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improvement.14 Additionally, microfinance institutions, rural and community banks primarily
service the credit needs15 of low- and middle-income households and (small) businesses
in Ghana. State-led institutions include the Microfinance and Small Loans Centre
(MASLOC), which provides micro and small loans on a retail and wholesale level. However,
most micro-credit facilities are not specifically designed for housing finance purposes and
focus more on incremental building and development. 

Banks mainly fund mortgages through deposits,16 issuing of bonds and refinancing facilities,
which are also provided by other housing development institutions.17 In Ghana, mortgage
rates vary significantly and are escalating due to high inflation. The Ghana Reference Rate
(GRR), including margins, has moved from 14% to 26.5% currently.18 COVID-19 propelled
a significant rise in Non-Performing Loans (NPLs),19 while the recovery period has
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Overview
Solutions for more affordable housing options for urban dwellers continues
to be on the top of the development agenda for the Ghanaian government.
Ghana’s housing deficit witnessed a 33% reduction from 2.8 million (2010)
to 1.8 million (2021), partly attributable to the real estate boom and a 72.8%
increase in residential structures within the period.1 The country’s annual
population growth rate has declined since 2010, and reached an average of
2.1% in 2021, the lowest since the country gained independence in 1957.2

Within the last decade, the percentage of the population that is urbanised
has increased from 50.9% to 56.7%, particularly in the Greater Accra and
Ashanti Regions, two of the most populated regions in the country. Out of a
total of 16 regions, seven have the majority of their population residing in
urban areas, with the remaining nine regions being predominantly rural. 

At the end of 2021, real GDP growth rate was 5.4% compared to 2020’s
rate of 0.5%.3 The growth was driven by the expansion in the service (9.4%)
and agriculture (8.4%) sectors, which contributed 49% and 21% to GDP
growth respectively. Industry however, contracted by 0.8% in 2021,
contributing 20%.  The Ghanaian cedi also depreciated against the USD dollar
by 4.1%,4 and by the end of the third quarter of 2022 the cedi had
depreciated by over 40%, leading to sharp increases in cost of goods and
services as well as building materials. Headline inflation was 12.6% at the end
of 2021, but by August 2022, stood at 31.7%.5 These losses informed an
emergency monetary policy on interest rates which will likely erode the gains
made by the housing sector, particularly as increases in interest rates will
heighten mortgage prices and interest payments.6

Climate change and inadequate planning has rendered many Ghanaian cities
prone to flooding, while coastal settlements face the risk of coastal erosion,
rising sea levels and flooding. In 2021, heavy rainfalls led to cities such as Accra,
Kumasi, Sunyani, Cape Coast, Takoradi and Tamale being flooded and homes
damaged, which temporarily rendered people homeless. Although flooding
affects both rich and poor, low-income households were particularly
vulnerable to loss as they had a protracted time of recovery after these
calamitous events. The National Plan for Disaster Risk Reduction and Climate
Change Adaptation was formulated in 2010 and was specifically directed to
those households who lost housing during the 2007 floods.7 In the capital
city Accra, a number of initiatives are currently underway to increase overall
resilience and reduce riverine flooding of houses. Despite these measures,
local governments have been slow in implementing District Management
Plans (DDMP) for risk management.

Access to finance
The financial sector in Ghana is made up of banking8 and non-banking9 finance
systems, all regulated by the Bank of Ghana.10 There are 23 universal banks
in Ghana11 including a number of mortgage providers12 that offer financial
products related to home or land purchase, home improvement and
refinancing and construction mortgages.13

Bond Financial Services and Dalex Financing are non-bank institutions that
offer general loans with flexible applications, including construction or
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witnessed a steady decline of NPLs to 14.40% as of May 2022.20 This is expected
to influence a stabilised level of lending by banks. 

The Ghana Fixed Income Market (GFIM) is the existing national bond market,
where the Government of Ghana, other quasi-government and corporate money
market instruments are listed and traded. Although securitisation is not a common
phenomenon in Ghana, a number of studies affirm a generally receptive financial
sector for the adoption of securitisation as a potential financing instrument. Credit
reference bureaus maintain a directly relevant role in the financial sector, as
suggested by a 7% increase in the use of credit bureau services during 2019.21

With respect to gender, women mainly drive the micro, small and medium
enterprises (MSMEs) sector in Ghana, and are targeted by lenders for
entrepreneurship and small business development. Contrarily, the land tenure
system in Ghana is mainly regulated by customary law, under which property
ownership and control is dominated by men, particularly in the northern part of
the country. These socio-cultural practices limit women’s access to land and other
productive resources.22 However, Ghana has seen a significant improvement in
mainstreaming gender equality, including access to property, through commitment
to several international guidelines and local policy reforms.23 Yet mortgage products
are still generally not gender-specific. Ghana is at the nascent stage of collecting and
utilising supply-side gender-disaggregated data, since the central bank only began
to formally request collection and submission from financial services providers in
April 2018.  Indicators for data collection, the estimation of baselines and verification
of data collected are yet to be finalised.24

Affordability 
The remarkable increase in the national housing stock is partly attributable to a
concerted effort to address the affordable housing challenge by a variety of groups.
This has seen government commitment to complete existing housing schemes
and undertake new projects across the country.25 However, there have been
public concerns raised over the high prices of some housing units, which range
between GH¢99 000 (US$12 290)26 and GH¢136 920 (US$17 000) for one-
bedroom apartment; GH¢182 500 (GH¢22 660) and GH¢225 520 (US$28 000)
for a two-bedroom apartment; and about GH¢335 000 (US$41 600) for a three-
bedroom apartment.27 Although these prices are within the range offered by
average banking loan amounts, the key concern rests with the level of
unaffordability for the majority of indigent households. 

The average loan amount offered by lenders ranges from GH¢80 000 (US$9 930)
to GH¢1 600 000 (US$198 650) for cedi mortgages and US$15 000
(GH¢120 815) to US$35 000 (GH¢281 900) for dollar mortgages.28 In relation
to a mean national household income of GH¢2 828 (US$350) per month and a
monthly household expenditure of GH¢1 071 (US$133) as of 2019,29 the
affordability of mortgage and housing in general, remains far-fetched. The average
Ghanaian employee would have to earn a minimum of about GH¢5 000 (US$620)
in order to meet the maximum 40-45% debt burden required by lenders. It is
worth noting that approximately half of the labour force is employed in various
sectors including government, private, non-governmental organisations, religious
and international organisations. The majority (77%) are employed in the private
informal sector, while the unemployment rate is estimated at 7.8%.30

The unaffordability of housing finance is exacerbated by weakened consumer
sentiments resulting from the persistent increases in fuel prices, increases in
transportation fares and rising inflation,31 which all undoubtedly contribute to the
rise in housing prices. These difficulties continue to pose a major barrier to access to
affordable housing by the working population in Ghana. This is in part evidenced by
a remarkable vacancy rate (12.7% of all dwelling units in Ghana) despite a significant
increase in the national housing stock. In this regard, the government aims to reduce
house prices by 50% to improve affordability to the average earning Ghanaian.32

Housing supply
Detached houses are the most typical dwelling type in Ghana (63%), followed by
terrace houses (known colloquially as compound houses) at 21%. There are more
compound houses in urban areas (27%) than in rural areas (21%). Wooden kiosks
are informal dwelling units that are predominantly urban, located in twice as many
in urban areas as rural ones. Other forms of makeshift housing, including metal
containers, quarters attached to offices or shops, tents, and wooden structures,
constitute 4.6% of total national housing stock. Multi-family apartment living is yet
to gain traction in Ghana, as only 3.1% of families live in these units.33

The informal economy supplies the majority of housing stock, primarily through
incremental construction. A significant number of these structures are built without
the necessary planning and building permits, land deeds or title, and sometimes
lack basic services, including water or sanitation, and are thus less formally
transactable. The total mortgage debt of GH¢ 1.72 billion (US$13.85 billion) as at
2019 is small, which further confirms the small volume of housing supply and
consumption within the formal sector.34

Most housing in Ghana is owner-occupied, especially in rural regions, with the
highest share in the Northeast (90%). Such properties are less investible, typically
built without housing services and lack market-related property rights, although
informally transferable within familial relations. The rental housing market, on the
other hand, has an urban character. Greater Accra has the highest proportion of
households who rent units (48%). Cumulatively, three out of every ten families
are renters in Ghana and three out of ten households live with a rent-free tenure.
Informal landlordism, common in urban areas, supplies urban rental dwelling units
through the lease of houses or rooms within houses. Most of this housing is
informally financed.35

The smallest permissible residential land parcel in Ghana depends on the zoned
residential area. Where land is zoned for intensive residential use, the minimum
acceptable plot size for residential units is 110m2, of which the building footprint
can occupy 50%.36

In 2018, the government acquired 5.77 acres of land in the urban areas of Sege
and Ojobi for low- and middle-income housing projects. An additional 1 313 acres
of land were acquired at Fiankonya and Kweiman, near Accra.  Most recently, the
government has initiated a public-private partnership project to develop a 10 000-
unit affordable housing project in Pokuasi, also near Accra. The government is
providing land and on-site infrastructure as equity for the project. 

Although access to essential housing services varies across administrative regions,
access has generally somewhat improved compared to 2013.37 As of 2021, 27%
of households have access to piped water.38 In Accra, 8 in 10 households drink
bottled or sachet water, while in rural regions, families commonly drink well
water.39 In urban areas, 87% - 97% of households use electricity as their primary
source of power. Access to sanitation is limited. 16% of households have no toilet
facilities, and only 35% of households have access to exclusive toilet facilities.40

With regard to building material, approximately 90% are imported as finished or
semi-finished products.41 Aluminium roofing sheets are produced in Tema District
from imported ingots. Exceptions are aggregates (sand, stones, quarry dust,
chippings) and timber, which are all sourced locally. Local substitutes, including tiles
and paint, are commonly deemed as being inferior products compared to
imported ones. Products such as cement, timber products, paint, basic plumbing
materials, and sanitary wares are largely locally available.

The Association of Building and Civil Engineering Contractors of Ghana and the
Ghana Real Estate Developers Association, are two key professional housing
organisations in the country (although membership is voluntary). Parliament is yet
to pass the Construction Industry Development Authority Bill, which will regulate
the activities of developers and building contractors on a more formal basis.42

The construction sector currently employs 14.5% of the Ghanaian labour force.43

On average, it takes 45 days to apply for a building permit, with a legal limit of 90
days, within which the Planning Authority must inform the applicant of their
decision on the application.44 COVID-19 has contributed to significant disruption
in the supply of building materials, which has led to price increases and supply
shortages. Continuous depreciation of the Ghana Cedi, inflation, and the Russia-
Ukraine conflict have worsened the price appreciation of building materials.

Property markets
There are two types of land available for property development in Ghana:
Customary (communal) land is owned and administered by chieftains, clans and
families, and makes up over 90% of land holding; while public property is acquired
and held by the President of Ghana for the benefit of the people. Currently, there
is no formal private ownership of property – all land (other than public property)
is communally owned and only land-use rights are transactable. The Constitution
of Ghana and customary law precedents does recognise leasehold, but such land-
use rights are mostly obtained through marriage, inheritance, or land lease. 
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The Land Registration Division of the Lands Commission currently registers
transacted property and maintains a land registry. 

Land tenure insecurity is prevalent in urban areas, coupled with high transaction
costs, convoluted property rights and weak institutional oversight. This is in part,
caused by multiple sales and claimants to land, protracted litigations and an increase
in property conflict, which adversely affects the emergence of robust land markets
and investments. Efforts to digitise the land registry and improve market
transparency through electronic conveyancing are ongoing.45

The residential property market, where houses are bought and sold, is not
common in Ghana, as most homes are built for owner-occupation. Houses are
not sold multiple times but rather passed down intergenerationally or between
families. A second-hand residential property market is yet to emerge. However, as
the property market matures, investment and use interest will need to be
decoupled, which should increase the share of investible stock. 

In these conditions, real estate agents and brokers operate in both formal and
informal housing markets. The passage of the Real Estate Agency Act 2020 (Act
1047) requires all agents, brokers, and other professionals to be licensed in order
to practice.46 Currently, however, many land brokers are still unlicensed, a situation
that has contributed to chaotic and sometimes charlatanic property transactions.
Ghana Real Estate Professionals Association and the Ghana Association of Real
Estate Brokers do offer training programmes for their members and advocate for
professional code of conduct and licensing of professionals. So far, there are several
real estate service providers that provide facilities management and data, helping
to improve market transparency. However, none have a significant market share. 

Policy and legislation
The role of the State is limited to the facilitation of equitable production and
allocation of housing stock. This does, however, provide an enabling framework to
promote a more active involvement of private sector developers, cooperative
groups and other actors.47 In this light, the government continues to pursue
affordable housing development options through public-private partnerships,
notably with international partners such as Brazil.48 These relationships are often
complex and involve significant political, financial and technical challenges, as was
the case with Chinese and Korean Developers in the past. The housing units
delivered through these initiatives tend to be overpriced, far beyond the average
earning capacity. The most recent policy initiative is the preparation of the District
Housing Programme for the construction of rental housing units for public
servants.49 However, there is limited evidence of direct support for indigent or
affordable housing options, aside from the partial subsidy of household water and
electricity tariffs which occurred during the peak of the COVID-19 pandemic.

Pursuant to the government's objective to optimise revenue mobilisation, the
Electronic Transfer Levy Act, 2022 (Act 1075) was passed in March 2022 to
essentially broaden the tax base by imposing levies on electronic transactions. The
initiative is expected to contribute to shaping the housing market with more clarity.
Additionally, with the Tax Exemption Bill passed in 2022, it is anticipated that the
proposed exemptions will serve as incentives for increased foreign direct
investments in the real estate and housing sectors. It is also believed that the Fees
and Charges (Miscellaneous Provisions) Act 2018 (Act 983) which has been

repealed by the Fees and Charges Act of 2022, can make provision for a more
formalised revenue stream by state agencies. This can create a strengthened
environment for transaction security and reinforce confidence in the property
market. Furthermore, an amendment to the National Pensions Act 2008 (Act
766) is proposed (awaiting enactment) to unify the fragmented pension scheme
regime under a three-tier system. However, the sector’s regulator has expressed
concern over the exclusion of certain sectors, particularly security services and
its impact on the sustainability of the proposed system.50

Land and property ownership is ultimately governed by the 1992 Constitution of
Ghana, as well as the Land Act of 2020 (Act 1036). The latter aims to harmonise
and consolidate various laws on land and land tenure. The Land Act 2020 also
prohibits discriminatory practices in respect of land under customary tenure on
the grounds of gender, disability, social or economic status and restricts the transfer
of land (jointly held or acquired during marriage) by a spouse without the mutual
consent of both spouses. The growing insecurity faced by widows under customary
law has facilitated the passage of the Intestate Succession Act (PNDCL 111)51 in
1985 to provide for the protection of property rights. However, the law only
applies to self-acquired land, not inherited property, and thus excludes most
communal properties.  About 80% of marriages in Ghana are customary, most of
which are unregistered. Nonetheless, the amended Customary Marriage and
Divorce (Registration) Law of 1985 (PNDCL 112) provides for the recognition
of unregistered customary marriages.52 In recent times, a draft law on property
rights in marriage was proposed to regulate property rights of spouses during
dissolution of marriage, but was never passed.53

Opportunities 
Ghana secured a US$75million (GH¢604 074 572) commercial loan from the
African Development Bank in October 2021 for the Ghana Infrastructure
Investment Fund (GIIF) to improve the financing and development climate,
including affordable housing.54 There are currently opportunities for private
investors to leverage these public resources for housing delivery through the
ongoing PPP approach.

The Development Bank of Ghana (DBG), established in June 2022, provides long-
term financing at competitive rates for private sector development, including the
housing sector. Moreover, the Central Bank has committed an initial US$200 million
(GH¢1 610 865 525) out of US$250million (GH¢2 013 581 906) to capitalise the
institution. The government has also leveraged another US$550 million from
Development Partners to support the DBG to attract private sector investors and
other international financiers. The housing sector stands to benefit from these
measures as it takes advantage of guaranteed loans that will be provided by the
DBG.55

A National Home Ownership Fund, in partnership with the banking sector has
been created in 2022. This includes the Rent-to-Own Scheme of the Affordable
Real Estate Investment Trust, as well affordable housing supported by GCB Capital.
The funds mobilised will function as a mortgage refinancing mechanism for Private
Financial Institutions (PFIs) to draw from in the form of mortgages to consumers
or mortgaged-backed securities for investors. This in effect will improve the
mortgage market and make it more fluid, hence reducing interest rates for
mortgagees and homeowners and improving housing delivery.56
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GHANA – Considering housing affordability from a household perspective
For low income households seeking access to affordable housing,
affordability is dependent on a number of factors, including income,
competing expenses, transport costs (which are likely linked to housing
location), and the cost of finance. Data specific to individual countries
and housing developments is often not available, thus requiring
evidence-based assumptions to generate estimates of affordability.

In order to get a better grasp on the affordability of home ownership
in various countries, we considered two simplified scenarios – law
enforcement officer and teacher. These entry-level occupations were
chosen because they are fundamental to the economy and society,
comprise a large portion of the formal workforce in most African
countries, and are fairly secure while having relatively low skills entry
points. 

The two occupations are also inclusive of both genders, since in many
countries, teachers are female while law enforcement officers are
male. 

Cautionary notes
It must be emphasized that these are hypothetical scenarios
– not calculations based on comprehensive research of income
levels in each country. 

We have based our calculations on some generic assumptions
applicable to all countries, including 30% of household income
spent on housing. We are also assuming a household is eligible
for a formal mortgage, and that such financing is available –
which may not be true for substantial segments of the
country’s population. Alternative forms of finance, including
non-mortgage finance, and once-off income sources (e.g.
pension payouts or inheritances) are not taken into account. 

The calculations used the prevailing terms and conditions for
mortgages in the specific country, as collected through our
annual Yearbook data collection process.

Mortgage assumptions – Ghana 

–   25.5% interest rate                                        –   20 year loan tenor
–   10% deposit                                                  –   90% loan to value ratio

If you are a law 
enforcement 
officer living in a 
major urban area

If you are a
teacher 
living in a major 
urban area

who earns
GH¢1 500
per month

who earns
GH¢1 700
per month

you could afford
to purchase a 
GH¢23 378
house with 
a mortgage.

you could afford
to purchase a 
GH¢26 495
house with 
a mortgage.
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Availability of data on housing finance
Data on housing finance is published by the Bank of Ghana, Ghana
Statistical Service (GSS), Ministries such as Works and Housing, and
Finance and Economic Planning. Private developers, banks, brokerages
and real estate agency firms also take full advantage of their online
presence to market their housing and housing finance products and
publish some market data. 

Data is usually not published frequently enough to provide for real time
updates on activities in the sector. The GSS undertakes a population and
housing census only every 10 years, with the last one undertaken in
2021. The GSS collects gender-disaggregated data, but institutional
players are yet to fully utilise such data to streamline their operations
and achieve financial inclusion.

Green applications for affordable housing 
The Ghana Building Code (GS1207:2018) prescribes Green Building
requirements. Local organisations for green building include the Ghana
Green Building Council, an NGO that promotes and champions
conservation of natural resources without compromising on accelerated
economic growth. The Council is responsible for the Green Star Sa-
Ghana Certification system. SGS Ghana also exists as a global certifying
firm and local partner for green building certification, particularly the
International Finance Corporation's excellence in Design for Greater
Efficiencies (EDGE).

Rehoboth Knightsbridge in the suburb of Kwabenya/Accra is the first
affordable housing scheme in Ghana to achieve the EDGE green building
certification.57

Hydroelectricity is the major source of electrical power. 86% of the
population has access to electricity. Off-the-grid service provision is being
adopted to assist non-electrified communities, and the Ministry of Energy
has recently targeted the installation of three mini grids in Ada. IFC and
Ghana Venture Capital Trust provide green housing finance/ microfinance.


