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Introduction

Towns and citiesin Ghana have evolved from the comprehensive up -grading
scheme of unplanned settlements during the colonia periods and the well-defined
planning schemes of the adjoining lands at the outskirts of these settlementsinto the
citiesthat they are today. But the same story cannot be said of Tema, whichisthe
focus of this paper.

Itisardatively young and small city with acurrent population of 178,623
inhabitants Stuated on aland totalling about 165.7 sq km in areawhich was virtualy
uninhabited, but acquired in the 1950's to establish a harbour and an industrid city
according to an approved master plan just after Ghana attained her independencein
1957 by the first government of the first Republic.

However, the actud construction of the city’ sinfrastructure facilities, houses and
other socid buildings like schools, shops and offices, etc for the first phase of
twenty-four residential communities started in 1960 and was scheduled to be com-
pleted by the end of 1985. (A residentiadl community consists of between 2500 and
300C% housing units, depending on the size the particular community and commu
nity socid facilities like schools market shops office buildings open spaces etc.) But
to date, in the year 2001 that is about Sixteen years after proposed completion date
thefirst phase of the city’ s development has not been completed, whileinformal or
illegd settlements are developing rapidly on the periphery of the city.

Problem Definition

Dueto unstable political atmospherein Ghanaduring the first twenty-four years of
our politica higtory and the worsening economic Situation in the country various
governments have implemented different physica development and housing policies
depending on the politica ideology of each of these governments.

Until 1994 when the current policy of government shifted from direct state
provision to facilitator and enabler of good environment for the private sector led
housing ddlivery which is being advocated by the International Monetary Fund and
the World Bank in Ghana, the period from 1960 to 1993 has witnessed not less than
four different policies, and none of these policies wasimplemented for along time
sincethe political regimethat proposed them was ousted rather prematurely through
military coup.

During the era of thefirst government of Ghana 1957 to 1966 which wasa
socidig oriented government the housing policy was that the state was providing all
the housing needs of workersin Tema, therefore the state funded al the
development programmes in the city through Tema Devel opment Corporation
(hereinafter referred to as TDC). It was established in 1952 as Tema Development
Department then changed name to Tema Development Organisation and findly
changed to the current name as TDC in 1963 to devel op the city of Tema. Between
1960 and February 1966 when the first government was ousted through the first

1 Provisiond figurefor 2000 census
2 Source TDC estate records.
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military coup, four residential communities were completed and the fifth onein the
construction stage with about a quarter of that community completed and given out
on renta to workers.

The erajud after the military take over saw very little housing delivery in Tema
because there wasn't any housing policy while at the same time the old policy was
scraped, meaning TDC could not continue a full scale on new residentia
community but had to concentrate on the completion of the fifth community which
was suspended temporary as aresult of the military coup.

But during the period from October1969 to January 1972 which was the second
republic eraanew housing policy was implemented, which shifted the role of the
government from direct involvement in housing to the role of afacilitator and
encourage the private investment in the housing sector by alowing TDC to lease
residentid lands to the private sector to develop houses for the low and middle
income groups. This however did not achieve the expected result inthehousing
deivery in Tema because of lack of incentives and the fact that the government was
removed from power earlier than it was expected, therefore the city expanded by just
oneresidential community.

Then from January 1972 t01979 Ghana had a socidist military regime, which
came and stopped the implementation of the housing policy of the immediate ousted
government of the second republic and reintroduced the policy of thefirst
government. TDC was therefore able to expand the township by two new residentia
communities and once again was in the middle of completing the third of thet era
when the military government handed over power to yet another socidist civilian
regimein October 1979 that completed this community but was ousted in December
1981

It isimportant to note the occurrence of two events during thisera Thefirst isthe
high rate of population growth in Tema Therefore the city started having
accommodation problems because of fewer houses for thelow and middle-income
earners. The s&cond event isthat the traditional chiefswho'slands were acquired for
the creation of the Tema city started agitating to repossess or reclaim their lands
from TDC because, the later has stop building houses which the Chiefs and their
people were benefiting from, and was leasing the land directly to private developers
which was only beneficid to TDC even though inadequate compensation was paid
by the government for the acquisition of the lands.

From 1982 to the end of 1992 this military regime did not have any dear-cut
policy on housing for the entire country and for that matter Tema. It withdrew the
state funds granted to TDC for the construction of infrastructure facilities, and went
further to placed a freeze on the annua renta increases. However, from 1994 to the
present the government has adopted a housing policy issimilar to the one adopted
by the government of the second republic, which encourages private sector
participation in housing delivery but with a different strategy from what the former
government adopted.

All these changes or shiftsin housing polices of the past governments were aimed
a accderated and sustainable housing ddlivery in Tema, therefore how did this
frequent changesin the housing policiesimpart on the development and completion
of thefirst phase of the city? In what way hasit contributed to the current situation,
in Tema?

Motivation for the Choice of Study

Finding answers to the questions raised above has motivated the choice of this study.
Thisthe author hopes to achieve by examining the housing policy adopted by each
government, the strategy employed for the implementation of each policy and make
recommendations where possible through discussions with other course participants
of Architecture and Development 2001.

Background

Tema, which isthe subject of study, isan industrial town and the second harbour
city of Ghana The country iscomparablein sizeto The United Kingdom of Britain,
about 238 540 5. km. situated in West Africaon the Gulf of Guineain Atlantic
Ocean and lying just on the north of the equator and on the Greenwich Meridian
which passes through Tema.
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Map of Ghana showing the location of Tema and Akosombo

Ghanais bounded on the north and northwest by Burkina Faso, on the east by
Togo, onthewest by Cote D'lvoire and on the south by the ocean.

After ataining her independence in 1957 the then government of Ghanain its
desireto achieve integrated national development of the country approved for
implementation, the report on theVolta River Development Project.

The project in the main isto harness the potentials of the Volta River to produce
hydroelectric power, a chegper source of eectric energy for nationd development. It
isaso as part of the Volta River Project to devel op the second harbour, capable of
handling the anticipated increase in trade between Ghana and rest of the world.

Toredisethisgoa the Volta River Authority was established to provide the
dectric energy requirement of the country. Thisthe Authority achieved by construc-
ting adam acrosstheriver a atown called Akosombo, about 87 km northreest of
the nationd capital, Accrato create awater reservoir called the Volta Lake whichis
the largest man-made lake in the world at the moment and the harbour built by the
then Ghana Railway and Ports Corporation at the location of the fishing village on
the Gulf of Guinea.in the Atlantic Ocean about 30 km east of Accracdled Tema

The government, eager to build the city relocated the people of Temainan
improved and properly planned settlement just to the east and beyond the harbour
areaand acquired additional land from the chief of this village which forms about
71% of theland area. The rest needed for the establishment of the city was from the
chiefs of Nungua and Kpone which are on the east and west of Tema respectively
under atitle known asthe Tema Acquisition Areacovering aland mass of
gpproximately 165.7 square km. which later became known as Tema and was vested
in Tema Development Corporation to devel op into atownship by providing all
infragtructure facilities needed for industrial growth, houses, and other buildings
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needed for the development of the other sectors of the economy e.g. Educational
ingtitutions shops and markets, office buildings etc.

The topography of Temais undulating in nature but cannot be described as hilly
and the climate iswarm and comparatively dry.

Currently sixteen residential communities out of the first twenty-four that were
supposed to have been completed by 1985 are now fully developed in accordance
with the master plan of the city by TDC. Four residential community areas
earmarked for development by TDC have been partly developedillegally by
informal settlers and two of such residentid communities have been fully occupied
thetheseinforma developers.

Method of Study

For this paper the method of study will beto look at the policies of each palitical era
or regime analysis the strategies adopted by TDC and determine their impact on the
development of Tema

Strategies

Era One — January 1960 to February 1966

During this erathe housing policy was centralised. That means the central
government was directly involve in the provison of housing for the low and middle-
income workersin Tema And to achieve this objective the government adopted
these drategies.

= Acquired the land needed for the establishment of Tema

= Established a corporation to develop the acquired land into the proposed
Township.

= Provided the funds for the construction of the infrastructure facilities, houses and
the socid facilities.

= TDC adopted Ingtitutional rental system, that is, rented these housesto the
workers through their places of work which were mostly state owned which
meant that the workers were recognised sub tenantsto TDC and that their
employers paid the rent directly on their behaf to TDC.

Analysis

Theandysis of the strategies adopted by the central government in this era.can be
better appreciated when they are placed in context of the land ownership systems
and the palitical/economic stuation prevailing in Ghana during the era.

There are two systems of land ownership, the communal and family ownership.
The communa ownership iswhere the land is vested in the chief(s) as a custodid
right on behdf of the peoplein that particular traditiona area(s) and that of the
family ownership isasacugtodid right vested in the head of family for the
particular family that ownsthe plot. Therefore the government of Ghanacan only
own aparcel of land by acquiring the land from any of the two owrersthrough an
Act or aDecree and pay compensation for the land.

On the palitical and economic scene Ghana had then just emerged from the
colonia period with asocidist government that inherited an economy, which was
based on the export of primary agricultura products, few industriesinthe mining
and timber sectors. The private sector participation was only in commerce and
minimal in the other sectors of the economy.

Under these circumstances the acquisition of land, which was the most important
factor in the creation of the harbour and industrid city at Tema, was agood strategy
to avoid disputes and achieve an uninterrupted development of the city. Also against
the historica background informeation given on the economy and the leve of
development of the private sector, the direct involvement of the government in the
delivery of low and middle income housing in Temawas aso right under the
circumstances stated above so that the workers needed by the indudtries can have
access to houses at affordable rents from TDC.

By theend of thiserain 1966 TDC had constructed 10,7003 housesin five
resdential communities with some houses unoccupied because of the low

3 Source TDC estaterecords.
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population growth rate of 2.4% in the city at the beginning of the year 1960 when
the population of the city was25,223 inhabitants. Therefore the strategies adopted in
this erahad a positive impact on the development of the city of Tema

Era Two — February 1966 to September 1969

During thismilitary erathe government did not propose any housing policy but
rather ingtituted a committee to probe the operations of TDC therefore suspended all
congtruction activities of the corporation for eight months until the committee
finished its' work and submitted the report to the government for response and
implementation of findings. It was until Sx months after the submission of the report
that TDC was made to start construction activities which was to conclude some
outstanding works that was not completed in the previous era

Analysis

Inthis era, the government did not build new residential community; neither did it
giveany fundsto TDC for the construction of physical infrastructurein the city even
after the probe. Thiswhich stayed for three and hdf years delayed the devel opment
programme TDC had drawn for the completion of the first phase of Temaand that
has had a negative impact on the city’ s devel opment.
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Era Three — October 1969 to January 1972

During this erathe government adopted the open and free market policy therefore
encouraging the private sector participation in housing delivery in the country in
generd. Among other strategies adopted on the nationd was the establishment of the
Bank for Housing and Congtruction (BHC) to finance devel opment projects at more
moderate terms than what the normal commercid banking indtitutions were offering
on the open market.

In the case of Tema, TDC wasto sl its houses built during the first erato the
tenants a an interest of 2% with arepayment period of 25 years as the strategy to re
capitdise the corporation since the government was withdrawing from direct
financing of housing the low and middle-income workersin Tema. Secondly, TDC
was to make serviced lands available for private sector investment in housing the
workersin that category.

Analysis

Thisstrategy did not achieve the desired results because BHC failed to offer the
needed sarvicesin the form of development project financing to the private sector.
The State enterprises and the other companies who were expected to buy the houses
in order to re-capitaise TDC aso failed to do so because they did not want to take
the direct responsibility of maintaining the houses, aso they did not want to change
the tenancy agreement with TDC into the name of their respective workers for the
fear of losing some of their good workersto rival companies after workers have then
become the recognised tenant of TDC. However those who had individua and direct
tenancy with TDC and opted to buy the houses went on with the purchase but
because of their small number the effort failed to make any meaningful impart on
the whole strategy.

The private sector that had just emerged aso failed to respond positively to this
policy and strategy adopted in Tema because of lack of incentives from the
government. Furthermore due to the low level of workers sdlaries, rentsfor houses
cannot exceed a certain amount of the salary and therefore rents due for payment to
any investor in the low and middle-income housing would be low and
uneconomical.

Asarealt of this setback the government intervened by providing funds for the
congtruction of another residential community but TDC did not finished that
community before the government was overthrown from power by another military
regime Indl 1,750* houses were completed and 370° houses & different stages of
completion. But because more factories were established during this eraand the
city’ spopulation, growing at arate of 2.4% hasincreased to 60,767 inhabitants, asat
the end of the year 1970 there was the demand for more houses for the workers but
thiswas not felt much due to the excess houses built in the first era

However Ghana Railways and Ports Corporation responded to thisand leased a
large scdleresidentid plot from TDC and develop ed low and middle income
housing units for its members of staff in that category.

Even though the strategy adopted, especidly the sale of housesto the tenantswas
agood onethat sought to privatise TDC in the long run, itsfailure, and the failure of
the other gtrategies to achieve the expected result made a negative impact on the
development of the city.

Era Four — January 1972 to December 1981

Thiseraiscomposed of two different governments at different times but both
adopted centralisation policy but with amodified strategy by alowing the private
sector participation. This meant the central government provided the fundsto TDC
for the congtruction of dl the infrastructure fecilities and houses for the low and
middle income workersin Tema, while at the ssmetime alow TDC to lease land to
the private sector to build houses for the same category of workers.

Analysis
The private sector participation in low and middle-income housing wasn't different
from the situation in eratwo. However, the middle income workers whose economic

4 Sources TDC edtate record.
5 hid.
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status have improved took advantage of this Srategy and leased plotsfrom TDC to
build their houses according to thelr larger family Szes.

Dueto the severe congtrains on the national budget the central government could
only finance the congtruction of 7.380P housesin three more residential communities
in Temabefore it was ousted. However, because of the high population growth rate
of 2.8% in the city the quantity of houses built wasn't enough to meet the high
number of demand for housing in the low and middle income category therefore for
the first time Tema started experiencing acute housing shortage and accommodation
problems.

Meanwhile houses been constructed by the individuas and some companies were
a different stages of completion. Thiseratoo did not have a positiveimpact on the
city of Tema.

Era Five— January 1982 to December 1992
During this erathe centrd government created the Municipdity of Temaand
established the Tema Municipal Assembly (hereinafter refered to as TMA) with its
seat of administration in Tema. Its responsibility was to devel op the whole of the
Municipality and aso take over the municipal functionsin the township from TDC.
Inthelight of this, the government stopped dl infrastructure grantsto TDC and
went on further to impose a freeze on the increase in the monthly rents payable to
TDC by the tenants.

Therefore to get out of these problems, TDC leased partialy serviced plotsto
corporate ingtitutions, private rea estate developers and individualsto build houses
for either their ga&ff, for sdleto the public or for their individua families.

Analysis

The establishment of TMA to take over the municipal functions of the city from
TDC was dso astep in the right by the then government, but because of the limited
financia resources at its disposa, TMA has not made any significant impact in the
ddivery of themunicipa functionsin the city at the moment.

But directiveto stop TDC from implementing the annual increasesin the monthly
rents of its houses and shopsin Temahad a negative impact on TDC since the only
source of revenue to the corporation was the income from the rents on these
properties. Meanwhile as TDC was going through al this problems, the pressure for
houses from the low and middle income workersaswell asfor plotsfrom the
individua developerswasincreasing by the days, dueto theincreasein the
population of the city which was growing &t the rate of 2.8% and hasincreased to
100,052 inhabitantsin the year 1984. TDC therefore leased out partially serviced
plotsto these individuals and companies to build their own houses and houses for
staff respectively to solve housing problems facing them, thus signifying the end the
of centrd government’ s direct involvement in low and middle income housing
deivery in Tema

During this eramore private companies leased large-scaeresidentia plotsand
developed houses for their saff. The Socid Security and Nationd Insurance Trust
(hereinafter referred to as SSNIT) dso came in at this stage when Temawas having
serious housing shortage problemsto develop low and medium rise residentia areas
in the town to try and solve the low and middleincome workers housing problems.
But at completion of this houses the monthly rent for aflat or ahouse wastoo high
for the low income but affordable to those in the middle income class, which means
that the housing strategy adopted by SSNIT failed to address the housing problems
of thelow incomeworkersin Tema

The private real estate devel opers aso came onto the scene, and through their
Asociaion called Ghana Real Estate Devel opers Association (hereinafter referred
to as GREDA\) leased land from TDC to build houses for sale to the public. But
because of the high cost of construction materials, the pricesfor the houses built by
GREDA aso becametoo high for the workersin the low-income category to afford.

Indl, the establishment of TMA and the strategy adopted by TDC with hope of
deveoping the city failed to reverse negative trend of development of Tema. Also
due to unresolved dispute between TDC and the traditiona chiefs on the acquisition
area.compensation issue, the chiefs sarted the sale of unserviced plotsonthe
periphery of the acquisition area thus encouraging the developments of informa or
illegal settlementsin this areas and therefore worsen issuesfor TDC.

6 Sources TDC edtate record.
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EraSix — January 1993 to December 2000

The government adopted open and free market housing policy in the whole country.
Among the strategies adopted on the nationd level was the establishment of the
Home Finance Company (hereinafter referred to as HFC) which isamortgage
ingtitution that isto provide the public with the capital to finance either purchasing
or building of homes, therefore workersin dl classes cauld take mortgages from
HFC. But in the case of Tema, the strategies adopted by the central government
were

= Toprivatise TDC.

= Tosdl dl rentd housesto the legd Stting tenants.

= TDC to under take the development of plots under site and services schemesand
construct houses under aspecia ownership scheme.

Analysis

Even though the privatisation of TDC isthe better option to the current corporate
status the government has not finalised the process due to bureaucratic delays,
changesin the Board of Directors of the corporation aswell as changesin the
ministry of works and housing.

During this erathe sde of houses became successful and achieve the objective of
recapitdising TDC, because most the tenants who were previoudy factory workers
arenow owners of small and medium scale business enterprises and therefore
purchased their housesin order to have legd titlesthat they used as collateralsfor
loansto expand their businesses.

Under the Site and services scheme strategy TDC was able to completethree
residential communities as at the end of 1997, about three years after it Sarted the
scheme and is currently about to complete the fourth one by the middle of this yesr.
But it sad to note that because of the high prices of these plots aswell asthe prices
houses being built on the serviced plots the low and middle income earners cannot
afford to buy either of them, so they are buy the aternative cheaper plots from the
traditiona chiefs and the tenant farmers who have sub-divided their farmlands into
residential plots. A stuation like this, with its subsequent result in the cregtion of
illegal settlementsis having anegative impart on the city whereit is occurring, and
for that matter the same negative effect on Tema

It isonce again important to note ancther event but thistime on the national leve,
BHC the bank which was established during the third era, primarily to facilitate
physical developments throughout the country a moderate and sustainable financia
terms but failed to do so and operated more as acommercid financing indtitution
has been liquidated on the grounds of bankruptcy.

Current Situation in Tema

Asadirect result of the ungtable political Stuation in the country, the different
housing policiesthat came aong with each pditical eraand different strategies
adopted by TDC in each era, the development of Temahas not been all at smooth as
it was expected and can best be describe as chaotic. The construction of low and
middle-income workers housing by both the government and the private sector has
ceased in Temadue to the lack of sustaingble housing ddlivery programme and lack
of incentivesfor the private sector to take up the chalenge from where the
government left off.

Also because the privatisation exercise of TDC has not been completed in order
for the corporation to dissolve itsef completely from Town development control
functions, TDC and the TMA arein dispute over who isthe sole authority to
discharge this function. An issue which the central government is aware, but for
reason of political expediency has not resolved the problem as at date. This
unhedlthy development has placed an administrative gap between the two
ingtitutions that are responsible for the total development of the city of Tema, thus
offering an op portunity for the city dwellersto exploit the situation to the
disadvantage of city’s development.

Mogt of the infrastructure constructed since 1960 lacked maintenance and
currently arein bad state of repair that needs urgent attention from the Municipd
Assembly to reinstate their conditions for the better. The sewer systemin thetown is
gradudly breaking down, and in some communities the breakdown of the network is
S0 evident that there isthe need for immediate attention in order to avoid hedlth
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epidemic occurring but due to the limited financia resources at the disposdl of
TMA, it isnot capable of responding quickly to repair these breskdowns.

Because of the acute shortage of houses for the low and middle income workers,
tenants and the owners of the old houses built in the older communities have taken
advantage of the permission granted by TDC to congtruct dl kinds of extensons or
expansion to their houses without approvas, and in the process destroyed the once
beautiful streetscape of the earlier days. In some case these unapproved extension
arebuiltin lanesand on service lines like, sewer and water pipesaswell as
underground e ectricity cables therefore disrupting the efficient services of the utility
companiesinthetownship.

In communities where TDC leased plotsto individuals to build their own houses,
and other socid facilitieslike shops and offices the landscape is littered with
uncompleted buildings and structuresthat are at different stages of completion
because the prospectivedevelopers, who are mostly the low and middle income
workers are having financia problems as aresult of the difficulty in accessng loans
on amore moderate termsin Ghana.

Lastly but not the leest is the rapid growth of informal or illegal settlements
developing in the town due to the action of the Traditional Chiefsand the Tenant
farmers. These areas needs basic infragtructure facilities like proper roads, efficient
drainage and sewer network to improve the living conditionsin there. Even thought
thereiswater and electricity supply to these areas, the water connection network is
poorly done, with pipes running through any available space. Again, due to the same
old financial reasons, the TMA isnot doing much in terms of up-gradingtheliving
conditionsinthese aress.

Actors

The development of towns and citiesinvolvesthe participation of centra
governments, governmenta and non-governmentd inditutions aswell asthe private
sector referred to as actors whose collective roles and responsibilities impact on the
development of these proposed towns or cities.

It istherefore important that these paperslooks at the roles of these actorsand
assess their impact on the development of Tema. The actors identified are, the
centrd government as the main actor, Tema Development Corporation and Tema
Municipal Assembly asthe two main governmenta intitution actors, the traditional
chiefs as the main non-governmenta actor, the residentiad tenants and the tenant
farmers asthe identifiable groups actors andfindly ingtitutiona and individua
developers, the Home Finance Company and Ghana Real Estate Developer’s
Association (GREDA) asthe collaborative actors.

The Central Government

Asthe main actor, the government,

= Acquired the land needed for the crestion of the proposed harbour and industria
city at Tema.

= Established TDC under aBoard of Directorsin the Ministry of Works and
Housing and vested the acquired land in the corporation to develop it into acity.

= Provided fundsto TDC for the development of the city.

= Design and formulate housing policies and strategies for implementation in Tema
by TDC.

= Supervised the activities of TDC through the sector ministry to ensure the proper
development of the city.

Analysis

The central government’ sidea.of acquiring the much-needed land for the creetion of
the city was to ensure that the development activities progress without interruptions
from the traditiona landowners and dso the availability of land during the
congtruction period of the city. Also with the estaldishment of TDC under aBoard
of Directors and the provision of funds to the corporation for the development of the
city aswdl as supervising it operations through the ministry of Works and Housing
the government wanted to ensure that the development programmeit had for Tema
was aways on course to meet the completion period set for the devel opment of the
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firgt phase of the city. In this regard strategies used by the centra government to
achieve its objective the main actor had a positive impact on the city.

Tema Development Corporation (TDC)

Asthe first main governmentd ingtitution actor, directly responsible for the
development of Tema, it congtructed and maintained dl the physica infrastructure
fadilities and the resdentia communitiesin the city until the mid 1980,s when the
TemaMunicipality was created and TMA established to take over the municipa
functions from the former.

TDC rented the houses and shops to workers and other inhabitants of the city who
are engaged in activities in the other sectors of the economy, and later sold the
houses to them as aresult of changesin the housing palicy. In dl therole of the
Centra government as stated above and the role of TDC had a positive impart on the
development of the city.

Analysis

Theidea of TDC renting out the houses to the workers through their respective
places of work was a strategy to eliminate specul ating tenants who might initialy
secure tenancy to these houses to creete artificid housing shortage and later sublet
the houses to workersat higher rents.

Until the creation of Temamunicipality and TMA the municipa functions TDC
was under taking on behdf of theloca government may having been seen as dright,
but in actud senseit was afinancid drain on the corporation since this operation
was being financed directly from the monthly rent revenue TDC collects from the
tenants of its propertiesin the city. However as the rents from these properties
became uneconomic due to the decline of the country’s economy TDC was could
not cope with meet the full demands of the municipa functions as well asthat of the
physica development functions therefore the need for the Loca government to step
in and take over the municipa functions. The role of TDC as the main government
ingtitution and the strategy it adopted to rent out the rents to the workersin Tema
had a positive impact on the city.

Tema Municipal Assembly (TMA)

Asthe second main governmenta ingtitution established in Tema, but rather late,
TMA is charged with the responsibility of developing the whole of Tema
municipality that was crested as aresult of the decentralisation policy of the then
government, as such took over the municipa functionsin Temafrom TDC.

Analysis

Though TMA camerather late, the role of the Assembly as the municipa authority
isvery important in Temaand currently has alot of remedia work to do onthe
city’sailing infrastructure facilities, since most of the facilities constructed from
1960 arein bad state of repair, and some of the infrastructurefacilities have to be
replaced.

However, TMA has chalk alot of successesin the solid waste management and
therefore the sanitation level in the city can be described as acoeptable but its grip on
the development control in the municipdity isweskening as years come bye. Even
though TMA has the requisite human resources capable of handling these problems,
the lack of sufficient funds needed for their operationsis hampering their progress.
TMA should therefore find a better of collecting their tax revenuein order to make
more money for their operationsin the municipality.

In totdity, TMA’srole even though is positive is yet to make the much expected
impact on the development of the city.

Traditional Chiefs

Thethreetraditional chiefs are the main actors who operate outside direct
government control, who offered portions of their lands to the government for the
purpose of the city and later sold portions of the land in the acquisition area because
of compensation claims.

Analysis

Theinitia decision of the chiefsto offer the lands to the government can be viewed
asadrategy on their sngular parts to support the government’ sidea of cregting a

10
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harbour and indudtrid city within their aress because of employment opportunities
the cregtion of the above city will offer to their respective peopleswhich had a
positive impact on the development of the city. But dueto their individual parts
played inthe sdle of the plotstheir later role is having a negative impact on the city
they assigted in creating.

Residential Tenants

These tenants are one set of the identifiable group actors which is made up of
ingtitutional and private individua tenants. They initialy rented the houses built and
paid rentsin order that TDC will be able to maintain the houses and keep them in
good conditions and aso to meet its adminigtrative operationa expenses. But in the
mid 1990 stheindividua tenants formed an associaion caled Tema Tenants
Association and ingtituted legal court proceedings against TDC to restrain the
corporation from collecting the monthly rents for the houses. Thisis becausethe
later was no longer capable of carrying out maintenance of the houses dueto
financia reasons and therefore should loose the right to rents for the houses.
However when the directives to sell the housesto the lega and sitting tenants was
re-introduce, the association withdrew the legdl suit againgt TDC from the court and
purchased the houses from it asindividua and recognised tenants of the corporation.

Analysis

This group referred to in this paper asidentifiable group actors served as the revenue
backbone of TDC from the 1960’ s to about the end of 1980’ s when the monthly
rents for the houses became uneconomica. Furthermore the collective amount of
money TDC had from them as aresult of the sde of houses dso makes them one of
the corporation’smgjor financiers. Their role as actors asssted inthere
capitalisation of TDC and is having positive impact on the development of the city.

Tenant Farmers

These tenants are the second of the identifiable group actorswho are farmers that
haveindividually leased Farmlandsfrom TDC on short-term agreements to develop
farmsto provide the agricultura products needs of Tema.

Analysis
These farms were very important sector the totd development of city because of the
need for they products for the surviva and well being of the workersin Tema But in
the mid 1980’ s when there was economic recession in the country, which affected
their businesses, there was at the same time high demand for affordable plotsto
build houses since most devel opersin the low and middle-income category could
not afford high prices of the plots from TDC under the Site and services scheme.
Therefore some of these farmers took advantage of the Situation to sub-dividethe
undevel oped portions of the large farmlandsinto residentia plotsfor sdeand in this
process cregted informa or illegal settlementsin the farming aress.

Even though the initid role this group played in Temais positive, the effect of the
later role asillegd landownersis having a negative impact on the devel opment of
the city.

Institutional and Individual Developers

Thisgroup referred to in this paper as collaborative actors are indtitutions like Socid
Security and Nationd Insurance Trust, Ghana Railway and Harbour Corporation,
GhanaNational Petroleum Corporation, The Volta River Authority etc, and
individuals who have leased plots of different sizes from TDC and built housesin
accordance with the town’ s planning byelaws to meet their needs. Even though
thelr role is positive some of them, both ingtitutions and individuas have not
completed their projects.

Ghana Real Estate Developer’s Association (GREDA)
This group has been collaborating the effort of TDC in the delivery of housesin
Tema. TDC leases lands to them to build houses for sale. Even though their roleisa
positive one, they areyet just like TDC (of late) are yet to build houses that will
meet the economic levels of the low-income workersin Tema
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Analysis

The above groups of actors made up of intitutional and individua developersand
the GREDA, referred to as collaborating actorsin this paper also cameinto provide
housing to either they repective workers, the genera working force asin the case of
SSNIT, families, or for saleto the public asin the case of GREDA because TDC
wasno longer capable of ddlivering housesin Temato thelow and middleincome
workers but failed in their bid to accomplish this assgnment totally.

While someindgtitutions and individua developers have the projects at different
stages of completions, the prices of houses for the GREDA houses and that from the
SSNIT dso were too high for what the income worker can afford and therefore this
two groups of red estate developers could not deliver to meet the economic level of
the low incomer worker. But the overdl effect of the rolesis somehow positive since
the devel opment was done in accordance with the provisonsin the master plan and
al 5o hel ped to hasten the devel opment of thefirst phase of Tema

Home Finance Company (HFC)

This company gave mortgages to workers through their ingtitutions and the private
sector individuals who could meet their terms of mortgage, to enable them purchase
or build their houses or other projects.

Analysis

Theimpact of HFC is yet to be notice on the development of Tema, since most of
the workers are low and middleiincome earners and cannot meet the precondition
terms being offered by HFC. Under this term, the prospective beneficiary is
expected to finance bet ween 25% and 30% of the property to purchased or

devel oped as equity and HFC provides 70% and 75% as loan that isindexed and
with arepayment period of between 15 and 20 years. The monthly repayment of the
loan ison the principal amount as well asthe interest over the life span of the
mortgege

Conclusions

From the andlysis of the Strategies and the roles of the actors presented in this paper

so far the following conclusions came up.

= Absence of effective and efficient housing policy and well designed Strategiesis
the direct resultant effect of frequent change due to unstable political atmosphere
in Ghana since the first military coup in 1966 to after 1981 when politica
stability appearsto have been restored.

= Thedday inthe completion of thefirst phase of Temais due to the frequent
change of the housing policies and grategies by TDC and dso dueto the lack of
better enabling environment for the housing sector form the government to the
private sector.

= The devdlopments of informal or illegal settlemantsin Temaisalso the direct
result of the frequency in the change of the housing policies and strategies, the
lack of politica will from the centra government to resolve the claims from the
treditional chiefsaswell asaresult of theinability of most workersto buy the
expengive plots TDC is offering under the Site and services scheme.

= Thedevelopment of unauthorised extensions and expansionsto the low and
middleincome workers housesin the older residential communitiesis also the
resultant effect of theingtability of the housing policies and strategiesin Tema.

= |nsummary the current Stuation in Temais mostly due to the frequent change of
the housing policies and Strategies.

Recommendations

= Based on the padt, the centra government should design and formulate a
sustainable housing palicy for the country’ s housing sector.

= To provide subsidiesin the form of tax rebates on congtruction materials and
other tax incentives to the private sector.

= To establish another mortgage indtitution that will compete with HFC and order
to give the prospective beneficiaries the opportunity of choice.
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= To establish a Development Endowment Fund to replace the payment of
compensation for the three traditional areas whose lands were acquired to creste
thecity of Tema.
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