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ABSTRACT

Studies and programmes on the-supply of housing have
generally focused on new developments by public insti-
tutions and formal private sector companies and indi-
viduals. The activities of individual house owners who
. continually add few rooms and facilities to existing
houses and actually cater for the housing needs of low-
income urban households tend to be ignored or, at best,
down played. This paper, based on a preliminary study
sponsored by the British Council, highlights the small
scale, unco-ordinated and uncontrolled activities of hous-
ing suppliers at Suntreso, Kumasi. This supply of
housing is through the alterations and extgnsions of
existing units developed by the government. Transfor-
mation activities constitute an important source of sup-
ply of moderately priced housingin urban areas of Ghana
and it is therefore necessary that efforts are made by city
and development control authorities to prevent the oc-
currence of haphazard developments and the attendant
health problems. ’ /

Keywords: low-income housing supply, trans formation,
Kumasi, Ghana

INTRODUCTION

Providing adequate housing, which the urban poor
can afford, has been one of the major problems in Ghana;
this is also truc for most Third World Counties (TWCs).
In Ghana, the government establisted the Gold Coast
Housing Corporation which later became the State
Housing Corporation (SHC) by an Actof Parliament in
1955 and reconstituted in 1961 with the responsibility of
providing low costhousing for mainly low income urban
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dwellers. TheLow Cost Housing Commitiee was estab-
lished in the 1970s by the Acheampong regime to supple-
ment the efforts of the State Housing Corporation.

An all embracing subsidized housing programme
and policy for Ghana were not adopted by the colonial
government till after the Second World War. Before
then, there had been public housing programmes for the
European public servants in special areas carefully se-
lected in the main urban centres of Accra, Kumasi, Cape
Coast and Sekondi-Takoradi. The ridge residential areas
of Accra and Kumasi are some of the areas developed
under the subsidized housing programmes.

In the pre-independence period, there was no con-
scious effort to incorporate.into the public housing
programmes straegies to house the low and moderate
income households until it became a real necessity after
the 1924 plague and the violent earthquake in 1939. As
aresult, housing estates were built in Accrain the 1940s.
In Kumasi, the first government housing estate started in
1928/29, after the outbreak of plague in 1924. This
resulted in the developments of the New Zone Estate[1].
In 1949, the Asawasi housing*estate was developed.
Government activily in estate housing intensified in
Kumasi after these developments and this was because
of the increasing influx of people from the rural areas as
well as the large number resulting from natural popula-
tion increase of the local population. It was partly in
response of this that the State Housing Corpora ion
developed the North and South Suntreso estates in the
1950s. Since then a number of housing estates including
Kwadaso Estate, Patasi Estai.e; Chirapatre Estate and
Ahinsan Estate have been developed in Kumasi, Most of

‘these housing estates were meantto meetthe needs of the

low to maderate income h&uScholds or groups.

PROJECT OBJECTIVES AND
DATA BASE

The'study on the “Transformation of Government
Built Low Cost Housing as Generators of Shelter and
Employment” investigates the extension and alterations
being carried out by the occupants of government-built
estales housing in Kumasi, and the contribution of that
activily to the supply of housing to low-income house-
holds without demands for additional urban land. The
study seeks Lo investigate the underlying factors for the
transformations.
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The pilot study was carried out in North and South

_Suntreso Estates, Kumasi, (Fig. 1) in December 1991

and January 1992. Kumasi, which is the second largest
_town in Ghana, has a population of 590,000.

During the survey of North and South Suntreso,
heads of households of the owners (in their absence, the
caretakers) and renters or roomers (tenants) were inter-
viewed in a random sample of 120 housing units. Room-
ers are defined as the people who rented rooms (which
can be one or two rooms or chamber and hall) and shared
facilities with other households [2]. For the survey, a
household is defined as “a person or group of persons
who live together in a house or compound, share the
same house-keeping arrangements and are catered for as
unit” [3]. The sampling unit is the house.

HOUSE TYPES BUILT AT
SUNTRESO

The North and South Suntreso Housing Estates
were developed from 1949 to 1956, Initially, the number
of units built by the Housing Corporation in North
Suntreso was 747, and 425 units were developed in
South Suntreso [4]. In North Suntreso, the housing units
were mostly one- and two-room terrace units with de-
tached kitchens about 12 metres from the main buildings.
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" Toilets and bathrooms were in most cases communal

facilities. In South Sunireso, two and three-room semi-
detached units were the predominant house types built,
and each unit has its-own toiler and bathroom. The
Corporation builta few detachied two-stérey units along
the northem boundary of South Suntreso, and these are
among the latest houses that it has built in the area.

When the South and North Suntreso estates were
established, the concept was to build small dwellings.
The approach to design was to provide the very basic that
could meet the requirements of the occupants.

CHANGE IN STATUS: FROM

TENANTS TO HOUSE OWNERS
The North and South Suntreso Housing estates were
built as restal units for labourers, artisans and clerks [5)
in government employment. . The rental amount (which
was based on the type of housing unit) was determined’
by S.H.C., and the tenants paid the monthly rent ii
advance. The tenancy agreement [6]) which the Corporas
tion entered into with the tenants covers following:

a. Pay all local authority rates, taxes, water and elec-
tricity charges or. other eufgoing in respect of the
property.
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. Keep the property, including all fixtures and fittings
gfn good tenable order and repair.

¢. ' Not to make any alteration or addition to the prop-
erty without the permission in writing of the Corpo-
ration.

d. Use the property as a private dwelling house only.

e. Not to assign, underlet or sublet the property with-
out the permission in writing of the Corporation.

f. Not to keep at the property any guinca fowl, goat,
sheep, pigs or beast of burden.

g. Not to create any nuisance or annoyance to other
tenants or occupiers of adjoining houses.

‘. Permitthe Corporation’s representatives at any rea-

sonable time to enter and inspect the property.

o

Due 1o policy shift on tenure, especially because the
Corporation was encountering problems of maintenance
and with cost recovery objective as the basis, the units
were 5old to the public through hire purchase arrange-
ment. The tenants had the first option to purchase them,
Many took advantage of the offer to own the property.
By mid-1970, State Housing Corporation had sold out
most of its rental units.

Since they were sold by S.H.C., the ownership of
some of the housing units have changed through resale
and inheritance. In December 1991, it was found out that
approximately 55.4% of the sampled owners purchased
their units directly from the State Housing Corporation,
29.7% ipherited their units, while 13.5% purchased
theirs from private individuals. [t should be noted,
however, that the sale of private houses is nota common

feature on the Ghanaian housing market. Once built or
.purchased from a governmerit agency, a house gradually
becomes a family property through inheritance, in which
case the head of family assumes the final authqrity. Itis
difficult 1o mobilize finance for house building in Ghana
and owners therefore prefer keeping them for their
children and extended family to selling.

SCALE OF THE ALTERATIONS
AND EXTENSIONS

The scalc of development in North and South
Suntreso is a result of a combination of positive cco-
nomic changes in the lives of the owners, and the need to
adequately cater for the needs of family members as well
as other factors like stable residence in Kumasi, owner-
ship of the dwelling unit, cnough space around the
original house, opportunity o rent, and allitude of local
authorities.

In both North and South Suntreso il is common to
find medium 1o large scale extensions (i.e. 3 and more
rooms) to the original housing units. About 62 per cent
of the total number of 120 houses surveyed have 3 or
more additional rooms (Table 1). Sotth Suntreso, which
was originally built formiddlc income houscholds, reg-
istered a very high level of development in erms of
ground floor area and height of cxtensions. Typical
examples of houses with “Small”, “Mcdium”, and
“Large” scale extensions in the area are housc numbers
$S11 and P34 in North Suntreso and house numb\;:\r B13

f

Table 1: Number of Rooms Added to the Original
Housing Units in Suntreso

Housing Units
Number of Rooms
Added toOriginal Number Percentage
House
None 13 10.9
1 15 12.5
2 17 14.3
i 3 15 12.5
4 15 12.5
5 ‘6 50
6 9 75
7 - 7 5.8
8 4 33
9 L4 33
10 4 33
11 2 1.7
12 4 33
13 1 0.8 ; -
14 2 1.7 '
22 1 0.8
24 1 0.8
Total R g} 1(XL0
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in South Suntreso (Fig.2 10 4). Duc 10 the medium o
large scale transformation activitics in the South Suntreso,
the additions 10 bedroom spaces is morc there than in
North Suntreso. A count in 22 houscs indicates that a
total of 148 bedrooms have been added to original
number of about 55 rooms in the South Suntreso. On the
average, there has been an increase (about twice) of the
original number of accommodation spaces in the houses
that have undergone transformation,

Inthe study arcas, the cxiension activity has resulted
linincreased facilities for some of the occupants as it was
found that some of the houses have onc additional
domestic facilities of either a kitchen, bathroom or toilet
(Table 2). However, there are numerous cases where the
addition of extra rooms has not been accompanicd by
more domestic lacilitics. More than hall of the number
of the extended houses in North Suntreso have no addi-
tional toilet, bath room nor kitchen. This occurrence may
indicate Lhe absence of professional personnel involve-
ment in the transformation aclivily; such prolcssionals
could have influenced the owners on the need for ad-
equate facilities, especially wilet and bathrooms, (o

match the number of persons in the housc_:s. It appears’

that most of the house owners vere only interesied in
additional bedrooms.

Two main trends were identificd in the develop-
ments; namely, the first is internal arrangement or altera-
tion wherc some of the walls are knocked down 1o create
more rooms, and the sccond is the addition of rooms and
other facilities from new foundations on the available
land. Also, the alteration works on the original building
exhibited two phases. The first is the conversion of
verandahs and store spaées into sleeping rooms as house-
hold size increases, and secondly with a minimal demo-
lition to add new walls to create more rooms for sleeping
purposes. Except in the case of a few houses (about 4%)
which have been converted into large two-storey build-
ings, all the extensions are one storey as the original units

built by the SHC, As shown in the drawings of the
ground floor plans (Fig.2 w1 o greater number ol jhe
transformation activities are v stensions linking the origi-
nal houses.

The level of development was notindicated nor
directed by the Stae Housing Corporation (SHC) as
there is no regulation controlling the owners on the type
of extension that they should underiake, Information
obuincd from the §.H.C. and the Town and Country
Planning Department, both in Kumasi, indicate that all
the designs submitted by the owners were aceepied by
the authoritics (SHC).

An analysis of 26 housing units was made in an
atlempt at quantifying the room spaces in the extensions
as a proportion of the total ground floor space less
circulation space. The result is that the values Tor bed-
rooms and living roomsarc higher than those for kichen,
store, toilet and bath-shower. The bedroom spaces take
up percentages ranging between 40 and 80. The impor-
tance of bedrooms for the owners of the estate houscs is
seen in the high percentage values obtlained for such
rooms, The size of spaces for wilet and bath/shower and
hiving room space remain unchanged where such Facili--
tics have not been converted 1o other more ithportint
uses, such as slecping spaces; so that when viewed in
relation Lo the entire house after extension, the percent-
age valucs for the facilitics have declined. The climina-
tion of the store in most of the units creates an impression
that the occupants regard it as a more important space for
sleeping than just for the storage of boxes and other
household items. The kitchen is retained in most of the
houses. The living room is also maintaincd 10 serve as a
meeting point between the public and the occupants.

Whatever criteria the owners might have applied in
determining the number of rooms Lo be added, it is likely
that they were influenced by the need to provide more
sleeping spaces for their own houscholds and those of
family members. The disproportionatcly very high in-

Table 2: Type and Number of Domestic Facilities Added By The
Owners (for 44 Houses that were Measured) in Suntreso

Type of Number OWNERS WHO HAVE ADDED IN

Facilitics Added North  Suntreso South  Suntreso Total
Na. % No. %' No. %
Toilet None 15 68.2 8 364 23 522
1 6 27.3 10 45.5 16 364
2 1 43 4 18.1 5 114
Bathroom None 13 59. 1 9 40.9 22 50.0
1 3 36.4 10 45.5 18 40.9
2 1 4.5 3 13.6 4 9.1
Kitchen Nonc 13 59.1 11 50.0 24 54.5
1 3 36.4 11 50.0 19 43.2
2 0 0.0 0 0.0 0 0.0
3 1 4.5 0 0.0 1 23
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crease in bedroom spaces has definitely led to increase in
the resident population and therefore pressure on the
utility scrvices as they have been scarcely increased.

In South Suntreso and somecases in North Suntreso,
the owners have built fence-walls giving them more
sceurity and privacy. The amount of space surrounding
the houscs docs not give way for any serious landscap-
ing. Mastof the houses have aprons and draing and plain
in-situ concrete floors as finishes for the yards or the
compounds.

MATERIALS AND METHODS OF
CONSTRUCTION

The cxicnsions to the houscs have been constructed
using similar materials as the original units built by
S.H.C. The cxceptions arc in the matcrials used in the
cxtensions for linishes. A majority follow a typical
patern of load bearing walls of 150mm solid sandcrete
blocks; trusses or purling supporting corrugated roofing
sheets in aluminum or galvanised iron; plywood or high

Journal of e Uriversdy of Science and chhnofog}'. Kumasi Valume 14. Number 2. June 1934

House No. 55 11
NORTH SUNTRESO

quality tongued and grooved (T & G) wooden ceilings;
cement screed or terrazzo flooring; wooden doors and
windows, wholly or sometimes in plain sheet glass
louvre blades and carricrs (Naco/galvanised); water
closet, oftcn combined with shower or bath and electrical
installations, The few two-storey buildings are, how-
ever, made upof reinforced concrete frames and sandcrete
blocks. In some cases polyvinyl chloride (PVC) tiles are
used as floor [inishes and ceramic glazed tiles as wall
finishes in the toilet and bathrooms.

The selection of contractors for the building of some
of the dwellings was based on the negotiated form of
tendering and recommendations made by friends or
relatives. The private individual usually employs the
services of a small scale contractor when heis influenced
by a job donc by that particular contractor. A contractor
is normally paid the full amount at the end of the
congtruction work in which case the contractor pre-
finances the whole project. Allernatively, portions of the
work completed are estimated and paid by the client
(owncer) when he is satisfied with the work done. This
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payment amrangement continues until the whole project
is compleiexd, The other payment arrangement is, ong-

“third (/) of the agrecd amount t the stan of work, one-

third (/) about half way through the work, and the
remaining cne-third (/) on compietion,

Some of the construction works in the study arca
were carricd out through the engagement of technicians

(Foremen) who employs e few artisans and labourers. In -

these cases, the clienis pay for the cost of materials and
labour and the technician does the supervision, In the
case of the small scale extensions, artisans were engaged
ocarry out the construction with the clicnt supplying the
materials when required as weil as supervising the con-
siruction. Under such arrangements, the artisans ane paid

daily e, which, beiween thie time of the survey (De-
cember 1991)and0ctoba' 1992, increased from 1,500

codis 10 heiween 2,000 and 2,500 cedis per day for
qualificd artisans (¢.g. masons, carpeniers eic) and from
600 cedis w between 800 to 1,000 cedis for unskilled
labourers, A rate of 850 Cedis w0 1 UKPDundSu:rllu
«can be used for wnvemon -

-

THE COST OF THE EXTENSIONS

Data on the present level of house building costs in
North and South Sunweso are scerce. No sysematc
amptswmmadcbyﬂnmmwkeepmchm
At this stage of the smdy, it is possible to give only
estimases using the current level of house building costs
in Kumasi.

In spite of the variations in the sizc and quality of the
extensions, it is possible W identify a range of estimased
costs per square metre for the developments. The range
is 75,800 cedis for the smallest type of a two bedroom
extension 10 75,200 Cedis per square metre for an eleven
bedrooms extension with related facilities. These esti-
mates arc based on a typical bill of quantities and set of
unit prices currendly applied for developments by the-
5. H.C, in Kumasi, with minor variations introdoced o
take inso sccount the ues of lotal materials and ariisans.

 The estimated vadves o not inclide price of land,

Differences in quality of finishes do affect the cost
per square merre. Some of the houses surveysd are
dwellmgs uik 40 comparati vely high consiruction stand-
ard, with fully squipped bathrooms, hot water supply,
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elaborate clectrical installations and so on. It should be
noted also that the estimated rates (ook inio account the

fact that the extonsions were bizilt by local artisans and-
small scale building firms. The small local artisans

usnally build at cheaper rates.

CHARACTERISTICS OF THE SUP-

PLIERS OF HOUSING

' In all, 205 households were covered in the sampled
120 units in both North and South Suntreso. As wouldbe
expected, there are more male household heads than their
fcmalc counterparts. However, the number for the
femalc houschold headsare quite high, aspecially among
_ the hoyse owners (Tablé 3). The study does not investi--
* gac whether these female houschold heads wese di-
vorced, widowed: or that their husbands had travelled.
Howcver, it was found out that female heads were

House No B 13
SOUTH ,SUNTRESO

respongible for some of the major altarations and excen-
sions to the cstate houses aad it could be said, therefore,
that they also contribute to the urban housing stock.
Household. sizes are comparatively larger in the
arca. The mean household size is 7 for ownefs and
caretakers, and 4 for teagnts, The highest household size
of 22 was recorded among the carstaker households.
There were only 119% of the 205 houssholds with sizes of
1 © 3 persons per houschold. The large household sizes
were recorded in North Suntreso and most of them
occupied one-room dwellings. Data collected in 1980 by
A. G. Tipple indicate that for Kumasi, the:mean house-
hold size is 4.8 persons. Although the mean honsehold
_size obtained from the pilit survey ishigh for the owners
and caretakers in Suntreso arsa, the room OCCUpancy
rales in both arvas of Suntreso do conform to the average
for the city as a whole.
The average age forthe owners is 59 years; the range
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is 26 1o 86 years. For carelakers, Lhe average age is 51
years, with a range of 27 to 76 years. For the tenants or
roomers, the mean age is 37 years, wilh a range of 20 o
65 years. The house owners tend o be older than their
tenants.

In both North and South Suntreso, approximaiely
919 (Table 4) of the owners are from the Akan speaking
regions . (which are Ashanii, Brong Ahafo, Central,
Western and part of the Eastern). Despile the fact that
every region is represented., the representation ths in
favour of the Ashami Region. Owners from the Ashanti
Region alone account for 57% of the wowl number of
owners interviewed. Also 59% of the caretakers said that
they were from the Ashant region. Non-Ghanaian own-
ers form less than two per cent of the toial. Discussions
with household heads who are from the Ashanti Region
reveal that most of them come from towns and villages
within 50 kilomeiters radius, of Kumasi. Traditionally,

mosi Ashantis would like to build a house in Kumasi,
which is the seat of the Ashanti polilcal systcm, and this
may account for their large number in the owncrs™ group.

‘The mean length of slay in Kumasi by the owners is
473 years, while thal of carclakers is 33 years. Thore are
extremme cases: the maximum length of stayed in Kumasi
by some of the owners is 80 years, while the minimum
length of slay is about 10 years, All the houschold heads
have stayed in one suburb of Kumasi before sculing at
the Suntreso Housing Estalcs.

Qut of the 74 owners, approximalcly 65% have
stayed in their houscs for 25 years or morc, and only 9.5
per cent of them have been in their houses for a period of
less than 10 years (Table 5).

Most of the housc owners (aboul 95%) have no
intentions of lcaving Kumasi permanenty (Tablc 6).
Only a small proportion of the owners (1.4%) said thal
they would returm home butl do not know when, while

Table 3: Sex of Heads of Households it Suntreso

-

Heads of Households

Owners

Caretakers Tenants
Sex Number % Number % Number %
Male 40 54.1 37 58.7 62 729
- Fernale - 37 45.9 17 . 370 23 - 271
Not indicated
(missing value) 2 4.3
Total 74 - 100.0 46 100.0 85 100.0

Table 4: Sunireso: Distribution of Heads of Households by Region

Owners ‘Caretakers

Regions Number Percentage Number Perceniage

Ashanti ' 42 56.8 27 58.7

Northern,Upper East

and Upper West 1 1.4 5 10.9

Brong Ahafo and

Eastern 11 14.9 11 239

Central and Westermn 14 18.9 2 4.3

Greater Accra and

Vol 5 6.8 1 22

Outside Ghana 1 1.4 - -

Total ' 74 100.00 46 100.0
Journat of the University of Sciance and Technology. Kumasi. Velume 14, Number 2. June 1994 1 1'8I



Table 5: Length of Stay in Dwelling by House Owners and Caretakers in Suntreso

Cwners Carctakers
Number of Years Lived in
Dwelling Number Percenwge Number Percentage
1- 4 3 6.8 6 1310
5- 8 : 3 4.0 3 6.5
'9-12 3 4.0 3 4.3
13-15 3 40 5 109
16- 1% 1.4 4 8.7
20-24 10 135 10 21.7
25-29 13 17.6 2 4.6
30-34 16 216 9 19.6
35-39 12 162 4 8.7
49 - 50 . 7 9.5 i] 0.0
. No responsc - 1 14 1 22
Total T4 100.0 46 100,0

N

Table 6: Suntreso: Future Intentions of Heads'of Households on Meversent

- Owners

Inteniions Number} Percentage | M
Will return home as 5000 46 SRJEClIVE | _ - :
is achieved Lo 3 4.1 3 6.5
Will return home at unspeciicd date I 1.4 2 44
Will stay but will keep in touch with -~ L

village ' 1o | oas 16 34.8
will always be in Kumasi i BNy SR TOEE % J18- ) 0 399
Born and bred in Kumasi 12 162 6 130
NO response - . 1 12
Total 74 ©100 46 1600

S
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4.1% of them said that they would go back home as soon
as their objectives were achicved. The high responscs for
those who have made up their minds w conunue Lheir
stay in Kumasi confirms the cstablished lact that mosi
Ashantis regard Kumasi as Lheir second home because of
its imporlance as the scat for the Golden Stool and s
occupant, the Asantchene, Obscrvations also show thit
& good numbcr ol the houschold heads who said they
were bom and bred in Kumasi are ninly from he
Cenlral Region and are of Fanu origin. L was nowed
during the intervicw that the houscholds heads who have
propertics situaled at North and South Suatreso do not
have any plan to move out of the estates, These people,
il nol consiraingd by space around the unils, arc the
potential investors who would be willing Lo increase the
number of rooms in the existing houses in their arca
through extensions and alterations.

In certain situations, the level of education atiained
among potential housing developers docs have an influ-
ence on the wype of house that cventually get built
(especially in the aspects of use ol the services of
gualificd profcssionals and artisans. the design of the
house itself and the choice of building maitcrials, and the
type and lcvel of facilities wo provide). This faclor was
not specifically investigated in the pilol survey, but the
responses 10 some of the guestions do suggest that there
is a lack of appreciation among the housing suppl icrs lor
the need for additional facilitics and provision {or proper
ventilation in rooms. This can be attribuicd 10 their level
of awareness.

Comparatively, the educatiomatfevelatained by the
beads of houschold is fow, Elemonary school feavers
imastly, the former middle sehool leaversy forny 514 of
owners and 27% of carcukers. Owners and carciakers
with secondary cducation account for 23% and 1375
respectively. About oneguaricrelownersand carctakers
are ifliterates. There were no Liniversity griduale owiers
among those interviewed during the study. About 29 of
carctakers have had University cducation: these carctik-
ors are most probably the childrenorclosc relatves of the
owncrs. During the period of the developient and Laer
sale of the houscs (ic. during the 1950k and 1960
graduatcs occupicd the op positions within the civil
service and the corporations, and therelore coukl not
have occupied the area carmarked (or low income urba
workers (Tipple, 1987, provide further information on
the initial target population). This explains the low level
of education found among the owners in the arca,

Occupation and Income

Daia on occupation and income were collected 1o
dclermine the owners” capability w0 effectively =upply
housing through the use of their own financial resources
in a country where instilutional (inancing of housing is
very limited and the eligibility requircments very restric-
tive. It has been found out that about one-third of the
owners (31%) are in the proflessional and clerical em-
ployment in government institutions. The other signifi-
cant occupational groups among the owners arc farers
and reiailers (Table 7).

Table 7: Occupations of Heads of Households in Suntreso

Owners Caretakers

Occupational Group Numbcr % Number %

Pensioner 7 9.5 2 4.4
Professional/Clerical 23 3.1 23 30.0
Skilled Artisan 3 4.1 5 10.9
Busincss/Rewiler 16 216 5 10,9
Fammer 22 2097 4 8.7
Domestic/Factory Sccurily 1 1.4 4 8.7
No rcsponse 2 2.7 1 22
Total 74 1000 46 100.0
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Table 8: Monthly Incomes of Heads of Households in Suntreso

_Owners Caretakers
Amount in Cedis Number Percentage Number | Percentage
1 - 19,999 17 23.0 1 22
20,006 - 39,999 23 3Ll 13 28.3
40,000 - 59,000 8 10.8 10 21.7
60,000 - 79,000 6 -8.1 5 10.9
80,000 - 99,999 2 2.7 1 2.2
100,000 - 119,999 1 14 - -
120,000 - 139999 1 1.4 - -
140,000 - 159,999 - - 3 6.5
160,000 - 179,959 - - - -
180,000 - 199999 - . - -
200,000 - 219,999 - - - -
220,000 - 239999 - - - -
240,000 - 259,999 - - 1 2.2
260,000 pll].S - - : 2 4.3
No response 16 216" 10 217
Total * 74 1060.0 46 100.0

If the assertion that the type of accupation a person
engages in may give a clue to his or her level of income
is accepied and applied to the siudy area, then it can be
said that the incomes of the owness ar¢ likely to be high
since the professional and retail commercial activilies
are among the very lucrative in Ghana.

Contrary to what their occupations suggest, 54% of
the household heads indicate that they eam less than
40,000 cedis per month which is below the food expendi-
ture of most of them. None of the owners indicated
monthly income above 140,000 Cedis; and 22 percent of
them did not disclose their incomes (Table 8).

The general impression created by the responses Lo
the question on income is that incomes are low, How-
ever, the question which one may ask is, what is the
source of the money for the huge expenditures of house-
hold heads? Forexample, the dectared monthly expendi-
ture of 47% of the owners is 40,000 w0 99,999 Cedis and
for 23% of them itis 100,000 to 250,000 Cedis. Although
real incomes have fallen substantially among most Gha-
naians in relation to household budget requirements,
especially food [7] the declared monthly incomes of the
heads of households appear to have been understated and
can only be used as a guide; that is, as the minimum
‘thcome for them.

Looking at the general expenditure patem of house-
hold heads who were interviewed during the survey vis-
a-vis the imerior decoration of housing units and the
external finishes, onecan say that theowners arenot low-
income earners. Aliernatively, the data indicawe that,
although the Suntreso housing estates were developed
for the low and moderate income households or public
sector low-income employees, in reality. moderate 1o
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high income persons, through probably understatement
of incomes coupled with connections in the administer-
ing public instilution, managed to have access to the
houses and have extended or are now extending them to
provide comparatively cheaper accommodation to renters
and family houscrs, who may be inneed of a room or tlwo
with shared Ffacilities.

UNDERLYING FACTORS FOR THE
TRANSFORMATION ACTIVITY

Usually positive changes in the economic ¢ircum-
stances of people find expression, among others, in the
desire w improve upon their housing situation. In Ghana
this finds expression in the desire to build a new house or
add rooms and other facilities to the existing housing
stock (the incremental development). The exiensions
and altcrations 1o the original housing units in North and
South Suntreso can be duc 10 changes in tenure and signs
of improvement in the economic circumstances of the
occupants.

The decisions by house owners or occupants Lo alter
or extend their dwellings are undoubiedly influenced, in
the first place, by the need 10 accommodate the increase
in the size of the owners’ households and lodgers from
the extended family and the number of households
seeking accommodation to rent. As Graham Tipple [8]
pointed outin his Ingoductory Study on Self-help Trans-
formations of Low-cost Housing, shortage of accommo-
dation is the fundamental facior of the pheromenon of
housing transformation. Beyond this, a host of factors
come into play 10 sustain the ransformation processes;
some of which are, ownership of the dwelling, sufficient
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incomes 10 finance the transformation, availability of
vacanl space around the original building, iechnelogy of

the, original buildings and the economic prospects of

transformation. The developments in the Suntreso arca
are assessed in the light of these factors.

Shortage of Accommodation

The pilol swudy identifics the immcdiate need For
accormmodation as the major underlying actor lor the
aleratons and exteasions 1o the estalc houses by their
occupants, usually owners, ILis obvious thatthe number
of rooms provided in the original housing unils (a maxi-
mum of-three with a large number having only two
rooms) is nol sufficient for the size of an average Ghana-
ian household (which usually includes exiended family
members). With a current mean houschold size of 7.6 for
the study area and over 43 per cent ol thc owner house-
holds surveved recording househeld sizes well above the
mean, the need for exira room is important for each
Aouschold.

In a city where there is a severe lack of low priced
accommodation and very expensive land values (which
is the result of the practice of the lamdlords or the
carcaakerchicls demanding large sums of moncy, 500,000
Cedisormore even inthe peripheral arcas, from prospec-
tive devclopers) it is only 1o be expected that owners
would altempt making the most out of whatcver accom-
modation and land they already have, hence the applica-
tionof ransformations to meet Ltheirneeds. Itis therelore
not swprising that in as many as 61 per cent of the
ranslormed houses that were surveycd, the exiensions
served solely to provide accommodation for the owner
houscholds and their family members (non-rent paying
lenants) put together. It is only in 11 per cent of the
houses that the extensions have been occupied solcly by
renl paying tenants, A combination ol owners, lamily
houscrs and renters (or iIcnants) were identificd in 28% ol
the housing units.

Ownership of the Dwellings

Itistobe expecied that for a houschold o assume the
needed conflidence 10 invest in any process aimed al
substantially extending its dwelling, there must be a
strong fecling of security of tenurc. This implics that
ownership ol houses, or as it were, an cndless period of
tenancy would be the best guaraniee for their transforma-
tion. This appears 1o be the case in the swludy arca where
owncrshup of the buildings had been ransicrred dirough
dircel sale by State Housing Corporation, Judging rom
the seale and quality of the exiensions, it is doubulul
whether a houschold would risk tnvesunent inw these
transformations without the cxpress leeling of undis-
putcd ownership.

Stability of Residence

Anaother factor which is closely linked with owner-
ship rights is the long and stable residence in the city and
in their residence, The scale of tnnstormation aciivity in

this area as well as the responses of the owners and
carclakers show that thescactivitics tike plike over long
periods of time. Thisimplics that the owners whoplanned
and implemented these transformations must have lived
sufficiently long in the dwellings. As this study indi-
cates, 70 per cent of the ownecrs have lived in their
dwellings for well over 20 years.

Transformaltion aclivily, however, appears (o in-
crease with period of occupancy or number of years the
owncrs have lived in their housces, bul there arc alsaquile
a good numberof houses in the same arcas whose owncrs
have lived in them for just as long  (as those in thic
transformed houses) but which have remainced very
much unaltered. Besidcs, there arc some houses with
extensions of fairly recent developiment by owners who
have lived in them for far less than 10 years (mostly those
who bought their houses [rom private persons and ¢x-
tended them almost immedialely). ILmay not therelore
be fully correct to conclude that there cxists direct
relationship between the period of occupancy by owners
and the tendency for the owners W wransform their
houses. Generally, however, ilcan be said that the period
of occupancy docs have an influcnce on the size of
extensgions as the larger exicnsions appear 10 have been
made by some of 1he longest sLaying resident owners.
The stable residence in the Sunreso esttes nuy there--
fore have contributed & great deal wo the ranstormation
of the houscs, cspecially with regards 10 the scale of
transformation activity that was recorded during the
survey.

Availability of Space Around Houses

Except in the casc of simple incrnal space altera-
Lions involving the shifting of some walls or re-location
of openings which do nol make dircet additions w the
totad ground foor arca of the original building, it is
obvious that, all things being equal, exicnsions are madc
possible only because there exists enough space around
the buildings o accommodaie them,

The availability of vacan land around the house in
Sunurcso appears 1o be a great advantage for the translor-
malion aclivity, Each unit, cspecially in the semi-

- detached houses, has very large and well-defined unde-

veloped land around in which the housc owners claim as
much rights as they have in their dwellings. On the
avcrage, house plots covered an arca of 495 square
mctres oul of which only 56 square meures or 11.3 per
cent was laken up by the original building, lcaving the
remaimng portion free 1o wke extension. These vacant
plots have been exiensively uscd, espociatly in South
Sunireso, 10 produce dewched buildings thatare in most
cascs well aver three times the size of the original units.

In cases where Land was somewhal limited as in the
two-room lecrace houses of North Sunircso, exicnsions
were foreed into the Lwo frec faces of Lthe units, thercby
olicn using up planncd circulation spaces between Lhe
bulldings and other public spaces around them. The
transformation acuivitics in these house types were lim-
ited morc 10 simple alicrutions such as porch enclosures
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and in some cases, small-scale extensions. 1L is worlh

mentioning that, cven in the terrace houses, occupams of
the end units arc able to achicve larger exiensions (be-

cme of the cxpress advantage ol being able Lo expand
in three directions) than their ncighbours in the ruddle
units.

The significance of the availability of vacant land
(i.e. within individual plots} as an cnabling factor in

transformation activity in Suntreso can thercfore be seen.

in the fact thay, ‘given the same reseurces, cceupanis of
the terrace houses would obviously be unable o achicve
the same sizes of exiensions as their counicrparts in the
semi-dewched unils, In this respect, it does appear that
the scale of tmnsformation activity in the Sunircso arca
has been aided, 10 a very large measure, by the availabil -
ity of vacant land aroung the houses,

Technology of the Original Buildings

Another factor in transformation activities is the
technology employed in the original buildings. With the
exception of the pre-fabricated concrete walling unils
employed in the Shokbeton structures, all the houses in
the Suntreso area were built in Joad-beafing watls of
150mm solid sandcrete blocks with simple structural
system and finishes. Exiensions 10 the houses therefore
pose no difficulties and this appears to have enabled
wransformation aclivity in the area very much, as nearly
alf the extensions were made in the same materials and
technology. Some of the extensions biend so well with
the original houses that it is difficult to identily the
originals from the extensions.

Perhaps the most important influence ol technology
on the transformation processes is prescnted in the
Shokbeton section of the study arca where most of the
exiension have come in the form of scparate building
units from the prefabricated or precast concrete struc-
tures of the original units. Besides, there has been very
fitle intemal space alwrations in thesc units such thal
apart from a few of them which have had some sections
pulted down to allow for cxiensions, most of the
Shokbcton houses have remained in the original state.
This suggests some difficulty in effecting allerations (o
the prelabricated walling units hence an inherent limita-
tion of the wechnology cmployed here to dircct alieration
or rcarrangement of lacilities,

Incomes to Support Transformation

Even though it has rol been possibic to csuablish
accurale data on income levels, data from the study show
that extension activity is largely owner-financed, which
implies that income levels must be sufficiently high 10
support the scale and quality of cxtension activity re-
corded, particularly in South Suntreso which records the
largest and best quality extcnsions. Most of the owners
claimed solc responsibility for thc financing of their
exlensions, and in some cases, with the help of their
children and other family members or relatives.

The fact that many of the poorer households, espe-
cially in North Suntreso, have still not aliered their

dwellings cven though the need for exira room 15 very
much cxpressed (hecause of the very high occapaney
rates and serious overcrowding in some al these unils)
and there is cnough tand available, is a proof of the
importancc of income levels of the owners themselves as
a Mactor in the transformation aclivity in the study arca,
It can be said therefore that income levels of occupiints
in Suntreso docs have a dircet bearing on the decision 1o
initiatc transformations of their dwellings, cspecially on
the quality and scale of the developments that have heen
recorded.

Economic Prospects

It is to be expected Trom the number of renler-
occupicd extensions in the study arca that the prospect of
carning revenue or reaal income lrom the exieasions
may have influenced a good number of these actlivitics.
About 40 per cent of the sampled housex had some form
of rental activity and indeed, aboul 11 per cent of the
cxtensions solely scrve renier houscholds or rem paying
cnants.  Monthly renis per room average 1,9(K0.00
Cedis, but could be as high as &,000.00 Cedis depending
on the quality and size of accommodation provided.

Sympathetic Local Authorities

It is implicit in the naturc of the transformation
activity in Suntreso that the authoritics (Statc Housing
Corporation, Building Inspectoraic Division of Kumasi
Metropolitan Authority, and Town and Country Plan-
ning Department) responsibie for the regulation of land
development have been very sympathetic Lo the causc of
transformation to have allowed their occurrence jn such
proportions and uncentroiled manner. Besides, there is
no apparent threat 10 ownership titles even from the State
Housing Corporation in whom the jand title for the entire
estale is vested; thus occupants have sccured title to land
and with it the confidence to exccute large scale exten-
sions. This underscorcs the importance of this factor as
an cnabling factor in this study arca.

CONCLUSION

Currently, additions ic the’ housing stack for low-
income houscholds in the urban scitiements of Ghana are
Laking place through the building of new housing units
(although very slow and in small numbers and mostly as
boys’ quariers atiached 1o the single family houses or
vilias} and exicnsions and allerations of existing houses,
The alterations and cxtlensions are laking place espe-
cially in the government-buill estale housing sector
through individual efforts. The translormations occur in
eslates where the houses have been sold 1o the occupants.
The extension of the original units is an indication that
every house is adynamic siruciure that grows over time;
the incremental development approach common in the
Ghanaian housing sector emphasises this factor.

The scale of alterations and exicnsions in the study
area indicates that the original houses of one and two
rooms with a toilet and bath/shower have proved to be

Journai of the University of Science and Technology. Kumasi, Volume 14. Number 2 June 1994 123



inadequate. On the basis of the pilot sirvey data, it can
be said that the criginal estate houses have been im-
proved through the ransformation activity. Also, the site
coverage ratios for the individual plois have been signifi-
cantly increased, which make the use of such land in
prime locations quite economical,

Li is evident from the pilot study that the decision to
transform dwellings is influenced by a number of faclors
in various combinations or degrees of importance w the
owncers. 1n the Sunureso area, the shortage of accommo-
dation, and the economic motives may appear to be the
most influential factors generating transformation, but it
isclear thal the major enabling factors are the availability
of large vacant land around the original buildings and the
fact that ownership and tenancy were, in no doubt,
secured.

In spite of the posmve contribution to the supply of
housing to low income urban dwellers through the mecha-
nisrm of transformations, there is still the fact that where
the process has been lefl unregulated, the buiit eaviron-
meni tends to be poor with related health hazards. Issues
such as the guality of the housing cnvircament .and
development congrol will be mvcsugmcd during the

main sirvey.
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NOTES

The study on*“Transformations of Government Built
Low Cost Housing As Generawors of Shelier and Em-
ployment” is a joint research being undertaken by the
Centre for Architectural Rescarch and Development
Overseas (CARDQ) of the University of Newcastle
upon Tyne, U.K. and the Department of Housing and
Planning Research, University of Science and Technol-
ogy, Kumasi, Ghana. The pilot survey on which this
paper is based was undertaken in December 1991 and
January 1992, This study is part of a comparative study
involving four countries; namely, Egypt, Zimbabwe,
Bangladesh and Ghana.
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