8 Land Use Activities an(lj p a1 Moy iveli 2 | | E 173
6.9 Community Politics, ESltruggles and Societal Change In Abura;(') and Kromoase......... 178
6.9.1 Fiduciary roles of tekdiohabakhdriied L LY of the . 178
6.9.2 Hegemony of tradifional duthrifies olertheidsublects ko oo, 180
6.9.3 Enforcement of customs and traditioNS .............coovervrirerieiineneeeseee e 183
6.9.4 Land dispossession and compensation payments to farmers..............cccoceeveivenenn 184

6.9.5 Congestion and extension of clan houses and migration of indigenous households to

OtNET COMIMUNILIES ..ttt e e e e e ettt e e e e e e e e eeeeeas 187
6.9.6 WINNEIS AN T0SEIS. .. .o 189
6.10 ChapLer SUMIMANY .....cuiiiiiiieiieieie ettt ettt bbbt 190

Chapter 7: Conclusion: Housing Development and Customary Land Tenure Systems in
Aburaso and Kromoase in Peri-Urban Kumasi, Ghana...........ccccoovviiininiininineen, 192

T INEFOQUCTION ettt e e e e e e e e ettt e e e e e e e e eeeeens 192

http://etd.ywc.ac.za/



7.2 Overview of Key Arguments on Land Commoditisation, Housing Development and

Customary Land Tenure Systems in GRana...........ccooeiiiiiinininiseeesese e 193
7.3 Major Empirical Findings of the StUdY ..o 194

7.3.1 Transformation of customary land tenure systems and commaoditisation of lands for

hoUSING AEVEIOPIMENT ..o nne s 195

7.3.2 Emerging patterns in land ownership, control and access in the context of urban

Lo (0= L4 (o] o USSP 197
7.3.3 A decline in agricultural and land-based livelihood activities ...........c.ccccceeeenen. 198
7.3.4 Social inequalities among indigenes and housing development ............ccccccee.e.. 198
7.4 1L.eSSONS TOr PONCY IMAKEFS ...ttt 200

R O INICES e R« e nnnnnn 202

Appendices..........coo.......... C — e 215
: . T T I O O AT
Appendix 1: Decision of ASIANT ReGIONAL TIOUSE O CITE ik oo oveeereereeeereseesesressenenns

Appendix 4: Sample Of IeRACW-SChcatHeTo-aoOvVerRAmeR-orHcial

T 0.0 T TN e T{;lfﬂ}y ................................. 219

......................................... L TE';&TERR{_:.*&PLZZO
Appendix 5: Sample Of structured GUESTIONNEITE ..uviiieieeie et 221

http://etd.pwce.ac.za/



List of Tables

Table 1: Number of households sampled in household survey (n =105) .........ccocooeviiinininnnns 8
Table 2: Life history interviews with selected sub-sample of households in Aburaso and
KIOMOASE (NT33) .tiiiiiiiiie sttt ettt e bt e e e e st e e e sbe e sae e e st e e s beeenteesaeeanbaearee s 9
Table 3: In-depth qualitative interviews with key informants (N=12) ..........cccoocvvvenienierinnnnne. 9
Table 4: Key legislations on tenure reforms in Ghana ............ccooiivinniineneseeeee, 34
Table 5: Households sampled in Aburaso and Kromoase (N=105) .........cccccecvevverieereeriesiennnns 77
Table 6: Number of life history interviews with the selected household heads in Aburaso and
KIOMOASE (NT33) ..ttt sttt ettt e et e st esbe et eer e st e e e aneesreenbeeneenres 78
Table 7: No. of key informants sampled in Aburaso and Kromoase (N=12) ..........cc.cceevevennen. 78
Table 8: Gender of household heads in Aburaso and Kromoase (n=105)........c.ccccceevevvviiennns 85
Table 9: Marital status of household heads inAbeaso and Kromoase (N=105).......cccccevuenees 87
Table 10: Gender and maritahstatls-oftioe O PO IARTIRSOny ... vvvvvvesssssssssss 87
Table 11: Gender and marital §tatus ©f househioldIReats I OMOESE .........cvvovveveeereeeee. 88

Table 12: Identity of householessin /Anuraso-and Kromoase(RS408) .................ccoccevvenne. 91

Table 13: Measures of central e

and Kromoase (n=463) ........fub...idd..

Table 14: Educational level

Table 15: Periods hOUSEhOkt‘?G:‘{'.bT%ﬁTPrReQE‘ T IT@ Jni@u‘rszle'l (r}?ffg?)) ................................ 96

Table 16: Economic characteristics of household members 18 years and older in Aburaso and

Kromoase (n=254) ... W.ES TERN CARPE. ... 97
Table 17: Description of the current living conditions of the indigenes in Aburaso and
KromOaSe (NT105) ...cvieiiiie ettt ettt e e st te e s e te e be e st e sae e reennenreenre e 101

Table 18: Clans and farmlands cultivated prior to the massive land commoditisation in Aburaso
AN KIOIMOASE ...ttt sttt et ete et esse e teeseesbeeneeaneesaeesteeneesbeenteeneenreas 116
Table 19: Property rights of households in the new residential areas in Aburaso and Kromoase

[T 0 ) USSP PSPSPRPRN 123
Table 20: Identity and property rights of households in the new residential area Aburaso
(L= TR 123
Table 21: Identity and property rights of households in in the new residential area Kromoase
(T8 ettt R bt et Re et et re bt neen et eenenrs 124
Table 22: Stylised phases of land commoditisation in Aburaso and Kromoase.................... 131

Table 23: Purpose of migration of migrant households into Aburaso and Kromoase (n=66)..146

http://etd ywc.ac.za/



Table 24: Categories of lands in the period of commoditisation of lands in Aburaso and

Kromoase (NTL05) ...ttt bbbt 152
Table 25: Authorities who currently allocate lands to households in Aburaso and Kromoase
[T 0 ) TSP PRPSPRRN 156
Table 26: Documents that cover the lands of house owners in Aburaso..........cc.ccoeevevenenne. 162
Table 27: Documents that cover land of house owners in Kromoase...........ccccceveveerveennne. 162

[T RSP PTSPRPRPRPRN 166
Table 29: Taxes paid by house owners in Aburaso and Kromoase (N=47) ........cccccevevvenenne. 168
Table 30: Land guards’ creation in Aburaso and Kromoase (n=105) ........c.cceevvviiricrinnnnn. 172

Table 31: Benefits residents in Aburaso and Kromoase obtained from land revenue generated
from land allocations (N=105).......cciiieiiieiice e ers 179

LTI

|
| 1 " |

UNIVERSITY of the
WESTERN CAPE

http://etd pyvc.ac.za/



Table of Figures

Figure 1: Map of Kumasi Metropolis and peri-urban Kumasi, Ghana...............ccccecoe.... 72
Figure 2: The layout of Aburaso in Atwima Kwanwoma District, Ghana................cccccvennne. 73
Figure 3: The layout of Kromoase in Atwima Kwanwoma District, Ghana..................c......... 74
Figure 4: A woman selling fruits in Kromoase for the past 30 Years ..........ccccooevervrviinienns 90
Figure 5: A woman engaged in petty trading in Kromoase ...........cccvevverieereniesivereereeseeneenns 100
Figure 6: Houses of first clan and latter clans built together in Aburaso ..........ccccccccevvvennee. 108
Figure 7: Houses of first clan and latter clans built together in Kromoase...............ccccue....... 109
Figure 8: The state of houses in old residential area in Kromoase ............cccoeevvreninieniennnn. 114
Figure 9: State of houses in old residential area in ADUras0..........ccccoovvivereiiesiveneeie s 114
Figure 10: Well dug by a house owner in KromMOASE..........ccceeveieereeiiesieeieeieseese e 122

Figure 11: Short concrete pillar showing the bewadary of a household plot in Kromoase ...160

Figure 12: : 1phia an : ehs In Kromoase ...........

Figure 13: Farming on undevelopeddanc 10 KFOMOaSe. btk il e,
Figure 14: i ase... BT T IR T I T T - ovoveeeeeneennenieeeenns

Figure 15:

Figure 16:

Figure 17:
Figure 18

WESTERN CAPE

http://etd Jwc.ac.za/



Chapter 1: Introduction: Housing Development and Customary Land

Tenure Systems in Peri-Urban Ghana

1.1 Background to the Study

Housing is a basic necessity of humanity and a sufficient supply of housing promotes economic
development, improves the health of people and the physical landscape of a country (Abusah,
2004; UN-HABITAT, 2012; Awuvafoge, 2013; Kheni and Adzraku, 2018). Housing
ownership is regarded as a fundamental human right of humankind (United Nations, 1948),
which implies that every human being has a right to own a house. In Ghana, houses are supplied
by the state, and households® and estate companies (UN-HABITAT, 2011a; Asante et al.,
2017). However, Morgan, Kwofie and Afranie (2013:2) indicate that the state housing

provision for Ghanaians is “virtually non-existent”. Thus, the state is failing to produce the

2015; Ghana Real Estate De'vmmmrarm—zm)—oummdal 90 per cent of housing

units provided by households i e§taté Eordanie§, tFe'ist@ﬁ cpfnpanies deliver 10 per cent

and the remaining 90 per cirvslproyl,cie,dfy I{Edli\l'dual ho sepglgs (UN-HABITAT, 20114;
Morgan, Kwofie and Afranie, 2013). The households ang“the estate companies usually acquire

a piece of land and develop the land into semi-detached houses, detached houses, condos,
compound houses and flats and either occupy them as owner occupiers or let them to tenants
for a certain number of years (UN-HABITAT, 2011a; Asante et al., 2017).

Availability of land is vital in the activities of housing developers (state, households and estate
companies) as land is the fundamental material that assists the developers to begin their

! The term household has been defined in different ways. These definitions are usually based on household
composition, economic activities and power dynamics. In the research sites, Aburaso, and Kromoase and Ghana
in general, owing to the nature of the households’ economic activities and their composition, a household is
recognised in this thesis as a group of people who eat from the same pot, conduct the same housing-keeping
arrangements and stay together but some members of the household may be away from the household for some
time.
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investment (Boamah, Gyimah and Nelson, 2012). In Ghana, land is predominantly owned by
customary authorities (stools, skins and clans). Together customary authorities? own about
80% of all lands and the state owns 20% (Kasanga and Kotey, 2001; Yeboah and Shaw, 2013).
Customary lands are managed and allocated to housing developers mostly by heads of
communities, clan heads and religious leaders in the case of Northern Ghana (Kasanga and
Kotey, 2001; Kumbun-Naa Yiri 1l, 2006; Amanor and Ubink, 2008). Alternatively, the state

lands are allocated to housing developers by the Lands Commission of Ghana.

In Africa and elsewhere in the world, escalating population growth emanating from high
fertility rate, migration and globalisation has increased the demand for land for housing (UN-
HABITAT, 2011b, 2012; Yeboah and Shaw, 2013; Banu and Fazal, 2016). In Ghana, the
bourgeoning population growth has increased the demand for housing which has created a

housing deficit. The housing deficit in Ghana sigod at 1.7 million housing units in 2010 which
I —

0 :TA e

IiIEEE ngestion and overcrowding
in houses (Cobbinah and Amga and Shawl 20128
2015; Akrofi, Avogo and V\/[édam, 2019). In 2010, about 60 per centhéf urban households lived
in single rooms and the hOLk_&hB‘a Ii%r@ﬁl%ﬁiérahz.ﬂal(w;pABITAT, 2011a; Ghana
Statistical Service, 2012). 'Tecizmgi.suim f?dl_ﬁv%;ro@r;q‘;irwig.sing exacerbate prices of
rental housing and land for residential and other uses in the urban areas, the urban lands become

more expensive than the peri-urban lands (Mends, 2006; UN-HABITAT, 2011a; Appiah et al.,
2014).

[ging from natural increase,

globalisation and unchecked i

Owusu and Oteng-Ababio,

Urban dwellers who want to purchase land and build houses are often attracted by the low
prices of land in the urban peripheries (Brook and Davila, 2000; Simon, Mcgregor and Nsiah-
Gyabaah, 2004). These urban dwellers migrate to the urban peripheries, acquire land mostly
from customary authorities, build their houses and commute daily from the peri-urban
communities to their workplaces in the urban centres (Amoateng, Cobbinah and Owusu-Adade,

2 In this study, customary authorities or traditional authorities may be used interchangeably. In all cases, the two
terms are recognised as chiefs and queen mothers only.
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2013). The drift of urban residents to the urban peripheries in search of land for housing causes

the peri-urban communities to be interwoven in the processes of urbanisation.
1.2 Research Problem

In Ghana, almost all peri-urban lands are controlled and managed within the customary land
tenure systems (Kasanga and Kotey, 2001; Kumbun-Naa Yiri Il, 2006; Owusu-Ansah and
O’Connor, 2010). The migration of people from urban communities into the urban peripheries
especially, due to rapid urbanisation, increases the demand for rental housing and lands in the
peri-urban communities. The peri-urban lands gain value and the prices of the land and rental
housing increase (Simon, Mcgregor and Nsiah-Gyabaah, 2004; Aberra and King, 2005;
Owusu, 2008). As a result of the increase in prices of the land emerging from the drift of the

migrants into the peri-urban communities, the customary authorities allocate land to

households at high prices. B ath (2 J=algue that the customary authorities

allocate the lands to the higResthiadars—Fhus=—neonte-whatiarthd highest prices obtain the
II-II'-II-III-II-H .

lands from the traditional auth pr ) ol ustomary lands for housing

development leads to introduc  the peri-urban communities,

creating dual land tenure reg 6). Traditional authorities,

insulated by the state through .I e|r allodial land ownership

and evict indigenous people from their Tarmlands (Amanor 2008; Akaateba 2018, 2019). The
eviction of the indigenes frﬁ&w?ﬂae[r‘iﬁrhaﬂs,’f‘nﬁeié‘hem rlap& ownership®, they become

landless on their own Iands,ﬂd ihlsqa:iur%msﬁow& to {he L{lbt);n!generatlons (Ubink, 2007;

Amanor and Ubink, 2008; Arko-Adjei et al., 2009; Arko-Adjei, 2011).

3 Land ownership is very complex in the context of customary land tenure systems in Ghana and Africa in general.
In one parcel of land, there can be many different overriding interests and rights in, on, and over it. Officially,
land ownership in Ghana is generally divided into proprietary ownership and territorial ownership (Da Rocha and
Lodoh, 1999). Proprietary ownership is where a person or a group of persons have absolute rights of access, use
and control over, on and in a given parcel of land. These people may be people who first settled in a community
or first cleared a virgin forest in a community. Land ownership by pioneer clans, latter clans and clan members
are regarded as proprietary ownership. On the other hand, territorial ownership is considered as ownership held
by traditional authorities over communities under their jurisdiction. Land ownership by pioneer and latter clans in
the research sites, Aburaso and Kromoase is recognised as proprietary ownership. However, in practice, the
overriding interests and overlapping or multi-layered rights in customary tenure systems do not easily fit into the
official notions of absolute ownership of property.
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Moreover, the traditional authorities become land owners and neglect their subjects (Amanor
and Ubink, 2008; Berry, 2009b, 2017, 2018). However, under the current 1992 Constitution of
Ghana, Article 36(8), traditional authorities are fiduciaries. Nonetheless, due to the
commoditisation of the customary lands for housing development, the traditional authorities
do not discuss land acquisition with community members. On their own volition, they sell and
provide allocation note* and site plan® to land seekers. Kasanga and Kotey (2001:23) argue that
the fiduciaries manage the customary lands as their bona fide property “with little or no regard
to the members of the broader group, who are the real owners of the land”. The conduct of
traditional authorities in the periods of land commoditisation creates litigations among
traditional authorities, beneficiaries and land purchasers (Ubink, 2007, 2009). As noted by
Kasanga and Kotey (2001) and Bugri (2012), there are backlog of land cases in Ghanaian courts

of which poor land delivery is the greatest contributing factor.

Developers Association, 2016).

incarcerate these vigilante gronps—tn-peri-urban-commumies i (ihana, the land guards’

activities creates problems ai:?q‘%:ciigs}é,o ) "ﬁeﬁj: ng housing developers (Kasanga and
Kotey, 2001; Ubink, 2008a; Nyasuld, 01> Gh4na Real stgﬂg Jg\'r/é'lopers Association, 2016,

2019). WESTERN CAPE

The ultimate results of the commaoditisation of customary lands for housing development are
that many indigenous people become poor and do not own any houses (Blake and Kasanga,
1997). The indigenous people cluster in clan compound houses while others build rooms and

4 An allocation note is a paper which a chief or a queen mother gives to a land purchaser for a specific land
transaction. The document shows the name of the stool of the community, the chief’s/queen mother’s name, a
witness from the traditional council, the land purchaser’s name and a witness for the land purchaser. In Ghana, an
allocation note does not confer any title to the land purchaser. It is recognised as a receipt covering the transaction
over a parcel of land made between the chief/queen mother and the land purchaser according to the Supreme
Court.

5 A site plan is a paper which shows the size and the number of a plot of land transferred to a land purchaser. It
indicates the adjoining plots, the name of the land purchaser, the stool of the community, and the use of the plot
of land. The site plan is given with the allocation note by the chief/queen mother of a community where a land is
purchased.
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attach them to their clan houses (ibid.). The patterns of land and house ownership in the newly-
developing areas are that migrant households predominantly own more of the houses than the

majority of the indigenous households.

The indigenous households change their livelihood strategies from agrarian modes to mostly
non-farming livelihoods (Aberra and King, 2005; Ubink, 2008a; Abass, Afriyie and Adomako,
2013; Adomako, 2013). Women often engage in petty trading while energetic people engage
in constructional works, sand mining, luggage and bus attendants (Aberra and King, 2005;
Ubink, 2008a; Abass, Afriyie and Adomako, 2013; Adomako, 2013). Communities’ social
cohesion is broken down and communal support is diminished (Kasanga and Kotey, 2001,
Ubink, 2008a).

Moreover, the contemporary, conventional thinking among World Bank, donor countries and

many scholars, is that strengtheni eapaciy e dtigpal authorities will support poverty

alleviation, tenure security ‘and : alnnmen
Il:. " '- II W “ . “ - (]
areas in Ghana, the bourgeo mww moditisation of customary
lands for housing development . T UG T el Tthotities during commoditisation

of customary lands leads fi andIpp$ness and use planning, social

disintegration and deepenlng g

this study sought to mvestlgate how commoditisation of customary lands for housing

development influences the Eustmdryiiad, ted e Systere in !péfi,ﬂur.ban Ghana.
1.3 Relevance of the Study“fl"'r ESTERN CAPE

Studies on customary land tenure systems in Ghana highlight that the tenure systems support
equitable distribution of land and other resources (Kasanga and Kotey, 2001; Berry, 2009a,
2018; Oduro and Adamtey, 2017). These studies suggest that the customary land tenure
systems should be strengthened by supporting customary land secretariats (Kasanga, 2000;
Blocher, 2006; Arko-Adjei, 2011). Moreover, other studies reveal that rapid urbanisation leads
to conversion of agricultural land uses to more valuable forms of land use such as residential
and commercial uses which affect the customary land tenure systems in peri-urban Ghana.
These studies indicate that the change in the land uses affect social cohesion and agrarian
modes of livelihoods in the peri-urban communities (Appiah et al., 2014; Bugri and Yuonayel,
2015; Siiba, Adams and Cobbinah, 2018; Cobbinah, Amoako and Asibey, 2019).
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In Ghana, customary land tenure systems remain the predominant land tenure arrangements
(Kasanga and Kotey, 2001; Ministry of Lands and Forestry, 2003; Larbi, 2008) and housing
development remains the key land use that converts agrarian land uses in peri-urban areas in
Ghana. Nonetheless, studies have not critically examined how commoditisation of customary
lands for housing development affects the customary land tenure systems in peri-urban Ghana.
Therefore, this study identified this gap and sought to examine how commoditisation of
customary lands for housing development influences the customary land tenure systems in peri-

urban communities in Ghana.

In this study, the researcher examined the extent to which ownership, access and control over
land within the customary tenure systems in peri-urban Ghana were transformed as a result of
the rising demand for housing land. The study further explored the changes in land use activities

and the social inequalities that emerged due_to_commoditisation of customary lands in the

research areas. Insights from (his-presen Zeart i teniar wateetnal the customary land tenure

systems are capable of suppé cence of rapid urbanisation
o e RO W e LA P

and dual land tenure systems{asperitrban-commeit ang. Alternatively, the present

study argues that the customgry 3 3 i able to support good housing
systems in the existence of fapi anisglibn 41 : tenure systems, resulting in
complex, customary land makikets-in-peri-urban-areas-in-Gnana—tvigences from the research

informed public policy on f¥g§p cgilroi;,lj?‘gj %o’j(e, g_er{an_d adrTinistration in peri-urban

contexts where customary tefnl yitems emaifrthe mm{ﬁagfr {ind tenure arrangements.
WESTERN CAPE

1.4 Research Aim and Objectives

The main aim of the research was to examine the influence of commoditisation of customary

lands for housing development in the context of rapid urbanisation on the customary land

tenure systems in peri-urban Ghana. There was a set of specific objectives derived from the

primary aim of the research. This research thus sought to:

1. Ascertain how commoditisation of customary lands for housing development is
transforming the customary land tenure systems in peri-urban Kumasi, Ghana.

2. Examine the emerging patterns or changes in land ownership, control and access in the
context of urban expansion and increased demand for housing land in peri-urban

Kumasi, Ghana.
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3. Analyse the extent to which housing development in peri-urban Ghana influences land
use activities especially agrarian modes of livelihood among indigenous people in peri-
urban Kumasi, Ghana.

4. Explore the nature and character of social inequalities resulting from the increasing
commoditisation of customary lands for housing development in peri-urban Kumasi,
Ghana.

1.5 Overarching Research Question

The general overarching research question in this study was: how and in what ways has the
commoditisation of land in the context of housing development influenced the transformations

of customary land tenure systems in peri-urban Ghana?

1.6 Sub-questions

The set of sub-questions flowifi stion are as follows:

1. How is the commoditigation us ry STar housing development transforming
customary land tenure syste p rb umdsl, Ghapa?
2. What are the emergin ‘ Rilang ip, control and access in the

context of urban expansion and increased demand for housing land in peri-urban

Kumasi,Ghana? LIINIVERSITY {JII' the

3. How is the expansiqbn,tofﬁog.’sir? ﬁvﬁ%@ent Er?q‘ntqbfn Ghana influencing land
use activities especially agrarian production among indigenous people in peri-urban
Kumasi, Ghana?

4. What are the emerging patterns of social inequality among indigenous people in the
context of commoditisation of customary lands for housing development in peri-urban

Kumasi, Ghana?
1.7 Research Methodology

The study employed the critical realism research paradigm and specifically used intensive
(qualitative) and extensive (quantitative) research methods (Sayer, 1992) to examine how
commoditisation of customary land for housing development influences customary land tenure
systems in peri-urban Ghana. The research sites, Aburaso and Kromoase in peri-urban Kumasi,

Ghana, were purposively selected. The research adopted the household as a unit of analysis.
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The intensive data was gathered through in-depth interviews and life history interviews with
selected household members in both Aburaso and Kromoase. The in-depth interviews were
used to gather data on land ownership, land acquisition for housing, land control, land use
activities, agrarian livelihoods and social inequalities with the traditional authorities, clan heads
and government officials. The in-depth interview schedule was revised and additional
questions were added to conduct the life history interview. The life history interview was used
to obtain additional information on the history of the households and the changes in land

administration and management emerging from the customary land commoditisation.

The questions from the in-depth interview schedule were reviewed to design the questionnaire.
Preliminary analysis of the insights emerging from the exploratory intensive research were
important in designing the households’ survey questionnaire for the extensive phase of the

research. The local households included in the _extensive phase of the research (household

Aburaso and Kromoase. .z 1

Both the in-depth intervielv] d8gelule” Bnddis Edelgti'ﬁqairréﬁwere piloted in a nearby
community, Akyeremade,,_“}lociiftﬂe% vs‘l.tTn [T%perkir?éhr}(t{r.nasi to determine the
inconsistencies in the questions. The key informants and the household heads were enrolled
into the study based on their availability and willingness to participate in the research. The
households were accessed through house-to-house visit. The questionnaires were administered
face-to-face by the researcher. Samples of the in-depth interview schedule and the

questionnaire are attached in the appendices.

Table 1: Number of households sampled in household survey (n =105)

Settlement No. of households %
surveyed

Aburaso 57 54.3

Kromoase 48 45.7

Total 105 100.0
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The extensive phase of the research entailed administering a survey questionnaire to local
households in Aburaso and Kromoase. The survey questionnaire was administered to 57
households in Aburaso and 48 households in Kromoase (see Table 1 above). In total, the
household survey research covered 105 local households in both Aburaso and Kromoase. The
intensive research involved the life history interviews with a selected sub-sample of 33
households, both indigene or local households and migrants or ‘outsiders’ (see Table 2 below).
The sub-sample of 33 households was selected from the 105 households from the survey

research.

Table 2: Life history interviews with selected sub-sample of households in Aburaso and
Kromoase (n=33)

Research site Life history interviews
Aburaso 14

Kromoase

Total R NIN NN NN §

Through the life history inter

which have happened over ti ife] hi E ( formation on the pathways
that different households '?";--!"'!l"";'!--!'-'!;'-"---!-!m"-';-k?-"!'! ess and use of land in
Aburaso and Kromoase. =U 7-.‘: I Vv F R S I r Y af the

Table 3: In-depth qualitatiw'i q:tg?ngie‘\ls ﬂitﬂkg@infqi‘ma‘mp(rﬁﬂ)

Type of key informanis No. of peopie interviewed
Traditional authorities 2

Government officials 5

Clan heads 3]

Total 12

Intensive research also includes 12 in-depth interviews with key informants, namely traditional
leaders, government officials and local leaders (see Table 3 above). The key informant
interviews mainly sought to gain more understanding of key developments and changes from
the narratives of people in different leadership positions who have played lead role in the
transformations and broader changes happening in Aburaso and Kromoase concerning housing
development and commoditisation. A purposive sampling technique was used to sample the
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key informants, the selected household heads and the government officials, while convenience
sampling technique was used to sample the households. The intensive data was analysed using
thematic content analysis and the participants’ responses were used to support the arguments
and discussions in the data presentation and discussion sections (Chapters 5 and 6) of the study.
The extensive data was analysed with the aid of Statistical Packages for the Social Scientists
(SPSS). The tables generated from the SPSS were modified with the support of Microsoft
Excel. All ethical considerations were duly adhered to during the field work and the writing of
the thesis.

1.8 Organisation of the study

The study is comprised of seven chapters. The structure of the chapters and overall organisation

of the thesis is shown below.

Chapter 1: Introduction: housi e and ¢ ure systems in peri-urban
Ghana ' -l n

Chapter One introduces the stydy and focuse§ on the backgioun the study. The key aspects

of the research covered in Chepter e includeg {the followi definition of the research

problem, the research objeciiVes—ie-everarehint feseareh-guesiion and sub-questions the

relevance or wider significance of the study, the research methodology, and the organisation

of the study. UNIVERSITY of the
Chapter 2: Customary land ?b:’furl;s;;?tells *rf (gﬂar?é: CAPE

Chapter Two provides an overview of the key debates on customary land tenure in Africa,
which forms the conceptual framework of the study. The study further reviewed the theoretical
models on customary land tenure reforms in Africa and the historical perspectives of customary
land tenure systems and land commoditisation in pre-colonial to post-colonial Ghana. The
chapter also explored the outcomes of the implementation of the various customary land

reforms on the customary land tenure systems in Ghana.
Chapter 3: Housing development and customary lands in peri-urban Ghana

Chapter Three provides insights on the landscape of housing development and the housing

conditions in urban areas in Ghana. The chapter further investigates the processes of
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commoditisation of customary lands for housing development and the outcomes of

commoditisation of customary lands in peri-urban communities in Ghana.
Chapter 4: Background of the study area and research methodology

This chapter discusses the background of the study area and the selected research sites, namely
Aburaso and Kromoase. The chapter also presents the research methodology which underpins
this study. In addition, the chapter explores the ethical considerations which the researcher
observed to access the data from the participants and the writing of the thesis. The challenges
that impeded the gathering of the data and the use of the findings from the study were further

explained within this chapter.

Chapter 5: Customary land tenure systems and land commaoditisation for housing development

in Aburaso and Kromoase, Ghana

This chapter presents the k on _ . wdh the wider literature and
research findings from relate i specifi cusses the socio-economic
and demographic characteristigs| of hausehelds infAburasol and Kromoase in this era of land

commoditisation. The chapter glso exarnines the kay features of ¢bgtomary land tenure systems

in the early history of Abura 0rnoase. Finatly ier examines the nature of

housing development in both Aburaso and Kromoase and how the communities’ customary

lands have increasingly pecldobmloksBB R SITY -.f.:fj'- the

Chapter 6: Impacts of comm%h}tk;n%nrg% gustﬁnéb Ian'{alv;j 6?’!- I!:d!éldministration, land tenure

systems and socio-political economy in Aburaso and Kromoase

This chapter examines the land administration institutions involved in the commoditisation of
land in peri-urban Kumasi. A number of key actors in different land administration institutions
are important in shaping the trajectory of land commoditisation. The chapter specifically
explores the effects of land commoditisation on the land administration, land tenure systems

and the socio-political economy in Aburaso and Kromoase.

Chapter 7: Conclusion: housing development and customary land tenure systems in Aburaso

and Kromoase in peri-urban Kumasi, Ghana

Chapter Seven presents the conclusion of the thesis. The conclusion highlights the key research

questions and identifies some key research findings and how these findings have addressed the
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set of questions at the centre of this thesis. In addition to key research questions and related

research findings, the conclusion also presents lessons for policy.
1.9 Chapter Summary

Chapter One has provided the background to the research, an overview of the research problem,
the significance of the research, the overarching research question and sub-questions and the
research methodology. In addition, Chapter One has briefly presented the overall structure and
organisation of the thesis by highlighting the main chapters and the main contents of each
chapter in the thesis. The next chapter will investigate the customary land tenure systems in

Ghana and will further examine the conceptual framework of the study.

LTI

|
| 1 " |

UNIVERSITY of the
WESTERN CAPE
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Chapter 2: Customary Land Tenure Systems in Ghana
2.1 Introduction

The chapter focusses on customary land tenure systems in Ghana and examines colonial and
post-colonial land reforms and their outcomes. Customary land tenure systems are the prime
land tenure arrangements in Africa (Alden Wily, 2011; Kingwill, 2013). However, due to
colonialism, geo-political variations, socio-economic trajectories, post-colonial land reforms,
and commercialisation of customary lands, the tenure arrangements are diverse across
countries on the continent (Hall, 2011; Mai, 2014; Akaateba, 2018; Kalabamu, 2019). These
diversities and variations are usually not accounted for in the common description of the
customary land tenure, which are often skewed towards over-generalisation. Thus, the features

of the tenure arrangements are usually described by considering the commonalities of the
tenure practices that exist -(-- .-

administrators distorted tth them to pursue their
narrow colonial interests. Tr[e‘pqurps‘e'c[pr[’g_x thle‘f Qrﬁ‘d(}'ﬂ pant theoretical models of

customary land tenure reforms in Africa, whose main goals mclude inter alia, the promotion

of agricultural production, p%&ér!f;'aﬁeu;t%}] ggrd-‘s}f;sta#\;bﬁ IVeI!F;bod.

The chapter maintains that the adoption of the adaptive customary land tenure reform model
offers possibilities for equitable land distribution. The adaptive land tenure model privileges
the socially-embedded nature of customary tenure particularly the overlapping nature of land
rights whereby different social units from the household, kinship, and clan have different rights
and claims to different types of land within a ‘community’. The recognition of the different
claims to land by these different social units is inclusive and comparatively offers more
protection from exclusion from customary lands and therefore promotes sustainable

livelihoods, especially for the marginalised groups.

The final section of the chapter explores the historical perspective of customary land tenure in

Ghana with particular emphasis on colonial and post-colonial land reforms. The wider literature
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on colonial and post-colonial tenure reforms in Ghana confirms the adverse impacts of tenure
reform policies based on biased Western legal theories which do not consider African commons
as constituting property. The literature further reveals how land reforms in Ghana have
intensified conflict over land and created new social divisions and exacerbated existing

inequalities.
2.2 Western Distortions of ‘African Commons’

Colonialism largely distorted African land tenure systems or ‘African commons’ (Okoth-
Ogendo, 2002) and most of these misconceptions have continued to shape government policies
in contemporary times (Ezigbalike, Rakai and Williamson, 1995; Whitehead and Tsikata,
2003; Peters, 2004; Cotula, 2007). Distortion of customary land tenure systems was a key part
of colonial policy in Africa, often meant to retain a version of customary land tenure that suited

the needs of colonial admi i A However, scholars have

‘WW&L&
(1N NIN RIN NIR NIN NI
how these are rooted in W_mmwm- pssession. A fundamental

In a Critique Of Hardin,S ull‘whr:-ini-il’v--’ri-h‘nilv-i.--il‘v-hinii-iilinirn OkOth-OgendO (2002)

demonstrates how misconc S By 0 orists gontributed to the pervasive
TNIVERSIT YO e P

misreading of customary land tenure systems in Africa. According to Okoth-Ogendo (2002),

most misconceptions on cusmal& fﬁqﬂieﬁr&y&éms%éﬁa&’frﬁm the tendency to impose

concepts from Western jurisprudence to analyse African commons. The predominant thinking

in these conventional analyses is that “the commons are not and cannot be regarded as property
systems” (Okoth-Ogendo, 2002:4). A key argument in these conventional narratives is that
African commons “are mere terra nullius or open access resources” (Okoth-Ogendo, 2002:4).
In terms of this thinking, “property exists only if it vests exclusive rights of use, abuse and

disposition in individuals” (ibid.:4).

More specifically, the portrayal of African commons as open systems which do not constitute

property is premised on the following misconceptions:

a. Property rights must always derive if not directly but ultimately from a sovereign;

b. Communities qua communities do not, as a matter of course, have a legal persona;
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c. A system according to access on the basis of inclusivity cannot define boundaries of
exclusivity at the same time; and

d. Decision-making rules applied by communities demand collective participation by
members (Okoth-Ogendo, 2002:4).

However, this set of assumptions do not hold true insofar as the functioning of African
customary land tenure systems is concerned. According to Okoth-Ogendo (2002:5), “many of
these assumptions are rooted in inadequate diagnosis and/or incomplete understanding of
customary land tenure and customary law”. Thus, the commons are not res nullius but are
instead res communis (Okoth-Ogendo, 2002:5). In other words, the commons represent a
species of public property but are essentially private property for the group who control it and
whose members have access to it. It follows that individual members of the group have clear

In sum therefore, if by ‘préper SR & DUng yhtSinfspecified res vested in a
verifiable body of entities 1 i mons were and always
have been property. It was the faillife eli eldecision not ta recognise the proprietary
character of the African cg Vhich & Jicy ation and destruction in

the last one hundred yearé{Oieth=Ogendar2602:5)———————iy
Thus, arguments about ATF&’Q: TQHF“I?%P? rTei,Ieiyq?pF?rﬂccess systems and not

constituting property became the basis for colonial land dispossessions. African lands were
{ 3L . .
therefore defined as terra rhjhitls'--obﬂuaocgup"gd -?érrlt&les;ibﬂen !;or occupation by colonial

powers. While this misrepresentation was an integral aspect of coionial dispossession, it is

noteworthy that similar arguments are still applied in contemporary land dispossessions in
Africa. Many critical scholars agree with Okoth-Ogendo's (2002) critique of Hardin’s thesis on
the ‘tragedy of the commons’ and argue for a more nuanced analysis of the key aspects of

customary land tenure systems.

Another key distortion of customary land tenure is the disproportionate power given to
traditional leaders in land administration matters. While traditional leaders have always played
a key administrative role in customary land tenure systems, the version of customary land
tenure promoted by colonial administrators is founded on undermining the role of key social
units namely family and clan structures (Amanor and Ubink, 2008; Berry, 2018). In colonial

times, chiefs were frequently accorded absolute power as custodians of customary land,
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allowing them to make arbitrary decisions, often alienating land without the consent of families

and clans, in ways that facilitated the colonial policy of ‘indirect rule’ (Mamdani, 1996).

Scholars have increasingly challenged the distorted version of customary land tenure and often
show how this distorted understanding of customary land tenure is implicated in the colonial
processes of dispossession and underpinned by imposed Western legal theories of customary
land tenure (Okoth-Ogendo, 1989, 2002; Peters, 2004; Cousins, 2009). Some salient features
of customary land tenure are usually identified in these analyses. It is therefore important to
emphasise the features of customary tenure often overlooked by Western legal theorists and
examine how these features are important in the way they augment inclusiveness or enable

claims to land by different social groups.

Within the customary land tenure systems in Africa, the conception of land transcends beyond

the material realm (Sarbah, 1903; Ollcniaustos25+e ough and Yankson, 2000).

Land is regarded as deity, ther abtation of ancestral spirits. In

pre-colonial Africa, people 3l omm-_ earth in their agriculture
activities were regarded to havs b “Whd fejected her were seen to be
doomed in their activities (Ake i I| acredness attached to land
demonstrates the religion andide stens Dple , htonig nd Griffith-Charles, 2019)

and Asante (1965) argues that the traditional conception of Tand revolves around ancestral

worship. UNIVERSITY of the

Other people also perceive Mﬁd Lb 51' él&eﬁr%ﬁagiﬁéﬁiﬂerd&m by the ancestors to the
present generation for their use and must be preserved for the use by the future generations.
Thus, land is considered as a heritage belonging to the dead, the living and the future unborn
(Hayford, 1903; Sarbah, 1903; Ollennu, 1962; Asante, 1965; Asiama, 1997). The perception
of land being divine and an ancestral heritage has been challenged by Okoth-Ogendo. Okoth-
Ogendo argues that land must not be viewed as sacred or an ancestral heritage, but land must
be regarded as belonging to both the present and the future generations (Okoth-Ogendo, 2008).
He explains that the assumption of land belonging to the dead, the present and the future unborn
will make it difficult for the customary land tenure systems in Africa to support the modern
agrarian advancement (Okoth-Ogendo, 2008).

Furthermore, finding suitable vocabularies to describe the indigenous tenure systems in Africa

IS very contentious among scholars (Adams, Sibanda and Turner, 1999; Cousins, 2009;
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Akaateba, 2018). The land tenure systems in Africa are often associated with terms such as
tradition and custom and many scholars use terminologies such as customary, communal or
traditional interchangeably to describe the tenure systems (Okoth-Ogendo, 2008; Cousins,
2009). Nonetheless, Walker argues that using the “terms ‘customary’, ‘communal’ and
‘traditional’ interchangeably does not necessarily have the same meaning: it is possible, for
example, ‘to have communal tenure systems that support poor people’s livelihood strategies,
that are not based on customary law, nor dependent on traditional institutions for their
administration’.” ([Walker 2004:5] cited in Cousins, 2009).

In addition, Cousins further reveals that the use of the term “communal tenure” in the African
context is very antagonistic “because it seems to imply joint or collective ownership and use
of all land and natural resources, whereas in fact most African systems include clearly defined
individual or family rights to some types of land and land use (eg. cropping land) as well as

common property resources’” s -2 et CtheLTomuens that “in contemporary

land tenure regimes are _rot=static—ana—traatton=poung—as=sometimes perceived by

unsympathetic outsiders, bu[[d?/g\amf{n%eﬁv%q%,(f u_§insl,l _2!(3I|(|)9:1).
A1 ' LA of the

Moreover, scholars who ad e_{e i?' tbf ei/o%iﬁar{prinfiplioiguﬁomary land tenure reveal

that the customs and traditions which are used to regulate land transactions and management,

modify and transform as they meet social realities in events of transitions (Kalabamu, 2000;
Lund, 2000; Nkwae, 2006; Cousins, 2008, 2009). Kalabamu provides a more detailed
explanation of the evolutionary character of the customary land tenure systems in Africa. He

describes that:

the customs and traditions which are used to govern the customary land tenure systems are
social constructs whose essential elements are passed verbally, by way of example or practice
from generation to generation belonging to a particular community or tribe. In the course of
transmission over time as well as through experiments, good workable elements of the tenure
system are retained and poor ones are dropped to suit socio-geopolitical and climatic
conditions. Thus, the customary land tenure systems, like any other social constructs, are
dynamic rather than static but retain key elements (Kalabamu, 2000: 305, 306).

In short, drawing from Kalabamu’s description of the distinguishing evolutionary feature of

the customary land tenure, it demonstrates that the customary land tenure systems are not
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necessarily static given the social, economic and political systems within which they exist are

constantly changing.

Again, many scholars demonstrate that membership to a group determines a person’s access
and use of land in the context of the customary land tenure arrangements in Africa (Amanor,
2010; Arko-Adjei, 2011; Lund, 2011; Berry, 2018). According to the scholars, the group can
either be a lineage, a clan or acommunity. People born to a lineage become automatic members
of the lineage and can access the lineage lands once they avail themselves (Nkwae, 2006; Arko-
Adjei, 2011). Property such as houses or any other improvements made by persons on land are
regarded as their bona fide property which their successors are allowed to inherit upon their
demise (ibid.). In the case of strangers, their acceptance into a community either through
performance of outstanding duties or payment of allegiance to the head of a community enables
them to access community’s lands (Ezigbalike, Rakai and Williamson, 1995; Nkwae, 2006;

Arko-Adjei, 2011). h _

: 1IN NIN BIN NIN NIN NI
The understanding of access mwmmmw or acceptance into a group

_ ', hers who can contribute to

such as lineage or clan or co

land developments in Africa . In a critique to the

membership philosophy, Ok all embership framework and

argues that within the customary land tenure systems, the way In WhICh individuals on their

own or in community with othefSfelate’tdedell Swer in Fhspe;qt df'the solum is as important as
their relationship with the sﬂuni Aﬂcgidlfglhw%t th.{a so,ﬁlai,prlder creates is not property

rights over the land per se, but rather a set of reciprocal rlghts and obligations that bind together
and vest power in community members over land. As a result, “it is the continuous performance
of these rights and obligations that determine who may have access to, or exercise control over
the land and associated resources” (Okoth-Ogendo, 2008:120).

Additionally, many studies reveal that land ownership under African customary land tenure
systems is communal (Adams, Sibanda and Turner, 1999; Berry, 2002; Akrofi, 2013; Turner
and Moumouni, 2018). The studies elucidate that the superior interest in land is vested in a
lineage, a clan or a community and all members of the lineage, the clan or the community
participate in decision-making in relation to land allocations and management (Mends, 2006;
Amanor, 2010; Turner and Moumouni, 2018). The heads (of lineage, clan or community as the
case may be) are clan heads, chiefs and priests and are recognised as titular holders who manage

the lands for and on behalf of the people and ensure smooth access and use by all members of
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their group (lineage, clan or community as the case may be) (Powelson, 1988; Kasanga et al.,
1996; Kasanga, 2000; Berry, 2018).

However, in colonial Africa, colonial administrators interpreted the communal land ownership
inherent in the customary land tenure as excluding individual rights (Cousins, 2008; Peters,
2009; Akaateba, 2018). Heads of communities were recognised as the only social group having
the authority to alienate and control lands while traditional councils and community members
were disregarded in alienation and control of lands (Berry, 2001, 2017, 2018; Amanor and
Ubink, 2008). In Anglophone countries, uncultivated lands were regarded as waste lands and
communities were perceived to have rights only over housing and agricultural lands (Payne,
1997; Walker, 2002; Cousins, 2009).

It is important to note that the customary land tenure systems in Africa are diverse as the socio-

factors, demographic dyna MW&. ovides a more persuasive

: L Il.ll‘.ll.ll.ll.l!
analysis of the distinctive feat = v‘rmmnw a and argues that customary

O

“land rights are embedded in Linits, including households

relevant social identities are
r” (Cousins, 2009:8). For
instance, there could be * 1nd|V|dual rights within households, households within Kinship
networks, kinship networks k}tlzﬁlq lI)C‘i-l i}pRLﬂhtIesIéth’ ¢ .(ibu$fng-further describes that the

customary land rights are 1iqtuslwe Kaﬂiﬁ iharf%usw{e {hi@iter” Thus, “the rights may
include both strong individual and family rights to residential and arable land and access to

and kinship networks and vafi

multiple, overlapping and th

common property resources such as grazing, forests and water”. Additionally, “the social,
political and resource boundaries are flexible and negotiable and this occurs due to the nested

character of the social identities, rights and structures” (Cousins, 2009:8).

In summary, drawing from Cousins’ description of the distinctive features of customary land
rights cited above and other forgoing arguments illustrated in this chapter, the study

characterises the key features of the customary land tenure in Africa as:

a. Land is regarded as sacred and ancestral heritage and land belongs to the dead, the
present and the future unborn;
b. Land ownership and management are communal with distinct rights for individual land

ownership;
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c. Access to land is through membership to a group (either a lineage, a clan or a
community) and both indigenes and non-indigenes have access to communities’ lands;

d. Land rights and interests are inclusive rather than exclusive and they are multiple,
overlapping and nested in character. The rights and interests are also negotiable;

e. Land is controlled by a distinct social unit (either lineage, clan or community) with the
head of the social unit acting as a titular holder. Land allocation is consented by

members or a council within a social unit (either lineage, clan or community).

Accordingly, this study will draw on Okoth-Ogendo (2002) and Cousins' (2009) ideas on the
social embeddedness of customary tenure, the multiple and overlapping rights, and the
inclusive and adaptive nature of customary tenure to examine the commoditisation of
customary lands for housing development in peri-urban Ghana. Drawing on Cousins’ schema

above, the research will explore the nature hanges happening in peri-urban customary

tenure systems due to land w--ﬂ"'a-"“m% in peri-urban Ghana is

associated with broader tra rﬂ_;@ oM o Tap iSO e _l_-'- related increases in land

‘customary tenure’ is defined| @

given geographical area whic

traditions are transformed, mogiftec-ana transmuted as 1 rey-meet=social realities.

2.3 Theoretical Models of tdsﬁnﬁﬁ'ﬁpﬁéﬁ&ehe‘ﬁrrﬂﬁ ihfAfrica

Interventions in African Iar?H\ter{é'Eylteriﬁs Rv;\é Ioﬁéi aiﬁd ic[u'ring history. This history

includes the impacts of colonial land dispossession and related distortion of customary tenure

(Mamdani, 1996; Okoth-Ogendo, 2002). This section analyses the different theoretical models
that have been formulated to explain and understand the nature of transformations which have
characterised African tenure systems. Broadly speaking, there are models that envisage the
inevitability of change within African tenure systems. These strands of thinking have their roots
in the evolutionary theory of land rights. These models generally characterise African tenure
systems as inadequate in dealing with societal transformations such as urbanisation, rural-urban
migration, economic growth and development. As these broader transformations or changes
unfold, the ‘communal’ nature of African tenure systems, and the lack of clearly defined
property rights become an obstacle to transformation. Accordingly, the strands of theory within
this framework propose the modernisation of African tenure systems through increasing the

role of markets with private property rights (as opposed to ‘communal tenure) at the centre of
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the property system. Besides the prominence of private property rights within a market-driven
economy, evolutionary theories have generally promoted titling whereby the issuing and
registration of titles is seen as key to securing rights and promoting economic activity. The
widely known strands of the formalisation of land rights model are the Replacement model
widely promoted by the Word Bank under the auspices of Structural Adjustment Programmes
(SAPs) and De Soto’s titling thesis (World Bank, 1975; Deininger and Binswanger, 1999; De
Soto, 2000). In addition, conventional titling also promotes the recognition of what are
traditional seen as ‘illegal’ land rights. According to de Soto, this is key to unleashing economic
activity amongst the poor who constitute the majority of those engaged in illegal or informal

economic activity.

In contrast to formalisation models of African tenure, there is the adaptive model of African

tenure systems. The adaptive model and related

ands of thought within this model argue that

2008; Okoth-Ogendo, 2008).

changing as people negotiat

- ...,, --4-- mee [y [mzic and norms are constantly

¢ nd apt tp the ponst
However, the predominant and ¢ nve onallgpprog ! 18

following sections will exafmine=the—reptacement—modets—whief cmphasise formalisation
through titling and promoti n] trast these with the adaptive model
which prioritises the often- jeglq\ni dlvﬁC R aféf Qis anrd {({Cgl practices which emerge
as people adapt to incessarit'changes ahd frabsfamiatiéns i $6tiety (Cousins, 2008; Arko-
Adjei, 2011; Hull, Babalola and Whittal, 2019).

anging wider environment.

ook the local practices. The

2.3.1 The replacement model to land reforms in Africa

The protagonists of the replacement model aimed to replace the customary land tenure systems
with the statutory land tenure system. Many studies argue that the advocates of the replacement
model asserted that the customary land tenure systems cannot support agrarian advancement
and modernisation in Africa (Platteau, 1996; Peters, 2009; Sjaastad and Cousins, 2009). In that
regard, the advocates perceive that the individualisation of land rights will promote economic
development and land seekers will be able to obtain secure titles which could be used to access
loans from financial institutions (World Bank, 1975; Atwood, 1990; Shipton, 1992; Land
Tenure and Development, 2015).
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Critics of the replacement model argue that formalisation of land rights with titling and its
cadastres is expensive and exacerbates land contestations (Shipton, 1992; Peters, 2004, 2009;
Cotula, 2007; Cousins, 2007, 2009). They declare that the poor may not be able to afford to
obtain secure titles for their lands resulting in dispossession of the poor from their lands by
people who can obtain titles. Arko-Adjei (2011) argues that the outcomes of titling registrations
are inequalities and differentiations in communities and promotion of individualisation of land

rights which lead to breakdown of social and clan land relations.

The replacement land tenure model was extensively implemented in African countries in the
1970s and 1980s supported by the World Bank and IMF as part of the package of the Structural
Adjustment Programme (SAP) (Arko-Adjei, 2011; Berry, 2017; Boone, 2019). Advocates of
the SAPs believe that market liberalisation reforms can only be effective and efficient when

land rights are clearly defined and constantly enforced. According to Berry (2017:107), “donor

organisations as well as some groupSorAfieafl titizelshatd=pressed African governments to

ation for administering land

acquisition and settling conﬂ' pee — —

Since the popularisation of 3 introduced to support the

5= E. ot
ll eralia
A E L) a0

been in the form of titling programmes The rationale Tor these mterventlons is that they can

promote investment, reduc[ ]p"\gerly\ér{i chur}dl’Bittenrna’ﬁlqal-resource management.

However, in reality, the Iand‘tthig rggﬁua?or]ﬁr ramrEJes Ig‘a\ie,pioved to be slow, expensive
and often biased in favour of rich households (Toulmin, 2008 L_and Tenure and Development,

2015; Berry, 2017; Antonio and Griffith-Charles, 2019). In Cameroon for instance, Firmin-

u ant m . These interventions have

implementation of the replac

Sellers and Sellers (1999) found that the land titling programme benefitted few people who
were typically male businessmen and politicians resident in urban centres. Toulmin (2008)
reveals that most lands in sub-Saharan Africa still do not have formal documentation regarding
who owns it or has rights to use it. According to Deininger (2003), in Africa, less than 10 per
cent of the land is covered by formal land tenure. Ghana has not been spared the widespread
adoption of titling programmes. A survey of the impacts and outcomes of titling programmes
in Ghana reveals that these interventions have had adverse impacts on the poor and not promote
agricultural investments or securing loans from financial institutions (Barry and Danso, 2014;
Agyei-Holmes et al., 2020). Agyei-Holmes et al. (2020) reveal in their study that households

that were affected by land title registration reduced the amount of their agricultural labour,
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accompanied by a small reduction in agricultural production. Amidst increase in land valuation,
households decrease their landholdings (Agyei-Holmes et al., 2020). These studies clearly
demonstrate that the replacement model of land reform has not been effectively implemented

to achieve the target goals in African communities.
2.3.2 Hernado De Soto’s approach to land formalisation

De Soto’s approach to land formalisation is also described as market-based as is the
replacement model because the approach assumes that formal titles to land are needed in the
form of title deeds, licenses, permits and contracts (Arko-Adjei, 2011). The replacement model
as espoused by de Soto and the World Bank through its SAPS, are both rooted within the
mainstream evolutionary theory of land rights which presumes that the ‘informal’ in this case,
that would be African forms of tenure, are not sufficiently adaptive to unfolding social and
economic transformations. As such it is« e this inevitable change or evolution

economy (World Bank

through privileging private
perspective). While de Soto’s strand of thoughtaffirms “e SidiBank position, the Peruvian

economist broadens this mainstréam argument andiadvocates f0f the recognition of ‘informal’,

‘extra-legal’ property rights, atguing that these should e jconyétted to legal property rights

through formalisation and r bl Adddidi this will unleash economic

activity by activating a IarLge collateral base to enable the poor to'participate in economic

activity, accessing credit and firfmcé (JO&Sa, 2000] cited ,gi_r!'bgrkn%djei, 2011).

Alternatively, critics of the‘hlbptljacfﬁ a]guEtPEt ;ﬁt mglenﬁbrlgtl[m of titling registration is
complex, very expensive, time-consuming, and bureaucratic, and in rural communities in
Africa, the implementation of titling policies may destroy the existing well-established
institutions (Sjaastad and Cousins, 2009; Arko-Adjei, 2011). The opponents of the de Soto’s
strand of thought further stress that the creation of pro-poor land institutions recommended by
the approach may create opportunism for the wealthy and local elite instead of the poor which,
according to the approach, proposes that land titling registration will enhance their wellbeing
(Arko-Adjei, 2011; Simbizi, Bennett and Zevenbergen, 2014; Land Tenure and Development,
2015). The critics also argue that the approach presumes the poor to be undifferentiated and
treated them as the same, however, even within the poor in societies, there are class dynamics.
Other scholars also critique the approach on the basis of the nature of property rights. The
critics argue that the approach neglects overlapping nature of property rights and assumes that
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property rights are homogeneous and not nested (Cousins, 2008; Sjaastad and Cousins, 2009;

Land Tenure and Development, 2015).

The critics further challenge the key argument of de Soto’s line of thought of formalisation of
land rights on the use of title certificate® by the poor. The opponents argue that although the
poor may use title certificates to access credit when it is required, the mere possession of title
certificates does not create credit market (Cousins, 2007, 2008; Arko-Adjei, 2011). Thus, title
certificates may be used by the poor to access credit when the need for a title certificate to
access credit is created. Land Tenure and Development (2015:13) argues that “there is no
mechanical link between land rights formalisation, tenure security, social peace and economic

development”.

2.3.3 The adaptive model to land reforms in Africa

within social groups and fails t itgl stfuctures and multiple claims
over land (Shipton, 1992; Cotule : ; L§ e and Development, 2015).

The supporters of the adapftve-mode ns such as “communal,

traditional, customary and ctl?oiqa-te[ ?-dﬁsjcr{)ﬁhj hldi%en._% s ﬁx}céi_.tenure systems in Africa;

the advocates of the model believe that such terms make the tenure systems look like

“unchanging and immutable71||nlborr1]”11&3.'5erl}‘/si'e-nk?z (h’kwaé,&()ibf} 365.'

Within this model, many studies reveal that advocates campaign that customary land tenure
systems must run concurrently with statutory land tenure systems in instances where this may
be necessary (Lund, 2000; Cousins, 2007; Cotula, 2007; Land Tenure and Development, 2015).
The underpinning assumption of this model is that the complete eradication of customary land
tenure systems is ineffective. The supporters argue that the customary land tenure systems are

prominent in rural communities in Africa and the systems have been found to support equitable

& A title certificate in Ghana is a document that is prepared by the Lands Commission. It is given to a lessee,
showing his/her lease agreement with a chief/queen mother in the case of customary land transaction. The title
certificate confers a legal title to the lessee and the title can be enforced at court.
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distribution of land among people compared with statutory land tenure systems (Platteau, 2002;

Simbizi, Bennett and Zevenbergen, 2014).

Moreover, studies show that the advocates of the adaptive model further suggest that land
policy must be formulated and executed to guide land administration and management as well
as strengthening the capacity of customary land administration structures. The proponents
indicate that land policies should make provision for the invention of a national land register
where all interests, both direct and overriding, can be registered to support smooth land delivery
and land conflict adjudications (Cotula, 2007; Peters, 2009; Simbizi, Bennett and Zevenbergen,
2014; Land Tenure and Development, 2015).

Alternatively, critics of the theory argue that the adaptive model assumes that the world is the
same across communities. The antagonists highlight that the world is heterogeneous and land

rights are shaped by a hist =reviaUS policies. The opponents further

describe how land policy W an tusion of the less privileged,

mmmmm
(I8 NIN RIN NIR NIN NI
rmmwmm traditional authorities. The

inclusion of the local elites,

adoption of land policy also intane ies I * ool eyt ons neglecting the multiple
claims over land and the complex in§ il cay) . “ customary land institutions
(Amanor and Ubink, 2008; Arke 3 abdl Tedure ang evelopment, 2015; Turner

and Moumouni, 2018).

UNIVERSITY of the

Antagonists of the adaptive model outline that the co-existence of statutory and customary land
tenure systems creates co‘h%rle]iz-- Tan(] ; :;ihnﬂisti’r'ﬁtior(n.jsy&eﬁs,["especialIy in peri-urban
communities in Africa (Boamah and Margath, 2016). The model intensifies contestations and
insecurities among traditional authorities, indigenes and strangers (Cousins, 2009; Boamah and
Margath, 2016). In the mid-1990s, an adaptive model with its tenure pluralism theory was
highly embraced by many African countries with the perception to promote sustainable use of
resources and development (Adams, Sibanda and Turner, 1999; Peters, 2004; Peters, 2007,
Land Tenure and Development, 2015). In Africa, the majority of the countries including
Uganda, Cote D’Ivoire, South Africa, Zambia and Angola have recognised the customary land
tenure systems in their formal laws (Alden Wily, 2011b; Alden Wily, 2011a; Alden Wily,
2018) based on this model.
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2.3.4 Impacts and outcomes of land tenure interventions

These different theoretical models have been influential in informing policies and practices in
land and tenure reforms in Africa. Review of existing literature on the different models of
customary land tenure reforms in Africa reveals widespread implementation of the different
models over the past four decades, creating mosaic land rights in communities. While the
mainstream approaches such as the World Bank’s perspective for instance, inspired
replacement or formalisation models have been influential, the results on the ground have been
complex and uneven, often producing more complex land tenure arrangements than is often
acknowledged. These land rights range from “fully registered land rights such as freehold, fixed
period state grants, leasehold, common-law leases and customary grants to quasi-customary,
unauthorised land transactions and squatter rights especially in the peri-urban communities”
(Nkwae, 2006:11; Chimhowu, 2019:1). As showi above, there are different theoretical models

African customary land tefyrersyst ECIEE o legislative and policy
interventions with provenancegi ameworks. Most colonial and
post-colonial administrations | land rights as a purely
administrative and political ‘ . Adgdrdingly, such interventions
have failed to secure cugll‘-.-my and rights—and—in—some—msiances, resulted in land

dispossessions and exacerb efl j\r:fofqii,tiis ﬁoam Zf Kalabamu, 2019).
TNTVERSI of the
Okoth-Ogendo cites examptqks,figmgiT.aixz?piaRKe{Lya ind io*tp ﬁfrica to demonstrate that

arbitrary models which merely characterise the protection of communal rights in African
commons as a political and administrative issue are bound to fail. In the case of Tanzania, for
instance, “the drafters of the Village Land Act, 1999 assumed that if radical title to “village
land’ is vested in the President, and administration of such land was entrusted to ‘village
councils’, security of individual and community rights in village land would be assured”
(Okoth-Ogendo, 2002:14). However, a major weakness according to Okoth-Ogendo, is that
“no rules setting out the principles upon which these councils would manage village land
formulated, nor were the community values to which administration must conform prescribed”

(Okoth-Ogendo, 2002:14).

In short, the adaptive model and the Hernado De Soto’s approach to land formalisation are not
mutually exclusive in relation to customary land tenure. Each model is designed partially or

fully to recognise customary authorities and customary land tenure practices. In contemporary

http://etd 4gwc.ac.za/



Africa, the bourgeoning urban growth, migration and globalisation have affected customary
administration in many communities especially in peri-urban spaces. Therefore, effective and
efficient implementation of any of the tenure reforms (either the adaptive model or Hernado
De Soto’s approach) require comprehensive understanding of the distinctive features of
customary land tenure practices and the nature of customary authorities’ activities especially
in processes of commoditisation of customary lands in peri-urban interface. Accordingly, this
thesis will seek to contribute to understanding about the nature of customary land tenure
systems and the activities of customary authorities in the context of the incessant
commoditisation of customary lands for housing development especially in peri-urban

communities.

2.4 Historical Perspective of Customary Land Tenure and Land Commoditisation in
Ghana

The following sections prese

tSenafariy-arg
1| '-

colonial land dispossessions lLl_l-].[:lL‘-l'.l'" s f Ng_CON dltlsatlon in Ghana. In the

late pre-colonial and early col@ ( € Clb “NUFeé system allowed subsistence
farmers to access land. Howevar, this gccess gtiered, especially as colonial
land occupation created risinglae | period, traditional chiefs

gained prominence as part "OF the colonial administrative archltecthu're while the burgeoning
colonial cash economy acci@ﬁdllz}hﬁESES@%H%&@@EH%&W traditional chiefs, other
powerful groups gained prorﬂneri‘ce%s Ikieyf_;f)cﬁa.d{ar_ltaﬂ? ?{tfie_,gig.wing cash crop economy.
The process of dispossessions and land commercialisation tended to be uneven with some
areas, especially cash crop growing areas, experienced more dispossession and land
inequalities. This colonial project of land dispossession has further been perpetuated in the
post-colonial Ghana through implementation of land rights formalisation policies and laws
resulting in the dispossession of the poor from their ancestral lands (Amanor, 2008; Onoma,
2010; Arko-Adjei, 2011).

Ghana (called Gold Coast during colonialism) has a land size of 238,533 square kilometres
(Berry, 1995). The country is populated by many tribes of which the major ones are Guan,
Akan, Mole-Dagbani, Ewes, Gonja and Ga-Adangbe (Ghana Statistical Service, 2012).
Historically, most of the tribes in Ghana migrated to their present locations from the West
African Sudanese States (Sarbah, 1903). Berry (1995) describes that by the end of the sixteenth

century, all migrations of the tribes to their present locations had ended. In this section, the
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researcher investigates the customary land tenure and highlights how development of
agriculture, trade, colonialism and introduction of customary land tenure reforms intensified

land commoditisation from pre-colonial to post-colonial Ghana.
2.4.1 Overview of customary land tenure systems in pre-colonial Ghana

In Ghana, like elsewhere in Africa, the concept of land transcends beyond the physical realm.
Throughout Ghana all the ethnic groups attribute sacred significance to land (Asante, 1965;
Asiama, 1997; Kasanga, 2000; Ministry of Lands and Forestry, 2003). Land is believed to be the
heritage of ancestors, or the sanctuary of the spirit of ancestors and Asaase Yaa (Mother god of
the earth). According to Awuah-Nyamekye and Sarfo-Mensah (2011), the land as the heritage of
the ancestors makes the chiefs (the occupants of the seats of the ancestors) the owners of the land
in stool land communities. However, Bourrett (1949) argues that such perception about land was

created to fortify the chiefs’ p period.
In pre-colonial Ghana, land ownership \was liecognised as icommunal and there was no land

without an owner (Sarbah, 4

97). In Southern Ghana, the
custodians of lands were chiefs drn Ghana, Tendamba’ were

the custodians of lands (Daaky . In Southern Ghana, under

the communal ownership,
decision-making in relatlon-tc_)‘i Iﬂdfl{chﬁtfzaﬂjwaqenﬁ t!‘( !gfo-Adjel, 2011) and land
allocation could not be done without the concurrence of a cotdncil or clan members (Hayford,
1903; Sarbah, 1903). In AkAfcamntunities . Hayford (1603Y%ertlick that the chief did not own

all the lands within his jurisdiction. There were lands over which the chiefs had proprietary

dH-members-of-a-group-tetner-a-tneage or a clan) took part in

rights and could deal with them as they please with these lands, but with consent from their
family. Also, there were lands which were attached to their stool and the chiefs could deal with
these with the consent of their councillors. For the general state land, the chiefs exercised
oversight responsibility of ratifying grants made by his subjects but not ownership thereon
(Hayford, 1903). In contrast, in Northern Ghana, the lands were managed and allocated to

strangers by Tendamba (Kasanga, 1995).

" Tendamba are representatives of earth god and are descendants from pioneer settlers in villages and towns in
northern Ghana (Kasanga, 1995).
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Membership of a person determined the person’s access to a community’s land in pre-colonial
Ghana. Membership was obtained either through birth into a lineage or acceptance into a
community in the case of a stranger (Hymer, 1970; Berry, 2002; Austin, 2007; Awuah-
Nyamekye and Sarfo-Mensah, 2011). Access to land was achieved through the clan head, chief
or religious leader. In pre-colonial Ghana, land was abundant and as a result, there was no
insecurity of land to people (Hymer, 1970; Kasanga, 2000; Arko-Adjei, 2011). Sarbah (1903)
and Amanor and Ubink (2008) point out that there were grazing fields, water bodies and forests
available for use by community members. Although these grazing fields, water bodies and
forests belonged to clans, they were commonly used by the community members (Sarbah,
1903).

The traditional economy of the pre-colonial communities in Ghana revolved around trade,

subsistence agriculture, handicraft works and the

collection of fruits, snails, rubber and other

items from the forests (Bou[lekz=+245 T "‘mmunities, the traditional

economy was based on gold,
nuts and the rubber were coll imi-m--r 1972). Cultivation of cash
crops such as cocoa and coffee] {
industries, emerged in the Ak | ! ‘
in the 1950s (Daaku, 1972) 2= — L

In South-eastern Ghana, in thé ealy perthos ke midetéenth @_ﬁa!ﬁtuh,fy,,g.the Krobos used military
conquests to seize lands frOﬂth«i‘nqéghi)otfmﬁAk\yem tcorquwl‘rytles to cultivate oil palm for
export, however, in the middle- to late-nineteenth century, the Krobos and Akuapems began
to purchase lands from the Akyem Abuakwa chiefs (Amanor, 2010). The land sales were
recorded in similar fashion to the European land sales on the coast (Amanor and Ubink, 2008).
In the development of cocoa production and the decline of oil palm prices in the late nineteenth
century, the Krobos and the Akuapems used their wealth they had generated from their oil palm
plantations to purchase more lands from the Akyem Abuakwa chiefs for cocoa production
(Amanor, 2010; Onoma, 2010). The high demand for Akyem Abuakwa land led to the
commoditisation of their customary land and the commoditisation benefited the Akyem
Abuakwa chiefs. In some cases, chiefs sold land on which they had no proprietary ownership
and such land sales generated contestations between the traditional authorities and their
subjects. Moreover, Amanor (2010) reveals that the wealthy land purchasing farmers obtained

labour mostly from their households and lands were granted to their wives, children and
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nephews for their services in the cash crop farms. However, the size of the plots of land granted
to the wives, children and nephews was small compared with the wealthy land purchasing
farmers’ lands (Amanor, 2010).

In Northern Ghana, the people were involved in subsistence farming and both indigenes and
strangers titles were secure during the pre-colonial period (Kasanga, 1995; Bugri, 2008).
Kasanga provides an account of the nature of the traditional economy in Northern Ghana during
the pre-colonial era and argues that “in the past, land was abundant and all willing and able
land users had access to it. With subsistence agriculture, no economic value was put on land,
which had opportunity cost of virtually zero” (Kasanga, 1995:24). Thus, the availability of land
in Northern Ghana made it possible for everyone capable of cultivating crops to obtain land

without restriction.

In sum, in pre-colonial Ghana

‘ A rovided greater opportunities for
subsistence farmers to cultivet a=feom traditional authorities,

mmm
II-II'-II-III.II-I!
although unequal land owners uuo. ' TENted during the later periods.

"pelr .i"f
D
gell

farmers into communities \7vhere they had no user rights to land. The influx of the wealthy

migrant farmers increased Lﬁe?ﬂenﬁa‘bﬂ Fgﬂaﬁqd]rarﬁ 'f[i?e ._rjiﬁhqtg!' Fgained value. Traditional
authorities insulated by the g&te]e:llquc.anid tf\e ﬁwd{m t?e.;mlgr?gttgnd seekers at high prices.

The commoditisation of the lands precipitated contestations over lands between traditional

For example, the development ' ee and cocoa in the middle-

to late-nineteenth century res omary lands especially in

Akyem Abuakwa regions. Thelg ) raged the drift of capitalist

authorities and subjects especially over lands of which traditional authorities had no proprietary

ownership.
2.4.2 Customary land tenure in colonial Ghana

The first European nation which had an official relationship with Ghana (Gold Coast) were the
Portuguese in AD 1471 (Claridge, 1905; Agbosu, 2000). In 1482, the Portuguese built the
Elmina Castle and the land was allocated to them by Nana Kwamina of Elmina (Brown and
Amonoo, 1961). Getting to the end of the 19th century, the Gold Coast became a British colony
with Asante as a protectorate (Sarbah, 1903).

In 1895, the Public Land Bill was introduced to make all ‘waste lands’ crown lands (Bourrett,

1949). According to Noronha (1988), all unoccupied lands were considered by the colonial
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masters as waste lands. However, the Gold Coast intelligentsia formed a movement called
Aborigine Rights Protection Society (A.R.P.S.) to appeal against the Bill. Together with the
English merchants at the Gold Coast, they stood against the Bill by appealing to the Queen of
England (Boahen, 1990; Amanor and Ubink, 2008). In 1897, they succeeded in their appeal
and the Public Land Bill was redrawn. In 1900, the Concession Ordinance was enacted which
regulated concessions among the European Companies in the Gold Coast while the native lands
were left to their native customs (Bourrett, 1949; Amanor, 2010).

Berry (1995) highlights that the colonial laws were passed to regulate places where there were
economic booms. However, most local people did not know of the existence of such laws and
only the privileged were able to use the laws to their benefits (Kasanga, 2000). In 1883, the
Native Administration Ordinance was passed which strengthened the paramount and divisional

chiefs and gave them wider powers with no recggnition of native councils (Bourrett, 1949). In

In Sub-Saharan Africa, thelljntroductlon of an Indirect rule system ::I'uring the colonial period
led to the invention of allodigl [t Which asdshibnéd ¥cp_;r!ﬂi ftdrto the European customary
land tenure systems (Kalabir_qu,lfz._Q%)).llnI_Cjtﬁa.\Fhe ij__lf)f:j‘jéllqﬂf-',vvas vested in paramount
chiefs and where there were no paramount chiefs, chiefs were created (Boni, 2004; Fiadzigbey,
2006; Amanor and Ubink, 2008; Amanor, 2010). In Northern Ghana, for example, there were
no chiefs and Kasanga (1995) reveals that chiefs were created to act as a mouthpiece for the
communities. The created allodial title made the paramount chiefs the only social group that
were recognised as being able to control and transact in land while the other social groups were
regarded as having user rights in land (Bourrett, 1949; Kasanga, 2000; Amanor and Ubink,
2008). Amanor (2010) and Berry (2001) underscore that the allodial title aided the chiefs to
claim monopoly to alienate land, obtain revenue and evict land users with the support of the

colonial government.

Chiefs became landlords and capitalists and servants of the British instead of being an
intermediary between the people and their ancestors (Berry, 2018). With the introduction of

cash crops such as cocoa and coffee, the restriction of other social groups by chiefs in land
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transactions increasingly created contestations between traditional authorities and community
members (Amanor, 2010; Arko-Adjei, 2011). In the colonial period, Ubink (2008) argues that
chiefs redefined customs and checks and balances against chiefs’ land allocations were

removed.

In Akyem Abuakwa, for instance, the influx of mineral and timber concessionaires and migrant
farmers in search of forest lands to cultivate oil palm and cocoa intensified the
commercialisation of lands which had already evolved in the mid-1800s (Amanor, 2010;
Onoma, 2010). According to Onoma (2010:107), “[p]redatory leaders exploited buyer’s trust
to engage in fraudulent multiple sales of land or sales of land to which they had no right”
(Onoma, 2010:107). The conduct of the chiefs created conflicts among paramount chiefs, lower
chiefs and community members (Onoma, 2010). Similarly, in Ga communities, the expansion

of trade and the movement of the capital_city to Accra in 1877 exacerbated the

commercialisation of lands. fs exploited buyers’ trust
through multiple sales of landy(@nmoma; u ]

In other Akan communities s " hiaws [0 pened to both migrant and
indigenous cash crop farmer { r, 2010). Alternatively, in
Northern Ghana, the colomal e jested all 3 i e governor for and in trust

of the people. Kasanga (1995 24) reveals that “the ordinances empowered the colonial

administration to grant rlghtL&ﬁhchahhiy lEbbﬂwInaths anﬂ ‘Monsmatives alike and to exact
a rent in respect of the occu{J%ncY sgqlgrfntfd”[_i(@nga(furq‘?eigr?ues that the vesting of the

lands in the governor affected the development of good land market in the northern part of
Ghana (Kasanga, 1995).

Moreover, in cocoa producing communities, wealthy land purchasing cocoa farmers obtained
labour from their immediate households and extended family. Relatives, wives and children
who assisted the land purchasing farmers in their farms were granted land for their services
(Berry, 2008; Amanor, 2010). Amanor (2010:5) supports that “[a]Jmong the matrilineal Akan,
land purchasing cocoa farmers frequently allocated cocoa farms to their sons, nephews, and
wives in recognition of their services rendered in creating cocoa farms”. However, from the
1950s, the reduction in the supply of new frontiers for cocoa farming affected the granting of

lands to the nephews, wives and sons by land purchasing farmers (Amanor, 2010).
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In short, the introduction of indirect rule, the enactment of ordinances and the development of
cocoa production opened greater opportunities for traditional authorities. Traditional
authorities were protected by colonial administration and became capitalists and landlords
instead of them being intermediary between the ancestors and the living. Traditional authorities
continued to allocate land at high prices to wealthy migrant farmers due to the high demand for
land for cocoa production. The existing inequalities were deepened and contestations over land
continued to be predominant over land over which traditional authorities had no proprietary
ownership. The incessant commaoditisation of land led to a reduction in new frontiers for cocoa
production and wealthy, migrant land purchasing farmers could not guarantee the granting of

land to people who rendered services in their farms.

2.4.3 Post-colonial customary land tenure and land reforms in Ghana

the chiefly office (Berry, 200826 7=Enoma=26+6)-Chrerewhaed not side with Nkrumah’s
IN NIW RIN NIN NIN BRI
EPTACEd DY NS TOVAMIES (BETTY2008). Land management and

. :-'H - N
anls Werg seized from chiefs and aentral government institutions

were assigned such duties (Ba hat Nkrumah assumed that
the collection of stool land takes
opposition parties (Berry, 2008, 2017, Onoma, 2010).

UNIVERSITY of the

In addition, legislations were passed at the early stages of independence and after the overthrow
of Nkrumah’s government. iﬁésgf;aﬁoggilxt‘et&ntl "ns \g.é%ékle}a}ntlfé support and modify land

administration in Ghana. The key legislative interventions in relation to customary land tenure

giting money to support the

systems in post-colonial Ghana include: the Land Registry Act, 1962, Act 122; the
Administration of Lands Act, 1962, Act 123; the Concessions Act, 1962, Act 124; the State
Lands Act, 1962, Act 125; the Statutory Wayleaves Act, 1963, Act 186; the Conveyancing
Decree, 1973, NRCD 175; the Land Title Registration Law, 1986, PNDCL 152; the Office of
the Administrator of Stool Lands Act, 1994, Act 481; the Lands Commission Act, 2008, Act
767; and the Land Use and Spatial Planning Act, 2016, Act 925 with their amendments. Table
4 below illustrates the Acts, their rationale and purpose and the overall impacts and outcomes.
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Table 4: Key legislations on tenure reforms in Ghana

Key legislations on
land tenure and
related reforms

Rationale and purpose of legislation

Overall impacts and outcomes of the legislation

Land Registry Act,
1962, (Act 122)

The Act was legislated to support the
registration of instruments affecting land in

order to prevent conflicts that emerge over a
parcel of land due to poor land documepiai

Administration of
Lands, 1962, (Act
123)

The Act has disallowed oral transactions in land and has made it
possible to register all instruments affecting land under the deed
reglstry The greatest challenge is that the Act runs concurrently

M d to reduce traditional authorities’ control over

s & has allowed government land sector

|- into stool land administration, management and
educed traditional authorities’ power to obtain
bm their subjects. However, traditional authorities
| the way land taxes are collected and disbursed.

12| leaders continue to exercise great control in

Iand admlnlstratlon and are involved in grabbing of the commons.

Concessions Act,
1962, (Act 124)

The Act was legislated to %9 I&? é‘l"lﬁfeﬂoﬁ ﬁ
u

over resources in the Rep ana

WESTER]

Q’J greater opportunity for people to obtain
concessmn legally extract minerals, fish from water bodies and
U tlr;t:] l‘i. Ghana’s forest. However, the poor
§Mplethenta me terms and conditions in concessions
especially mining concessions has adversely affected water bodies

and left big holes in the ground in many mining communities in
Ghana.
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State Lands, 1962,
(Act 125)

The Act was enacted by the president to
compulsorily acquire lands with the payment of
compensation.

Act 125 has made it possible for the president of Ghana to
compulsorily acquire lands for public interest and purpose.
However, in many instances where lands have been acquired using
this Act, there has been lack of fair, adequate and prompt
compensation payments to the affected people (Larbi, 2008).

Lands (Statutory
Wayleaves) Act,
1963, (Act 186)

The Act 186 was enacted to support
government to construct, install and maintain

public utilities or create a right of way on both
public and private lands without restrichenSe

Conveyancing
Decree, 1973,
(NRCD 175)

The NRCD 175 was decreé -
transactions on both customafy ant palliclands™
and also to reduce land disputes which arise due

to poor transfer of interests inriand - amone

The Act has been used to expand transportation networks in Ghana;

nonetheless, there are lands which have been acquired using this Act
mpensation payments are still to be paid to the

ssessed people (Kasanga and Kotey, 2001; Larbi, 2008).

ped in the drafting of legal, contractual

land owners and tenants. However, the Decree
2quate security for the interest of land owners and
gyer their lands.

Intestate Succession

The PNDCL 111 was enacted td
intestate succession in Ghanai |

dea

parties.
AIith

s he

g La d to reduce the quarrels between in-laws and
S

Law, 1985, Iving\Wivesiand children especially in Akan communities after
(PNDCL111) o ds.

Land Title The PNDCL 152 was decreed to facilitate the The Law has been used to register interests of people in land and
Registration, 1986, registration of interests antl;if inrland wriths £h tlfr prexvenied land conflicts in areas where people have
(PNDCL 152) the provision of title certifieates. TT E R 'ﬁlt le Ia{_ S Jn\‘!fér!—lland. However, many wealthy people and

WESTER

businessmen have hidden behind the Law to register lands which
k_;é'kong {Q.th'&pwr ]i_ltno cannot register their lands.
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Office of the
Administrator of
Stool Lands, 1994,
(Act 481)

The Act 481 was used to establish the Office of the
Administrator of Stool Lands (OASL) and provided
powers to the OASL to collect and disburse ground rent
and royalties over stool lands.

The establishment of OASL has helped the collection of
ground rent and royalties from stool lands. However, the
OASL is unable to enforce the laws against traditional
authorities on huge revenue derived from land allocations.
Also, the funds allocated to district assemblies and
traditional authorities are not effectively monitored by
OASL as the institution does not have the jurisdiction to
enforce the transparent and appropriate use of the money.

Lands Commission
Act, 2008, (Act
767)

he Act has consolidated the four divisions of Lands
Comditssian to ensure effective and efficient land

-'.-h- . l"-'" ion in Ghana, however, the intended
saerdiRation among the divisions is yet to be realised.

Land Use and
Spatial Planning
Act, 2016, (Act
925)

The Act was passed to revise

land use and spatial planning, provida far sustainabl
development of land and humgn fsettleéments, jensure
judicious use of land, promotel health safpy in r@gdect

of human settlements and to

epealed Town and Country Planning Act, 1945,
P 84 land Towns Act, 1892, CAP 86, and Animals
rtificidl Insemination) Act, 1955, Act 33, and
tablished decentralised spatial planning departments in
though the Act has delineated how the planning

district and local spatial pl
provide for spatial aspects of socio-economic

development and for related/rjaftefs] 37 T2 & 1T

—ot-parcetsof land should be done, poor institutional
capacity is affecting the effective implementation of the

Local Governance
Act, 2016, (Act
936)

This Act was enacted to repeal Local Government Act,
1993, Act 462 and restructifa thafoeg! opvarnment M1
administration. The Act haie}(pgnagé tk?!agmgﬂr;t?on {
of land and other land uses at local levels.

YGf the

The Act has supported the government of Ghana in the
‘traatipn of.new districts and effective implementation of
~decentralised local governance and administration.
However, as a result of poor institutional capacity and
inadequate funds at the local government level, most of
the district assemblies’ physical planning departments are
unable to control unauthorised housing development. In
Ghana, many people in communities build their houses
without planning authorisation and this has resulted in

buildings collapsing and killing innocent people.
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Kasanga (2000) and Amanor and Ubink (2008) emphasise that after independence, no deep-
seated reforms were made to reverse the colonial administration of customary land tenure
systems under the Native Administration Ordinances. The objectives of laws and policies
introduced in post-colonial Ghana aimed to “reconcile colonial land rights and indigenous land
rights to promote poverty alleviation and development” (Arko-Adjei et al., 2009:2). After the
overthrown of Nkrumah’s government in 1966, the chieftaincy institution resumed its authority
(Amanor and Ubink, 2008). Chiefs’ position was further strengthened in the 1969 Constitution
and subsequent Constitutions of 1979 and 1992 (Berry, 2009b).

2.4.3.1 Economic liberalisation and land tenure reforms in Ghana

In the 1980s, the collapse of Ghana’s economy compelled the country to seek economic relief
from the World Bank and IMF (Amanor and Ubink, 2008; Berry, 2018). In order for the
assistance to be granted, Gh askee IpielIen tructural Adjustment Programme

(SAP). The SAP promoted ihgividuatfand-tithina—yitherawat-ofaove nment subsidies and the

Il.ll‘.ll.ll.ll-ll
reduction of government expgliSes (AT

effective and efficient land

Policy in 1999. The Policy ide q

these shortfalls could be mitigate : a1l 2000

arkets and suggested ways
1,.2006). In section 2.2 of the
National Land Policy of Ghana, the following shortralls were thematléally identified in the land

markets. UNIVERSITY of the
a) General indiscipline Wktheliand matedt ™ C A P E

b) Indeterminate boundaries of stool/skin lands

¢) Compulsory acquisition by government of large tracts of lands

d) Inadequate security of land tenure

e) Difficult accessibility to land

f) Weak land administration system

g) Lack of consultation with land owners and chiefs in decision-making

h) Lack of consultation, coordination and cooperation among land development agencies

i) Inadequate coordination with neighbouring countries in the management of Ghana's
international borders (Ministry of Lands and Forestry, 1999).

Additionally, between 1999 and 2001, Land Administration Project (LAP) was formulated to
mitigate the shortfalls identified by the National Land Policy (Karikari, 2006; World Bank,
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2018). In 2003, the NPP Government launched the LAP and its implementation was funded by
the World Bank. The LAP was implemented in two phases — LAP 1 commenced in 2004 and
ended in 2010 and LAP 2 began in 2011 and is expected to end in 2021 (Larbi, 2013; World
Bank, 2020). The core objective of LAP is to “develop a sustainable and well-functioning land
administration systems that are fair, efficient, cost effective, decentralised, and enhance land

tenure security in the following ways:

a) harmonising land policies and the legislative framework with customary law for
sustainable land administration;

b) undertaking institutional reform and capacity building for comprehensive improvement
in the land administration system;

c) establishing an efficient, fair and transparent system of land titling, registration, and

valuation;
d) developing community.evetia adtisptrtt reselitenmeshanisms; and
e) issuing and reglsterm A rural areas” (World Bank

2013:ix).

Moreover, the project establjs gtariats (CLS) to strengthen

to the CLS to assist them

customary land administratio

in their recording and registratlon of land transactions (Ubink and Quan, 2008; Bugri, 2012;
Mireku, Kuusaana and Kiditid, Pg16) % e, LA Pw/as Flz;fe'drmiq'efm ihe auspices of chiefs and
Ubink and Quan (2008) notq&mit pL.cuig ihe I._fP undef thlq‘alitgopty of chiefs would greatly
undermine the intended goals of the project. According to Ubink and Quan, the traditional
leadership office is used by chiefs to enrich themselves (Ubink and Quan, 2008). In November
2008, the objectives of the LAP were restructured, although the restructuring of the objectives
did not change the intended outcomes (World Bank, 2013). In 2008, the LAP 1 was rated as
moderately unsatisfactory (Larbi, 2013; World Bank, 2013). Similarly, in 2020, the LAP 2
was rated as moderately unsatisfactory (World Bank, 2020). The revised closing date of the
LAP 2 is 31st December, 2021 (World Bank, 2020), nonetheless, from the ratings of LAP 1
and LAP 2 between 2008 and 2020, it is fairly uncertain that the core objectives of LAP which

were restructured in 2008 will be attained in 2021.
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2.5 Outcomes of Post-colonial Customary land tenure Reforms in Ghana

The above legislative and policy interventions in post-colonial Ghana largely reflect efforts to
formalise the customary tenure systems. In the main, the reforms are largely dominated by
Ghana’s World Bank inspired formalisation of customary land tenure systems where
importance is attached to the market as the engine of economic activity. Related to the
promotion of the market as part of the SAP and neoliberal policies, land titling and land
registration initiatives were introduced. In the above sections, it is clear that the chiefs
consolidated their power to administer land. Land inequalities increased as other powerful
groups besides traditional chiefs also grabbed land. In rural and peri-urban communities, the
increase in demand of land has led to the dispossession of the natives by traditional authorities
supported by the state (Amanor, 2008, 2010). The implementation of customary land tenure

2.5.1 Categorisation of interasts and rights in customany 1and in Ghana

With the execution of land tenure ] rightbland §int § under customary land tenure

systems have been classifiad Ate four ajor inds which can betagistered under Land Title

Registration Law, 1986, PN 152 rgng- tigr 19 of BNDCL 152, the registerable
J R ?%’\ if‘cﬁﬁ%oﬁ Yo the :

land rights include allodial interest, freehold interest, leasehold interest and customary

tenancies. The sections beerd]a%irﬁ'&,FJésETjﬁaM bri@fiyihv“uzlt'é these different types of

rights.

2.5.1.1 Allodial interest

This type of interest is the highest and the ultimate title in customary lands in Ghana. It is
usually vested in stools, skins and clans (Ministry of Lands and Forestry, 2003; Fiadzigbey,
2006). The occupants of the stools, skins, clan heads or religious leaders are the custodians of
the lands and manage the lands for and on behalf of their people. The custodians of the lands
cannot perform any dispositions on the lands such as a gift to a stranger without the concurrence
of their members (Da Rocha and Lodoh, 1999). In Ga and Adangbe communities, the allodial
titles are vested in stools as well as clans. In Akan communities, the allodial titles are vested in
stools. In northern parts of Ghana, allodial titles are vested in skins, clans and earth priests
(Yaro, 2010, 2012; Tsikata and Yaro, 2011). Kasanga (1995) argues that the vesting of allodial
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titles in skins was foreign to the northern communities and it was carved out during
colonialism. In Dagomba and Nanumba, for instance, “allodial titles are vested in Ya-Na and
Bimbilla-Na respectively who have delegated their authority to their sub-chiefs to manage the

lands within their jurisdiction” (Kasanga, 1995:24).
2.5.1.2 Freehold interest (customary freehold and common law freehold)

Under this type of interest, the freeholder holds the interest in the land for an indefinite period
(Da Rocha and Lodoh, 1999). This type of interest is superior to all interests but the allodial
interest (Kasanga and Kotey, 2001; Ministry of Lands and Forestry, 2003). Within the PNDCL
152, there are two categories of freehold interests — customary freehold and common law
freehold.

Customary freehold interest has its origin froma=iae.gllodial interest which is held by members

of a stool or a clan (Asante, 1Lo657baE toR-19965. Fhis interest is usually created

owner. Individuals with such interestraave the:rightyof bene pccupation and such benefits

may be devolved to their suc 3 ir geath ad|infinitum (Asiama, 1997; Mends,
2006). The failure of succes3§ot ist intergg Rocha and Lodoh, 1999). In
stool land communities, thecEtstomary-freeholdtnterestishetdby-ctans with the exception of

the royal family which pOte[Sﬁ?, ﬁ'ﬁ%@ﬁl ,%nfr-is{ m,r??d}t}??-’ the quantum of clans’

customary freehold interest is exercised by the clan members. Thus, clan members’ land
ownership is regarded as cu&%!?‘yheelwol&irﬁgrgﬁ'in &rool‘lar}g c[)'mmunities (Da Rocha and

Lodoh, 1999). Similarly, in clan land communities, land ownership enjoyed by clan members

is recognised as customary freehold interest (Daaku, 1972; Tipple, 1987; Asiama, 1997,
Tsikata and Yaro, 2011).

Furthermore, the common law freehold interest displays similar characteristics of the
customary freehold interest, however, it is derived from common law (Ministry of Lands and
Forestry, 2003). The interest is granted to strangers and members of a group such as subjects
of a stool or members of a clan. The common law freehold is subject to the terms and conditions
of the land owner (Da Rocha and Lodoh, 1999). When the 1969 Constitution and subsequent
Constitutions of 1979 and 1992 came into force, non-Ghanaian common law freehold grants

have been reverted to 50 years’ leaseholds which are subject to renewal (Ministry of Lands and
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Forestry, 2003). However, the citizens of Ghana’s common law freehold interests still persist

in the lands granted to them.
2.5.1.3 Leasehold interest

Leasehold interests are granted by an owner of land called a lessor to another person (lessee)
to occupy and use the land for a specific period (Mends, 2006). In stool land or clan land
communities, the land owner can be either the allodial title or freehold interest holders and the
lessees can be both natives and non-natives (Da Rocha and Lodoh, 1999). Moreover, a person
can hold a leasehold interest for agricultural purposes for a maximum of 50 years for cultivation
of cash crops, a maximum of 50 years for commercial purposes and a maximum of 99 years
for residential uses (Blake and Kasanga, 1997). Lessees, furthermore, have disposition rights
and they can either sublease or assign the whole lease to another person strictly based on their

quantum of interest on the nemo dat - saciple ( Da Rocha and Lodoh, 1999,
Agbosu, 2000). Additionalljteseshave-poth-impted-andexnfessed covenants that bind the
lessors and the lessees. The fali ‘ | fants of the leases may result
the forfeiture of the leases (Da RoOC don, )

2.5.1.4 Customary tenancies

| § i |
) 1]

Customary tenancies are leases that are granted by one with an allodial interest, a customary

or a common law freehold, |]1t13r?§;|1 ?B'aﬁel%r{'icl ;i]s,pgiﬁgl'bﬁlrﬁéée (Da Rocha and Lodoh,

1999; Kasanga and Kotey, ZQQi)I,Cu,?to[naIy tFEaneies gan b@ qmrll;ed to either a stranger or a
member of a land-owning group (linéage, clan or community). The tenancies confer on people

(tenants) the right to occupy and use land for special purposes for indefinite periods so long as
the tenants continue to observe and perform the terms and conditions upon which they were let
into possession (Ollennu, 1962; Asante, 1965; Da Rocha and Lodoh, 1999). Customary
tenancies are classified as lesser interests in land and prominent examples are interests held in
land under contractual or share cropping or other customary tenancy agreements such as

licenses, pledges and gifts (Mends, 2006).

In farming communities in Ghana, the most predominant share cropping tenancies are abusa
and abunu tenancies. An abusa share-cropping tenancy is created when a tenant is allowed to
take care of an already-made farm (mostly cocoa or oil palm plantations) and the produce of
the farm is shared, with the land owner getting two-thirds and the tenant receiving one-third.
Similarly, if a farmland was given to the tenant to cultivate crops, the farm or the produce from
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the farm is shared with the land owner receiving two-thirds and the tenant getting one-third. In
the case of abunu, if the tenant was asked to take care of an existing farm, the produce is shared
with the land owner gaining 50% and the tenant receiving same. On the other hand, if a
farmland was given to the tenant to cultivate crops, the farm or the produce is shared on a half-
half basis between the land owner and the tenant (Da Rocha and Lodoh, 1999).

Amanor (2008) argues that the definition of rights and interests, especially allodial interest, in
customary lands is clearly defined when lands gain economic value. Amanor (2008) describes
that since traditional authorities cannot sell lands to natives, allodial interest acquires
significance when there is influx of migrants without use rights and lands are transacted with
these group of people (Amanor, 2008). According to Amanor (2008), in areas where there is
less commodification of lands especially in agricultural communities, natives’ rights to use of

lands are highly recogniscd. However, the

jrity of natives’ landholdings breaks when

et o commodified.” (Amanor,
nierestsunoerthe' PNDCL 152 is recognised

The implementation of land teniwu(e rifq‘ﬁFCﬁtr,t?Lreitafh l}aﬁrfégatlon of customary lands

into stool lands, clan lands and individual lands (Ministry of LLands and Forestry, 2003). In
Ghana, traditional authorities Buittabout 80% b%.t&/otdllantl aredand out of the 80% owned
by traditional authorities, clans together with individuals own 35% and the remaining 45% are
owned by stools (Kasanga and Kotey, 2001; Mends, 2006; Yeboah and Shaw, 2013; Siiba,
Adams and Cobbinah, 2018).

2.5.2.1 Stool lands

According to Article 295 (1) of the Constitution of Ghana (1992), a stool land includes any
land or interest in, or right over, any land controlled by a stool or skin, the head of a particular
community or the captain of a company, for the benefit of the subjects of that stool or members
of that community or company. In Ghana, stool lands include stool lands at the south and skin
lands at the north. In the south, stool lands are common among the Akan-speaking communities
such as Ashanti, Bono-Ahafo, and the Western and Eastern Ghanaian regions (Arko-Adjei,
2011; Tsikata and Yaro, 2011). The stool is the seat of traditional authority of the southern
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tribes and the skin is the seat of traditional authority of the northern tribes in Ghana (Mends,
2006). In post-colonial Ghana, all farmlands owned by clans in stool land communities are
regarded as stool lands (Daaku, 1972; Tipple, 1987; Ubink, 2008a). Users of stool lands pay

annual ground rent to OASL to support the traditional leaders’ offices and district development.

In addition, the legislation of laws has affected the creation of freehold interest by subjects of
stools in stool lands in post-colonial Ghana. In Article 267(5) of the 1992 Constitution of
Ghana, the creation of freehold interest in stool lands is forbidden. Clans and indigenes cannot
assign their freehold interest in land to land seekers. The only interest clans and indigenes in
stool land communities can create are lesser interests such as leasehold interests and customary
tenancies. It is implied then, according to the 1992 Constitution, even if clans and individuals
desire to create lesser interests in land, the allocations must be approved by traditional

authorities in those communities as well as government land sector agencies.

2.5.2.2 Clan lands

Clan lands are communal
ancestor and each member of f

of Lands and Forestry, 2003). | an ; eader ofithe ¢lan who is normally a male in

Akan communities and eithSEafemale or-maleinoiherirBes IAShana (Akrofi, 2013). The

clan head is the custodian Tf@ecquksv\ﬁﬁ?gafeithfvcrI?P ﬁﬁ,""ith a council of elders

(Mends, 2006). The council of elders is normally made up of'the oldest clan members within
the clan. The clan lands M ]Jy"hnﬂllcﬁtlJﬂ-js ."h;ee "Erx"c?)r.hil 9131{/J|’F-1ment land management
regulations as compared io stool lands under the 1992 Constitution of Ghana. In Ghana, clan
lands are commonly found in Volta, Upper West, Upper East, Northern, some communities in
Greater-Accra and Eastern regions (Kasanga, 1995; Kasanga and Kotey, 2001; Amanor, 2010).
In patriarchal societies such as the Ewe communities in the Volta region, clan lands are
inherited through the male descent of the clan (Tsikata and Yaro, 2011). Alternatively, in
maternal societies such as the Akan communities, clan lands are inherited through the female
descent (Tipple, 1987; Asiama, 1997).

2.5.2.3 Individual lands

Individual lands constitute grants originating from common law freeholds. These lands were
held by both non-citizens and citizens of Ghana. However, as it has already been mentioned,
when the 1969 Constitution and subsequent Constitutions of 1979 and 1992 came into force,
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the non-Ghanaians’ common law freeholds held in lands have been reverted to 50 years’
leaseholds which are subject to renewal (Ministry of Lands and Forestry, 2003). Moreover, the
individual lands were obtained from chiefs and the sale of lands made by Europeans when they
were leaving Gold Coast during the establishment of independence. The people who obtained
these lands were rich households, politicians and businessmen. Individual lands are common
in the Greater-Accra region and subordinate interests such as leases, tenancies and pledges can
be created in individual lands to land seekers.

The categorisation of lands resulting from implementation of land reform policies and laws has
affected land administration and the enactment of laws to regulate lands. It is not surprising
that individual lands and clan lands have been exempted from strict government control under
the current 1992 Constitution of Ghana. Also, the payment of ground rent by only users of stool

lands without users of clan lands is unfair. The reason is that the greatest proportion of the

2.5.3 Harmonisation of stétutory and customary land administration

UNIVERSITY of the

The current 1992 Constitution and other statutes such as PNDCL 152, recognise dual land
administration where statutlb'h; ]dnc'i"iaclmals&lgh ru{s.:cr‘ancmrg'ﬁtly with customary land
administration. The dual land administration is highly manifesied in customary land allocation
and management, especially in peri-urban communities (Boamah and Margath, 2016). To
promote effective land administration, under the current 1992 Constitution of Ghana, the
creation of interests in stool lands by traditional authorities is not legally binding unless the
created interest has been ratified by the Lands Commission of Ghana or its planning authorities
at the districts. In Article 267(3) of the 1992 Constitution of Ghana, it states that:

There shall be no disposition or development of a stool land unless the Regional Lands
Commission of the region in which the land is situated has certified that the disposition or
the development is consistent with the development plan drawn up or approved by the
planning authority for the area concerned. (Constitution of Ghana, 1992:147)

Thus, Article 267(3) empowers the Lands Commission of Ghana and its planning authorities
to concur dispositions made in stool lands by chiefs before such developments can be
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implemented. In practice, the Lands Commission and planning authorities enforce this
provision in the Constitution by demanding allocation notes from developers (Mireku,
Kuusaana and Kidido, 2016). In areas where lands have been subdivided, developers are
required to add site plans (Blake and Kasanga, 1997; Kumbun-Naa Yiri Il, 2006). An allocation
note mostly contains name of stool, stool emblem, terms of land transactions and signing
authorities while a site plan bears land use type, size of plot and number, name of developer,
stool name and numbers of adjoining plots of land (Mireku, Kuusaana and Kidido, 2016).
Owing to this requirement from Lands Commission and planning authorities, chiefs who want

to subdivide and allocate their lands must have allocation notes and site plans.

Again, the customary land reforms have removed the collection of ground rent from traditional
authorities to government land sector institutions. The 1992 Constitution of Ghana and other

statutes such as Administrative of Lands AetrAe with its amendments, stipulate that

OASL must collect and disb @FJ}.-Jm‘m'hm s. These revenues include
1-!——_-——

its traditional council for the=mairteRance-ofthe-stooland-20%-to2the traditional authority.

According to Kumbun-Naa tqﬂ(i@ﬁ)ﬁrﬂtﬂwlimti@rw?s ![?gﬂd the sharing formula as

an imposition on the customary land administration. Ubink and Quan (2008) indicate that
chiefs evade this constitutior!'eil";n]g\'/'risiorr] E)}éeggrig‘f;ig tlfe.:ﬁﬁibelpﬁckleeds from land allocations
as drink money. Chiefs often define the drink money as an appreciation to their kindness in
their allocating lands to developers (Fiadzigbey, 2006). In this regard, OASL officers are
unable to collect proceeds from land allocations as well as enforcing their constitutional

mandate at law courts against chiefs.
2.5.4 Traditional authorities and land administration

The execution of laws and policies has made traditional authorities more powerful over their
subjects with regard to land allocations. Clans’ and individuals’ land allocations are no longer
recognised in communities which have stool lands during massive land allocations (Akaateba,
2018, 2019). According to Article 36(8) of the 1992 Constitution of Ghana, traditional
authorities are recognised as managers of their communities’ lands and are charged with the

obligation of allocating and administering the lands for the benefit of their subjects. However,
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customs and traditions illustrate that traditional authorities are not the only social group
responsible for customary land allocations (Hayford, 1903; Blake and Kasanga, 1997; Kasanga
and Kotey, 2001). Customary land allocations involve traditional authorities, traditional
councils and community members (Hayford, 1903; Arko-Adjei, 2011). In this regard, the
constitutional recognition of traditional authorities as the only managers of community lands
undermines the customary rights of traditional councils and community members in customary

land administration.

In addition, the legal recognition of traditional authorities as the managers of community lands
restrains traditional councils and community members’ ability to enforce customs against
traditional authorities’ land transactions during commercialisation of communities’ lands
(Fiadzigbey, 2006; Land Tenure and Development, 2015). Amanor describes how “[t]he

strengthening of chiefly control over land creates conditions for the expropriation of the

peasantry. It enables chiefs cfine land relations”. He
concludes that “[w]ithout ta “ 1!1; tate and support for their
version of customary tenurefchiefsswoulc -have=ti Wer-to enforce their versions of

customary tenure.” (Amanor, : aditional autharities invoke their allodial

support and evict poor housghatdsfrom-thetr-ancestrai-ands

In the northern regions, [Yai®y drovides 4 ﬁ@?}ésﬁﬁe.udhdiﬁs about how ceaseless

commoditisation of lands haf ,E).ciurred .I-il Cfmwnﬁes dé.le tq‘.ttie,sirengthenlng of the position
of chiefs under the 1992 Constitution of Ghana (Yaro, 2010 2012). Yaro (2010:201) reveals

that the devastation of northern lands and giving the lands to the chiefs under the 1992

Constitution “paved way for capitalist relations in land transactions”. Middle classes,
businessmen and local people entered the land market and demand for lands increased (Yaro,
2010). In peri-urban communities, he describes how “[t]he harmonious land relations [have]
gradually become a thing of the past as peri-urban developments have resulted in high demand
for land and its consequent translation into monetary values have generated conflicts between
chiefs, clans, kinsmen and family members” (Yaro, 2010:201). Similarly, Yaro further
describes how the commoditisation of the rural lands resulting from peri-urbanisation has
affected the right of peasant farmers to control their lands: “Chiefs have become the owners of
the land industry to the detriment of the citizenry, just as clan heads have dispossessed their
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members of valuable farming land without compensation for people to start alternative

livelihoods.” (ibid.). Yaro, therefore, argues that:

allodial title holders’ appropriate peri-urban lands by re-codifying tradition, enabled by state
land policies and bureaucracies which disenfranchise ordinary land users irrespective of the
type of traditional polity. Social relations are in a continuous flux and conditioned by power
relations and external influences, making it difficult to pin down tradition which is
interpreted in favour of those manipulating custom (Yaro, 2012:351).

In sum, the strengthening of the capacity of traditional authorities does not promote equitable
land distribution and poverty alleviation as perceived by policy makers and international
donors. Rather it insulates traditional authorities to redefine customs to evict their subjects from
their farmlands, become winners and get rich while their subjects lose their intergenerational

wealth derived from land and continue to live in abject poverty.

cocoa farming in the post-cajoniai-perioa-aesiea-te-Hivelmostroithe subjects of traditional
AR BIN RN NI NI BRI

il 3 : horities invoked their allodial
0

U
h pn ! manor, 2008; Berry, 2008).
! e massive land allocations

exacerbated land contestat%??bﬁmﬁmﬁﬁmmrs (Berry, 2008). Also,
annual rent paid by migranticdddd ferieds ias mdredsed by tragfignal authorities due to the
reduction in new frontiers for land allocatl rey (2008 note that traditional authorities
| W SRR CAPE |
exploited farmers by increasing the rent and the rent was fixed after a cocoa harvest in order

i
interests and allocated land at f E

for the traditional authorities to obtain higher revenue. This exploitative venture of increasing

rent paid by migrant farmers affected most migrant farmers’ efforts to maintain their cocoa

farms (Berry, 2008).

In addition, the reduction in new frontiers in cocoa producing communities affected the lands
granted to nephews, wives and children for their services in the farms of land purchasing
farmers (Amanor, 2010). Amanor reveals that in Akan communities, there were disputes
between children, wives and matrikins in cases where the land purchasing farmers died before
the cocoa farms matured (Amanor, 2010). He continues that the disputes between children and
matrikins affected the supply of labour for the cocoa farms as sons abandoned their father’s

farms when they noticed that they could be displaced by matrikins upon the death of their
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fathers (Amanor, 2010). This affected social relations and increased inequalities, especially

among women and the youth.
2.5.5 Implementation of economic liberalisation and land grabbing

The implementation of economic liberalisation policies in post-colonial Ghana has paved way
for the influx of foreigners into the rural and peri-urban spaces in Ghana to seek for lands for
investment. In Volta region, for instance, the establishment of Prairie VVolta Rice Ltd Project
involving the Government of Ghana, American Company (Prairie Texas) and Ghana
Commercial Bank has affected the lineage tenure systems in the communities and has led to
the dispossession of men and women from their commons (Tsikata and Yaro, 2011). Tsikata

and Yaro describe lineage land tenure that existed before the establishment of the Project as:

all members of the lineage were entitled to_pe

clearing virgin land, they secu

iQns of the Iand for farming and housing. On

smaller plots than men, a
technologies, whereas wo

As land clearing was traditionalfizas e}
of the usufruct had comsts as members of land
holding lineages were -:‘I!lll:ul' WE a 0B (et although they often had

nei-this was brire ability to afford mechanised
co 3q of o. and -ﬂ' lass. The commons were
used for collecting firewopg and " l, sa inning for construction and the
collection of clam shells hICh d actl t es forjmen and women in the
community” (Tsikata and L
However, the establishmentgfit gt fleciedpoiy mep a d women as they are unable
ORI ER STV of e yare e

to access the commons for their livelihoods. The Government bf Ghana compulsorily acquired

the communities’ lands for e Ilge-"ﬁr(r)]e‘cz'i,nR97"7:an<£.I.hé‘be}>%l£'fwere promised to benefit

from the project, however, as Tsikata and Yaro (2011) noted, the project has not provided
employment for the people because the people live far away from where the company is

currently operating.

Similarly, Amanor reveals that the implementation of SAP policies resulted in the privatisation
of a government oil plantation in Kwae in 1994 which supported CIAT from Belgium to own
60 % equity in the plantation (Amanor, 2010). Presently, the new strategies that are
implemented by the company in the oil plantation have affected out-growers as the prices
offered by the company to out-growers are lower than the prevailing market prices (Amanor,
2010). In addition, in the Brong Ahafo region, the opening of Ghana to free-trade policies has
encouraged the influx of foreign investors to seek lands for large-scale cashew plantations

(Amanor, 2008). Also, local bureaucrats and businessmen have entered into the market and are
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purchasing large tracts of land for cashew farming. Amanor argues that this situation will
eventually affect food crop production in the communities which will result in an increase in

prices of foodstuffs (Amanor, 2008).

In fact, it is worth emphasising that the enactment of laws, implementation of the market
liberalisation strategies, and the strengthening of the capacity of traditional authorities have
immensely affected customary land tenure and administration in Ghana. Land commoditisation
that emerged in the late nineteenth century in Akyem Abuakwa region and in the colonial
period has been continued by traditional authorities in many rural and peri-urban communities
in Ghana. Local bureaucrats, businessmen and foreign investors continually migrate to rural
and peri-urban communities to search for land so as to accumulate capital. The drift of these
land seekers into the communities has exacerbated demand for customary lands and traditional

authorities, often protected by the state, redefine customary tenure and allocate lands to land

seekers at high prices. The existnerifiearaines thatu re-created.ip) pre-colonial and colonial

livelihoods of the people, especia men-andwycathperehighhyraffected. The environment

is extensively polluted and in i iesj@ 0les have become death traps

due to poor implementation off

| § i |
) 1]

. UNIVERSITY of the
The chapter identified the customary land tenure system to be the predominant form of land

tenure in Ghana and in k‘#nc]d h‘t Fg]énE‘EaRH‘bﬁ;\/e\,ﬁf:} .ﬂb Ie; [é'sult of colonialism and

implementation of laws and policies in the post-colonial era, customary land tenure systems

2.6 Chapter Summary

have undergone serious transformations. In Ghana, the transformations include privatisation of
land rights through land titling, formalisation of customs and making traditional authorities
more powerful than other social groups in land management and administration. Government
land institutions have also encroached on the territory of customary land administration and
interests in customary lands have been categorised. The strengthening of the capacity of
traditional authorities and the influx of people into communities where they do not have user
rights to land, has resulted in accelerated land commercialisation by traditional authorities.
These traditional authorities are often protected by the state. The land commercialisation has
affected the livelihood of the poor, while traditional authorities and investors are accumulating
capital from the land. Presently, in peri-urban communities, the inflow of migrants into the

communities in search of land for housing has resulted in accelerated commoditisation of
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customary lands. In the next chapter, the study will explore how customary land tenure systems
are being interwoven in the processes of commoditisation of customary lands for housing
development in peri-urban Ghana, in the context of rapid urbanisation.

T

UNIVERSITY of the
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Chapter 3: Housing Development and Customary Lands in Peri-Urban
Ghana

3.1 Introduction

Colonialism has modified and transformed customary tenure systems in very profound ways.
Post-colonial governments, on the other hand, have often perpetuated the legacy of colonialism
by devising policies that distort customary tenure and adversely affect people living under these
property systems (Amanor and Ubink, 2008; Arko-Adjei, 2011; Hall, 2011; Kalabamu, 2019).
The effects of colonialism and post-colonial land reforms have resulted in dual land-tenure
systems in most African countries where customary land-tenure systems run concurrently with
statutory land tenure (Akaateba, 2018; Kalabamu, 2019).

and land commaoditisation W&m
lII-II'-II-III-II-H

housing. The increase in dem eht especially customary lands
which are the major land type he lands more valuable and
this, in turn, precipitates in land g . ; : fefore, allocate the available
lands at high prices. Althoummmmm have been reshaped and

modified by colonialism, post-tdtgnialiare pblicy rﬁﬂfm'iaqgirlaplﬂcgﬁmmermal|sat|on studies

have found that the custQ{qta,r)i Jand- ie,n;[el_iys&ms glavg‘ dil,ned robust and resilient

(Ezigbalike, Rakai and Williamson, 1995 manor and UDink, 2008° Arko- -Adjei, 2011).

This chapter broadly reviews the literature on housing expansion and commoditisation of
customary lands in peri-urban Ghana. First, the chapter will specifically discuss housing
development in Ghana and the condition of housing in urban centres in general. Second, the
chapter will focus on the processes of customary land commaoditisation for housing in peri-
urban Ghana. Third, the chapter will highlight the implications of commoditisation of
customary land in the context of housing development. The section on the implications of
commoditisation of land for housing will focus on land ownership, tenure security, modes of
land allocation and fiduciary roles of traditional authorities, land governance, livelihood

changes, land contestations, social inequalities and social cohesion.
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3.2 Housing Development in Ghana

Housing development is one of the key pillars of sustainable economic development of
countries around the globe and sufficient supply of housing improves health of people and
physical landscape of countries (UN-HABITAT, 2012; Awuvafoge, 2013; Kheni and Adzraku,
2018). The wider literature on housing describes housing development as the process of
building houses for occupation under specific rules and regulations (Lombard and Wyk, 2001,
Abusah, 2004; Stone, 2009). Houses are developed by housing developers and the developers
are generally individuals and companies that build the houses to either sell, lease or occupy
(Lombard and Wyk, 2001). In Ghana, a housing developer is referred to as a “person or
company that develops real estate, especially by preparing a site for residential use” (Ministry
of Water Resources Works Housing, 2015: v).

and state housing systems m Ml- d Morrison, 2018). The
Il.ll’l!ll.ll.ll-ll
private housing system is mage Ub o1 1N0 NOUSENOTT d€VETopers and estate companies
that mostly acquire lands fron \qUstorhary Tend Owhers ahid entege small-scale contractors to

build their houses while the §t& )$ing [S 33 nment housing institutions

which obtain lands and develgp.ho

Estate Developers Association, 2016).

UNIVERSITY of the

In Ghana, private housing developers supply about 90% of the'housing units and the remaining
10% is supplied by state houm\é libv?!oﬂeré(ﬁl—hBlfAdefle State housing developers
supply houses to peopie who are typically high middie-class income earners and high income
households (Abusah, 2004; UN-HABITAT, 2011a). According to Ghana Real Estate
Developers Association (2016), state housing developers are dormant and their contribution to
the control of the 1.7 million housing deficit in Ghana is very low. UN-HABITAT (2011a)
supports that state housing developers are accounted as part of the Ghanaian housing systems

based on their past contributions to the housing sector.

Housing facilitators also play roles in the housing sector of Ghana. These developers are not
state housing developers; however, they could be considered as part of the state housing
system. The housing facilitators normally assist in improving dwelling units of urban low-
income households. These developers perform their activities in collaboration with government
institutions and land owners (UN-HABITAT, 2011a).
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In the private housing system, individual household developers deliver 90% of the total houses
and estate companies supply the remaining 10% (Ghana Real Estate Developers Association,
2016). Individual household developers acquire land from their accumulated income or family
support, engage small-scale contractors whom the developers normally identify through
recommendations of others (UN-HABITAT, 2011a). Building designs are often not used to
construct individual household developers’ houses. Individual household developers often
inform contractors to build their houses according to houses which are well-known by the
developers (ibid.). The hired small-scale contractors also work with tradesmen. Both the small-
scale contractors and the tradesmen are paid by the individual household developers, usually
on daily basis (UN-HABITAT, 2011a). Individual household developers provide contractors
with building materials and construction halts whenever the individual household developers

are experiencing a shortage of funds (Owusu and Asamoah, 2005).

Individual household develol.,' seVaratyen A8 _. able to complete their

T V) and five years on average,
before an individual househo '-e-- er can compie - ---s nit for occupation (Owusu
and Asamoah, 2005; Arko-Ad . i Wu and [( . ‘Connor 2010). Yeboah and
Shaw (2013) found that the ci3 sb|of i Vld oId developers are created by the
land-acquisition process, cempiex—and—hbureancratte—tand—titte=scgistration system, poor

implementation of plannlni aw% iu%b I;mt&est Lft,e[s Qin Ioans and low-income levels of
of t he

housing developers to acces

WESTEERN CAPE

In Ghana, housing units include: rooms in compounds, other types of rooms, separate houses

(bungalows), flats/apartments, semi-detached houses, several huts/building, and
tents/improvised housing (kiosks/containers) (UN-HABITAT, 2011a; Ministry of Water
Resources Works Housing, 2015; Ghana Real Estate Developers Association, 2016; Kheni and
Adzraku, 2018). Compound houses are the predominant types of housing units in Ghana.
Recently, the building of compound houses has diminished in Accra and are no longer built in
Kumasi, the capital city of Ashanti region (Ghana Statistical Service, 2012). Unlike Accra and
Kumasi, compound houses have been found to dominate in all newly-developing areas in
Tamale (UN-HABITAT, 2011; Ministry of Water Resources Works Housing, 2015).
Individual household developers usually build detached houses, semi-detached houses, flats
and multi-storey buildings which they either let to tenants or occupy as owner-occupiers
(Ghana Real Estate Developers Association, 2016).
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Estate companies are new, private housing developers that recently joined the Ghanaian
housing sector not more than four decades ago (Ghana Real Estate Developers Association,
2019). These companies usually acquire customary lands from their generated income and
loans obtained from financial institutions (Siiba, Adams and Cobbinah, 2018). Unlike
individual household developers, estate companies build their houses by using building designs
and normally import some of their building materials from other countries (Bank of Ghana,
2007a, 2007b). The companies build houses such as flats, condos, bungalows, multi-storey
buildings, detached houses, semi-detached houses, and gated communities, and lease them to
tenants with the prices for their houses quoted in dollars (Bank of Ghana, 2007a, 2007b;
Adarkwa, 2012; Ghana Real Estate Developers Association, 2016). Estate houses are mostly
patronised by high-income households, Ghanaian expatriates and foreigners in Ghana
(Adarkwa, 2012; Ghana Real Estate Developers Association, 2019).

registration processes, complice : lacquisiti : bqumg and development

permits, high interest rates on l@ans, dre the restraints to the estate

COmpanleS ablllty to Supp \/Jlulll\r\ y=u e llllllllI)J @ \‘Jllﬂllﬂ rn:  m— P Developers ASSOClatlon

(2019) land litigations of w J[; Q\;opzib v,e aii courts for over 15 years is another
a elr

hindrance that restrains est nle ly“of" h{)ug 5n Ghana. Owusu-Ansah,
Soyeh and Asabere, therefare fecomnientt tdt Deth darker @Adiinstitutional interventions

should be executed to support estate companies in order for the companies to assist the

controlling of the housing deficit in Ghana (Owusu-Ansah, Soyeh and Asabere, 2019)
3.3 Housing Conditions in Urban Ghana

Housing stock in Ghana stood at 3,392,745 and the total number of rooms in 2010 amounted
to 11.5 million (Ghana Statistical Service, 2012). Rural areas contained about 57.7% of the
housing stock and the remaining 42.3% was found in the urban communities (Ministry of Water
Resources Works Housing, 2015). In urban centres, 4.6 million rooms were discovered to be
inhabited by urban residents. The national housing deficit was estimated at 1.7 million housing
units and 170,000 housing units were required every year to bridge the gap (UN-HABITAT,
2011a; Ministry of Water Resources Works Housing, 2015; Ghana Real Estate Developers
Association, 2016). According to UN-HABITAT (2011a), if Ghana keeps the preferred
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maximum occupancy of two persons per room, a total of 7.2 million extra rooms are required

by 2020 to enable the country to correct the housing deficit and accommodate new households.

In 2010, urban population was more than half of the total national population representing
51.5% (Ghana Statistical Service, 2012). Approximately 60% of the urban population lived in
Greater-Accra, Ashanti and Western Regions (UN-HABITAT, 2011a). With the high urban
population and low number of housing units, congestion and overcrowding are created in urban
houses (Cobbinah and Amoako, 2012; Owusu and Oteng-Ababio, 2015; Akrofi, Avogo and
Wedam, 2019). About 60% of urban households lived in single rooms and the household size
was estimated at 4.4 in 2010 (UN-HABITAT, 2011a; Ghana Statistical Service, 2012). The
congestion, overcrowding, and the rapid population in urban centres have resulted in clustering
of houses, poor sanitation, poor environmental conditions as well as high prices of rental houses
and land (Adarkwa, 2012; World Bank, 2014,
2015). .

_Cobbinah, Erdiaw-Kwasie and Amoateng,

Il- (IR _RIN II-II-I!
3.4 Commoditisation, Custo u:w Na and [ o‘mu.lu;u ent in Peri-urban Ghana
— v | — ——

The pervasive commoditisatio : Blavi in many developing countries is a

result of the global processas italig . Atcording to Yaro (2010:200)

“globallsatlon haS the fl'Hilim—li-'niliiliil‘ni‘vlrillﬂ\i-l'r;liluliliril-;II;.l ICeS as |t intTOdUCGS or

intensifies the capitalist notiﬁiﬁ iei{qﬂﬁnl%qgafﬂ%t an e?hll!gfl moral considerations”. In

the context of Ghana, ‘the structural adjustment regimes’ implemented under the auspices of
the World Bank and Internéti)rnlﬂt lblonlata}y Rn(‘f'(l MEJZ‘féEfléi;éJy paved the way for the
smooth infiltration of capitalist forces” (Yaro, 2010:200). As a result of economic liberalisation
policies “the suppressed markets emerged free with high demand on the part of the middle class
and business people who were soon joined by local people who tried to buy their own birth
rights before they were forced out of prime lands” (ibid.). As Yaro argues elsewhere, “the
modern era of neoliberal capitalism and scarcities of natural resources due to rising populations
and market-induced demands” is a key driver of commercialisation of land in Ghana (Yaro,
2012:251).

In the context of Ghana, incessant commoditisation of land and the accompanying changes in
land values have culminated in the ever-growing attempts to redefine land ownership and

tenure and contestation of rights to land. A key outcome of these struggles over land is the
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concentrated control of the economic benefits flowing from land in the hands of traditional

chiefs and other powerful groups in society (Ubink and Quan, 2008).

Land grabbing by elites and private business interests represent an important phase of
commercialisation of customary lands in Ghana. Debates on land grabbing have focused on
transnational companies interested in agricultural land and resource extraction. However,
national elites are also a key group with vested interests in both agricultural and peri-urban
land. The 2008 land grabs precipitated by the global food and energy crisis represent a key
moment in global capitalist accumulation. Among other things, the energy crisis saw an
increase in the appetite for biofuels while sharp increases in food prices also saw more demand
for arable land to grow food for world markets. However, large-scale land grabs have
proceeded alongside an enduring demand for land by national and local elites, mainly

(2010; 2012).

In Ghana, peri-urban lands arg emand for land for housing
development. Farmlands are es (Ubink, 2008a; Abass,

Afriyie and Adomako, 2013 Appianh et al., 2014; Eledr and Kuusaana 2014). Owusu-Ansah
and O’Connor (2010) argue that e high denfahdvor Ilna‘[forﬂoq‘sﬁng development at the peri-
urban areas in Ghana occuri eui {0, urb'an fanﬁpnﬁes v¥h|ct)‘.aie,i frgher than the surrounding

communities’ lands. Other scholars argue that the high urban land prices emerge as a result of

escalating urban population growth evolving from high birth rate, unchecked internal migration
and globalisation in Ghanaian urban centres (Abdulai and Ndekugri, 2007; Awanyo, 2009;
Cobbinah, Erdiaw-Kwasie and Amoateng, 2015; Kleemann et al., 2017). The scholars state
that the expansion of the urban communities causes the peri-urban areas to be implicated in the
processes of urbanisation. Owusu-Ansah and O’Connor explain that in Kumasi, for example,
the high demand for lands for housing development in the peri-urban communities has created
“mosaic housing structures” which are poorly spread across the communities (Owusu-Ansah

and O’Connor, 2010:1).

Generally, urban dwellers who want to purchase lands and build houses are attracted by the
low prices in the peri-urban communities. The urban peripheries, therefore, become the

sanctuary for the urban spill-over (Simon, Mcgregor and Nsiah-Gyabaah, 2004; Amoateng,
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Cobbinah and Owusu-Adade, 2013). Individual household developers, estate companies, state
institutions and foreign investors are the drivers of change in land uses in peri-urban areas in
Ghana (Wehrmann, 2008; UN-HABITAT, 2011a). Moreover, among the drivers of change in
land uses in peri-urban communities, UN-HABITAT (2011) argues that individual households
intensify more lands for housing than estate companies and state housing institutions. These
individual households include high income civil servants, Ghanaian expatriates, rich
households, and middle-income earners from urban areas with income to build their own
houses (Arko-Adjei et al., 2009; Amoako and Korboe, 2011). Many studies show that as more
urban dwellers drift to the peri-urban communities, demand for rental housing and land
increases. As a result, land gains value and prices of land become high (Simon, Mcgregor and
Nsiah-Gyabaah, 2004; Aberra and King, 2005; Owusu, 2008).

In Europe and North America, peri-urban lands are usually commoditised when there are

changes in urban household size -afilloe SrepTTICT systems (Filion, Bunting

and Warriner, 1999; Ford, : _' FESU S T f.g'm’“” 010). In Canada, Filion,
Bunting and Warriner (1999;=founcs
peripheries was exacerbated e i ing holds, household size and

acquisition of automobiles. if bvel @l ) anufacturing companies and

government policies in peri-rean= cmmunities increased the mevement of urban dwellers into

peri-urban areas (Webster pla, (2014) revealed that the government

used of eminent domain po ibil urtghﬁeas ﬁi: |ecfI hg ofe"mand for lands by people.
STERN CAPE

Unlike elsewhere in the world where pohcres and plannlng regulatlon influence peri-

urbanisation, Yeboah and Shaw (2013) argue that policies and planning regulations rarely
influence changes in land uses in peri-urban areas in Ghana. The scholars indicate that
traditional authorities often allocate customary lands to people with less regard paid to planning
laws and regulations (Kumbun-Naa Yiri 11, 2006; Yeboah and Shaw, 2013; Siiba, Adams and
Cobbinah, 2018; Akrofi, Avogo and Wedam, 2019). The high demand for land for housing
development emerging from rapid urbanisation predominantly affects customary lands in peri-
urban communities. Customary land owners allocate lands to housing developers at high prices
which are usually equivalent to the open market value of the land (Kasanga et al., 1996;
Asiama, 1997; Kasanga and Kotey, 2001; Fiadzigbey, 2006; Ubink and Quan, 2008). In this
study, commoditisation of customary lands is regarded as the allocation of customary lands at
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high prices to land seekers due to increase in demand for customary lands resulting from rapid

urbanisation, migration and government policies.
3.5 Effects of Commoditisation of Customary Lands in Peri-urban Ghana

The previous section has identified the key aspect of commaoditisation of customary land in
peri-urban Ghana by situating these rapid changes in the wider processes of neoliberal
capitalism. This section discusses the impacts and outcomes of commoditisation of customary
lands in Ghana’s peri-urban communities. In this section, the researcher specifically examines
the effect of commaoditisation on land ownership, modes of land allocation, land governance
and planning regulations, power dynamics, land use activities and agrarian production,
livelihood diversification and social inequalities. Finally, the researcher discusses some of the
key changes in these social settings in relation to significant features of customary land-tenure

systems in peri-urban areas in Ghana

3.5.1 Changes in land ownerghip_aneliteUre seeufity of subsitliary interests

Commoditisation of lands in péri-urdan comimunities maves lapgjownership from communal
to exclusive ownership ( rma 2008; Atko-Adjei etfjal., 2009; Ubink, 2009).
Commoditisation of custom ands Causes waditionar atmorit s to sell farmlands to the

highest bidders who are predominantly migrants from urban communities, neighbouring rural

areas of peri-urban commurlit]eﬁaldwglﬁgﬁréj@lg}kgnfﬂéﬁf)&-'Arko-Adjei et al., 2009;

Amoako and Korboe, 2011;1‘4\‘pp|'§h.;gt e‘ g_@lﬁ. T@esefnigi@riscpnvert the communal lands
to private lands normally throughftitflring regisfration (Blake and Késanga, 1997; Land Tenure

and Development, 2015). Asiama (1997) discloses that the traditional authorities break

ancestral trust during commoditisation of land.

Chiefs and other traditional authorities also claim communities’ lands as belonging to only the
royal family when peri-urban lands are commoditised (Ubink, 2009). The traditional authorities
claim that they are the rightful persons to transact in lands as they are the occupants of the royal
families’ stools. In Besease, for instance, Ubink (2008) found that the chief claimed land
ownership on the premise that the community land belongs to the royal family during the
allocation of Besease lands. In this regard, the chief pronounced that all the lands in Besease
must be brought to the traditional leadership (chief) for him to allocate the lands to developers
(Ubink, 2008a). Blake and Kasanga (1997) highlight that commoditisation of communities’
land for housing development results all lands dissolving into stool ownership.
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Tenure security of community members’ interests in and rights they hold to their lands become
affected. As it has already been indicated in Chapter 2, community members such as clans and
indigenes hold customary freehold interests. These interest become insecure during
commoditisation of communities’ lands in peri-urban Ghana (Kasanga and Kotey, 2001;
Ubink, 2008a; Yeboah and Shaw, 2013). Many studies demonstrate that traditional authorities
convert the customary freeholders’ interest and sell their lands to housing developers in
leasehold agreements (Blake and Kasanga, 1997; Owusu, 2008; Arko-Adjei et al., 2009; Ubink,
2009). The customary freeholders become tenants with their interest transformed into a long-
term leasehold (Ubink, 2009). The community members forever lose their rights such as the

right to collect snails, firewood and mushrooms on lands (Arko-Adjei et al., 2009).

3.5.2 Land alienation and fiduciary roles of traditional authorities

VLR 11BN 1) D u'
of land transactions are conv2|gbey, 2006). The money

which in present times is refertéd (0 a8 [ w el aysaquivalent to the market price

of the customary land (Kasanga | 2006; Berry, 2009b; Amanor,

researchers found that there was preferential treatment where chiefs sell lands at lower prices

to indigenes and higher pric@_}(ﬁiJrahﬁsEBH(ﬁrIdrl(’agfng_ag 1967y Oppositely, Arko-Adjei

et al. (2009) also discovered if. theirtesgarch that.traditipnal a ities allocate lands to both
(2009 WESTE RN CNPE

indigenes and migrants for the same “drink money’. Thus, both indigenes and migrants can be

charged the same depending upon the traditional leader who is allocating the lands.

Furthermore, clans and indigenes lose their power to allocate lands in stool lands’ communities
while only indigenes lose their authority to allocate lands in clans lands’ communities.
According to Blake and Kasanga (1997), when lands are predominantly used for small-scale
farming activities, clans and indigenes are the social groups that allocate lands to prospective
developers for farming purposes without even the consent of the occupants of stools. However,
in post-colonial Ghana, the laws recognise only traditional authorities as the rightful people to
allocate lands to developers. In this respect, when lands in peri-urban communities gain value,
according to Ubink (2008), traditional authorities hide behind the formal laws and allocate
lands to developers without the recognition of the community’s interests. According to Yaro

“[t]he mutations of customary land-tenure rules and exchange mechanisms is creating a
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landscape of winners and losers rather than a fair playing ground for all land users in reflection

of existing inequalities in power distribution in communities” (Yaro, 2010:201).

Yeboah and Shaw (2013) further point out that the traditional authorities dilute their roles as
titular holders of community lands when community lands are converted to residential use with
high amounts of drink money. Traditional authorities are recognised by both customary and
formal laws to manage communities’ lands for and on behalf of the community members
(Blake and Kasanga, 1997; Kasanga and Kotey, 2001; Ministry of Lands and Forestry, 2003).
Premised on their titular roles, traditional authorities cannot allocate land to developers without
the consent of the community. Also, proceeds from land allocations must benefit the entire
community. Alternatively, commaoditisation of customary lands corrupts traditional authorities,
causing them to behave like land owners (Berry, 2009b). Traditional authorities allocate lands

New developments such alsj the Tormation of plot allocation con;r'nittees, are prevalent in
communities allocating thelr | 1&ndd for hodsia Eer\lélaﬁmapimtake and Kasanga, 1997;
Kasanga, 2000; Ubink, ZOOﬁ; ﬁ\‘r:kﬁé,iijeiftl__il.,..%909&-.:'|':qésie,jc%rr.1mittees ensure that land
allocations are not arbitrarily done and the community interest is prioritised against individual
benefits (Ubink, 2008a). The members of plot allocation committees are made up of members
from traditional councils, prominent elites in the local royal families and the general
community (Arko-Adjei et al., 2009). There are no formal requirements people must meet
before they can be part of plot allocation committees. Generally, people who can read and write
and have knowledge about land-tenure systems have the greatest advantage of being appointed
into a plot allocation committee (Blake and Kasanga, 1997; Arko-Adjei et al., 2009). Though
plot allocation committees have emerged due to commoditisation of customary lands, their

activities are often hindered by traditional leaders (Blake and Kasanga, 1997). At times, the

8 Asantehene is the traditional, highest king of the Asante people in Ghana.
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failure of plot allocation committees to follow the instructions of traditional leaders lead to the

dissolution of the committee.
3.5.3 Land governance and planning regulations in peri-urban Ghana

Commoditisation of peri-urban lands leads to the introduction of urban land governance and
planning regulations (Simon, Mcgregor and Nsiah-Gyabaah, 2004; Amoako and Korboe,
2011). In peri-urban Ghana, site plan and allocation notes are introduced to communities during
the allocation of their lands for housing development (Mireku, Kuusaana and Kidido, 2016).
Traditional authorities allocate plots to developers and provide the developers with site plan
and allocation notes (Kasanga, 2000; Mireku, Kuusaana and Kidido, 2016). For housing
development, allocation notes usually specify that prospective developers should complete
their development within two vyears (Asiama, 1997; Blake and Kasanga, 1997; Mireku,
Kuusaana and Kidido, 2016). Abus (PO =andeyebaah and Shaw (2013) underline that

housing developers are requig

U U aAuu™ad artu UL v, TULG

Il.ll"!ll.ll.il-ll
to the Physical Planning Depa WJWW well as Lands Commission

0 documents they present

for titling registration.

In peri-urban Ghana, commoditisat eOuirements show that land

(iRt tocal plan_Tand tees are confrdilcd by local plans which

allocation cannot be done
are prepared by Physical Plami?g:[ieﬁ&rtﬁeﬁ F‘}a eipliab%ﬁatlop ﬁ‘,t?.the Survey and Mapping
Division of the Lands Commission of Ghana (Akrofi, Avogo and Wedam, 2019). The local
plans indicate the various p‘l-c;ts Endndir Ies;[&tr?}'e uss: Lihrlizftil'ing registration is further
introduced as part of the planning regulations and policies to the peri-urban communities during
commoditisation of the communities’ lands (Simon, Mcgregor and Nsiah-Gyabaah, 2004).
Title certificates are given to developers who applied to the Lands Commission of Ghana. The
title certificates are considered to provide the developers tenure security and support them to
access loans from financial institutions (Amanor and Ubink, 2008). In peri-urban Kumasi, for
instance, the assignors of title registration are Asantehene and the caretaker chief. The grantee
is required to pay a signing fee to the caretaker chief, Asantehene and administrative charges
to the Lands Commission of Ghana (Asiama, 1997). Blake and Kasanga (1997) mention that
clans and individuals lose their interest in perpetuity as the leases are made in the name of a

stool.
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3.5.3.1 Poor land-use planning in peri-urban areas of Ghana

Simon, Mcgregor and Nsiah-Gyabaah (2004) unveil that the introduction of planning
regulations and policies into the urban peripheries are mostly rejected by peri-urban residents.
In Ghana, many studies reveal that planning regulations and policies are poorly implemented
in peri-urban communities (Yeboah and Shaw, 2013; Agyemang and Morrison, 2018; Akrofi,
Avogo and Wedam, 2019; Karg et al., 2019). Many communities commence land allocations
before planning regulations and policies are executed (Owusu and Asamoah, 2005; Amoako
and Korboe, 2011; Yeboah and Shaw, 2013; Akrofi, Avogo and Wedam, 2019).

Many studies attribute the poor land-use planning regulations and policies enforcement to weak
institutional arrangements, inadequate logistics, personnel and funds of government land sector

institutions (Yeboah and Shaw, 2013; Eledi and Kuusaana, 2014; Agyemang and Morrison,

prepare plans for communltl _ al_ _hiring private surveyors to
§ Most of these local plans
(Yeboah and Shaw, 2013;
Kuusaana and Eledi, 2015). I 3 a Atk exis g local plans, Yeboah and

Shaw (2013) declare that some traditional authorities alter the Iocal plans in order to obtain
more plots of lands for residgntighusesyFarkbdr sk §eilang’ ng!1<qti_rQ2013) further support that
some traditional authoritiesiqui%.tgius?tlf Iﬁal‘e}ans(bgqius'e,tiiefy feel that using the local

plans means that they are being controlled by the planning authorities.

Housing developers again fail to obtain building and development permits as well as title
certificates. Boamah and Margath (2016) outline that this situation arises due to the dual land-
tenure systems in peri-urban communities in Ghana. They argue that the housing developers
tend to comply with the rules (either customs or formal laws) which provide them with the
greater benefits in terms of cost (Boamah and Margath, 2016). Housing developers normally
complain that the procedures for acquisition of building and development permits as well as
title certificate are complex and costly (UN-HABITAT, 2011a; Agyemang and Morrison,
2018). As a result of this, Mireku, Kuusaana and Kidido (2016) found that most housing
developers rely on allocation note as good title to their land. In Ghana, it is not uncommon to
find unauthorised housing developments in peri-urban communities (Amoako and Korboe,
2011; Akrofi, Avogo and Wedam, 2019). Amoako and Korboe (2011) illustrate that the
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unauthorised buildings affect service providers such as water and electricity companies of
Ghana to construct, install and maintain their facilities to provide good services to people in

peri-urban communities.

Moreover, planning officers collaborate at times with traditional authorities to encroach places
earmarked for uses other than residential. In Offinso, Boamah (2010) mentions that planning
authorities connived with traditional leaders and encroached other land uses which were not
meant for residential purposes. Eledi and Kuusaana (2014) reveal that the bad perception
against planning officials makes housing developers rely on traditional authorities as planners
and this situation has contributed to poor planning. In peri-urban communities in Ghana, the
majority of houses are affected by poor planning regulations and most houses lack access to
water, good roads and proper sanitation (Simon, Mcgregor and Nsiah-Gyabaah, 2004; Amoako
and Korboe, 2011; Forkuor, Kyei and Forkuo 013' Osumanu, Kosoe and Dapilah, 2016).

Boamah (2013) highlights th .-9‘ units are in death-defying
conditions and the aged, the p (J:ﬁl kK tq- ally suffer in such places

The poor implementation of i ': contributed to haphazard

designs and land-use conﬂicts are located close to church

houses and manufacturing f| es in peri-urban areas are

mixed up and the designs are determined by number of Tactors. These factors include income

level, occupation and the sodial status af the Ru5Sng d}v&opalfs (Sirnon, Mcgregor and Nsiah-
Gyabaah, 2004; Amoako anq ,|I|.<0|Vboe. Zi)lli), 'E_Ee h\ouse%ha\ﬂe (il;firent materials, designs and
decorative features. In addition, the characteristics of a bU|Id|ng demonstrate the income level
and the social status of the owner. Some of the houses have thick concrete walls while others

are wall-free (ibid.).

According to the 1992 Constitution of Ghana and other laws, traditional authorities are legally
expected to collaborate with state institutions in their management and administration of
customary lands. Planning authorities determine the use and customary authorities allocate the
lands according to the uses to prospective developers (Blake and Kasanga, 1997). Contrarily,
Siiba, Adams and Cobbinah (2018) point out that traditional authorities have assumed planning
responsibilities due to the high demand for customary lands for housing development.
Traditional authorities determine the kind of land uses planners can assign to plots of land
during subdivisions (Siiba, Adams and Cobbinah, 2018).
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Furthermore, due to the high demand for customary lands for housing development in peri-
urban communities, traditional authorities allocate lands without informing planning
authorities (Kuusaana and Eledi, 2015). Land allocations are arbitrarily done and traditional
authorities alter local plans without informing planning authorities (Yeboah and Shaw, 2013).
The politics in the land sector is such that planning authorities are unable to enforce the laws
against the traditional authorities. Ubink (2008) indicate that government officials who
question traditional authorities’ land allocations are either transferred from the community or

summoned by the traditional authorities to the palace to answer questions.
3.5.4 Changes in land use activities and agrarian modes of livelihood

Generally, agriculture is the backbone of Ghana’s economy and employs more of the working

population than any other sectors. Women constitute about 52% of the agricultural population

[ mu-l
Il L1 '- LLE
agricultural, often prior to cOM’

adl for housing development.
Nonetheless, as in India and TR comn -' customary lands converts
farmlands to residential and c@ Gk 2014; Appiah et al., 2014;

cal plans mostly prioritise

residential and commercial Iand uses and neglect other Tand uses (Yeboah and Shaw, 2013;

Appiah, Forkuo and Bugri,1201%). IN&W farehe EneISLFdhldad Witheut places earmarked for

agricultural purposes. Prese:;;lt{y,iheg~|I a:ie afmﬁ z.g:o fa'fmlr%; gtlrl.tles in peri-urban areas in
Ghana (Blake and Kasanga, 1997; Kuusaana and Eledi, 26'15 Abass, Adanu and Agyemang,

2018).

The conversion of agricultural lands to residential uses affects communities’ agrarian modes
of livelihoods. Community members lose their agricultural modes of livelihood such as
collection of fruits, mushrooms, snails, firewood, hunting, cultivation of seasonal crops and
cash crops and fishing in streams (Kasanga et al., 1996; Arko-Adjei et al., 2009; Abass, Afriyie
and Adomako, 2013; Adomako, 2013). Blake and Kasanga (1997) point out that the conversion
of agricultural lands affects the eating of fufu, the staple food among the Akan and especially
those in the Ashanti region. According to Blake and Kasanga, the majority of the local people
are unable to obtain the ingredients of the food and the staple food has become an occasional

food for most peri-urban residents (Blake and Kasanga, 1997)

http://etd .?fwc.ac.za/



3.5.5 Livelihood changes in peri-urban Ghana

According to Mtero (2014), the change of land use from agriculture to any other uses due to
urbanisation leads to households diversifying their modes of livelihoods from agrarian
livelihoods to non-farming livelihoods. In peri-urban Ghana, the conversion of farmlands to
housing developments compel indigenes to devise new coping mechanisms to survive in their
new situation. Many studies have found that indigenous households diversify their livelihood
strategies by combining farming activities with non-farming activities (Aberra and King, 2005;
Abass, Afriyie and Adomako, 2013; Adomako, 2013). The farming activities include
cultivation of vegetables such as lettuce, cabbage, carrot, etc. along the banks of streams.
Abass, Afriyie and Adomako (2013) mention that the indigenous households reduce the size
of their farmlands and adopt intensive farming system strategies. The crops cultivated are
normally determined by the markets created in the
2013).

urban centres (Abass, Afriyie and Adomako,

nmiumnmn Il--ll‘.
Ubink (2008) identifies that gmll.wu,dnm.mmmm ds engage in non-farming

i an con ction work in peri-urban
) wo g /highly engaged in trading,
. omal sites. Men also engage in

non-farm activities such as sand mining, ‘galamsey” and construction work (Blake and

Kasanga, 1997; Aberra and hﬁﬁ@&-@aﬁﬁrﬁ{aﬁﬁ,ﬁhmim 2013; Adomako, 2013).
Some indigenous householdi lthfSt L,, U]al rfh ﬁ eq:hroegh idigatton in order for the children

to become security for the parents in their old age. Others also encourage their household

activities such as petty trad

communities. Aberra and Ki

fetching water, and carrymg (

members to learn trades such as sewing, hairdressing, carpentry, etc. in the urban centres to
support the households (Abass, Afriyie and Adomako, 2013).

3.5.6 Struggles over land and contestations in peri-urban Ghana

Land struggles and contestations are not uncommon among indigenous households and
traditional authorities in peri-urban Ghana during commoditisation of customary lands for
housing development. In Ghana, customs and the current 1992 Constitution require that
traditional authorities must be transparent and accountable in their land transactions for the

benefits of their communities. On the contrary, Fiadzegbey (2006) identifies how chiefs and

® This is a local Ghanaian term meaning "gather them and sell".
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clan heads allocate lands and collect huge sums of money but they fail to account the proceeds
from their land disposals to their communities. They also never inform their community

members about the land transaction receipts (Fiadzigbey, 2006).

Lack of accountability and transparency in land transactions develop agitations against
traditional authorities by the youth and community members (Kasanga and Kotey, 2001,
Fiadzigbey, 2006; Amanor and Ubink, 2008). In Besease, for example, Ubink (2008) found
that the people were furious about the chief’s attitude towards the community members during
their land allocations. The people took the law in their hands and sold the community lands
without the concurrence of the chief. Similarly, in Pekyi No. 2, the chief’s conduct in land
allocations caused the local people to chase the chief out of the community with stones (Ubink,
2008a).

disturbances and contestatic m hana. In Akokoamong, in
1 '- | Il 11 - .
2001, the queen mother faced €€-5t00 ] TIDTODET tablllty of land transactions

(Kasanga and Kotey, 2001). Bég

are contested, land guards arg

farmers away from their farmlas sults 101D ce and, at times, the death
of people (Blake and Kasan[ga, 1997; Aryee et al., 2011).

UNIVERSITY of the

In other cases, people challenge traditional authorities’ land allocations and seek every
opportunity to resist the trad‘lrt"ic;nla‘l- a"ﬂthlritfesﬂ b‘éﬁefitffr:brﬁ-.t}g &oceeds (Ubink, 2008a). In

situations where traditional authorities cannot conirol people, they aliow the people to sell their

lands and pay signing fees to the traditional authorities (Ubink, 2008a). In a study conducted
by Blake and Kasanga in peri-urban Kumasi, they found that some indigenes plant cash crops
or timber trees to prevent traditional authorities from selling their lands (Blake and Kasanga,
1997). Amanor and Ubink (2008:56) state that traditional authorities’ land ownership is not
problematic, however, traditional authorities can dispossess land users before land reaches the

market.
3.5.7 Exclusions and social inequalities in peri-urban Ghana

Social inequalities abound in every community located in peri-urban Ghana where lands are
allocated at high prices to housing developers. Farmers are dispossessed without appropriate
compensation (Amanor and Ubink, 2008; Ubink, 2008a). Farmers lose their farmlands and
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become landless (Kasanga and Kotey, 2001). In cases where compensations are paid, the

compensation payments are determined by the discretion of the grantees.

Many indigenous households are unable to purchase lands at the prevailing market price
(Owusu, 2008). The migrant households are able to purchase more lands in the newly-
developing places in peri-urban Ghana than the indigenous households. Asiama, (1997), Gough
and Yankson (2000) and Ubink (2008) declare that the migrant households are able to purchase
more of the lands because they have more money than the indigenous households in peri-urban
areas of Ghana. Sarpong (2006) further argues that female-headed households are less likely
to obtain more lands than male-headed households as the female-headed households normally
do not have the means to access lands. The lack of money to purchase land to build houses
results in congestion and overcrowding in clan houses in peri-urban communities. Blake and

Kasanga (1997) demonstrate that a single room

in a clan house accommodates between 6-8

people and about 50% of the woemerandSou TrPer :7 alla do not own house.

Ilf.ll"-II-II.il-ll _ .
Only traditional authorities and] g prITCIpal ETaers bet 1 1andtransactions in communities

in peri-urban Ghana. In peri- '-. U Bhl ) Htionsd, chiefs share the proceeds
from land transactions among |t all eldefs 3 and themselves (Blake and
Kasanga, 1997; Simon, Mcgr L3 3 3 04 alna (1997) declares that land

ownership in Ghana has attamed a new dimension. It appears nbw that land ownership
promotes and supports the Brivete inferest, ﬂ@ﬁié}%ﬂ%mﬂp‘rﬂrﬁmer than the members of
communities (Asiama, 1997{\Tiadli.ton|aJ iuttﬁ; t.\s be{;omi ricpelr and community members
lose their livelihood sources and become poorer (Ubink, 2008a) During commoditisation of
customary lands for housing development, the rich individual households, civil servants and
middle-income earners from urban centres invest more in housing developments with little or

no investment from the indigenous people (Blake and Kasanga, 1997).

In peri-urban Ghana, communities get smaller benefits from the proceeds of land transactions.
The benefits are occasionally manifested in support to developments such as schools and toilet
facilities (Blake and Kasanga, 1997; Ubink, 2008a). In instances where traditional authorities
reside outside the communities, Gough and Yankson (2000) declare that the communities
hardly benefit from proceeds from land transactions. Boamah (2014) demonstrate that clans
that are recognised by traditional authorities’ land rights are protected and they are sometimes

allowed to sell their lands. Alternatively, clans that are not recognised by traditional authorities
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are dispossessed from their lands and their lands are allocated by traditional authorities
(Boamah, 2014).

3.5.8 Impacts of land commoditisation on social cohesion and cultural practices

Commoditisation of community lands affects customs and traditions which regulate land
ownership. Customs and traditions are mutated and modified to promote the self-interest of
traditional authorities (Asiama, 1997; Gough and Yankson, 2000; Arko-Adjei et al., 2009).
Boamah and Margath (2016) state that customs and traditions are negotiated and renegotiated
to support the allocations of lands in the peri-urban areas in Ghana. Sacred days and practices
diminish from the peri-urban communities (Owusu, 2008; Arko-Adjei et al., 2009) and urban
cultural practices such as pool party, night clubs, etc are introduced (Simon, Mcgregor and
Nsiah-Gyabaah, 2004). Other benefits that peri-urban areas derive from commaoditisation of

reserved in discussing ai%z:mm:a:::v:amr.-‘.:ﬂ':f Social cohesion has
collapsed as people have bi?_jj?{pIJI‘?{F:Sﬁhﬂrlpeise‘iﬁlfﬂa??ﬁ-'Over community or clan
problems (Kasanga and Kotey, 2001). The support that people obtain from their clan members
and community eventually db8links Antonic.ahtl Chrrith i B2 (Et')l9) argue that the change

in land relations affects the social identity and harmony among people in the communities. In

summary, commoditisation of customary lands generally transforms social relations, land-

tenure and the nature of customary land administration in peri-urban communities.
3.6 Chapter Summary

The above literature focused on the impacts of the increasingly high demand for customary
land in peri-urban areas. One of the key drivers of the commoditisation of land is the ever-
growing demand for land as urbanisation accelerates and peri-urban areas become an attractive
option for many residents in need of land, especially for housing. These rapid changes affect
local livelihoods and the tenure arrangements among people in peri-urban areas in Ghana. The
literature review reveals that traditional authorities presently act as land owners instead of

fiduciaries. Community members are evicted from their farmlands and members become
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landless. Social harmony is broken down due to customary land conversions from agricultural

lands to residential lands.

The land allocations are characterised by poor coordination between traditional authorities and
government institutions. The rejection of urban land governance and planning regulations leads
to poor land-use planning with housing lacking good roads, portable water and good sanitation.
It is evident from the above that urbanisation continues at an accelerated pace and peri-urban
lands are increasingly incorporated in processes of commoditisation. Accordingly, the land
allocation process by traditional authorities must be checked in order to protect the livelihood
of the less privileged households in Ghana’s peri-urban zones. The next chapter presents the
research methodology and design. The chapter will provide a detailed description of the
selected study sites and provide an outline of the series of steps followed in executing this

study. The selected research sites are two localities in peri-urban Kumasi in Ghana, namely

Aburaso and Kromoase.
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Chapter 4: Background of the Study Area and Research Methodology
4.1 Introduction

This chapter presents the socio-economic data of the study area and the research methodology
that was deployed to execute the study. The study adopted critical realism as the research
paradigm and mixed methods (both intensive and extensive research methods). The research
process was iterative, as the researcher moved back and forth during the research process.

4.2 Background to the Study Area

The study area was chosen after extensive review of literature related to customary land tenure
systems and housing development in Ghana and Africa at large. The researcher purposefully

chose peri-urban Kumasi as the research since there is rapid peri-urban expansion and

(Simon, Mcgregor and Nsiah#&yabaea¥ entiisimeasurement is fluid because of

. . \ :
Kumasi Metropolis is one ofitl i} Reqgion, located between latitude

6°.35'N, 6°.40°S and Iongifﬁd@‘fﬁO‘W,—IﬁS‘E.—ﬂm‘MErmpUﬁS‘ﬁ'as a total surface area of
approximately 214.3 square kil dhjetres, pbh i tfenjdehsiy of 8,8 7bwersons per sq.km and an

altitude of 250 to 300 meters above sea level (G Statistjcal Service, 2014b). The population
density demonstrates that the Mefropolis is congested.” The Kumasi Metropolis shares

the expansion of the Kumasi s in peri-urban Kumasi.

boundaries with Kwabre East and Afigya Kwabre Districts to the north, Atwima Kwanwoma
and Atwima Nwabiagya Districts to the west, Asokore Mampong and Ejisu-Juaben
municipality to the east and Bosomtwe District to the south. Kumasi is the capital of the
Metropolis, the regional capital of the Ashanti region and the capital city of the Asante
Kingdom (Abass, Afriyie and Adomako, 2013). The Kumasi Metropolis is approximately
270km north of the national capital, Accra and the second largest city in Ghana (Ghana
Statistical Service, 2014b).

Owing to Kumasi’s strategic location, most of the major roads in Ghana converge in the
Metropolis (Adomako, 2013; Ghana Statistical Service, 2014b). The Metropolis plays a central
role in the massive and lucrative commercial activities of distribution of goods in Ghana and

beyond to other West African countries (Adomako, 2013). The Kumasi Metropolis provides
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her citizens with many kinds of land uses, among them are commercial, residential,
recreational, industrial, and agricultural uses (Ghana Statistical Service, 2014b; Appiah,
Forkuo and Bugri, 2015).

From the 2010 Population and Housing Census, the population of Kumasi Metropolis was
1,730,249 which represents 36.2 percent of the total population of Ashanti Region. The annual
population growth rate of the Metropolis was 2.6 which was slightly above the national growth
rate of 2.5 and lower than the regional growth rate of 3.3. The Metropolis has a migrant
population of 929,203 migrants, representing 53.7 percent of the population in the Kumasi
Metropolis in 2010. Among the 929,203 migrants, 576,373 were born elsewhere in the Ashanti
Region and the remaining 335,458 migrants were persons born in other regions, particularly
the regions which share borders with the Ashanti Region (Ghana Statistical Service, 2012).

Idren constituting the higher

proportion of the household Wm ice, 2014b). The average

N NIy _NIN _WiJ II-I!
household size is 3.8 which ~mm,ul|mv OWE ' . regional household size of

4.2. The housing stock of Kuf

The Kumasi Metropolis h

1' 16.4 percent are separate

houses, 54.9 percent are com 4 flats or apartments (ibid.).

With the high population res te, the Kumasi Metropolis

is unable to meet the housirfg pressure from her citizens. In this regard, the peri-urban Kumasi

(PUK) serves as a sanctuaryt&rfhfe Ip?ufefpﬂf ,ﬁj&ﬁBoﬁlaﬁjﬁrﬁmm the Kumasi Metropolis
(Cobbinah, Gaisie and Owuiq‘ﬁﬂpe{wsihfmls‘px CAPE

Recently, the PUK is undergoing dramatic changes including the emergence of multiple land
use, influx of immigrants and the rise in housing rent due to rapid urban growth in the Kumasi
Metropolis (Abass, Afriyie and Adomako, 2013). Agricultural lands are converted to
residential use which has increased poverty, unemployment, social inequality and a decline in
social cohesiveness (Ubink, 2008a). In this regard, the PUK became a viable area to be
considered for a study to unravel how housing development is influencing the customary land

tenure system in peri-urban Ghana.
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The land tenure system that is predominant in the PUK is a customary land tenure system (Ubink,
2008a). All the communities in the PUK have chiefs and queen mothers who manage their
communities’ lands for and on behalf of their people. The PUK communities provide their
residents easy access to the Kumasi Metropolis and most of the residents commute daily to their
workplaces in the Metropolis (Aberra and King, 2005; Owusu-Ansah and O’Connor, 2010;
Adomako, 2013). The PUK is a vast area and the researcher could not work through all the
communities within the space of time and with the resources available for the study (see Figure
1). In this case, the researcher purposively chose Aburaso and Kromoase which are located within
the Atwima Kwanwoma District as the case study areas. Aburaso and Kromoase are within the
PUK. In addition, Aburaso and Kromoase are among the communities within the PUK which are
currently experiencing massive housing development. As in other communities within the PUK,
Aburaso and Kromoase have customary land tenure systems with chiefs and queen mothers who

manage their communities’ lands for an

ir subjects.
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Figure 1: Map of Kumasi Metropolis and peri-urban Kumasi, Ghana

Source: (Geomatics Engineering Department, KNUST, 2019)
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4.2.1 Description of the selected research sites, Aburaso and Kromoase in Atwima

Kwanwoma District, Ghana

Aburaso and Kromoase are located within the Atwima Kwanwoma District in the Ashanti
Region, Ghana. Atwima Kwanwoma District was established by LI 1852 in November, 2007
with Atwima Foase as the District capital subject to a pending court case (District Planning
Coordinating Unit, 2018). The District had a total population of 115,193 in 2018 with an annual
growth rate of 2.7 marginally above the Kumasi Metropolis (ibid.). The District major
settlements include Ahenema Kokoben, Trede, Foase, Trabuom, Aburaso, Kromoase and
Atwima Twedie. Aburaso and Kromoase had a total populations of 3,736 and 2,222
respectively in 2010 (Ghana Statistical Service, 2014a). The two communities are adjacent to
the land of Kromoase, historically allocated to the head of the Kromoase by Aburaso Chief,

Kwakorakwah. Aburaso and Kromoase are 6.20km and 5.88km respectively, from the centre

of the CBD of Kumasi Metr of 829 households and there
were 450 houses in 2010. '-'M.LI.IE H ET and 273 houses in 2010.

The average household size ofthetwocommunitieswas4.s: 10 (Ghana Statistical Service,

2014a). Figures 2 and 3 below “/out‘ ] Kromoase respectively.
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Figure 2: The layout of Aburaso in Atwima Kwanwoma District, Ghana
Source: (AKD Physical Planning Department, 2019)
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Figure 3: The layout of KwoFseg;n'ft\/gjnRKwan\/@n&[]ist‘ict, Ghana

Source: AKD Physical Planning Department (2019)

4.3 Critical Realism as a Research Paradigm in Housing Development and Customary

Land Tenure Systems Studies

Critical realists hold that what researchers think about the social world is an illusion of the
reality of the world (Saunders, Lewis and Thornhill, 2008). Epistemologically, critical realists
recognise that observable phenomena provide credible data and facts and phenomena create
sensations which are opened to misrepresentation and must be examined within a context or
contexts (Saunders, Lewis and Thornhill, 2008). Critical realists maintain an ontological stance
that the mind is independent of the external world; and realities in the external world (things

that happen around us) must be interpreted through social conditioning. Methodologically,

http://etd .7u4wc.ac.za/



critical realists adopt either qualitative or quantitative or mixed method to examine realities in

the external world (ibid.).

Housing development and customary land tenure systems are complex human phenomena
within the social environment. These phenomena involve nested internal processes and
complex social institutions. Researchers’ views and perceptions cannot construct all the
realities in the external world and suggest how realties must be comprehended on the
premise of the researchers’ perceptions. In this regard, critical realism was regarded as the
most useful research paradigm which could assist the researcher in unpacking how
commoditisation of customary land for housing development is influencing the customary

land tenure system in Ghana.

In this study, critical realism enabled the researcher to maintain a subjective view on housing

development and customary Iand ten c ' 'n fronts such as land allocation by
land owners, construction of*HBuses=aceording .. . onat=rediafions and customary land
II-II'-II-II.II-H

management practices. Althoug muwﬂmwn for two years prior to the

study, critical realism assisteg d lan ohjective stance in the internal
processes and the complex in r|t| and community interactions
during land allocation, ratl hi) 'ng development and the

enforcement of customs and natlonal laws. The research paradigm helped the researcher to also

avoid researchers’ biases thi_&ff&n Irﬂbr&,fﬂnhﬂ)elzi‘e}'keg;qnd“fgelmeptlons researchers may

have about the study area. o e ey P Y . 9 .
R WESTERN CAPE
4.4 The Research Methodology

The research methodology is comprised of the research methods, data sources, sampling

techniques, data collection tools and the data analysis of the study
4.4.1 The research methods

In order to develop a customary land tenure system to support poverty alleviation, equitable
distribution of land and good land governance in peri-urban spaces in Ghana, there is the need
to critically investigate how housing development influences the customary land tenure
systems in peri-urban communities. Housing development is the main driver of

commercialisation of land in the peri-urban spaces in Ghana. In this respect, the researcher
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employed both intensive and extensive research methods (mixed method) based on the research

purpose, research approach and the research paradigm that reinforced the study.

The difference between intensive method and extensive method depends on a question of
“scale” or “breadth versus depth” (Sayer, 1992:242). Intensive method generates data that are
more in-depth but narrow in breadth as compared to the extensive method. In using an intensive
method, the primary question concerns how a causal process works out in a particular case or
limited number of cases (Sayer, 1992). The intensive method explores the processes, activities,
relations and episodes of events. In this study, the intensive method helped the researcher to
gain an in-depth understanding on land ownership, land allocation, land access, land
management practices, the socio-political landscape and rights of people in the study areas.
The intensive data was gathered with the use of in-depth interviews and life history interviews.

-0 ge about a case, the number of

BAYACIRAYA'A Ul vk‘

Although the intensive met

cases is usually small and né

the researcher employed an &
common properties and general p
focussing on causal process el . 2 §| taxonomic groups in the

determination of a case. The gxtensive : i her to cover a wider scope

to include the differences arlr;ong the respondents who may not forn;'part of the causal groups
of the study. The extensivel hathiod Aiddd, thé f\js}éll:’héftgulﬁspé_rpin the dynamics in land
allocations, household cha{%ctelzi._s%s%l .cimrﬂaqgf weth I,Elaixplpg laws and regulations,
livelihood strategies, and the challenges of house owners in Aburaso and Kromoase. The

extensive data was obtained with the use of structured interviews (questionnaires).
4.4.2 Data sources

The sources of data were both primary and secondary. With the primary sources, data were
gathered from household heads and key informants. The key informants include traditional
authorities, clan heads and government officials. The traditional authorities were made up of a
chief and a queen mother while the government officials comprised the head and an officer in
the Physical Planning Department, the head of the Office of the Administrator of Stools Land
(OASL) in Atwima Kwanwoma District, the head of the Public and Vested Land Management
Division (PVLMD), and an officer in the Regional Lands Commission of Ghana, Kumasi. The
unit of analysis for this study was households. Bernstein, Crow and Johnson (1992:91) describe
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a household as “an identifiable social institution within which particular activities take place
or a unit in which both production and consumption (as well as reproduction and residence)
take place”. Bender (1967) also refers to a household as a social unit which carries out domestic
functions and resides together. In Ghana, according to the Ghana Statistical Service, a
household is defined as “a person or a group of persons, who live together in the same house
or compound and share the same house-keeping arrangements” (Ghana Statistical Service,
2012:x). A household may consist of a man, his wife, children and some other relatives or a
house help who may be living with them (Ghana Statistical Service, 2012). In this study, a
household was regarded as a group of people who eat from the same pot, conduct the same
housing-keeping arrangements and stay together but some members of the household may be

away from the house for some time.

Households are an important unit of analysis sigce most decisions relating to land purchase,

building of houses, complian t AT ers are made at household

level. These decisions at ho demand of the customary
lands in both communities. I rs relating to land tenure,
other social structures, for instance, [alans tragiitionaljauth F ies, also play a key role in

making decisions on land use acgass. These other sociel strugtures were recognised as key

informants. The key informahts=were-the-parttetpantswne-nad-rictuinformation and in-depth
understanding of the social I;h pamics |n housmg development and
customary land tenure arraj'ger’hen reas. Taﬁv‘leél ; 6 and 7 demonstrate the

number of households, seleGi&d Ipdgeﬁ]i]d}kleﬂs and kéy, infofmants who participated in the
study. The extensive research involved 105 households and the intensive research involved 33
life history interviews with the selected household heads from the households who participated
in the extensive research. The intensive research also comprised 12 in-depth interviews

involving traditional authorities, clan heads and government officials.

Table 5: Households sampled in Aburaso and Kromoase (n=105)

Name of settlement No. of households surveyed %
Aburaso 57 54.3
Kromoase 48 45.7
Total 105 100.0
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Table 6: Number of life history interviews with the selected household heads in Aburaso
and Kromoase (n=33)

Name of settlement Life history interviews
Aburaso 14
Kromoase 19
Total 33

Table 7: No. of key informants sampled in Aburaso and Kromoase (n=12)

Key informants Government | Aburaso | Kromoase | Total
official

Regent chief 0 1 0 1

Queen mother 0 0 1 1

Clan heads 0 3 2 5

Officers in District Physical Planning 0 0 2

Department (DPPD) ;

Officers in Office of the AQFIIISIFALor 0 1

of Stool Lands (OASL) I WIN N

Officers in Lands Commissione 0 2

Total : / 3 12

The secondary sources of literature related to the

subject. The sources included artlcleswgournals npublished research works, information from
the internet (online books, |:“SL Edr]%l ieIt;EoMaﬁé bthers. The materials that
related to the subject were rguiewed-ard the ifforihdtion Was, ugedi) the study. The materials

used in the study were appropriately cited to avoid plagiarism.
4.4.3 Sampling techniques

In this study, purposive sampling was used to sample the key informants (regent chief, the
queen mother, clan heads and the government officials). A purposive sampling technique was
used to collect data from participants who are considered by researchers to have the required
information about a study (Kumar, 2011). The purposive sampling technique helped the
researcher to sample the key informants who provided the researcher with rich data to build
the historical reality of the study, data on land management practices, land ownership, access,
control, livelihood strategies and social inequalities in the communities. The researcher was
able to reach the regent chief, the queen mother and the clan heads through the assemblymen
and friends in both communities. On the other hand, the researcher was able to access the
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government officials through letters which were sent to their departments. In addition, the
purposive sampling technique was used to select household heads who were considered by the
researcher to possess rich information about the history of the communities and the changes
that have occurred in land management and administration systems in the communities. These

household heads were identified after the questionnaires were administered to the households.

Furthermore, a convenience sampling technique was employed to select the households due to
the activities of household members and the patterns of settlements in the communities. The
settlements in the communities were nucleated and spread over large areas. Each community
had more than 900 houses. Also, the majority of the household members commuted daily to
the CBD of the Kumasi Metropolis to conduct business activities and this made their
availability in the house unpredictable. In this regard, the availability of a household

determined its participation in the study. A hou

chold was accessed through a house-to-house

visit. In a household that wa . _____,,. the study, the household
head was allowed to answer thegOTesti NtgTview (questionnaire). In a

command was allowed to pafidipate Pl §tud) 5 with married couples, for

instance, wives were predom

head was met in the house m:i:m:mms:iﬁlpd to meet the person for
the interview. The house- to s.supported the researcher to obtain
enough data for broader und st’and r:% gﬁ uisT S[of ﬂqe uély

WE "'- TERN CAPE

4.4.3.1 Determination of sample size

mangl} Futthermore, where a household

From tables 5, 6, and 7, it can be seen that the participants consisted of 12 key informants, 105
households and 33 selected household heads (14 in Aburaso and 19 in Kromoase). The number
of key informants was determined by their availability in the research sites Aburaso and
Kromoase and their willingness to participate in the study. The government officials were
purposefully selected as they were recognised to have the required knowledge to participate in
the study. The government officials were mainly the head of a department and other officer of
the department or only the head of the department. In the Physical Planning Department, it was
the head and an officer and in the Regional Lands Commission of Ghana, Kumasi, it was the
head of the Public and Vested Land Management Division and an officer. In the case of the
OASL, it was only the head of the department that was interviewed. As it has been indicated,

the number of the selected household heads were determined after the questionnaires were
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administered. These selected household heads had rich information about the history, the land

management and administration in both communities.

For the households, the sample size was determined by obtaining a good representation of the
household population of the research sites. It is empirically documented that a sample size of
30 out of a population can provide adequate data for a generalisation of a study (Kothari, 1990;
Creswell, 2009; Bryman, 2012). In this regard, the sample size for the households in each
selected research site was determined by taking at least 5% of the household population
revealed in the 2010 Population and Housing Census data of the Atwima Kwanwoma District
(Ghana Statistical Service, 2014a).

4.4.4 Data collection tools

As it was mentioned in section 4.4.1, the intgasive.data was gathered with the use of in-depth
interviews and life history i 1EWS: T erpt onducted with the regent
chief, queen mother, clan heads'and the_governmént of [5: Liite history interviews were
conducted with the 33 house \ : ted.

The in-depth interview questigns askad werd about land pwnersip in the early history of the

communities and during the. ornoditsadon or the custonas nds in the research sites.

Further questions were asked about the land allocation process, Iand management practices,
current land admlnlstratlon,[.bLﬂ'éngthi‘m}%lgarlnEr:;[ju{:ﬂ'odL Elhﬂ the livelihood strategies
of the indigenes in the reseﬁh 'ﬁteq APUESRH%KWE??&?']EhffThemeS and the questions
for the interview schedule evolved from reading the literature relevant to the study. The
interviews were face-to-face and the participants were allowed to participate in the study by
reading the participation information sheet and signing a consent form. The in-depth interview
schedule was piloted in a nearby community, Akyeremade, to ascertain the errors and the kind

of data it will generate for analysis.

The in-depth interview schedule that was administered to the key informants was revised to
take the form of life history interview. The questions that were added to the in-depth interview
schedule to develop the life history interview of the selected household heads included the
history of their family and the changes that had occurred in their livelihood strategies due to
the commoditisation of the lands in Aburaso and Kromoase. As in the in-depth interviews, the

life history interviews were face-to-face.
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Similarly, the questions under the themes from the in-depth interview schedule were used to
formulate the questionnaires to collect the extensive data. The questionnaires were
administered to 105 households in the newly-developing areas of Aburaso and Kromoase. The
questionnaire was used to collect data on socio-economic and demographic characteristics of
households, land ownership, land acquisition for housing, land control, land use activities and
social inequalities in Aburaso and Kromoase. The data that evolved from the questionnaire was
used to triangulate the data that was obtained from the in-depth interviews and the life history
interviews. The questionnaires were solely administered by the researcher. The questionnaire
was also piloted in Akyeremade before it was administered in Aburaso and Kromoase. The
first phase of the data collection took place between December and January 2018/2019 in the
research sites. A follow-up was conducted between December and January 2019/2020. During

the follow-up in December and January 2019/2020, more questions were added to the initial

! - -'- . v A
telephonic follow-up intervie W

4.4.5 Data analysis

The intensive data was anlalysed using thematic content analy3|s.'The data collected was
transcribed into text to obtaip thestrdn3eript, dfiia r}srﬂérﬁgs,_rp!'thé,_n@pondents. Themes were
drawn from the reviewed Jiteraturg, agd oih ISSUES, t merged from reading the
| WS BRI A e ™ ’
transcripts. The themes were used to develop the data presentation and analysis chapter of the
thesis (Chapters 5 and 6). The responses from the participants were directly quoted in some

instances to support the claims that were made.

On the part of the extensive data, the data was analysed with the aid of Statistical Package for
the Social Sciences (SPSS). The questions in the survey questionnaires were coded and were
entered into the SPSS. Tables were drawn using the SPSS and were presented with the support
of Microsoft Excel. The tables were drawn according to the themes evolved from the analysis
of the data. Both intensive and extensive data were presented and analysed together according
to the themes developed. The literature reviewed were used to discuss the responses of the

participants.
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4.6 Ethical Statement

Ethical consideration is an important component of every research that aims to protect the
researcher and the participants from harm. In this research work, as it has already been
mentioned, the researcher obtained secondary data from the library, books, magazines, internet,
unpublished dissertations and other relevant sources. All the sources were cited accordingly to

avoid plagiarism.

The primary data were also obtained from the District Physical Planning Department, Regional
Lands Commission of Ghana, Kumasi, District Office of the Administrator of Stool Lands
(OASL), chief, queen mother, clan heads, selected household heads and households in both
communities. The respondents were informed by the delivery of participant information sheet

and consent form. The respondents were not forced to provide the researcher with any data. At
o T

any point during the intervie veig.aMewyed to attend to emergencies such as

respond to phone calls. DuriqgSterfoments—the-recoretigmatihtpe was paused.
(18 _NIN BIN NIN NIN NI
e RO W e LA A T

oinly esteemed. The names of

the respondents were not disglosed. tGcipdits i cted research sites and the

government officials were repres i ymsi H pseudonyms were used to

represent the participants, théresweretnstanceswherethe-partictpantseould be easily identified.
For instance, heads of the PhtSfaia‘l;Pﬁmi% Iﬁp,theTH;Hbfl;Fw |!\_{ested Land Management
Division and OASL, the regent chief in Aburaso and the queen mother in Kromoase were the
only heads in the research Sltké-lr]’subh a]s itE')at&, ‘ﬂ'ﬁe titﬁ.bfithfl Ba[fi-cipant or the participant’s
first name were used insiead of pseudonyms. The pseudonyms were names which were
different from the original names of the respondents. This action was taken to minimise easy
identification of the participants. Respondents were treated with the greatest respect and no

incentives were given to them for their participation in the research.
4.6 Limitations of the Study

The study was conducted in communities where the institution of a chieftaincy is dominant.
Therefore, the application of the findings in areas such as the north and coastal belts of Ghana
where customary land institutions are so strongly dominated by clans, must be conducted with
the greatest care. Some participants did not welcome the signing of consent forms as this was
considered to be unfriendly. In some instances, there were some people who chose not to

participate in the study due to the prospect of having to sign the consent form.
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Chapter 5: Customary Land Tenure Systems and Land Commoditisation

for Housing Development in Aburaso and Kromoase, Ghana
5.1 Introduction

This chapter presents empirical data on customary land tenure systems and administration in
Aburaso and Kromoase and the commoditisation of customary land for housing development
in the communities. Chapter 3, section 3.4 established that rapid urban expansion is associated
with rural-urban migration and the related increase in urban populations, adoption of market-
friendly neo-liberal policies and a related growing demand for land. Owing to population
pressures within major urban centres, there is a growing outflow of people to peri-urban areas.
Urban dwellers relocate to peri-urban areas and access either plots of land or houses in peri-

urban communities and commute daily to their workplaces in the main urban centres. The

en an increase in demand
for land. Consequently, thera I-'I H eemeprpiatert Uﬂ‘ii‘ﬂ “ ' value of peri-urban land

resulting in land price increas .l__ ord nou: ....-,_1 and migrant households

In this study, there is rapid ur I!| l!lllu tro l! is and related expansion of

peri-urban areas. This has sbewgermmammmmwm‘womoase spreading out
and merging in the process. [Tdgolrdeofing«firhad ofovih q,frﬂ;q’ﬂ@umasi Metropolis has led
to an increase in prices of ITE afd hpl.!ih %Jn e Metr%poll,i {J‘je[prlces of plots of land and
housing in the Metropolis tend to’ b er than the prices of plots of land and housing in the

access land at high prices.

peri-urban areas. This has influenced traders, Ghanaian expatriates, civil servants, and others
to purchase plots of land, especially for housing in surrounding communities like Aburaso and
Kromoase. The influx of these outsiders into the peri-urban areas such as Aburaso and
Kromoase in search of relatively affordable land has resulted in rising land prices. As peri-
urban land gain value due to rising demand, the traditional authorities, clan heads, and
community members take advantage of the rising demand for local land and sell parcels of land
to outsiders. Many of these outsiders need alternative housing land considering that land is

even more expensive in the Metropolis.

The migration of the traders, civil servants, Ghana expatriates, and others into Aburaso and
Kromoase led to the development of new residential areas and the houses in the new residential

sites were predominantly occupied by the migrant households. The houses were generally

http://etd .%BWC.aC.za/



detached!® houses. The people principally built their houses by contracting known local masons
and tradesmen often called Debrafoo't. Most of the houses’ designs were either drawn by these
masons or the house owners inform the masons to build their houses according to houses known
well by the house owners. The rapid inflow of outsiders and the rise in land prices affected
most local people’s ability to access land for housing. Local people’s income, mostly generated
from farming and trading activities, tends to be very low compared to the income of migrants,
especially those in formal employment. Traditional leaders, with the support of the local
government planning authorities, have been parcelling out land to well-off migrants. The
selling of land to well-off migrants and other groups in need of land has precipitated evictions
and these evictions have mostly affected what are termed “latter clans’*2. The evictions of the
latter clans have often led to litigations.

In addition, conflicts over land between the latter clans and the royal family*® or traditional

authorities have become prey. i &g flicts usually involve local
vigilante groups, the land guagasy TSIt [h3Inopeold belong to the latter clans.
The latter clans were original = ' clans as compensation for

their service which involved protecting thef ¢comeluniti@s’) land§|in the service of the royal

family. The research findings f@veal that rapid urbanisation has pecasioned the rapid inflow of

migrants into peri-urban q.‘..........t.l—\ Sustained demand fo n.‘..i_ precipitates accelerated

commoditisation of customa.[y] I@\QQ {‘h,e ﬁejei:chj; fmjcl, $ demonstrate that the prevalence of
land commoditisation drives-tartd dispbsardstont & 1ocarteribks &8 iand to outsiders without

the consent of local commuRitiesd-edpecial ly thellaier clansy, P |,

The first section of the chapter presents the socio-economic and demographic characteristics
of households in Aburaso and Kromoase. The second section examines land administration,
tenure systems and management practices in the early history of Aburaso and Kromoase. In

the third section, the thesis analyses the prevailing housing conditions in both communities.

10 The detached houses are single-family homes. The houses are built by individual households mostly for their
nuclear family use.

1 Debrafoo are men and women who assist people to complete any form of work. The work includes farming,
construction, manufacturing, etc. Debrafoo are always paid on daily basis. The word is a corrupt version of three
words, “By day labourers”. At construction sites, Debrafoo are ordinary brick layers, carpenters, plumbers, tilers,
etc., and people who carry construction materials such as bricks, mortar, cement, etc.

12 _atter clans are clans that joined the royal family to establish a community in the early history of the community.
In the Ashanti Region, most of the latter clans joined the royal family during the Asante wars.

13 In this thesis, first arrival clan, first clan, pioneer clan and royal family are regarded as similar and can be used
interchangeably.
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The final section uses illustrative life history case studies to present a profile of some of the
land purchasers in Aburaso and Kromoase and land commoditisation in the customary land

markets.

5.2 Socio-Economic and Demographic Characteristics of Households in Aburaso and

Kromoase

The socio-economic and demographic characteristics of households in peri-urban Ghana are
very dynamic and change unceasingly due to rapid urbanisation. The research documented key
features of the households in the study areas, namely: gender of household heads, marital status
of household heads, identity of the households, household composition, educational level of

household members, periods household members were present in the house and economic

characteristics of household members.

per cent) households were fefnate-headed-Generally thereweremoreimale-headed households

in both communities, howeff,ﬁtqefn%p%{iﬁqﬁTarhleat?lr??- ??yi.eholds tended to be very

high in Kromoase than Aburaso.
WESTERN CAPE

Table 8: Gender of household heads in Aburaso and Kromoase (n=105)

Gender Aburaso Kromoase Total

n % n % n %
Male 34 59.7 35 72.9 69 65.7
Female 23 40.3 13 27.1 36 34.3
Total 57 100.0 48 100.0 105 100

The prevailing patterns on gender and household heads category in Aburaso and Kromoase
reflect the broader trends in the District. The 2010 census data of the District demonstrates that
the household heads category was dominated by male-headed households representing 12,532
as against 8,202 female-headed households (Ghana Statistical Service, 2014a). The District
Planning Coordinating Unit (2018) argue that the implication of the male dominance of the

household heads category is that the females’ view will be less heard in decision-making.
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However, this study reveals that female members also initiate key decisions within households,
for instance, the building of houses. For example, one female petty trader and smallholder
farmer from Kromoase noted that:

My husband and | were renting rooms in Kromoase and | informed him that if my mother
has given her children land, we should go and build one room on it. Initially, we built one
room and later | got money and my husband assisted me for us to build our house. (Interview
with Mrs Brakatu, Kromoase, 15/01/2020)

The findings further reveal that many married male household heads who were traders,
conducted their trading with their wives. For instance, a married male household head in
Aburaso mentioned that he sells bags in Kejetia and conducts the business with his wife!4,
Asiama (1997) also argues that females are highly recognised in the Asante tribe and in the
Atwima Kwanwoma District, the Asante tribe is the dominant tribe (Ghana Statistical Service,

In Aburaso and Kromoase, the fmdmg’bon marital status of household heads display that there

are more married household‘ﬁea’zg II @Oﬁl’hﬁl’i’[l kttﬁ"sre;ar b¥ commoditisation of their
lands. Table 9 below defigfisiates the findrtahstatys’ of e fliousehold heads in both
communities. From the table, 34 (59.6 per cent) household heads in Aburaso and 37 (77.1 per
cent) household heads in Kromoase were married while a small proportion of the household
heads, 8 (14.0 per cent) household heads in Aburaso and 3 (6.3 per cent) household heads in
Kromoase were divorced. The married household heads were more in Kromoase than in
Aburaso, nonetheless, the proportion of the widowed household heads in Aburaso were more

than the proportion of widowed household heads in Kromoase.

14 Interview with Mr Agorampa, Aburaso (19/01/2020)
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Table 9: Marital status of household heads in Aburaso and Kromoase (n=105)

Marital status Aburaso Kromoase

n % n %
Single 3 5.3 4 8.3
Married 34 59.6 37 77.1
Divorced 8 14.0 3 6.3
Widowed 12 21.1 3 6.3
Separated 0 0.0 1 2.1
Total 57 100.0 48 100.0

The findings on marital status of household heads from this study corroborate the 2010 Census
data of the Atwima Kwanwoma District. The census data on marital status of household heads

shows that there were more married household heads in the District in 2010. The census data

illustrates that out of the 89,249 total [ 7,780 (56.3 per cent) were married,
10,813 (12.2 per cent) wer ' 5 ) re single parents, which
included divorced and widow ‘ ' ; tee, 2014a).

Moreover, the findings on gender a maritél statds of Bolsehold heads in the current study
show that most of the househpld heads whoj werd marrigel wergl nales in both communities.
e-househotd-heads in Aburaso. From the

table, most of the male hou d 5,30 p ), were married while only 4 (17 per
TR T s

cent) of the female household feads were martie Iso, a igl;ier proportion of the female

Table 10 illustrates the genget-and-maritat-statusof

household heads, 10 (44 pefaent). drerelwidoweéd whildl2, (6upér cent) of the male household

heads were widowed.

Table 10: Gender and marital status of household heads in Aburaso

Marital status Male Female Total

n % n % n %
Single 2 6 1 4 3 5
Married 30 88 4 17 34 60
Divorced 0 0 8 35 8 14
Widowed 2 6 10 44 12 21
Separated 0 0 0 0 0 0
Total 34 100 23 100 57 100
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In addition, Table 11 illustrates the gender and marital status of the household heads in
Kromoase. From the table, the majority of the male household heads, 31 (89 per cent) were
married while 6 (16 per cent) of the female household heads were married. Interestingly, all

the household heads who were widowed in the community were females.

Table 11: Gender and marital status of household heads in Kromoase

Marital status Male Female Total

n % n % n %
Single 3 9 1 8 4 9
Married 31 89 6 46 37 77
Divorced 2 2 15
Widowed 0 0 3 23
Separated 0 0 1 8
Total e 100 |48 | 100

CTRgUEEeIaIEatein L.! rrent study reflect a similar
trend to the 2010 Census dat&-Gfthe-Bistrict-Frori-the"2020°Ceisus data, more male-headed

The findings on gender and '_,u falstart
households were married than female use alo ‘- Tha R01( ensus data shows that out of
the 43,116 total male-headed Bousehold population) 25,447 (591p4r cent) were married, 6,134
(14.3 per cent) were singlegrand
divorced and widowed. Al ut

fyihe 46,133 male-headed household population,
UN ?6\3 %T&HTT of {ﬁe _
23,883 (54 per cent) were married, 4,679 (10.1 per cent) were sihgles while 16, 571 (36 per cent)

were single parents, which Hﬂuljé(f_'{'di'\lér&é_d %d"’\&/id(ﬂjﬁéd‘b&goﬁé From the findings, it is

conspicuous that there were more de jure female-headed households™ than de facto female-

o Do U-0—etl- e Were_sSingie

parents, which included

headed households®® in both communities. The de jure female-headed households tended to be
higher in Aburaso than Kromoase while de facto female-headed households were higher in
Kromoase than Aburaso. From the research findings, it is evident that the majority of the heads
of households in Aburaso and Kromoase and in the Atwima Kwanwoma District in general get

married and within households, many husbands die earlier than their wives.

15 De jure female-headed households are those in which a woman is considered the legal and customary head of
household. De jure households are usually headed by widows, who are often the grandmothers of the children in
the household, by unmarried women, or by those who are divorced or separated.

16 De facto female-headed households are those where the self-declared male head is absent for a large proportion
of time (usually at least half or 50%). In these households, husbands or other male relatives may still play a role
in basic decision-making and make contributions to household incomes (Quisumbing, Haddad and Pefia,
2001:230)
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Furthermore, in both communities, there are both migrant households and indigenous
households. In this study, due to the influx of outsiders into the communities, the households
were segregated into migrants and indigenes based on their user-rights to lands in the
communities. Chapter 2, section 2.5.1.4, has established that the definition of rights and
interests in customary lands is clearly defined when lands gain economic value (Amanor,
2008). Amanor describes that since traditional authorities cannot sell lands to natives,
customary lands gain economic value when there is influx of migrants without user-rights to
lands in communities and the lands are transacted with these group of people (Amanor, 2008).
He argues that the security of natives’ landholdings breaks when traditional authorities begin
to sell lands to outsiders (Amanor, 2008). Thus, the segregation of households into migrants
and indigenes in this study is to understand the people who are able to access lands and build

houses in the newly-developing areas in both communities.

The migrant households co - ights to the lands in the
communities not by birth Uyt Fthetransaction-ojr! e-tapgis’ (o them by the traditional

authorities. In this study, the migranihouseholdseithenmigrated-fom the Kumasi Metropolis
or their hometowns to Aburag : 'o expansion of the Kumasi

Metropolis. The reasons for { he households interviewed

indicated that they relocateq Lprices of land and housing

in the Kumasi Metropolis were very high. During the fieldwork in 2020, in Aburaso, an average
price of a 0.5 acre of land W!S‘]G?TSFSLE»(?‘(;CE'&E% ':H lrr@l;ggséfgﬁfar\;é'r'age price of a 0.5 acre of
land was GHS 40,000. HovigyerfinsheKdmdsk Metropolisiarfaverage price of a 0.5 acre of
land was GHS 100,000"".

The majority of the migrant household heads were traders, Ghanaian expatriates, civil servants,
masons, carpenters, and others. Most of the traders owned big and small shops in the CBD of
the Kumasi Metropolis while others were petty traders. For the Ghanaian expatriates, most of
them did not specifically live in the communities. The majority of the Ghanaian expatriates
were still living in abroad, however, they built their houses, rented out part to tenants with other
rooms inhabited by their relatives, while others allowed their relatives to live in their houses
with rooms reserved for them. The teachers, nurses and other civil servants who owned houses

in the communities were initially posted to the communities due to work and later purchased

7 In November, 2020, the foreign exchange rate was: GHS1 equivalent to US$0.17
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lands to build their houses. Alternatively, other teachers, nurses and civil servants migrated
into the communities from the Kumasi Metropolis to search for lands for housing as a result of
the high prices of land and housing in the Metropolis.

With regard to the indigenous households, they consisted of those people who are from the
pioneer clans and the latter clans who established Aburaso and Kromoase. They are the people
who have user-rights to the lands in the communities by birth. These indigenous households
have clan compound houses in the communities. Many of the indigenous household heads were
farmers, traders, drivers, bus attendants, tailors, seamstress, hairdressers, and others. Unlike the
migrant traders who traded mostly in manufactured goods, the majority of the indigenous
traders were petty traders and these traders principally traded in foodstuffs either in the
communities or in the CBD of the Kumasi Metropolis (see Figure 4 below). The indigenous

traders who were able to purchase lands had big and small shops either in the community or in

the CBD of the Kumasi Metrwho had their cocoa farms

in communities far from Abu gsgiandriSromonse=imadeitionrthetndigenes who were teachers,

nurses and other civil servanis-anésweresnet-woersaguin-Aburase and Kromoase purchased
lands in the communities

PR T
and bujlt thel§ housss

0 . o
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Figure 4: A woman selling fruits in Kromoase for the past 30 years
Source (Fieldwork, 2020).
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Table 12 below displays the identity of household in both communities. From the table, in
Aburaso, 35 (61.4 per cent) households of the 57 surveyed households were migrants, people
who drifted to the community to either rent a house or purchase land for housing, and the
remaining 22 (38.6 per cent) of households were indigenes, people who are the original
inhabitants of the community and have user-rights to lands by birth. In Kromoase, 31 (64.6 per
cent) households of the 48 households sampled were migrants and the remaining 17 (35.4 per
cent) households were indigenes. From the table, more indigenous households participated in
the study in Aburaso than in Kromoase, nonetheless, more migrant households engaged in the

study in Kromoase than in Aburaso.

Table 12: Identity of households in Aburaso and Kromoase (n=105)

Identity Aburaso Kromoase Total

n % n %
Indigene 22 39 37.1
Migrant 35 1 - 66 62.9
Total 57 '. 105 100.0

In this study, some key inforina eholds are attracted to the

I
\

communities to either rent hou 568 owmg to the communities’

proximity to the Kumasi Iwefreﬁeﬂs—l—ms—rmeimg—sabst&ﬁﬂafes—tﬁe data from the District
Planning Coordinating Umt[l'he-@ Itﬁ,gt El‘aﬂmq Eoird&?apﬂg HW (2018) reveals that in the

communities such as Aburaso and Kromoase which are close to Kumasi Metropolis, many
AT &8 "T'E T A L’
households migrate to suchx(i,%n]mt;ﬁiti'es gno[%o;?hutg-daﬁylo !he Kumasi Metropolis for

business transactions. From the research findings of the present study, it can be established that

the proximity of peri-urban communities and the low land and rental housing prices compared
with the urban centres are the predominant factors which attract migrant households into the

peri-urban areas in Ghana.

The research findings also reveal that the average household size is large in Aburaso and
Kromoase. From Table 13 below, the average household size is 4.41. The minimum number
of household members is 1 and the maximum number of household members is 11. The average
household size of the current study is relatively lower than the household size (4.5) obtained
during the 2010 Census in Aburaso and Kromoase. The reduction in household size might be

attributed to the adoption of birth control measures and the impact of urbanisation of the
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Kumasi Metropolis on the communities. A clan head in Kromoase mentioned that: “In fact,

currently, people are modernised. We know new ways of living®”.

The World Bank (2014) argues that the rapid urbanisation in Ghana has assisted many
communities to improve their living standards. In Aburaso and Kromoase, the reduction in
household size can possibly be credited to the bourgeoning urbanisation of the Kumasi
Metropolis. The acquisition of new ways of living and urban lifestyle by households may have
supported the control of the number of births within households. Alternatively, the change in
household size may not result from adoption of birth control measures and urbanisation. This
is because the change is not highly significant and the household size of the current study may
follow similar patterns with the household size identified in the 2010 Census data. The reason
is that the sample size for the current study is significantly lower than the sample size of the
2010 Census.

Table 13: Measures of ce ' éusehold composition in

HH Adult TR E ; " dren <18 | Generations
size 18 -60 ;
years |

No.of | 105 | 105 ceers o 105 105
responses . "
Missing |0 O TINIVERSKSITY of the 0
Mean 441 2.67 1.20 1.48 '1.70 1.96
Median |4.00 |200WW F lod E RN CAMBE 2.00
Mode 6 2 1 1 0 2
Range 10 5 5 7 2
Minimum | 1 1 0 0 1
Maximum | 11 6 5 7 3
Sum 463 250 115 135 179

Also, the findings illustrate that the household relationship in both communities is parent-child
relationship. From the same Table 13 above, the generational mean of households is 1.96. This
finding on household generation collaborates the 2010 Population and Housing Census data of
the Atwima Kwanwoma District. The 2010 Census data illustrates that the households in the

18 Interview with Mr Manso, Kromoase (7/01/2019).
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Atwima Kwanwoma District have skewed towards nuclear family system than the extended
family system which used to be the case in the past decades (Ghana Statistical Service, 2014a).
The major reasons for the dominance of the nuclear family system in household structure can be
credited to the high level of migrant households and the changing face of compound housing in
both communities. Most of the migrant households left their hometowns, where their extended
families are located, and relocated to Aburaso and Kromoase. Also, these migrant households
built detached houses®® purposely for their nuclear family consumption instead of building

houses that can create opportunities for other extended family members to reside with them.

In addition, indigenous households that built houses in the communities also developed
detached houses. The 2010 Census data on housing in the District reveals that the building of
detached houses has increased in the District (Ghana Statistical Service, 2014a). Tipple (1987)

argues that people do not want to stay in compund houses or have reduced the construction

such as electricity and water bifisERURtiErmcrepincompotRtthetses, wealthy extended family
members are often expected tojpay the illsh} : 1 extended family members
(Tipple, 1987). Thus, the mig

resources of wealthy exten...-. TamtY members may-—have=peena{ne main factors for the

dominance of nuclear famll)is,?/g\eni qkb%h ﬁmi‘mfe [ ”l i

Moreover, from the same tq‘b,ke zibove,rihe meﬁs of chgdre,q Iagutt males and females show

that most of the households were dominated by children and within the adult population of the
households, there were more females than males. The current findings on adult household
population and gender of household members further substantiate the data obtained during the
2010 Population and Housing Census in the District. The 2010 Census data demonstrates that
there were more adult females and more children within households in the Atwima Kwanwoma
District (Ghana Statistical Service, 2014a). From the research findings, the implication of more
children in households may lead to high dependency on the economically active adults. This
means that economically active adults have more household members who rely on them for

their survival. This further reinforces the 2010 Census data on household dependency burden.

19 The detached houses are built by individual households purposely for the household members unlike the
compound houses which are built to accommodate the extended family members.
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The census data illustrates that the age-dependency ratio in the District was 80.8, indicating a

high dependency on the working population (Ghana Statistical Service, 2014a).

In Aburaso and Kromoase, the findings also show that more household members are attending
basic school. Table 14 presents the educational levels of household members in Aburaso and
Kromoase. The table demonstrates that 86 (34.8 per cent) household members of the 267
household members in Aburaso were attending basic school. In Kromoase, 61 (28.2 per cent)
household members of the 216 household members were attending basic school. Also, 66 (30.6
per cent) household members in Kromoase and 65 (25.9 per cent) household members in
Aburaso completed junior high school (J.H.S.)/middle school. Furthermore, from the same
table, the number of household members who attended Senior high school (S.H.S) and tertiary
school were very low in both communities. In Kromoase, 22 (10.2 per cent) household

members had completed tertiary school while gnly 17 (6.9 per cent) household members had

completed tertiary school in_Ake a6 "'7"""‘-.‘,,_:_»__1 18.2 per cent) household

members and in Kromoase, 2 did not have any formal

education.

Table 14: Educational levels|af household membgrs in A burgsp and Kromoase (n=463)

Level of education ‘ ‘ Abiiras )noase Total
n % n % n %
Did not have any formal aduatibn¥’ [ 1< "8 1 1820/ 6 1126 |70 [151

Attending basic school ¢ g5 ¢= /g 5o 13801 | 348, 0%~ 282 | 147 | 318
| W, |

Completed J.H.S./middle school — 165 | 259 166 306 |131 | 283
Completed senior high school (S.H.S) 34 |138 |42 |194 |76 |164
Completed tertiary school 17 6.9 22 1102 |39 |84
Total 247 | 100.0 | 216 | 100.0 | 463 | 100.0

The insights on the level of education of the current study reflect a similar pattern from the
2010 Census data. The 2010 Census data reveals that the majority of the household members
were attending basic school with few people who had completed tertiary schools in the District
(Ghana Statistical Service, 2014a). From the findings, the majority of the household members
attended basic school because a large number of the household members were children who
were still within the school going age. Moreover, with regard to the small proportion of
household members who attended tertiary school, three research participants in Kromoase

mentioned that the majority of the indigenes did not like attending school. The respondents

http://etd .%wc.ac.za/



explained that most of the indigenes liked to trade in the Kumasi Metropolis more than attend

school. An indigene and cocoa farmer in Kromoase revealed that:

A certain man from this community went to Nigeria and learnt how to make belts. He brought
this idea here and all the men began to sell belts. Even, attending school was difficult for the
people. Itis recently that we have seen people in this community going to school. Those who
are fifty and above, if you are looking for one graduate within these ages, you may not get
one unless the person did not stay in this community. It is recently those who are below
forties have gone to school as we realised that the trade we were engaged in it was not giving
us anything. All the men were selling belts, carrying people’s luggage (Paa O Paa) and the
women were selling pineapples, oranges and others in Kejetia. If she is a young woman and
her mother or her father cannot provide her basic necessities, she will go to Kejetia to sell
pineapples and oranges (Interview with Mr Nkansah, Kromoase, 07/01/2019).

From the findings, it is evident that as there are few indigenous elderly people having formal
education, this may mean that there may be a high rate of illiteracy among the indigenous
elderly population in both communities. Also, the low level of tertiary education within the
indigenous elderly populatio : fession of the indigenous
elderly people. The researchfindingsjgemenstrate that aost ofithe indigenous elderly people
did not engage in civil servi ers which require tertiary

The research findings further reveal that the majority of the Rousehold members in both

communities were present quﬂyf&éﬂi H\iﬁ{ﬁﬂqﬁﬁﬁflfd@_qﬂbﬁ}r@tes the number of periods

household members spent ig the house-ARout.225 (89.9-pek, cent) lousehold members of the
247 household members W(}i‘ pggﬁt if\t%; ;!-oiuj;\ eve?f/dciazi} eiln A!fkl)'uraso. In Kromoase, 189
(87.5 per cent) household members of the 216 household members were present in the house
every day. A small proportion of 24 (11.1 per cent) household members were present in
Kromoase during vacation. Similarly, a small proportion of 17 (6.9 per cent) household

members were present during vacation in Aburaso. About 3 (1.2 per cent) household members

in Aburaso and 1 (0.5 per cent) household member in Kromoase were present every fortnight.
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Table 15: Periods household members are present in the house (n=463)

Periods Aburaso Kromoase Total

n % n % n %
Everyday 225 89.9 189 87.5 414 89.4
During weekends 1 0.4 1 0.5 2 0.4
During vacation 17 6.9 24 111 41 8.9
During leave fromwork | 1 0.4 1 0.5 2 0.4
Fortnight 3 1.2 1 0.5 4 0.9
Total 247 100.0 | 216 100.0 | 463 100.0

From the research findings, it can be concluded that the greater proportion of the household
members present every day in the house is as a result of the high numbers of children in

households and the occupation of the adult household members in both communities. The

evidence from the study reveals that the e --"_*e‘- the house in the mornings

for school and return in théiai 7 7 1 Y Trmy,
IR NIN RIN NIN RiN BRI

eeSactivitieS T the temeSt Metropplis. As has previously been

V UM

orking population within

households conduct their busi

asi Metropolis to conduct

were not present every day

in the households were eith ! ‘ Itertiary institutions. Other
household members who wéremvrpresmmmmmvarydayweré working in communities

far from Aburaso and Krombasgwdul Within e ‘Ashanii FeOian whide others were working in
communities outside Ashanti region, Erom the findings, th impljcation of many household
WESTERN CAP

members present every day In fhé&house $HOWS that ouséhdld['ﬁeads must have enough
resources to maintain the stability of their households.

Moreover, the research findings illustrate that the majority of the household members are
economically active and most of the economically active population are employed. Table 16
shows the economic characteristics of household members 18 years and older excluding
students in Aburaso and Kromoase. From the table, a higher proportion of 204 (80.3 per cent)
of the economically active household members were employed while only 50 (19.7 per cent)
were unemployed in both communities. The high level of employment of the economically
active population in the communities explains that the majority of the people in the newly-

developing areas in Aburaso and Kromoase are generally not poor.
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Table 16: Economic characteristics of household members 18 years and older in Aburaso
and Kromoase (n=254)

Economic activity Aburaso Kromoase Total
n % n % n %
Farming 5 3.6 1 0.9 6 24
Trading 43 | 314 |40 |34.2 83 | 327
Teaching 9 6.6 16 13.7 25 9.8
Driving 4 2.9 7 6.0 11 4.3
Mason 10 |73 6 5.1 16 6.3
Bus attendants 4 2.9 4 3.4 8 3.1
Pensioner 1 0.7 4 3.4 5 2.0
Other profession (seamstress, etc.) 26 19.0 | 24 20.5 50 19.7
Unemployed 35 25,5 |15 12.8 50 19.7
Total 254 | 100.0
Please note: Adults, who we
The research findings further of the economically active
people employed are engaged jin|trad Dove table, it is evident that a
highest proportion of 43 (31.4 reltrading and in Kromoase, a

highest proportion of 40 (

members engaged in other {qf?ifline‘lsﬁﬁ %apw ??fp??ytx civil servants, tailoring

and hairdressing in Aburaso and Kromoase. From the table; in Aburaso, 26 (19.0 per cent)
1 " 3 T

household members were er?b%g«!él— iﬁh?'ot];eribr&i%s;‘l'bns &hifa‘-h} 'Kllomoase, 24 (20.5 per cent)

household members were involved in other professions. In both communities, a small

2 e centnotsSenoicCmeEmoer S Were_ 1 rad|ng Other household

proportion of 6 (2.4 per cent) economically active household members were engaged in

farming.

As has earlier been mentioned, the households in Aburaso and Kromoase are dominated by the
Asante tribe. Historically, the Asante households carried out a myriad land-based activities to
support the livelihood of their household members (Fortes, Steel and Ady, 1947). The
livelihood activities included, among others, farming, hunting, fishing, trading, collection of
snails, mushrooms and fruits from the forest, palm-wine tapping and handicraft works (Daaku,
1972). In Aburaso and Kromoase, the insights from the study show that farming and non-
farming activities were combined to support the livelihood of household members prior to the

massive allocations of the communities’ lands. Interviewees in Kromoase illustrated that the
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majority of the people who were highly engaged in farming were the old adults while the young
people were highly involved in trading. Those who were trading also combined their trading
activities with farming. Sometimes, they went to farm early in the morning and in the afternoon,
they went to the CBD of Kumasi Metropolis to do their trading. Indigenous household heads
expressed that due to the size and the poor fertility of the lands in Aburaso and Kromoase, most
of the young people who wanted to cultivate cash crops such as cocoa migrated to Western and
Brong Ahafo Regions. This finding supports the insights on migration of cocoa farmers to new
frontiers in Brong Ahafo and Western Regions in Ghana by Berry (2008). Berry describes that
in the middle of the 20th century, many cocoa farmers in the Ashanti Region drifted to Brong
Ahafo and the Western Regions to search for new land for cocoa cultivation due to the loss of
soil fertility and the death of their cocoa trees.

In Kromoase, we cultivategiore cessava and plehtain then cosaa. We cultivated cocoa but
the cocoa trees died. The W 3 g / e \cassava from farmers and
sold the cassava in Kumasi. algo | is BUsiness of buying cassava from the
farmers and selling the cagsava in Kumasl. int Crative business during the
time | spent in Kromoa ter-gropping-ont-from-sehoot—the-yatfg people also when they
finished school and they did not have anyone to support them to learn either a trade or further
their education, they we ejgth fia ofeeyergpeople were still farming alongside
their usual trading?/Th %‘L&’S&eﬁm fmn totﬂytﬁﬁ $00dstuffs togfeed gtheir
households. They weeded a small place and cultivated cassava, maize and plantain. If the
land size was big, the palric;nlt;!'jdjort]ﬁki' jt.Rhi_'é'*Jvas 5§baﬁ§elt e!:férms were cultivated to
get some foodstuffs to feed the household and they did not cultivate crops purposely for sale.
The surplus after feeding the household was sold in the market. Palm wine tappers also sold
their palm wine in Kejetia and Bantama. | did not have farm in Kromoase when | was staying
here with my grandmothers. However, | assisted my grandmothers in their small farms they
cultivated to feed us. When | left Kromoase to cultivate my cocoa farms, during farming
seasons, | would come to Kromoase and cleared the bush for my grandmothers to cultivate
food crops (Interview with Amoakohene, Kromoase, 16/01/2020).
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The findings illustrate that food crop farming was the prominent farming activity in both
communities and women were the people who were highly engaged in this type of farming.
Scholars who advocate for sustainable livelihoods outline that the conversion of agrarian forms
of livelihood normally leads people to diversify their livelihoods towards non-farming
activities (Abass, Afriyie and Adomako, 2013; Adomako, 2013; Mtero, 2014). Aberra and
King (2005) also found that in peri-urban Kumasi, the commercialisation of customary lands

influences people to combine both farming and non-farming livelihood activities to survive
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within their new environment. In this present study, the findings on livelihood strategies
absolutely support the findings and the conclusions of these previous studies (Aberra and King,
2005; Abass, Afriyie and Adomako, 2013; Adomako, 2013). In Aburaso and Kromoase, the
findings show that a small proportion of the community members combined both farming and
non-farming activities to support their living conditions in this era of land commoditisation.
The research findings reveal that the commoditisation of the communities’ lands has extremely
reduced the agrarian livelihood sources that households previously obtained from their lands.
Only 5 adults reported farming as a livelihood activity in Aburaso and 1 adult reported farming
as a key economic activity in Kromoase (see Table 16 above). This is a result of the ongoing
dispossession of local clans whereby their farmlands are allocated to well-off outsiders by
traditional authorities and other powerful groups such as the local vigilantes or land guards.

The insights from the findings on the economi

characteristics of the household numbers in

Aburaso and Kromoase display-stiilartieie "Bfthe Looadmie-characteristics of household
members in the Atwima Kwa N-J I.I.IE [PETET RS “ EUY “-. of the District shows that
two thirds of persons 15 yeak -- ----- vus- --..- ICatiy in 2010. Out of the total

economically active populatio
2,291 (6.2 per cent) were

of 3 : « Qut 3 arfcent) were employed while
mpl | [ 2| economically active male
population were employed -..Q.;.... n the economica!
in Atwima Kwanwoma Dlst Vus_d lystrates that 9,487 (27.5 per cent) were
engaged as service and sales f’{'é E cortétl thig jf Elg estpfet{:er{:tage of the total employed
population of 34,502. This Wag olldwed by BE77627 4lperent) skilled agricultural, forestry

and fishery workers and 6,503 (18.8 per cent) craft and related trades workers. The 2010 Census

y-active-female population. Furthermore,

data shows that females were highly engaged as service and sales workers, skilled agricultural,
forestry and fishery workers while more males were engaged in craft and related trade works.
In the District, a small proportion of households engaged in agriculture, which is the backbone

of the Ghanaian economy.

From the study, the high involvement of household members in trading in both communities is
due to the proximity of the communities to the Kumasi Metropolis. The Kumasi Metropolis is
the hub of commercial activities which extends beyond Ghana to other West African countries
(Abass, Afriyie and Adomako, 2013). The proximity of the communities to the Metropolis
enables household members to commute daily to the Metropolis to conduct their business

transactions. The findings also reveal that the trading was mostly involved by women (both
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young and adults). The majority of the respondents illustrated that the women commuted daily
from Aburaso and Kromoase to the CBD of the Kumasi Metropolis and returned in the evening.
In addition, other women did their petty trading in the two communities (see Figure 4 above
and Figure 5 below). For the men, some travelled to distant communities to sell second-hand
clothing and the young men were highly engaged as bus assistants and in driving. As with the
young women, some of the young men commute daily to Kumasi Metropolis to assist travellers
with their luggage, locally called ‘Paa-O-Paa’. In both communities, many household
members have multiple sources of livelihood. The other sources of livelihood included

remittances from children or relatives, remittances from abroad and others combined different

primary sources of livelihood such as farming, seamstress, carpentry and masons.

Figure 5: A woman engaged in petty trading in Kromoase
Source: (Fieldwork, 2020)

Moreover, the majority of the unemployed household members were the elderly household
members in both communities. Most of the elderly household members stayed in the house and
relied on remittances from their relatives, children and grandchildren as a source of their
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livelihood. Foodstuffs such as plantain, cassava, cocoyam and yam were mostly obtained by
households from the Kumasi Metropolis. Nonetheless, these foodstuffs were previously
produced by farmers and were sold at affordable prices in the communities. In Kromoase, a

participant expressed that:

Living conditions are bad. There is nothing that a person will do that does not involve the
payment of money. Even when a person wants to throw rubbish away, the person has to pay
money. Life is quite different from the olden days. We are suffering (Interview with Mrs
Nsiawaa, Kromoase, 03/01/2019).

Similarly, in Aburaso, an indigenous household head who was a smallholder farmer expressed
that:

It is either you go to market (Kejetia) to trade or do petty trading or hawking or you do
somebody’s work for him. Other than these, there is no job in this community. The living
condition of us in this community is that wesbuy foodstuffs now. Previously, you can get
these foodstuffs in your backyard gardeiioratarm-elaseteae community and the only thin
T T over T yeame ! b ot ge

you will buy is meat. Buthis-tmie~we Duy every(hifg=Hou-dommot buy, you will not get

food to eat (Interview withrivirs DraNteNgr AR OH 012049

b T =
i .l
N
CA

1]

indigenous households in Aburaso| end Kromogse demonst
Table 17: Description of ti]' urrent_ livj CO_ﬂfi lons.of the indigenes in Aburaso and
Kromoase (n=105) ei%‘q fql gjnﬁh ] Iimi 0/ the

o
o

The responses from the que 0

3nt living conditions of the

ok
S0

that the majority of the

indigenous households are poQt.

Living Condition W BRihirdol B ™ Kbindask* |, | Total

n % n % n %
Very good 2 3.5 0 0.0 2 1.9
Good 18 31.6 20 41.7 38 36.2
Poor 30 52.6 23 47.9 53 50.5
Very poor 7 12.3 5 10.4 12 11.4
Total 57 100.0 48 100.0 105 100.0

Table 17 above shows the current living conditions of the indigenous households in Aburaso
and Kromoase. From the table it is evident that half of the participants, 30 (52.6 per cent)
participants in Aburaso indicated that the indigenes’ living conditions were poor. Similarly, in
Kromoase, about 23 (47.9 per cent) participants expressed that the indigenes’ living conditions
were poor. A higher proportion of 20 (41.7 per cent) respondents in Kromoase and 18 (31.6

per cent) respondents in Aburaso stated that the indigenes’ living conditions were good. From
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the research findings, many economically active people in Aburaso and Kromoase are
employed, revealing moderately wealthy household members. This occurs because the
questionnaires were administered in the newly-developing areas of the communities and most
of the migrant household heads were employed. However, from the table above, it can be
stressed that the living conditions of the majority of the indigenes in Aburaso and Kromoase
are fairly poor. The people who were affected by the drastic reduction in the agrarian forms of
livelihood emerging from the commoditisation of the lands are the elderly women, as most of

the food crop farms were cultivated by them.

5.3 Land Administration and Tenure Systems in the Early History of Aburaso and

Kromoase

Land administration and land tenure systems encompass, among others, land ownership, land
cmerpracie

access, land allocation and land ,, gs=ha.lhis section, the researcher presents

the customary land administratie sarjy history of Aburaso and

B
: N NIN RIN NN NIN R : .
Kromoase. The section specifi¢altyexXamines the Tindir nership, access, allocation

e carty f

and management practices in £

5.3.1 Land ownership

| § i |
) 1]

The evidence from the study illustrates that prior to this era of massive land commoditisation

in Aburaso and Kromoase, JaLMgUrdEtiﬁtﬁrME&Fwaféﬁl%éfe cultivated by their clan

members absolutely. In Ablqiisolithe;c*inspmfﬂestgblis@edj{we‘ﬁo!mnunity are the Wawaase,
Domase, Krobo, Kurapaakuo and Odumase clans. The pioneér clan who started the

establishment of Aburaso is the Wawaase clan. Later, the Domase, Krobo, Kurapaakuo and
Odumase clans joined the Wawaase clan due to the Asante wars?°. From the research findings,
in Aburaso, the clan lands were managed and controlled by the clan heads in conjunction with
the clan members. An indigenous household head who was a petty trader in Aburaso stated
that:

Each clan had a farmland for cultivating crops. Our place was called Odumase, the far end
was Wawaase, here was called Domase and the other side was Krobo. The lands were divided
and each clan had a place it was farming (Interview with Mrs Aboronoma, Aburaso,
15/01/2019).

20 Interview with Regent Chief, Aburaso (28/12/2018)
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In Kromoase, the community was established by the Betenase, Kotokuom, Bedensu, Benafiem
and Faaman clans. Most research participants, including the Queen Mother of Komaose
mentioned that the pioneer clan who established Kromoase was the Betenase clan and the other
clans, the Kotokuom, Benafiem, Bedensu and Faaman later joined the Betenase clan®.
Conversely, some research participants in Kromoase argued that the Betenase clan is not the
pioneer clan who began the establishment of the community. These research participants
mentioned that the Betenase clan migrated from Kwanwoma to Kromoase to look for children
from the smaller gods of Kotokuom clan. These smaller gods helped people who could not give
birth to get children. For instance, one research participant revealed that the pioneer clan in
Kromoase is Kotokuom clan not Betenase clan and the Kotokuom clan obtained their land from
Kwanwoma chief??. The misunderstanding over who is the pioneer clan in Kromoase led to the

division of the community lands between Betenase clan and Kotokuom clan. According to a

clan head in Kromoase, thou /ewpeen.divided between these two clans, he
explained that: “The BetenasEehicist e ocognisa el o chief of Kromoase?.

farmlands to be their propertyl As | . & ds were managed and controlled by

the clan heads in conjunctiofj wi ‘ {/An inglgenous household head in

e i ‘4 -

Kromoase who is also a petiy-traderargued-that y

In this community, evelyl diah has/aHarl elhale Eetenfist/igedensu, Benafiem and

Kotokuom, they all have their lands. Faaman does not have a'land because they came to this
community to search o reinp nf!ﬁ n apsmatier god qgangs later settled here due to
intermarriages with thefgé'op eifrthi c%r?ﬁr#t?h?&(lntfﬂ}i;\,‘vnvl\j/itrﬁﬂrs Afriyie, Kromoase,
02/01/2019).

Land ownership is the possession of exclusive management, access and use rights in, on and
over a parcel of land (Schlager and Ostrom, 1992). Land ownership provides a person with the
power to control and direct the use of a given parcel of land (FAO, 2002). From the research
findings, it is evident that land ownership in Aburaso and Kromoase in the early history of the
community, reflects similar patterns as pre-colonial Akan communities. Hayford (1903) noted

that the chief did not own all the lands within his jurisdiction in pre-colonial Akan

2L Interview with Queen Mother, Kromoase (06/01/2019).
22 Interview with Mr Kubi, Kromoase (22/01/2019).
23 Interview with Mr Manso, Kromoase (07/01/2019).
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communities?®. There were lands over which the chief had proprietary rights and could deal
with them as he pleases but with consent from his family. Also, there were lands which were
attached to his stool and he could deal with them with the consent of his councillors. For the
general state land, the chief exercised oversight responsibility in terms of ratifying grants made
by his subjects but not ownership thereon (Hayford, 1903). In Aburaso and Kromoase, the
findings on land ownership show that all the clans controlled the lands they were farming
absolutely and the clans regarded the lands to be their property. Land allocation, management
and control over the clan farmlands were handled by the clan heads in collaboration with the
clan members. The chiefs did not allocate the farmlands in the communities to people for their

farming activities.

Arko-Adjei et al. (2009) argue that all lands in Ghana are owned and managed by clans. This
finding is consistent with the findings on land ownership in the early history of Aburaso and

Kromoase. This research als HTEC ' were owned and managed

by clan heads in conjunction et of peri-urban expansion
has undermined the power a ised over their land through
their clan heads. The subdivi and sale offland have seen traclitional authorities wrestling

away the control of clan lands|far commerai gah Thus, levidence from the research shows

that traditional chiefs did noi-rave-ansetute-centret-of-ctananas=trom the findings, it is clear
that the different social unltsgjq\‘ Oi]g'tth S (tfr;ﬁh)belr clan heads) exercised control in
land administration as opp the b Ut exe cflsefdg by traditional chiefs in
contemporary times. Thus,\lan [Badd apd emders (families Mithin those clans) made

decisions on land allocations and management over their clan lands. In addition, the findings

on land ownership reinforce the idea that there is no land without an owner (Sarbah,1903). In
both communities, every inch of the communities’ lands was owned and managed by a clan in

their early history.
5.3.2 Land access

In the early history of Aburaso and Kromoase, the findings on land access established that
access to land was through membership to a group. In both communities, most research

participants stated that both clan members from the various clans and strangers could access

24 See Chapter 2 of this thesis for a more detailed discussion on the role of traditional authorities in land ownership
and administration in the pre-colonial and early colonial periods.
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lands for both farming and housing purposes. Also, both women and men had equal access to
land with women obtaining the greater proportion of the land through the maternal inheritance
and food crop faming. The participants stated that a member of a clan could access clan lands
either through the clan head or clan members for farming purposes. Also, members from
different clans could access the lands of other clans through the clan heads or clan members
for farming purposes. In addition, the respondents highlighted that strangers who joined the
communities were allowed to farm on lands that belonged to the clans in the communities. The
majority of the interviewees explained that the strangers were allowed to access the community
lands because strangers were used to develop communities. An indigene and former

assemblyman in Aburaso noted that:

Our forefathers gave lands to both strangers and indigenes in this community. We use
strangers to develop a community. So, if a stranger joins your community, you need to give
him a place to stay and a land for h|m to cultivatescrops (Interview with Mr Kuffour, Aburaso,
31/12/2018). :

Furthermore, the clan lands Hs and strangers for farming
purposes either on share tenangys

the lands after harvesting thei . 3 ol [ ptation was also a common

with and between clans. The-coRtHeiS-Were—mosti—arouna—he—control and access to fallow

lands that had been unutiIiseUIqu&&atﬂnﬁpﬂigdw%\fmﬂ?@propriated the virgin land

claimed absolute ownership of that land. In this regard, when other clan members entered into

-

those lands for farming Wi?"i%htlfth;ir r%ngén&umg tﬁeﬂ f;\IJ\X) !)'ériods, it resulted in land
conflicts. Also, when people were allowed to cultivate crops on other people’s lands, they often
made claims on that land based on their prolonged utilisation of that land. This situation often
induced land conflicts among clans in both communities. For instance, in Aburaso, a clan
member from the Domase clan was killed by a clan member from the Krobo clan due to
misunderstanding emerging from continuous farming of one clan on another’s land and the
claiming of ownership thereof?. Although these cases were minimal, in instances where they

did occur, there were customary dispute resolution courts at clan levels and community levels

5 Interview with Osei, Aburaso (28/12/2018).
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to settle the cases unless the case was a criminal case, in which event it was referred to the

district court at Twedie.

Land for housing purposes was accessed from the chief by both indigenes and strangers either
through clan heads, family patriarchs or other elderly and respected people in the communities.
According to the key informants, all the clans lived together in one place in order to protect
themselves from robbers and wild animals. In Aburaso and Kromoase, each clan had a
farmland either far or near the old-built up areas of the communities. The clan members left
their settlement every morning for their farmlands and returned either in the afternoon or in the
evening. The land these clans lived on belonged to the pioneer clans. Therefore, people
accessed the lands in the old residential areas for housing only through the chiefs?® and their

elders in the communities.

Research findings on the nature of | gt and Kromoase in the early history
of the communities corroborateevaane 7, rene-aceess o= ial Ghana as documented
in the wider literature (Hayfor . - ‘ 11). In pre-colonial Ghana,
membership to a group detert a personj 4 Roill - o0 citer and use a piece of land within the
customary land tenure systems (Ubink and an, 8; Allfo- I, 2011; Awuah-Nyamekye
and Sarfo-Mensah, 2011) (s dl§o Chianterid isect oup can be either a clan or

the larger community. Indlgenes obtain membership through their clans while strangers obtain

membership via their acceptanctinto e karger fommiunity mggfm@; 1997; Arko-Adjei et al.,
2009; Arko-Adjei, 2011). ng‘.gind of pfopﬁd%not(det rriq]e[thelr access to land in the

early history of Aburaso and Kromoase. In sum, people born to clans were allowed to cultivate
the clan farmlands without restrictions. People accessed land for housing and agricultural uses
from distinct authorities, namely chiefs, clan heads and clan members. The legal recognition
given to traditional authorities through the 1992 Constitution and the concentration of land
administration powers in the hands of traditional authorities do not reflect the customary land
tenure governance systems in early history of Ghana. The current legal and policy instruments
give prominence to traditional leaders as the only social group through which people can access
land.

2% The chief is the occupant of the stool and the representative of the ancestors of the first arrival clan. The chief
allocates the land in collaboration with the first arrival clan head. The chief cannot allocate land without the
consent of the first arrival clan head.
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5.3.3 Land allocation

It is evident from the findings that the latter clans?’ did not have the power to allocate the lands
in the old built-up areas to land seekers for housing purposes because those lands were owned
by the pioneer clans. It was only the chiefs and their clan heads who allocated those lands for
housing purposes. The latter clan members could make huts or build houses on their clan lands
without the consent of the chiefs. The participants stated that chiefs allocated lands to people
who requested them and the people gave ‘drinks’ to the chiefs. The respondents further
indicated that the lands were not sold and the drink was a seal of the land allocation and
appreciation of the chiefs’ kindness in giving the person the land. Asiama (1997) reveals that
the drink could be a pot of palm wine or a bottle of schnapps. However, presently, the drink
has been converted into money which is equivalent to the open market value of the land (Blake

and Kasanga, 1997; Fiadzigbey, 2006). The interyiewees in Aburaso and Kromoase mentioned

In the olden days, we love ; : 4t you needed to do was to
bring a drink like one schngf 1ef. i t a person to go and show
. ie i . gase, 9/01/2019).

|:

In contrast, most research pttilc?elallts\mﬁoﬁﬁ;tfaie ﬂlr}d{ﬁro!(??éa;se, stated that people did

not send a drink to a chief to request land for housing. Research participants argued that by
virtue of belonging to a farﬁik/,lfl-aﬁioJ c&nnﬂm‘& peﬁélé‘in}gegd- of land were allowed to

build houses on the communities’ iand. Originally, the dwellings or residential structures were

adjoined or very close to one another. Baeyens (2012) argues that the construction of the houses
in this form occurred due to the nature of the forest belt in Ashanti Region. The people built
compound houses and the houses were close to one another for protection against wild animals
(Baeyens, 2012). In the early periods, there was relative receptiveness to outsiders seeking
land. The incorporation of outsiders was a means for local chiefs to expand their chiefdoms
and increase the number of subjects in their jurisdictions. Accordingly, the house of an indigene

27 The latter clans did not have advantage over the control of the lands in the old built-up areas because those lands
were for the pioneer clans.
28 Schnapps is an alcoholic beverage mostly used for cultural rites or ceremonies in Ghana.
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could either be adjoined to that of another indigene or to a stranger’s house. In Aburaso, a clan
head argued that:
Every chief wanted his community to expand. So, our forefathers were giving the lands free.

At times, if you want a land to build a house, they can tell you to join your house to their
house. (Interview with Mr Osei, Kromoase, 28/12/ 2018)

From the findings, it is evident that if land had remained abundant, drink would not have been
given to community heads upon request of land for housing. The participants’ claims of
adjoined houses are illustrated by Figures 6 and 7 below. In these figures, pioneer clan
members’ houses and latter clan members’ houses are joined together in Aburaso and
Kromoase in the old residential areas. Research evidence demonstrates that the communal
living system was prevalent in the early periods in both Aburaso and Kromoase.

O N NI NN Wi

[ il
i..“,.l |

Figure 6: Houses of first clan and latter clans built together in Aburaso

Source (Fieldwork, 2020)
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Figure 7: Houses of first clan and lat ¥ ether in Kromoase

Source: (Fieldwork, 2020)

Most research participants in hat access to farming land

was mostly administered by heads. Clan|heads|facilitated the allocation of clan lands to
both clan members and strangars in need affagriculturali land. It yvas not imperative for clan
leaders to seek permission fpem-tne-traattionat-entet-petore-atioeatthg agricultural land. Some

research participants argue hf’l withi ¢ Q women could allocate land. Thus,
o UNIY RS T o ar 1

these participants portraye inclus syste f ar{gl alfocation. An indigene and

smallholder farmer in Aburidy’ ertoned fhabd Fubn K Wite i§%¥dming on a particular land,

could tell a person to farm on the other side of the land®”.
Similarly, a petty trader (who is also a farmer) from Kromoase stated that:

In the olden days, if a person wanted a piece of land for farming, the person needed to inform
the clan head. The clan head would consult the clan members and the land would be given
to the person. (Interview with Mrs Mansa, Kromoase, 13/01/2019)

The findings on land allocation for farming activities from Aburaso and Kromoase substantiate
the findings obtained by Blake and Kasanga (1997) in their study. Blake and Kasanga (1997)
outline that when land is predominantly used for agricultural purposes, land allocations are

2 Interview with Mrs Ampaafo, Aburaso (30/12/2018).

http://etd%aglvc.ac.za/



often controlled by clan heads and members in stool land communities. Hayford (1903) further
reveals that land allocations were done by chiefs, clan heads and community members in stool
land communities in pre-colonial Ghana. Therefore, the recognition of chiefs as the only social
group to allocate lands in communities did not exist in both pre-colonial Ghana and the early

history of Aburaso and Kromoase.
5.3.4 Land management practices

Research findings show that in the early periods, the people in Aburaso and Kromoase observed
different land management practices. These land management practices include observance of
sacred days, boundary identification, inspection of lands, communal labour and payment of
taxes. In both communities, streams and Ntomme3® were used to identify the boundary between
the communities and the neighbouring communities. Also, Peepee3! was used to identify the

boundary between clan lan LL-as=H0ura 0 n parcels of lands for farmers

cultivating crops on the sa Wm“ ead, who is a member of

and Anwa Afaseibon. L the stream, Akokosu is our

boundary®?”.

On the other hand, few mdlte{m%e feeseﬁoﬁhqﬁs frquAbbjrﬁe and Kromoase stated that

there was no distinguishable boundary between clan lands. The respondents explained that the

-

clans were living together a&-@ﬁe‘fahl%oith&gv;‘a‘é n(fnrr;ééh. c})b&ilndaries. In Kromoase, an

indigenous household head declared that:

We did not have identifiable boundaries. This is because we came to meet the wife of
Asantehene® and we were living peacefully with her. So, the land we were given, we knew
the boundaries. If you are living with a person in love, what is the need of a boundary?
(Interview with Mr Asamoah, 07/01/2019).

Many studies have concluded that boundary identification is a major challenge in customary
land tenure systems in Ghana (Mends, 2006; Arko-Adjei et al., 2009; Akrofi, 2013). The

ONtomme is a plant mostly used to identify boundaries between communities or clans’ farmlands.

31 Peepee is a plant commonly used to identify boundaries between clans’ farmlands or farms of clan members on
a particular clan farmland.

32 Interview with Mr Appiah, Kromoase (09/01/2019).

33 Asantehene is the highest king in the Asante nation and all other paramount, divisional and sub-chiefs are under
him.
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studies highlight that boundary identification has created contestations and poor land
administration in many communities in Ghana. Owing to this challenge in the customary land
administration, most advocates of land titling registration champion for cadastre maps for
communities in order to identify their boundaries. Contrarily, the findings on land management
practices of the current study highlight that boundary identification was not a major problem
in Aburaso and Kromoase in their early history. The communities knew their boundaries and

they used specific plants and streams to differentiate clan lands and communities’ lands.

Moreover, sacred days were observed by the people in Aburaso and Kromoase prior to this
period of massive land commoditisation. In both communities, all the key informants conveyed
that farmers were not allowed to go to farm on Tuesdays. The participants revealed that
Tuesdays were sacred days for the Mother god of the Earth, Asaase Yaa and the community

members were expected to rest from their farming activities. Goats were also prohibited in both

Here, we don’t go to farm on|Tuesdays. Also, we al into this community. My
7 d ‘ , is traps, he heard a voice
When he ¢ Yome co=SWe . I.didn’t knOW that it was

(Interview with Mrs
lB)[ P P M
NIVERSITY of the
Asante (1965) describes thit thi custpinaiy ﬁwd\enu? sy{teﬁs[revolve around traditional
worship. Certainly, this finding from Asante (1965) was supported by the findings on

saying, “Give me way’".
the Mother god of thel
Korankye, Aburaso, 27/1[2

observance of sacred days in Aburaso and Kromoase in their early history. Both communities
customary land tenure systems were modelled around traditional worship of smaller gods.
Also, the observance of sacred days reveals that the founders of Aburaso and Kromoase
understood the implications of continuous farming on the lands, the climate and the vegetation
in the communities. Though the observance of the sacred days is presently regarded as ancestral
worship, it can be concluded that the practice helped the communities’ lands to replenish lost
nutrients weekly. On the other hand, the prohibition of certain animals into the communities

emerging from the worship of particular smaller gods affected goat rearing in the communities.

The evidence from the study further reveals that communal labour was predominant in both
communities. The findings on land management practices show that members in the

community who involved themselves in community development such as school building and
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weeding around the community, were rewarded. An indigenous household head who was
unemployed in Aburaso stated that: “People who massively supported community’s activities

could be appreciated with a plot of land®*”.

Also, both traditional authorities and community members inspected the communities’
boundaries. The inspections were not done at specific days of the year; however, the traditional
authorities and the community members did the inspections through their farming and other
activities on the land. An indigenous household head who was a smallholder farmer in Aburaso
mentioned that: “We farm close to the boundary between Aburaso and Nwamase. So, if there

is a person from Nwamase who is weeding beyond the boundary, we inform the elders®”.

Moreover, the traditional authorities deliberately visit the lands they give to people for housing
development. The regent chief in Aburaso indicated that the inspections were done to prevent

encroachment into the lands. In at

Unquestionably, the findings oni i el that land management was

communal in the early hlérmy—of—Aburaso—arrd—KrUmUase_MEm‘ders of the communities

regarded the community lafids [ag Belohgingitdsall O thér, engiprovided all the necessary

support to prevent encroachir_i,iri? EEG.Fn?? RN CAPE

In both communities, taxes weie also considered to be paid by the users of the communities’

lands to the chiefs. In Aburaso, the regent chief and an indigenous household head pointed out
that people were paying ground rent to the royal family. On the other hand, in Kromoase, the
queen mother and an indigenous household head stressed that ground rent was not paid by
people who built houses but the cocoa farmers in the community. The queen mother declared
that: “In the olden days, it was cocoa farms that the farmers paid ground rent every year. Those

who built houses did not pay anything®®”.

34 Interview with Mr Aduomi, Aburaso (28/12/2018).
35 Interview with Mrs Odonkor, Aburaso (01/01/2019).
3 Interview with Queen Mother, Kromoase (06/01/2019).
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In colonial and post-colonial Ghana, Berry (2008) reveals that rents are paid by cocoa farmers,
especially migrant farmers who do not have user-rights to lands in communities. In this current
study, the findings on land management practices support that ground rent was paid by cocoa
farmers; however, the payment of ground rent by both indigenous and migrant households that
build houses in present-day Ghana did not exist in the early history of Aburaso and Kromoase.
From the findings, it is evident that the customary land tenure systems in the early history of
both communities revolved around traditional worship. Land ownership, access, allocation and

management practices were developed along the belief systems of the communities.
5.4 The Landscape of Housing and Housing Development in Aburaso and Kromoase

In Aburaso and Kromoase, the communities are divided into old residential and new residential
areas. The old residential areas are seamented by the names of the clans in the communities

and the clans live together ..m ST, AL uraso, the old built-up area has
neighbourhoods such as \Wawa#ase '.‘.. SLl : ;.,.—. Pemase and Kurapaakuo. The

Adwaase people were neigh u_ 0 ) | 0_Aburaso because of armed
establishment of Aburaso. In

| Betanase, Kotokuom, Bedensu,

robbery attacks in their comd

Kromoase, the old built-up |3

Benafiem and Faaman. Nearlyiall

sldre compound houses owned

by the clans. The compouna houses were built by the Toretathers of the clans and the houses

were handed down to the pl‘&_éﬁelgﬁrtiﬂ.m,&oﬁrlﬁ;s}fe@i!ﬂ fireas’ houses are not covered
by building plans and other,‘qkqut‘mﬁtsl l\/iostﬁf U{; reipor]Qetit;f itlated that the houses were

built before the communities’ lands were subdivided into plots.

In addition, the old residential areas houses are generally inhabited by the indigenes in both
communities. Most of the houses lack sanitary facilities, water and good road networks. People
who live in the old residential areas mostly use public toilets and public sanitary facilities.
Boamah (2013) highlights that in old residential areas in communities in Ghana, most of the
houses are in very poor conditions. This evidence from Boamah's (2013) study was supported
by the findings on the conditions of houses in the old residential areas in both communities. In
Aburaso and Kromoase, the houses in the old residential sites are dilapidated and poorly
maintained. Figures 8 and 9 show the state of the old residential buildings in Kromoase and

Aburaso respectively. The houses in the figures are not regularly painted.
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Figure 8: The state of housag-#
Source: (Fieldwork, 2020) Il Nl II-_

Figure 9: State of houses in old residential area in Aburaso
Source (Fieldwork, 2020)
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Moreover, in both communities, the findings on housing reveal that the development of the
new residential areas began in the mid-1990’s and the new residential areas are popularly
known as Newsites. During the mid-1990’s, the communities had already been declared as
planning zones and land commaoditisation was emerging due to the drift of migrant households
into the communities. The new residential areas were developed by the conversion of farmlands
cultivated by the clans in Aburaso and Kromoase. During the fieldwork, in both communities,
the greater proportion of the farmlands were already allocated, other farmlands were being
allocated while a smaller proportion were yet to be allocated. Table 18 below illustrates the
clans and the farmlands they cultivated before this era of massive land commoditisation in both

communities.

In Aburaso, as can be seen in Table 18, the farmlands in Diawuoso, Dome, Baagoro and

Yaaduabepoyaase were yet to be allocated, while farmlands in Aboaboso, Atimponnwa and

Buabenaam were being allg , lands such as Fufuwam,
Ampem, Mpotopoto and \We ] t 1 for housing. Additionally,
a smaller proportion of the %ag ‘ ! rmlands that were being

172

allocated and the others that wg yettb be allgcated.|However, a Fgsearch participant who was

a smallholder farmer in Abu reMealed| that the! farmers wierg insecure. The respondent

T i e - T

mentioned that the litigants ie-tne-chtettamey-aispute-and-tne-tana-guards in Aburaso allocated

crop farms to land purchase fUm hprﬁh,e ers’ !?Lfinqip and mostly the crops were cleared
by land purchasers without compensatior ént ”-r the

WESTERN CAPE

37 Interview with Korankye, Aburaso (27/12/2018).
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Table 18: Clans and farmlands cultivated prior to the massive land commoditisation in
Aburaso and Kromoase

Aburaso area
previous
cultivating
clans

Farmland yet to
be allocated

Farmlands
already
allocated

Farmlands
being
allocated

Brief explanation of
land use changes

Wawaase

Fufuwam,
Ampem,
Mpotopoto
and
Werewereso

The Wawaase clan of
Aburaso’s farmland in
Fufuwam, Ampem,
Mpotopoto and
Werewereso is already
allocated for residential
settlement. They do not
have any land left for
allocation.

Kurapaauko

Odumase

(IN NN NIN WA R

Atimponnwa

The Karapaauko clan
of Aburaso’s land is
being allocated for
residential settlement.

The Odumase’s of
Aburaso’s land is
being allocated for
residential settlement.

Krobo

Diawuoso, D

UNI
WES

VERSI
TERN

TY of the
CAPE

The Krobo clan of
Aburaso’s land in the
Buabenaam farmlands
is being parcelled out
for settlement while
their farmland in
Diwuoso and Dome is
yet to be allocated.

Domase

Diawuoso,
Yaaduabepoyaase,
Baagoro

Buabenaam,
Aboaboso

The Domase’s land in
Buabenaam and
Aboaboso is being
allocated for residential
settlements while the
farmland in Diawuoso,
Yaaduabepoyaase, and
Baagoro are yet to be
allocated.
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Kromoase
area previous
cultivating
clans

Farmland yet to be
allocated®

Farmlands
already
allocated

Farmlands
being allocated

Brief explanation of
land use changes

Betenase

Ampehe,
Asuogya,
Konnua,
Nana Kokoo,
Amangoase

Akokosu

The Betenase clan
lands in Kromoase
namely Ampehe,
Asuogya, Konnua,
Nana Kokoo,
Amangoase farmland
is already allocated for
residential settlement.

Bedensu

Kwabrafom

The Bedensu clan of
Kromoase’s farmland
in Kwabrafom is
being allocated for
residential settlement.

Benafiem

Buabenaam

Kotokuom

The Benafiem clan
farmland in
Buabenaam is being
allocated for
residential settlement.

VERSI

TY of the

The Kotokuom clan of
Kromoase’s farmland
in Kotokoun area is
already allocated for
residential purposes.
They do not have any
land left for
allocation.

Faaman

HOgRUBR I\

CAPE

The Kotokuom clan of
Kromoase’s farmland
in Kotokoun area is
already allocated for
residential purposes.
They do not have any
land left for
allocation.

Furthermore, a respondent from the royal family revealed that all the farmlands in Aburaso were

initially subdivided; however, due to the chieftaincy dispute and the injunction over the lands in

38 From the table, it is evident that there is no farmland yet to be subdivided and allocated in Kromoase. All the
farmlands are already subdivided and the queen mother is the person in charge of land allocations. From the
findings, a retired military officer from the Betenase clan, who assisted the clan in their litigation against the
Kotokuom clan, allocates some of the plots to land purchasers. The findings reveal that the retired military officer
was given those plots of land as an appreciation for his support to the clan in their litigation against the Kotokuom

clan.
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the community, the parties in the chieftaincy dispute, the clan heads and land guards allocate the
farmlands to land purchasers for housing without proper local plan®. In Aburaso, the sizes of
plot of land that are allocated to land purchasers are mostly 0.5 acres per plot, however, in a few
cases, the researcher identified that land purchasers divided the 0.5 acre plot of land into 0.25
acres each. The findings reveal that those land purchasers who shared a 0.5 acre of land were

unable to raise enough money to purchase the normal 0.5 acre of a plot of land.

In Kromoase, on the other hand, all the farmlands in Table 18 above were principally converted
to residential uses to develop the Newsite except small parts of Akokosu, Kwabrafom and
Buabenaam which were still being allocated to land purchasers by the traditional authorities
and other community members. In Kromoase, the community’s lands were divided between
Kotokuom clan and Betenase clan (See section 5.3.1 of this chapter). This division of the lands

led to the development of two Newsites, Kotgkuom Newsite and Betenase Newsite. The

for allocation.

Alternatively, the Betenase

Ampehe, Asuogya, Konnua, Nan

Buabenaam. During the fleldwork In Kromoase, the farmlands that were belng allocated to

land purchasers were small frogoetibns/of i rafon], épabphaﬁfngnd Akokosu. Also, those
farmlands in these areas weﬁ.suib.dqdid tnt(ﬁ qxi.an%the“plf;s !o;f land were cultivated by

few indigenes especially clan members in the Betenase clan. Like Aburaso, in Kromoase, the
sizes of plots of land that are allocated to land purchasers are generally 0.5 acres per plot,
however, in a few instances, the researcher found that land purchasers bought a 0.5 acre of land
and divided it into 0.25 acre each for housing. In both communities, indigenes used the marshy
areas to cultivate rice and sugarcane. Also, all the interviewees stated that there was no statistics
available on the sizes of the lands in the old built-up and the new built-up areas in Aburaso and

Kromoase.

The insights on farmlands conversion from the present study corroborate the findings obtained
by other scholars in their studies in peri-urban Kumasi (Abass, Afriyie and Adomako, 2013;

39 Interview with Mr Yiadom, Aburaso (28/12/2018).
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Adomako, 2013; Yeboah and Shaw, 2013). These scholars reveal that farmlands are mostly
converted into housing when urban residents and people from other communities migrate to
peri-urban areas in Kumasi. In Aburaso and Kromoase, most of the farmlands were converted
principally to residential uses. From the study of the communities’ local plan, no plot of land
was earmarked for agricultural purposes. A respondent in Kromoase who was the former

assemblyman argued that:

Kromoase lands cannot be used for agricultural purposes presently. The community’s lands
have attained an economic value for residential use due to the migration of outsiders into this
community. Therefore, the lands cannot be used for smallholder farming. This smallholder
farming does not give the farmers high returns as compared to the residential use (Interview
with Kubi, Kromoase, 22/01/2019).

From the insights of this study, it can be established that when demand for housing increases

in peri-urban communities, peri-urban residents convert their farmlands to residential uses due

|
WM that the houses were mostly

owned by the migrant househ@ld atnates civil servants, and
others. These outsiders were E : ere - red drink money demanded

by the people who were Se||l Kron u ise. This evidence from the

present study substantiates ﬁﬁmmrwomjﬁa'moah (2005) and Owusu
(2008) in peri-urban Kumadi. [The @%’gérEﬁeR_iﬁ@r’it’efnat;még};feg.-in the newly-developing

residential sites are mostly cwr;eij b};G)IﬂaanaE;:ex@tna%es ilviljsirvants and others who are

wealthy and are able to raise enough money to purchase lands from traditional authorities

(Owusu and Asamoah, 2005; Owusu, 2008). Thus, in peri-urban Ghana, the main determinant
of people’s access to land is their purchasing ability. People who have money are able to

purchase more lands while those who do not have money are unable to own a piece of land.

Moreover, in Aburaso and Kromoase, the houses are generally built with solid sandcrete blocks
and the designs are made mostly by the masons or the people inform the masons to build their
houses according to a house known well by them. In many cases, the person building the house
is the contractor at the construction site. Contractors are less involved in the construction of
household houses in Aburaso and Kromoase. Also, there are tradesmen that assist the masons
at the construction sites. These tradesmen carry building materials like blocks, mortar, water,
sand and others to the masons and other workers at the construction sites. Most of the

households build their houses bit-by-bit and averagely, it takes house owners 5 years before
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they are able to complete the construction of their houses. The findings display that the
completion of the houses strongly depends on the income sources of the house owners. A
respondent who was a petty trader and her husband a driver described how they built their

house in Kromoase in this way.

My husband and | were renting a room in Kromoase and | told him that if my mother has
given her children land, we should go and build one room on it. Initially, we built one room
and later when | got money, my husband assisted me and we built this house. Whenever
our funds were exhausted, we halted the construction of the building till the time we raised
enough money and continued. We did not go to Lands Commission and no person came
from the planning department to inspect the construction of the building. We did not hire
any contractor; my husband was more or less the contractor. He hired a mason and men
and he told the men how they should dig the trenches. My husband used his knowledge to
draw the plan of the building. (Interview with Brakatu, Kromoase, 15/01/2020)

A respondent from Aburaso who was a teacher also explained how she and her husband built

We bought our land of 0"25-geregfrorrouraccumuiatedineomerirom the queen mother of
Aburaso. The land was ¢ Fln!.lvh‘vv.o“" b o“ '.-liH !": we compensated her
crops on the land and we pelt ourghouse-ywWe spent 3 years toreyi|d the house and we did
not go to the Physical Pla g a ildind p avelopment permits during
the construction of the hQus - : i

because our landlord was (i ar
mason and he assisted us {a.de b imason &l aslassisted by other workers
to build our house. Weadhttit-the-hottse—from-otraccumttdated-tncame and whenever our

funds were finished, we halted the construction of the house till the time we were able to

i h il g Wi b (INTEF A ; korah, Ab ,
;asllsglfggfg) money to'EgnNuI ﬂqe [J,leﬂkg.,h (I”tlr‘f'fw__‘.ﬁf't? I[_YI[s Attakora uraso
WESTERN CAPE

In both communities, housing development was still ongoing in the new residential areas and

their house in this manner.

the houses were typically detached houses which were commonly called ‘self-contained’.
The findings on housing construction and housing type of the current study are consistent
with the findings obtained by UN-HABITAT (2011) and the Ghana Statistical Service
(2014a). From the 2010 Census data of the District, households in Atwima Kwanwoma build
detached houses and sandcrete blocks are used to build the houses (Ghana Statistical Service,
2014a). Additionally, UN-HABITAT (2011) reveals that households in Ghana mostly build
their houses without contractors, certified building designs and their houses are built bit-by-
bit. From the findings of the current study, it can be argued that the less involvement of
building experts and the non-compliance with building regulations may affect the strength

and the durability of the houses in Aburaso and Kromoase.
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In addition, in Aburaso and Kromoase, the houses’ design and building aesthetics are mixed
up. Houses with complex architectural designs and beautiful aesthetics are mostly owned by
rich migrant households, who are generally Ghanaian expatriates and civil servants. Also,
houses with beautiful aesthetics and concrete walls are surrounded by houses with poor
aesthetics and this condition affects the beauty of the physical landscape of the communities.
The findings on architectural designs of the present study corroborate the findings of Simon,
Mcgregor and Nsiah-Gyabaah (2004) and Amoako and Korboe (2011). These scholars
illustrate how in a peri-urban interface in Ghana, architectural designs are mixed up and the
type of construction materials and building aesthetics determine the status of house owners.
The scholars further indicate that rich households’ houses in peri-urban communities are
fenced with thick concrete walls while poor household houses are fence-free (Simon,
Mcgregor and Nsiah-Gyabaah, 2004; Amoako and Korboe, 2011). In peri-urban Kumasi,

ical Planning Department

architectural designs and aes

and the traditional authorities: , fesidential areas, the new
residential areas also lack tafrédwdapisi publigsae faryj faeil iﬂ,?s' aglpublic water system. The
findings show that the main sources of water were Wells or mechanlsed boreholes dug by
house owners (see Figure ﬁ) !Telow) AE “nBra\ hous"e'hold h%ad who was a driver in
Kromoase revealed that: “There is no water delivery system in this community. If you build
your house and you do not make a well, you have to go and fetch water from another person’s

house, who has a borehole or a well*®”.

40 Interview with Mr Asumen, Kromoase (07/01/2019).
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Figure 10: Well dug by a house owner in Krompase
(Source: Fieldwork, 2020) (= ’ —,

In Aburaso and Kromoase, t]elfﬁlfl—gatf)rﬁﬁlh ]eII&(iTniqﬁ iitae newly-developing areas
reflect evidences obtained ﬁ%mlgtgg.iei«cggldﬁtgq&by iﬁthe‘il sﬁo‘grs in peri-urban areas in

Ghana. These studies illustrate that in peri-urban Ghana, lack of basic services in newly-
developing areas are often caused by poor planning systems. The studies show that
development usually proceeds planning in newly-developing areas in peri-urban Ghana and the
unplanned developments emerge from uncontrolled rapid urbanisation (Yeboah and Shaw,
2013; Appiah et al., 2014, 2015). In Aburaso and Kromoase, the newly-developing areas did
not have good road and telecommunication networks. In both communities, the farmlands in
the Newsites were subdivided by private surveyors mostly for residential uses with few plots
being allocated for other land uses. These insights from the present study reveal that peri-urban
residents mostly lack basic amenities such as sewage systems, good road networks and water

delivery systems which support good living conditions.

The findings further show that there are different property rights which existed within

households such as house owners, tenants, rent-free tenants (people living in family houses)
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and caretakers. Table 19 presents the property rights of households in the newly-developing
areas in both communities. From the table, 47 (44.8 per cent) households of the 105 households
interviewed owned houses while a small proportion of 4 (3.8 per cent) households were
caretakers of other people’s houses. This finding displays that many house owners engaged in
the study and this supported the researcher to obtain a wider overview of the dynamics in

housing development and changes in the customary land tenure systems in both communities.

Table 19: Property rights of households in the new residential areas in Aburaso and
Kromoase (n=105)

Property right n %
House owner 47 44.8
Tenant 28 26.7
Living in family house 26 24.8
Caretaker ' 3.8
Total R 100.0

Table 20 reveals the identity ¢S in the new residential area

in Aburaso. From the table, it} | the newly-developing area
in Aburaso were owned by mig nt households were tenants

than the indigenous househoi@

»
D
"
N
)

& Tuirther sh ".':_that all the caretakers of

houses in the newly-developﬂg area in the community were migrant households.

NIVERSITY of the
;FnazbSI%ZO: Identity and prqi)‘_%[t;(1 {i%]tipfﬁol\:ie%lds (th,q? ?gvxtlr;esidential area Aburaso

Property right Indigene Migrant Total %
House owner 12 14 26 45.6
Tenant 13 15 26.3
Living in family house 13 22.8
Caretaker 3 3 5.3
Total 22 35 57 100.0

Also, Table 21 below shows the identity and property rights of households in the new
residential area in Kromoase. The table shows that most of the migrant households surveyed
owned more houses in the newly-developing site in Kromoase than the indigenous households.
The table further reveals that only a migrant household head was a caretaker of another person’s

house in the newly-developing area in the community.

http://etd%\%vc.ac.za/



Table 21: Identity and property rights of households in in the new residential area
Kromoase (n=48)

Property right Indigene Migrant Total %
House owner 8 13 21 43.8
Tenant 3 10 13 27.1
Living in family house 6 7 13 27.1
Caretaker 0 1 1 2.0
Total 17 31 48 100.0

In both communities, the caretakers lived in uncompleted houses and these caretakers were
poor migrants who were masons, a carpenter and a plumber. In both communities, the migrant
households owned more houses than the indigenous households in the newly-developing areas

(see section 5.2 of this chapter). Many respondents argued that the prices of plots of lands were

The respondents explained thaffh 35 had clan compound houses.

From the research findings, it prices of plots of land were

the main hindrance for the bui 2
indigenes presently living fhere—An-indigenous-household-head-who was a petty trader in
Kromoase mentioned that: ’U ?-,': I YV F R 5 I I‘ 'f' of the

If the chief tells you 117§ pFide ot 14hd BAd Wdu hgVe e Fiodéy, you can buy it. The

indigenes who could not purchase lands here due to the prices of the lands have gone to
Afrantwo and other places to buy lands to build their houses. This is because the prices of
the lands in those communities are very affordable. Look at me! I may want land to build a
house, but the work |1 am doing in this community, can | raise the money to buy the land at
the prices the chief is selling the lands? (Interview with Mrs Kaakyire, Kromoase,
03/01/2019)

oase by the majority of the

From the findings, few indigenous households purchased lands to develop them into housing
in the newly-developing areas, while those who could not purchase lands either migrated to
other communities or were still living in the clan compound houses during the fieldwork. In
both communities, the majority of the indigenous people who dwelled in their clan compound
houses in the old residential areas were very poor, especially the elderly people, and their

houses were poorly maintained.
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In this study, it can be argued that the low house ownership by indigenous households in newly-
developing areas in peri-urban communities is as a result of the initial willingness of the
indigenes to build houses in the early years of land commoditisation and the appreciable
increase in land prices emerging from the incessant migration of outsiders into the
communities. From the research findings, in the early years of land commoditisation in both
communities, the indigenous households were unwilling to purchase more lands in the newly-
developing areas to develop housing due to the availability of their clan compound houses.
However, as years went by and their household sizes increased and the land prices also
increased appreciably, the majority of the indigenous households who wanted to build houses
could not raise enough money to purchase the plots of land in the newly-developing sites. This
resulted in many indigenous households who wanted to own houses, migrating to other

neighbouring communities where land prices were affordable. The evidence from this present

hometowns to other neighbou ‘are affordable.

The research findings on th monstrate that most of the

households acquired plots gf-tang n...; buiit their houses as awnersgecupiers in Aburaso and
Kromoase. This finding rev %s re g,svsem was not the primary objective of
the majority of the house o lbur f‘% jij Si ‘f'rwe értuidy argues that rapid urban
expansion may improve the ];dus]yi_g,_‘g.f Aprépariornref the indigéfolis households in peri-urban
Ghana. Nonetheless, the percentage of the indigenous households whaose housing may improve

through rapid urban expansion is less than the percentage of the indigenous households that are
negatively affected by the rapid urban expansion.

5.5 Commoditisation of Customary Land in Aburaso and Kromoase

In Chapter 3, section 3.4, it was recognised that the continuous movement of traders, Ghanaian
expatriates, civil servants, businessmen, and others into the peri-urban interface in search of
land for housing invariably increases the prices of customary lands. The increase in prices of
the customary lands leads to traditional authorities dispossessing indigenes from their
farmlands to make more lands available for sales to land purchasers. In this section, the
researcher presents the actors in the customary land markets and the processes that resulted in

the commoditisation of the customary lands in Aburaso and Kromoase for housing. In both
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communities, the migration of traders, civil servants, Ghanaian expatriates, and others into the
communities led to the allocation of the communities’ lands to land purchasers at high prices.
These land seekers build houses primarily for their own use as it has already been illustrated in
this chapter. In Kromoase, the average price of a 0.5 acre of land in 1997 was GHS15.00,
however, presently, it costs GHS 40,000.00*. Similarly, in Aburaso, while in 1996, the average
price of a 0.5 acre of land was GHS 20.00, currently, the same land size stands at GHS
30,000.002,

The succeeding section will present selected life history case studies of land purchasers. These
case studies will show the different avenues land purchasers use to access land and how they
negotiate with different gatekeepers, namely traditional authorities, local clans, local
government actors and land guards. The presentation of land purchasers’ life histories and their

inter-relationship with various actors will be followed by an examination of the different actors

ant contiicts and « ontestations.

research material collected

ase. The three case studies

demonstrate how the inflowlé)f migrants from the Metropolisis a keyLoTriver of commoditisation
of customary lands in peri-utbad "G Harle’ Beridrbad éiﬁghgi@qiq‘iﬂgey feature of urbanisation
in Ghana where urban grov{t_t:,ii‘?s%)ciateﬁﬂh{sin%er?{sTgs[g.n and for land. The case
studies present a social profile, the type of people who migrate to peri-urban areas, the different
reasons for moving to peri-urban areas, and the gender dynamics within these selected
households. The case studies also illustrate how these different households negotiated access
to land in the local communities and how they have navigated the often contested and
conflictual environment. In addition, the three case studies present the employment history of
these different land purchasers. The land purchasers’ employment history and sources of
income are presented so as to approximate or ascertain their social class and how this influences
their ability to negotiate and purchase land in peri-urban communities, often at the expense of

poor locals or indigenes. The purchase of land by relatively well-off migrants has precipitated

41 Interview with Mr Kuffour, Aburaso (31/12/2019)
42 Interview with Dr Dankwah, Kromoase (06/02/2020)
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contestations over land and is a key driver of the growing social inequalities in the local
communities. The first case study focuses on a migrant trader who purchased land and built a
house in Aburaso. The other two case studies include a migrant Ghanaian expatriate and a
migrant medical doctor who obtained lands in Kromoase. The migrant Ghanaian expatriate

built a detached house while the migrant medical doctor built a detached house and a clinic.
Case study 1: a migrant trader in Aburaso-land for housing for owner occupation

On 1 November 1970, Bio*, a widow with two children, a son and a daughter, was born in
Koroforom Adoinkwanta in Kumasi Metropolis, which is about 6km from Aburaso. Bio is a
senior high school graduate and sells clothes in Kumasi Central Market. Bio bought her land
in 2008 at a time when the contestation over the lands and the stool in Aburaso was almost a
decade old. The other respondents in Aburaso mentioned that the contestation emerged from

IIIII'-II-II.“-II
NOTCH elael WO Was € Of one of the litigants in the

chieftaincy dispute. In Aburaso} 16 Htigatian Over § and the stools led to a chieftaincy

dispute and all the litigants in f nmunity members and land

guards sold lands to land
GHS15,000.00 (Old Ghana Cedis 150 milTion) 1n 2008.

UNIVERSITY of the

The price of the land was very expensive due to the influx of outsiders into the community
seeking lands, principally I%I"hlilshnglB’SBIO.;\Df lgl-él-‘&a!juti'clultivated as result of the

eviction of the clans from their farmiands by the litigants in the chieftaincy dispute. The poor

elof land for an amount of

1]
|

land allocations, evictions of clans from their farmlands and lack of accountability of proceeds
from land transactions also led to the creation of land guards in Aburaso. Bio was not fortunate,
she faced many challenges from the activities of land guards on her land. The land guards
scooped her sand and destroyed her sandcrete blocks. She managed to build a three-bedroom
house for her own occupation, which was still under construction during the fieldwork, at the
edge of the land and left the greater part of the land undeveloped. Bio said that the undeveloped
part of her land had been sold several times by the Kromoase chief to many people, although

the land belongs to the Aburaso chief. According to Bio, her land is at the boundary between

4 As with all respondents, the names of the people interviewed in these case studies is fictitious to preserve their
anonymity.
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