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Purpose: The study sought to identify the most reported relevant drivers of housing deficit in Ghana 
from empirical studies and to be guided by them to propagate practical micro and macro levels 
housing strategies that could be pursued by households, communities, and government to address 
the housing needs of both rural and urban households. The review makes a distilling contribution to 
the housing literature advancing the critical drivers of housing deficit and propagating the dire need 
for resilient housing remedies in Ghana.

Methods: The study adopted an exploratory research design and mainly reviewed relevant 
housing literature comprising of scholarly articles, research papers, policy documents, conferences 
proceedings and dissertations. A thematic content analysis was undertaken to facilitate the mapping 
out of the interconnected web of drivers of the housing deficit.

Results: The review of the literature indicated that housing deficit in Ghana is driven by a complex 
web of broad factors of demographic, financial, land, planning and policy drivers. It was also 
identified that previous research mainly focused on state-centred approach to the housing deficit 
and neglected the contributions and challenges of individual or community level housing delivery.

Conclusion: Mass social housing is resistant to policy interventions and national housing policies 
have failed to rescue the housing situation. Consequently, housing policy intervention should shift 
attention from state-centric housing model to individual or community level housing construction, 
largely because the interplay of the micro and macro level housing remedies have the capability of 
providing a resilient remedy to housing deficit in Ghana
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1. Introduction

he availability of affordable housing is 
necessary for social security, sustainable 
development and intelligent urbanism 
(Boafo et al., 2017). The successful de-
livery of adequate and decent housing is 

an indicator of progressive socio-economic situations 
in a country (Giddings, 2007). Due to its significance, 
housing delivery will remain at the nucleus of social 
development and social policies in many countries, es-
pecially third world countries. Boehm and Schlottman 
(2001) emphasized the importance of housing and found 
that children whose parents were homeowners tended 
to achieve higher levels of education and income, have 
their own houses sooner, and accumulate more wealth 
than those with homeless parents.

Despite the necessary role of housing in stimulating so-
cio-economic stability, housing deficit continues to rise 
beyond the sustainability of national efforts in Ghana. 
In the midst of pervasive unemployment, the impact of 
the great housing shortage is multiplied for vulnerable 
and low-income groups (Boachie-Yiadom, 2015). This 
is largely because their meagre income is divided to 
cover several living costs, including their housing cost. 
It is, therefore, no surprise that many of these groups live 
in sub-standard and temporary houses in Ghana. Hous-
ing deficit in that country is resistant to policy interven-
tions, largely because the shortage continues to increase 
despite some policy interventions. Sadly, social housing 
has not received much attention in the past decade due 
to certain developmental challenges facing the limited 
national resources. 

According to Ansah (2014), the housing is currently 
estimated to be suffering a deficit of 2.5million units. Al-
though this estimate is based on previous housing data 
and derived from the 2010 population and housing cen-
sus, with some inherent errors, it does convey the magni-
tude of the housing problem in Ghana (Ghana Statistical 
Service, 2012). The estimate is plausible because there is 
a positive correlation between the population growth and 
the housing deficit in Ghana (Afrane et al., 2016). It is, 
therefore, only natural that the rapid population growth 
in the country continues to exacerbate the housing prob-
lem in spite of non-significant supply of housing. Even 
though policy makers and the government do realize the 
potential dangers that housing deficit poses to national 
economic development and social stability, the public 
appeals and policy interventions to slow down the crisis 
have clearly failed to bear any appreciable impact. With 
regard to these problems and the darker prospect of the 

future, it seems imperative to seek solutions to the situ-
ation.

The body of evidence from the existing housing deficit 
research suggests that Ghana’s housing sector is domi-
nated by private or individual developers who meet their 
housing needs through self-help, self-build and incre-
mental housing. However, previous studies on housing 
mostly referred to the privilege of government housing 
policies over individual housing strategies. By this privi-
leged government housing policies as reported in the lit-
erature, the researchers in this study have focused solely 
on the drivers of government housing policy failures in 
Ghana, while keeping silent on the challenges facing the 
individuals who still try to satisfy their housing needs 
despite the failure of government housing policies.

This paper makes the claim that the remedy to the 
housing deficit in Ghana lies in the recognition of the mi-
cro- and macro-level drivers of that problem. To this ef-
fect, the paper seeks to critically examine the plethora of 
empirical housing research available in order to identify 
the micro- and macro-level barriers to housing delivery 
and to propose some useful state-level and individual/
community-level solutions to the housing problem. The 
solutions will be based on the recognition that the in-
terplay of macro (state-level) and micro (individual/
community-level) policies has engendered the resilient 
solutions to the housing deficit in Ghana. 

The rest of the paper is organized as follows. Section 
two presents the review of housing literature in Ghana. 
Section three provides the research methodology. Sec-
tion four outlines the findings from the literature in the 
appraisal and analysis of the issue. Section five provides 
brief and focused discussions of the findings and their 
implications. Finally, section six presents the conclusion 
and makes recommendations for policy adoption.

2. Literature Review

The literature on the housing problem in Ghana is re-
viewed with a focus on the analysis and critical appraisal 
of the drivers of that problem. The rationale for such a 
probe is to stimulate thinking about inclusive solutions 
to the problem.

2.1. Drivers of housing deficit in Ghana

The magnitude of the housing deficit in Ghana suggests 
that the housing sector is faced with numerous aggres-
sive barriers or factors that individually or collectively 
exert adverse effects on it. 

T
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To begin with, at the individual or community level, 
the challenges and barriers to the self-build and incre-
mental housing have been reported to be at the top of 
the list of drivers, creating financial constraints and 
increasing land and property prices (Ansah, 2014). 
More pronounced in towns and cities due to the rapid 
urbanization, the situation is now a nationwide concern 
(Agyefi-mensah et al., 2011). The implication is that not 
only is self-help much threatened byl demands to pur-
chase land, but the contribution of self-build and incre-
mental housing to total housing delivery is also greatly 
crippled by the drastic shortage of construction skills 
among the citizens (Teasdale et al., 2009). The impact is 
multiplied in rural housing. The lack of skills means that 
individuals would have to pay hugely for the services 
of a limited number of building experts; the fees are 
sometimes beyond the economic status of many rural 
folks. Hence, self-build and incremental housing will be 
greatly enhanced if the number of skilled construction 
experts increases. This capacity building can affect both 
rural and urban housing, which contributes to the hous-
ing development nationwide.

Lack of individual/community level housing support 
has been reported to be a barrier to self-build and in-
cremental housing developments (Djokoto et al., 2014). 
In the absence of social housing in the past couple of 
years, there has been renewed recognition of self-build 
and incremental housing in Ghana, notably among low-
to-average income groups (Agyefi-mensah et al., 2011). 
Their efforts have been futile due to poor access to fi-
nancial resources and the erratic pattern of their income 
flow (Bank of Ghana, 2007). Since individual house 
construction contributes to available national housing 
stock, the lack of support to augment the initiatives in 
this case has led to long delays in completing house 
construction projects and, consequently, to nationwide 
housing deficit.

Another driver of housing deficit in the complete ab-
sence of social housing has been reported as the high 
cost of building materials (Djokoto et al., 2014). This 
has raised the cost of construction for those involved in 
self-build and incremental housing as well as those in 
private housing delivery. The consequence is the high 
cost of privately delivered houses beyond the financial 
capability of vulnerable groups and incredible ‘forever’ 
delays in the completion of self-build and incremental 
housing projects. Wakely & Riley (2011) reported that 
individual efforts in incremental housing and expansion 
of slums are also affected by the high cost of building 
materials. It is more pronounced due to the non-avail-

ability of small-scale funds to support those activities 
(Derban et al., 2002).

The above-mentioned pitfall actually poses a bar-
rier to house delivery at a micro level by slowing down 
the response of individual and community-level house 
constructors to house demandants, which consequently 
drives the housing deficit at the national level. Now, as 
it follows, it will be of insight to examine the state-level 
drivers of housing deficit in Ghana.

In the first place, the housing deficit in Ghana is said to 
be largely influenced by inherited long-standing short-
age (Kwofie et al., 2011). This is plausible if considered 
from the perspective of a few years right after the in-
dependence, but, considering that Ghana has lived 60 
years after the independence, this claim is hardly de-
fendable. Although the impact of the colonial housing 
deficit on the current shortage is important, it cannot be 
over-stressed in the post-independence era. This is be-
cause, after independence, some nations have been able 
to optimize the use of their available resources to ad-
dress their housing needs. Ghana, too, should have been 
capable of addressing its sever housing shortage using 
the available resources. 

Housing deficit has also been reported to be driven by 
rural-urban migration (Todd, 2007; Afrane et al., 2016). 
Admissibly, Ghana is beset by a staggering high rate of 
rural-urban migration in quest of better life conditions in 
towns and cities. However, the exodus of people from 
rural to urban areas cannot be justified as a driver of the 
nationwide housing deficit; rather, it is noted for driv-
ing the urban housing shortage nightmare. In support of 
this, Boamah (2010) reported that rural-urban migration 
is a giant recipe for the aggravating urban housing short-
age in Ghana. Therefore, rural-urban migration exerts 
pressure on urban housing and creates conditions where 
urbanites outnumber the available urban housing stock. 
To this effect, rural-urban migration only shifts the em-
phasis of the deficit from one area to another. As real-
ized in the present study, beside rural-urban migrations, 
immigration into Ghana can account for housing deficit 
as well.

Afrane et al. (2016) and Ukwayi et al. (2012) reported 
that rapid population growth and urbanization account 
for the severity of housing deficit in Ghana. They argued 
that house delivery in Ghana is not moving in tandem 
with the rate of population growth and urbanization. 
Thus, demand becomes more than supply, leading to a 
deficit. This is very critical because the impact of popu-
lation growth on housing deficit becomes greater where 
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the growth faces a stagnant supply of houses. Indeed, this 
is justifiable in Ghana because social housing has been 
halted for about a decade now.When coupled with the 
inability of the exploding population to afford expensive 
private houses (Bank of Ghana, 2007), the inertia intro-
duced into the housing industry only increases the defi-
cit. This driver has been reported by Adebayo (2005), 
Nicole et al. (2010), and Boamah (2010). According to 
the existing evidence, Afrane et al. (2016) established 
that there is a positive correlation between rapid popula-
tion growth and housing deficit in Ghana. 

The UN-Habitat (2011) reported that the high cost of 
houses is the giant factor escalating the housing deficit 
in developing countries, including Ghana. This factor 
has been reported in nearly all the reviewed articles be-
cause affordability is at the core of house acquisition, 
especially in third world countries. The exorbitant cost is 
driven by the high cost of building materials (Afrane et 
al., 2016), emanating from the reliance on the imported 
building materials for house construction in Ghana. The 
additional profit margins that private developers include 
in the cost of production lead to prices far beyond the 
financial capability of the vulnerable (Bank of Ghana, 
2007). The cost is exacerbated by the untenable continu-
ous increase in land prices on grounds of discretion for 
future (Yeboah & Obeng-Odoom, 2010). Practically, 
when the income of the vulnerable groups is juxtaposed 
against the current land prices in the provincial capitals 
and the surrounding towns, it becomes quite impossible 
for them to even afford the land, let alone to make a 
building on it. 

It is, thus, not surprising that Boachie-Yiadom (2015) 
found that the low- and average-income groups ac-
count for the major segment of the homeless in Ghana. 
Recounting the affordability enigma in Ghana, Nenova 
(2010) reiterated that about 65% of the Ghanaian popu-
lation cannot accommodate themselves without support 
from financial institutions or the state. Kwofie et al. 
(2011) echoed that only less than 15% of the Ghanaian 
population can afford house ownership, and less than 
8% can afford it without mortgage. This means the ori-
entation of social housing policies should be on rental 
housing rather than homeownership. This is because 
affordability is the greatest challenge for the hopeless 
majority (low- and average-income groups) (Flavin and 
Yamashita, 2002; Sinai and Souleles, 2005). 

Closely related to the high cost of housing is the poor 
access to financial resources (Appiah-Kusi, 2014). This 
presents a challenge to homeownership through self-
build or purchase of privately delivered houses. This 

driver is readily noticeable among the low-income earn-
ers and the vulnerable, whose infinitesimal income lev-
els render them incapable of having access to financial 
supports. This is because of concerns for repayment 
sources and, consequently, translating it into their inabil-
ity to raise enough funds to either build or purchase a 
house (Bank of Ghana, 2007). Besides, Ghana is char-
acterized by inadequate mortgage financing (Afrane et 
al., 2016), pigeonholed by a natural restricted access due 
to the associated high interest rate and administrative 
bureaucracy in the arrangement of mortgage loans for 
house constructions. The financial system is also charac-
terized by a high mortgage-to-income ratio, practically 
making the low income earners incapable of getting ac-
cess to loans (Bank of Ghana, 2007). 

Currently, as regretted by Bawumia (2017), Ghana has 
the highest mortgage-to-income ratio on the globe, mak-
ing it practically difficulty for people to pay for mort-
gaged houses in the country. As in March 2017, the av-
erage mortgage interest rate in Ghana was from 33.8% 
to 40.3% (Ayorkor, 2017). This is quite unattainable for 
the low-income earners who have no reliable sources of 
income. It should be reiterated that, even in the midst 
of the housing deficit, houses are being advertised for 
sale on a daily basis, indicating that affordability is the 
major driver of the homelessness. This signifies the eco-
nomic and physical nature of housing deficit in Ghana. 
It is, therefore, not surprising that the homeless citizens 
are mostly within the low- and average-income brackets 
(Bank of Ghana, 2007).  

Regarding the high cost of housing, Afrane et al. (2016) 
reported that the high price of land is one of the causes 
of the astronomical increase in the housing deficit. Un-
doubtedly, land is required for the construction of houses, 
and when the cost of acquiring it is too high, it becomes 
financially difficult for low-income earners to purchase 
land, let alone to do construction on it (Lemo, 2007). It 
has been noted that Ghana has historically incurred stag-
gering increase in land prices due to a sense of specula-
tion and discretion for future among land owners, buyers 
and real estate developers (Ubink & Quan, 2008; Yeboah 
& Obeng-Odoom, 2010). Also, the commodification of 
land in hitherto known urban fringes, largely driven by 
urbanization, has increased its value, making it difficult 
for the financially challenged to acquire a piece (Appiah-
Kusi, 2014). The connection between the high cost of 
land and housing deficit is defensible in Ghana because 
home ownership is the focus of most citizens due to dis-
contentment with rental housing.

Y. Wuni, I., et al. (2018). Probing the Drivers of Housing Deficit in Ghana. JSRD, 2(1-2), 3-16.



7

December 2018, Volume 2, Number 1-2
Journal of
Sustainable Rural Development

The land price issue is worsened by the problematic 
land administration, boundary disputes, land litiga-
tions, land grabbing and injunction on land development 
(Ubink & Quan, 2008). Similarly, Afrane et al. (2016) 
further stated that multiple sales of land, land racketeer-
ing, uncertainty over the ownership of land, long delays 
in approvals and issue of titles, indiscipline in the land 
market, lack of compliance with planning requirements 
and corruption among land officials have posed extra 
hurdles to getting land for house construction in Ghana. 
This has introduced the planning component into the 
housing deficit. Although it is not pronounced, its con-
tribution to the housing shortage cannot be overlooked. 
Boabang (2015) reported that a defective land tenure 
system exists in the wagon of land factors that have 
caused housing deficit in Ghana.

Afrane et al. (2016) reported that lack of continuity 
in the implementation of housing policies due to fre-
quent government turnovers is a major driver of housing 
deficit. They emphasized that the failure of successive 
governments to continue housing projects initiated by 
previous governments accounts for the aggravating state 
of housing deficit in Ghana. They cited a prototypical 
example of the National Democratic Congress’ (NDC) 
abandonment of 100,000 affordable housing units in 
2009, initiated by the New Patriotic Party (NPP) in 
2005. It should be realised that 4-year re-elections and 
change of governments alone cannot be considered as a 
reason because, since 1992, all the political parties that 
ever ruled completed eight years of governance. Be-
sides, there are several other countries in the world that 
have practiced the same political system but have made 
significant achievements in house delivery. The prob-
lem seems to be due to the existence of partisan hous-
ing agendas rather than national housing agendas. Until 
2015, there was no established national housing policy in 
Ghana (Ministry of Water Resources, Works and Hous-
ing, 2015). The seemingly political rivalry between the 
two major parties in Ghana has resulted in less attention 
to housing policies enacted by the NDC government; the 
current ruling party is the NPP. Expectedly, housing is 
not a major priority in their development agenda.

Besides, the 1992 constitution of the Republic of Gha-
na provides a leeway for potential non-performance of 
governments in house delivery. As stated by the pro-
vision in Chapter 6, Article 35 (7) of the constitution, 
“As far as practicable, a government shall continue and 
execute projects and programmes commenced by the 
previous governments” (Government of Ghana, 1992, 
pp. 33). Apparently, this provision does not make it 
obligatory for the projects to be continued by the suc-

ceeding governments and expectedly does not spell out 
the consequences of discontinuity, thereby providing a 
back-door for succeeding governments to abandon pre-
vious housing projects with impunity. A constraint added 
to this poor performance is the ineffective implementa-
tion of housing policies (Appiah-Kusi, 2014). It can be 
argued that the discontinuity syndrome is attributable 
to the insufficient funds available to governments, but, 
considering that Ghana is richly endowed with economic 
resources, it is hardly justifiable that the housing policy 
enforcement deficiencies be linked to insufficient funds. 
The setbacks can be traced to corruption and embezzle-
ment of funds in the implementation process (Kwofie et 
al., 2011). 

Finally, Ukwayi et al. (2012) reported that housing def-
icit is on the rise in the country because Ghana lacks the 
political will to implement housing policies. The avail-
able evidence suggests that Ghana lacks both adminis-
trative and technical manpower to implement national 
policies (Boamah, 2010), and this is manifested in the in-
ability of Ghana to sustain the previous housing policies, 
resulting in the country’s inability to build the required 
number of houses for the ever-increasing population 
(Sodeinde, 2011). While this is closely tied to the imple-
mentation deficiencies in the country, it is more justifi-
able to argue that the implementation of housing poli-
cies is characterized by corrupt and uncultured practices, 
rather than lack of manpower and technical expertise. 
This is because the construction and real estate industry 
can handle housing within the policy framework, but it 
might not be sustained because of the associated misuse 
of allocated funds. Sadly, the country has also proved 
to be incapable of relying on public-private partnership 
so as to effectively address the housing crisis (Makinde, 
2014). This is because the country has not provided an 
enabling environment as a prerequisite for private devel-
opers to fulfil their role in the house delivery discourse 
(Vuyisani, 2003; Mukhtar, 2005). Mass social housing 
has also been compromised in Ghana despite its being a 
panacea to the large housing deficit.

2.2. Appraisal of the reviewed literature

To sum up, it can be realized from the foregoing lit-
erature review that housing deficit is caused by a host 
of factors which can be categorized into land, financial, 
planning, policy and demographic drivers. Therefore, 
any commitment to quell or eradicate the housing defi-
cit problem entails the careful consideration of all these 
drivers and certain minor factors. Indeed, a feasible solu-
tion to the housing deficit is based on the ability to build 
on tested and time-honouring policies and principles. 

Y. Wuni, I., et al. (2018). Probing the Drivers of Housing Deficit in Ghana. JSRD, 2(1-2), 3-16.
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Such tested policies and principles must be superim-
posed on sustainable national systems which would out-
live any political party.

3. Methodology

 The purpose of the study is to critically appraise the 
plethora of empirical research findings about housing 
deficit in Ghana, to identify the most reported and rel-
evant drivers, and to propose remedies to the drivers of 
the housing problem. According to the convention of 
scholarly writings, the study started with a literature sur-
vey to collect data relevant to the topic. The search was 
facilitated by the use of databases such as Scopus, Web 
of Science and Google Scholar. Keywords and phrases 
such as “housing deficit in Ghana”, “housing in Ghana”, 
“housing delivery” and “factors causing housing deficit 
in Ghana”, together with “document type” and “year of 
publication” were used to filter the relevant data.

Although publications in the last five years are deemed 
recent for scholarly writings, this study included schol-
arly articles, research papers, conference proceedings, 
dissertations and policy documents published from 2001 
to 2017. The rationale was to have a wide coverage of 
the advances in housing research in Ghana.  The pa-
per adopted an exploratory research design, employed 
within a qualitative methodological paradigm. Recog-
nizing that the interpretation of qualitative data within 
the constructivist research paradigm can be biased (Yin, 
2003), efforts were made to ensure objective critiques on 
every reviewed document. The exploration and the re-
view were carried out from September 2017 to Decem-
ber, 2017. Apart from the policy documents, the reported 
drivers were critically considered to ascertain their in-
fluence on housing deficit, based on the current national 
dynamics and the relevance and frequency of the reports. 
Although the drivers reported in the literature review in 

this study are not ranked, they are the most widely re-
ported ones in the literature. 

4. Findings

In this section, a conceptual classification is provided 
of the drivers. The rationale is to summarize and catego-
rize the various drivers of the deficit into major groups 
for policy considerations. In fact, the drivers of the hous-
ing deficit reported in the literature can be broadly cat-
egorized into demographic, financial, land, planning and 
policy drivers.

 4.1. Macro- and micro-level drivers of housing 
deficit

The Figure 1 displays the macro- and micro-level fac-
tors fuelling the increasing magnitude of the housing 
deficit in Ghana.

The Figure 1 summarises the evidence from the liter-
ature review. The state-level drivers of housing deficit 
are categorised into demographic, financial, land, plan-
ning and policy drivers. The key demographic drivers 
as reported in the literature include rural-urban migra-
tion (responsible for urban housing crisis), immigration, 
and rapid population growth. However, considering the 
housing deficit on a national scale, only the population 
growth and immigration have been reported several 
times in the literature (Afrane et al., 2016). Also, the fac-
tors that are related to housing finance at the individual 
or national level are grouped as financial drivers. The re-
view of the literature exposed unaffordability as the cen-
tral financial driver of the housing deficit (Appiah-Kusi, 
2014; Wapwera et al., 2014), which brings about sev-
eral disadvantages with different degrees of magnitude 
to low-income and vulnerable groups (Bank of Ghana, 
2007; UN-Habitat, 2011).

Figure 1. Macro- and micro-level factors driving the housing deficit in Ghana. Source: Authors’ Construct 2017 JSRD

Y. Wuni, I., et al. (2018). Probing the Drivers of Housing Deficit in Ghana. JSRD, 2(1-2), 3-16.
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Land drivers are the threats and barriers presented by 
access to land for house construction or delivery. Al-
though cost components can be included in financial 
drivers, the economics of land for housing delivery war-
rants it to be treated distinctly in analyses (Ubink & Quan, 
2008). It should be realised that, when the difficulty in 
obtaining land for house construction is combined with 
the inelastic supply nature of house delivery in Ghana, 
the influence of land drivers becomes very pronounced 
and intense (Ubink & Quan, 2008; Yeboah & Obeng-
Odoom, 2010). Furthermore, the barriers to housing 
delivery associated with planning permission, develop-
ment controls and zoning requirements are classified as 
the planning drivers of housing deficit. Although most 
of the literature does not emphasize the planning factors 
of housing shortage in Ghana, these factors contribute to 
the rising trends of the deficit (Nicole et al., 2010).

Notably, policy drivers emerge as perhaps the most 
critical when examining the social housing paradigm 
and trajectory. These drivers are barriers to housing de-
livery and are closely related to the influence of policies 
on housing delivery. They actually account for social 
housing policy failures in Ghana (Kwofie et al., 2011). 

Finally, barriers to individually or privately delivered 
housing are classified as micro-level drivers of hous-
ing deficit. Although there is an inseparable connection 
between the drivers outlined above and the micro-level 
drivers, they are separated in this review for the analysis 
of nuances. Individual financial challenges have been 
reported as a major barrier to individual housing con-
struction.

The Table 1 provides a summary of the manifestations 
of various drivers of the housing deficit in Ghana. The 
lists are not exhaustive for individual drivers but present 
the widely reported forms that each driver takes.

5. Discussion

As it can be noticed from the findings, housing defi-
cit in Ghana is driven by a complex web of connected 
factors. Starting with demographic drivers, Ghana has a 
relatively high rate of population growth, which makes 
it hard to provide for all the social needs. Also, immigra-
tion is on the rise due to the relatively unrestricted entry 
from the neighbouring countries. Owing to the peace-
ful and liberal nature of the country, most immigrants 
find Ghana as a safe destination in times of tension in 
their origin countries. The combination of rapid popu-
lation growth and high rate of immigration is naturally 
expected to increase the number of people competing 

for the nearly fixed housing stock. When these com-
bine with the lack of response or the slow response of 
the housing sector to demands, the result is but a sharp 
increase in the housing deficit (Ansah, 2014). Although 
the population growth and the increased immigration are 
not the direct drivers of the deficit, the inability of the 
housing sector to respond to the increased demand bears 
an indirect impact on the housing deficit. Also, with 
the projected chances of increased urban population in 
Ghana in 2030 and beyond, the housing deficit will be 
driven greatly by the demographic factors (Department 
for International Development (DfID), 2015). When this 
projected increase is coupled with the increasing levels 
of poverty and unemployment in the country, slums and 
casual settlements are likely to increase (ibid).

Furthermore, house construction either by the state or 
by individuals requires funds for the purchase of land 
and construction materials, maintenance, renovation, 
and/or the payment of rents. Unfortunately, about 68% 
of the Ghanaian population is at low-to-moderate in-
come levels and cannot afford houses with basic stan-
dard services without financial supports (Bank of Ghana, 
2007a). Also, the so-called ‘affordable houses’ delivered 
in Ghana are not affordable to the majority of the citi-
zens, especially in urban areas (Boamah, 2010). The 
influence of microfinance on small-scale housing deliv-
ery has not been great enough to alleviate the financial 
limitation for individual housing delivery (Derban et 
al., 2002). Consequently, in the face of the drastic hous-
ing shortage, moderate-to-low income earners are shel-
tered in poorly developed and dilapidated housing units 
(DfID, 2015). The unaffordability of houses is the top-
most factor in the housing deficit, which has rendered the 
contribution of private developers very slow. Similarly, 
due to the high interest rate and ‘aggressive’ payment 
terms associated with the inadequate mortgage system 
in Ghana, access to housing finance is practically limited 
for the low- to moderate-income earners, who cannot af-
ford to repay the loans and the interest on them (Bank of 
Ghana, 2007a; Griffith & Jefferys, 2013). It is, therefore, 
not surprising that incremental and self-built housing 
currently dominates the housing sector.

Self-built and incremental housing is threatened by in-
herent financial barriers. The manifestation of this effect 
is that self-built and incremental housing practices and 
projects are incredibly delayed, and the completed hous-
es are poorly maintained (Yorgri et al., 2016). Therefore, 
the financial drivers have contributed to both the quantity 
and the quality of deficit across the rural and urban areas 
(DfID, 2015). With the high cost of building materials, 
the financial drivers leave the low- to average-income 
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groups to the mercy of poor-quality building materials. 
In this regard, in order to house low- to average-income 
groups, there is a need for a “pluralistic approach that 
stresses enabling housing provision for the poor by ex-
panding the range of providers to include government, 
the private sector, the poor themselves, non-governmen-
tal agencies, and cooperatives” (Yeboah, 2005).

Moreover, land drivers contribute to housing deficit by 
serving as barriers to land access. The complicated land 
rights in Ghana pose a major challenge to housing. Apart 
from the fact that rapid urbanization has increased land 
prices in nearly all the regions of the country, it has been 
reported that the continuous rise in land prices is largely 
driven by speculation or discretion for future (Yeboah & 
Obeng-Odoom, 2010). The situation is worsened by the 
indiscipline in the land market, land racketeering, uncer-
tainty over land ownership, problematic land administra-
tion and the ‘predatory’ attitudes of land sale by tradi-
tional rulers (Ubink & Quan, 2008). The knock-on effect 
is that even individuals who embark on the self-built and 
incremental housing approach have to deal with several 
levels of bureaucracy and unclassified corruption rang-
ing from public officials to real estate agents through to 
traditional rulers. The amount of money required to even 
start the negotiations for the purchase of land might be 
equivalent to the amount that can be used to raise a num-
ber of blocks in the anticipated housing. This limits the 
impact of self-build and incremental housing delivery. It 
also increases the cost of houses delivered privately for 
sale. It generally results in a serious barrier to housing 
delivery and/or unaffordable prices of housing.

With planning drivers in focus, housing deficit is driven 
by unnecessary planning restrictions and delays in the 
approval of planning permits. Although the influence of 
the planning drivers is not highly pronounced, they pose 
barriers to housing delivery. This is because there is a 
growing trend of corruption in the planning process of 
housing in Sub-Saharan Africa, particularly, Ghana and 
Nigeria (DfID, 2015).

The political and policy drivers make up the state-cen-
tric housing delivery barriers. It is quite safe to claim that 
there is no successful social housing policy recorded in 
Ghana. Consequently, social housing in Ghana is resis-
tant to policy intervention. The conventional arguments 
presented in line with the policy barriers are the late ar-
rival of the national housing policy, ineffective policy 
implementation mechanism and associated corruption in 
the implementation process (Kwofie et al., 2011). These 
arguments make it appear as if the mere existence of a 
national housing policy would automatically address the 

housing conundrum, while there are a number of sectors 
with national policies that even cannot be described as 
satisfactory. Although their claims are quite plausible, 
there is no quick-fix solution to these barriers because 
the political split in the country has turned every national 
policy into a partisan one; every national policy is en-
acted during a particular political party’s administration. 
To this effect, despite the implementation of the national 
housing policy in 2015, there has clearly been no posi-
tive impact of that policy on the housing deficit. The im-
plication of this is that state social housing cannot thrive 
in Ghana in the midst of corruption, partisan perceptions 
of policies and embezzlement of funds in implementa-
tion processes. Therefore, the public private partner-
ship, if properly implemented, could be a panacea to the 
inherent policy barriers to housing delivery in Ghana 
though this partnership would be politically motivated 
and affected directly or indirectly by policy implemen-
tation deficiencies. Therefore, to encapsulate individual 
or community level initiatives, a panacea to the housing 
deficit should focus on remedies beyond the state level.

6. Conclusion and recommendations

6.1. Conclusion

It is evident that housing deficit in Ghana is driven by 
a complex web of demographic, financial, land, plan-
ning, and policy factors. Each or a combination of these 
factors pose certain barriers to housing delivery in the 
country. It is to be noticed that social housing policies 
have failed to attain their national objectives, and social 
housing is currently resistant to policy interventions 
in Ghana. The housing units described as ‘affordable’ 
have proved to be unaffordable to urban citizens in that 
country. However, in the midst of government housing 
policy failures, individuals and private developers have 
managed to slowly build houses. This implies that hous-
ing policy interventions should make a paradigmatic 
shift of focus from state-centered housing to individual/
community-level housing discourse. The attempts and 
the ability of individuals to satisfy their housing needs 
within the government housing policies crisis reflects the 
inherent resilience of Ghana’s housing sector. Therefore, 
the interplay between the macro (state-level) and the 
micro (individual/community-level) housing remedies 
can serve as a key to engendering resilient remedies to 
the housing deficit problem. Consequently, lessons from 
the gradual individual success should be taken and in-
tertwined with state-level remedies if practical and re-
silient remedies are to be propagated to housing deficit 
in Ghana.
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Table 1. Manifestation of the drivers to the housing deficit in Ghana

Specific Drivers Manifestations/forms

Demographic drivers

	 Influence of high birth rate

	 Increasing rate of immigration

	 Aging and death rate

	 General lower-income levels

	 High rate of rural-urban migration

	 Rapid population growth

Financial drivers

	 High cost of housing (both self-build and purchase)

	 Poor access to financial resources

	 Inadequate and inaccessible mortgage finance

	 High mortgage-to-income ratio

	 High cost of building materials

Land drivers

	 High cost of land due to commodification

	 Unresponsive land tenure systems

	 Land litigations and boundary disputes

	 Problematic land administration system

	 Uncertainty over ownership of land

	 Long delays in approving & issuing titles

	 Indiscipline and corruption in the land market

Planning drivers

	 Unjustifiable long delays in issuing development and planning permits

	 Unnecessary injunctions on development lands

	 Poor zoning regulation and implementation deficiencies

Policy drivers

	 ‘Late’ arrival of the national housing policy

	 Accompanying unsatisfactory implementation

	 Partisan aspect of housing policies

	 Lack of continuity of housing projects by political parties

	 Embezzlement of social housing delivery funds

	 Corruption in the implementation of housing policies 

Footprint of rural-urban migration 
relationship

	 Increased pressure on urban housing

	 Reduction rural building artisans

	 General reduction in human capital for rural housing delivery

Micro drivers

	 Lower income levels of rural folks and poor access to small-scale financial support

	 Lack of technical support for individual or community slum upgrading

	 Lack of financial and technical support for self-built and incremental housing initiatives

	 Inadequate population of rural building artisans

Source: Authors’ Construct 2017                                                                                                                                                     JSRD
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6.2. Tentative policy recommendations

The focus of the paper is on probing the drivers of 
housing deficit so as to recommend micro- and macro-
level remedies to improve housing delivery in Ghana. 
Based on the outcomes of the literature review and the 
anticipated drivers of housing deficit in the future, the 
following tentative remedies are suggested as housing 
strategies to be pursued by households, communities, 
and governments. These strategies, indeed, target the 
housing needs of both rural and urban households.

6.2.1. Micro-level remedies

These remedies are branded micro-level because they 
are specifically meant to facilitate and promote housing 
on small scales by individuals and community groups. 
The authors, of course, recognize that it is the sum of 
individuals and communities that make up a nation. 

• Self-help, self-build and incremental housing should 
be given greater recognition, and capacity building 
should be undertaken at district and regional levels. This 
should be fulfilled through teaching individuals and 
communities the improved ways of expediting hous-
ing delivery. Assemblymen and community leaders can 
spearhead these initiatives and seek technical and finan-
cial support from district and regional officials.

• Microfinance is getting easy to access in all the re-
gions in Ghana, but it should be harnessed and dedicated 
to small-scale housing to support individuals or commu-
nity groups that seek to make their own houses. This ini-
tiative can be best implemented if it receives a national 
recognition and is supported by the Bank of Ghana.

• Laterite and resilient ‘atakpame’ buildings should be 
improved to meet the planning standards and to facilitate 
rural housing. Assemblymen and community leaders 
should be at the forefront of this development to ensure 
that the benefits reach the rural housing industry. Also, 
the use of local materials in house construction should 
be encouraged.

• Slums should be upgraded so as to make the best use 
of the land where dilapidated structures are currently sit-
uated. Old complexes and temporary structures should 
be upgraded to increase the housing capacity per unit 
area. Land readjustment approaches would be very use-
ful in this regard. This should be nationally recognized 
and supported by community groups to ensure that land 
owners and/or house owners are given a fair share in the 
development. 

6.2.2. Macro-level remedies

Recognizing that the interplay of state-centered and 
individual-level housing remedies can facilitate hous-
ing delivery and alleviate housing deficit, the following 
macro-level remedies are proposed:

• The first and foremost state-level remedy is the shift 
of emphasis from mass national housing to providing 
support for individual or community-level housing. This 
is very promising because, in the midst of the consecu-
tive trends of government housing policy failures, indi-
viduals and private developers manage to slowly build 
their own houses. Therefore, given sustained significant 
efforts, housing delivery by individuals could greatly 
contribute to the improvement of housing deficit. 

• It should be clearly recognized that the mere existence 
of national housing policies cannot affect the deficit, un-
less those policies are implemented in practice. Also, 
the policies should be improved and made comprehen-
sive enough to outline clear targets and assign roles to 
all concerned stakeholders and mechanisms for achiev-
ing the targets. Although tentative, an independent na-
tional implementation directorate should be constituted, 
devoid of any partiality, influence or interference. This 
body should also be given a budget allocation to achieve 
the already set targets and be made aware of the conse-
quences of their failure. This might be aggressive, but 
there should be no room for failure if the policies are 
expected to be of impacts.

• It appears housing is not a major priority in the incum-
bent government. Therefore, it should be made a priority 
in the national development agenda, backed up by strict 
legal provisions and respected by all political parties. 
The authors do recognize that every political party often 
comes with its development agenda, which is mostly its 
priority, but housing should be made a national priority 
which must be given due recognition by any ruling party.

• Considering that social housing is resistant to poli-
cy interventions, public private partnerships should be 
strengthened to improve the housing delivery. The na-
tional policy on Public Private Partnership, enacted in 
2011, could be utilized to achieve this improvement. 
One feasible option is to prioritize the old idea of mass-
housing, but, in modern times, it should be focused on 
prefabricated houses meant solely for rental purposes. 
The houses to rent should be pro-poor, to ensure that very 
poor citizens can afford the monthly rent. Prefabricated 
houses should be constructed by the members of Ghana 
Real Estate Developers Association (GREDA) and su-
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pervised by the government, devoid of corruption and 
political interferences. Choosing GREDA means that the 
members can easily be called to order in the event of 
failures. Indeed, it should be deemed as a national crime 
for any government official to take up or purchase any 
of those houses. This is to ensure that the houses do not 
end up in the hands of rich politicians, ignoring the poor 
Ghanaians.

• At the national level, governments should increase 
the budget appropriation for the proposed prefabricated 
mass rental housing. In this case, construction banks 
should be established to invest the required funds to 
avoid cost overruns in the execution of projects. Portions 
of these funds should be devoted to assisting individuals 
and community-level housing initiatives nationwide.

• The Bank of Ghana should undertake development 
of certain housing finance mechanisms through set-
ting up mortgage markets. At the current level of inter-
est rates, the mortgage-to-income ratio is unacceptably 
high for the financial capability of the low-to-average 
income groups. These people make up a larger propor-
tion of the homeless (Bank of Ghana, 2007b). Improve-
ment of mortgage arrangements can reduce the associ-
ated bureaucracies and improve the access to financial 
support. Also, there should be capacity building and 
financial support for microfinance companies. These 
companies should establish community-based housing 
finance schemes to support individuals and groups at the 
community level towards self-help, self-build and incre-
mental housing.

• The implementation of policies in land, planning and 
housing should be given a renewed recognition. It has 
been noted that Ghana has one of the best sets of laws 
in Africa, and, yet, has the poorest record of policy im-
plementation there (DfID, 2015). Therefore, if the laws 
and policies are enacted and not well implemented, it 
is natural that they will only worsen the reason (s) for 
which they have been enacted. The Land Administra-
tion project which was started in 2003, the Land Use and 
Spatial Planning act (Act 925) and the Land Bill (2016) 
have the potential to relieve the land and planning driv-
ers connected to the housing deficit. However, if these, 
together with the national housing policy, are not given 
due implementation and enforcement, no improvement 
should be expected in the areas for which they were en-
acted. The need to address the anthropogenic aspect of 
policy implementation should be given a national focus. 
Housing policy practitioners should be made aware of 
the inextricable link between housing and national socio-
economic stability as well as the need to prioritize the 

national interest in the implementation of housing poli-
cies.

• The government should improve the rural economies 
using the one-district-one-factory policy to create jobs 
in villages to regulate the rural-urban migration. The au-
thors recognize that people take a resort to rural-urban 
migration for several reasons; for some of them, there is 
no encouraging level of development to make them stay 
in their rural areas. In this case, integrated rural develop-
ment through the creation of jobs, development of better 
schools, provision of basic amenities, and improvement 
of social life is likely to discourage rural-urban migration 
to a great extent. This would improve the overall urban 
housing situation.

• Gradual birth control measures, preceded by con-
scious commitment to encourage family planning, are 
highly potential to regulate the population in Ghana. 
Even in the absence of this policy, there is an increas-
ing natural inclination to support birth control. This is 
because people are beginning to regulate their child 
birth due to the tough economic situation in the country 
in recent years (Bank of Ghana, 2007). This should be 
accompanied by improvement in Ghana’s immigration 
system to regulate excessive immigration.

• The final macro-level remedy addresses the govern-
ment; it should improve the economy so as to enable 
people to generate adequate income to pay their rents 
or initiate and complete their incremental and self-built 
houses. Although the remedies have simply been enu-
merated in this research, the authors are confident that 
these propositions will collectively form a basis for ef-
fective micro- and macro-level commitments to address-
ing the housing deficit issue.

6.3. Areas for further research

Based on the review made in this study, the following 
areas are identified as viable for further research with a 
focus on proposing solutions to the housing deficit in 
Ghana:

• Lessons taken from gradual, individual successes in 
self-build and incremental housing and their improve-
ment by research findings on housing policies

• Focusing on ways of promoting self-build and incre-
mental housing as well as upgrading slums into high-rise 
buildings to provide shelter for larger groups
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• Affordable rental housing and enactment of policies 
to ease affordability constraints and alleviate homeown-
ership concerns.

• Examination of the complicated reality of land rights 
and its intersection with the day-to-day life experiences 
of households that are in need of housing in Ghana.
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