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ABSTRACT 

Land tenure arrangements impact greatly on the development of agriculture in general and 

cocoa production in particular stemming from the relationship between land tenure, 

agricultural investment, crop types and production output. In Ghana, all lands used for cocoa 

cultivation are under customary land ownership, in which land-use rights have been granted 

to the extended family though the ultimate ownership rights are vested in the local chief. This 

study was undertaken to assess the gender implications of changing tenure regimes on cocoa 

farming with regard to productivity, tenure security and livelihoods improvements in the 

Asunafo North Municipality of Brong Ahafo Region. The case study was conducted using 

interviews and focus group discussions. Respondents (108) were interviewed involving cocoa 

farmers and household heads using structured and semi-structured protocols. The analysis of 

the data revealed that land tenure has evolved over the years from shifting ownership by the 

extended family to a more individualized ownership system. On the gender 

implications/effects on changing land tenure regimes on tenure security for cocoa farmers, 

the study revealed that there was no gender disparity in land acquisition for cocoa farming 

and that women have had better access to land for cocoa farming than before. The study 

concluded that, land tenure arrangements in the Asunafo North Municipality have gradually 

changed from the extended family to more individualized ownership system. The change has 

resulted in better access to women, widening livelihood options and promoting cocoa 

farming. On the basis of the findings, recommendations have been made for policy 

considerations. 
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CHAPTER ONE 

INTRODUCTION 

1.1 BackgroundlRationale 

A major agricultural produce whose import to the Ghanaian economy cannot be over 

emphasized is cocoa. Cocoa, an important commercial crop of the Equatorial region 

of Africa is extensively planted in areas bordering the Gulf of Guinea in West Africa 

including countries like Ghana, Nigeria, Ivory Coast, Liberia, Sierra Leone and Togo 

(Kishore, 2010). In Ghana, cocoa or the chocolate tree was introduced about 90 years 

ago. Cocoa production occurs in areas of Ghana such as the Ashanti Region, Brong 

Ahafo Region, Central Region, Eastern Region, Western Region and Volta Region 

where rainfall is between 1,000 and 1,500 millimeters per year. 

Today, Ghana is an important producer of cocoa in the world. Ghana and Ivory Coast 

account for about 38% of the world's total cocoa produced with Ivory Coast 

producing the highest output, followed by Brazil accounting for about 22%. Ghana 

exports about 11% of the world's cocoa and it is the largest single source of foreign 

exchange to Ghana. About 96% of the cocoa produced in Ghana is exported for 

foreign exchange (Kalam, 2010). Since 2001, the volume of cocoa produced in the 

country has grown at an unprecedented rate (at a yearly average of 11 % between, the 

year's 1994 and 1999 and 16% for the years from 2000 to 2003 and subsequent years 

(ODI, 2007). 

An important component of the Ghanaian economy, the agriculture sector is a 

significant factor in the poverty reduction and socio-economic growth efforts of the 
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country. Cocoa as an important cash crop contributes significantly to the macro 

economic development of the country. In the year 2005, about 734,000 tons of cocoa 

was produced, contributing to increased GOP (See Cadbury Cocoa Information, 

2011). A research conducted by Cadbury Cocoa Information (2011) shows that there 

were about 720,000 cocoa farmers in the country contributing to reduction in 

unemployment and increase in GDP. Cadbury Ghana alone uses about 60,000 tonnes 

of cocoa each year. 

Studies however suggest that as a cash crop, the cocoa sector is a site of inequality. As 

a commercial crop it continues to playa part in social inequality in the land, labour 

and benefits markets with gender implications (Women's Manifesto Coalition, 2004; 

Awumbila, 2001). 

The UN doubted agriculture production and poverty reduction cannot be achieved 

unless the issue of unequal access to land, labour and benefits are addressed. For the 

purpose of this thesis, the land question will be of focus. 

Land in many parts of Africa has economic, religious and political connotations. 

Land, as an economic asset, is the most important input in agriculture and for the 

production of housing. In a religious sense, land also serves as a link between the 

dead, the living and the yet-to-be-bom. That perpetual fellowship is maintained when 

libation is poured to the ground to pray to the gods and ancestors as well as the 

sprinkling of food on the ground for the gods and ancestors during festive seasons. 

This requires the living to honor ancestral heritage by preserving the land and so 

manage it for the benefit of future descendants. Politically, land expresses territorial 

sovereignty. It is the source of the chief's jurisdiction and the people's territoriality. It 
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supports the chieftaincy institution economically and chiefs are made to swear to 

protect the ancestral lands. These play out, socially, in the determination of rights and 

entitlement as women, settlers, non-titled men and young people have use but not 

ownership rights. 

Thus land plays an important role in agriculture and hence in supporting the 

livelihoods of majority of Ghanaians, as agriculture is the mainstay of the Ghanaian 

economy. Land as a primary means of subsistence and income generation in rural 

economies, access to land and security of land rights are of concern to the eradication 

of poverty and rural development (Quan, 2000; Cotula, 2007; World Bank, 2005). 

Land markets have played a fundamental role in facilitating agricultural revolutions 

(Nankani, 2009). China's economic reform began with making possible private land 

use, and just recently, new land reforms have institutionalized longer term leases to 

allow for larger land holdings and migration. Vietnam's recent agricultural revolution 

was initiated with a major land reform. Nankani (2009) suggests that complex and 

uncertain land tenurial relations seem to hamper private investments in Ghanaian 

agriculture. Nankani (2009) further suggests that the rate of return to land titles is 

about 39%, which also suggests that the economic potential from improved security is 

substantial. Some recent estimates suggest that as much as about 80% of Ghana's 

arable land is uncultivated, in part due to insecure property rights. Reform of land 

tenure systems under customary tenure is a sensitive issue and poses a severe long 

term challenge. 

3 
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Land tenure is a derivative of the concept of natural resource tenure, which in essence 

refers to the terms and conditions under which natural resources are held and used 

(Bruce 1986; Moyo, 1995). The concept of 'tenure' is a social construct that defines 

the relationships between individuals and groups of individuals by which rights and 

obligations are defined with respect to control and use of land (ECA, 2009). The 

system of landholding (land tenure) has evolved over the years regarding land as a 

natural resource, its use and development. Land tenure is the various laws, rules and 

obligations governing the holding and/or ownership of rights and interest in land 

(Kassanga, 1988). It can also refer to the way in which right to land is obtained and 

distributed among people. Land tenure describes the nature of property rights under 

which land is held and utilized (Boamah, 1986). 

Land tenure in Ghana is generally communal in nature where land is collectively 

owned by an extended family, clan or community of ancestrally related people with 

the control or administration of the land vested in the leader or his appointee and this 

has determined the nature of land administration over the years. Lands in Ghana are 

largely governed by customary laws (Olennu, 1962: in Boamah, 1986) particularly 

with reference to transfer of title (Boni, 2005). The customary system has been the 

most robust system in practice estimated to hold 80-90% of all underdeveloped lands 

in Ghana though with varying tenure management system (Kassanga and Kotey, 

200 I). It is estimated that there are over 60,000 cases of land tenure issues in the 

courts of Ghana and that it takes more than 10 years to settle litigation on land 

through the court (GhanaWeb, 2003). 

4 

www.udsspace.uds.edu.gh 

 

 



In Ghana, all land used for cocoa cultivation is under customary land ownership, 

under which land-use rights have traditionally been granted to the extended family, 

even though the ultimate ownership rights are vested in the local chief or elders. 

Farming rights to land could be terminated and reverted back to the community for 

any number of reasons including insubordination to the chief, abandonment of the 

land, death of a sub-group, or when upon expiration of a non- renewable temporary 

right. Members of a land - owning family can inherit land rights upon death of the 

father or uncle. Settlers or non- indigenes do not enjoy the same rights. This is in 

contrast to the Akan situation, where individual rights are transferable through 

progeny both patrilineally or matrilineally. Tenure arrangements, however, have been 

evolving towards individualized ownership over time. 

Currently, land tenure arrangements for the indigenous people have undergone 

substantial changes, from ownership by the extended family under the uterine 

matrilineal inheritance system to more individualized ownership systems 

(Quisumbing, Otsuka,Suyanto,Aidoo and Payongayong, 2001). It has been argued 

that the shift from the communal tenure system to the individualized system of rights 

has eroded women's land rights (Lastarria-Cornhiel, 1997 cited by Quisumbing and 

Otsuka, 2001). 

There is a lot of change occurring in land tenure systems currently. With the impetus 

of new interests and market pressures, the Government of Ghana has initiated land 

reforms results in a new Land Policy under the Land Administration Project which 

has sought to address land interest and issues comprehensively on a national scale 

(Kasanga and Kotey, 2001). The general sense is that land is still a major constraint 
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on agricultural investments, both for small farmers and for commercial investments 

and women as well. Tenure security or the lack of it continues to pose a challenge to 

users, actual and potential. 

Cocoa farming is the major cash crop export of Ghana and for that matter the 

backbone of the Ghanaian economy. While it generates foreign exchange for the 

country, it serves as a source of income for many people in the country. This 

economic import places a lot of stress on settler farmers, women and other vulnerable 

groups as traditional land tenure regimes constrains their security of tenure. 

1.2 Problem Statement 

As a commercial enterprise, cocoa farming continues to pose challenges for those 

who lack inheritance to cultivate lands. The terms and conditions under which lands 

are released for cultivation are often exorbitant. For instance, the lands of the Asunafo 

North Municipality (ANM) are vested in the stool whose occupants hold it in trust for 

the people. For agricultural purposes, the land could easily be accessed by both 

natives and non-natives, with a great potential for agricultural development. In line 

with the customs and traditions of the area, non-natives in need of land for 

agricultural activities are required to approach the chief or the appropriate landlord 

with a token of drinks, a sheep or small amount of money for a parcel( s) of land. 

Settler farmers may acquire portions of land for farming activities on agreed terms. 

These include share cropping system such as Abunu (breaking into two) or Abusa 

(breaking into three) depending on the type of crop. Land could also be obtained 

6 
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through gifting leasehold, renting or outright sale. 

The Abunu is a farming system in which a piece of land is given to a farmer and crop 

harvests are shared equally (i.e., 50-50) between the farmer and landowner. The 

Abusa on the other hand is a farming system in which land is given to a farmer and 

the crop harvests are shared in three parts. Here the farmer takes two-thirds of the 

crop harvests while the landowner takes the remaining one-third. It is a 2: 1 

arrangement. These share-cropping arrangements mean that the farmer has to part 

with substantive part of the proceeds from cultivated lands. 

The complications of traditional or customary tenure system have led to some 

reforms. Consequently various governments in Africa and Ghana have sought to 

enhance or even replace the customary system of tenure with modernized and user 

friendly systems which would enhance tenure security and encourage productivity on 

large scale towards addressing the problem of food insecurity. The reforms are 

expected to make land tenure more secured in order to promote economic growth, 

encourage sustainable development and reduce poverty (Toulmin and Quan, 2000; 

Cotula, 2007; World Bank, 2005). Moreover, customary land norms and practices are 

gender discriminatory. As argued as follows: 

"Securing land rights requires developing and implementing policy, legal and 

practical tools that are appropriate for different groups and circumstances and 

that pay special attention to specific land tenure needs for poorer and more 

vulnerable groups; supporting democratic land institutions and land 

administration systems that are decentralized and problem centered, and that 
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makes links with existing indigenous and customary mechanisms for 

managing land; improving access to effective systems of land dispute 

resolution, including court, alternative dispute resolution and customary 

procedures." (Cotula, Toulmin and Quan, 2006:2). 

Due to the challenges, various steps and measures have been taken as a way towards 

dealing with the situation. This includes the Ghana Land Administration Program 

(LAP) which was a joint support of the World Bank, DFID and KWF. This was 

designed to strengthen or reform state institutions in land administration to collaborate 

with chiefs in Land Administration and also to establish Customary Land Secretariats 

(CLS) for the recording of community land transactions and land title registration 

(World Bank, 2003). 

Even as attempts are made to reinforce the LAP's comprehensive goals, the problem 

of tenure insecurity has not been well addressed. In the view of LAP, land titling and 

registration is more of a land tenure security measure for the wealthy and elite than 

the poor (Plateau, 2000) and marginalized groups as well as the vulnerable in the 

society such as women. 

Women's right to land is a critical factor in their social status, economic well-being, 

and empowerment (Awimbila, 2001; Women's Manifesto for Ghana, 2004). Land is a 

basic source of employment, the key agricultural input, and a major determinant of a 

farmer's access to other productive resources and services. Unequal access thus 

returns various disparities including gender disparities. 

8 
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In Ghana, as elsewhere, gender disparities in the agriculture sector are pervasive. 

Women are typically confined to food production, while men dominate cash crop 

production. Agricultural development, including efforts to diversify into marketable 

crop production and higher value crops will imply changes in the relative roles of 

women and men. Access to all inputs, to credit and to land tends to be biased in favor 

of men. Gender issues in agriculture are thus central to any effort to raise agricultural 

productivity, and in addition, will advance gender equality which is a value in itself. 

Land as a major production capital and its management systems, tenure regimes, can 

become a grave source of gender disparities when fraught with inequalities as is the 

case for Ghana. Thus, policy responses such as LAP have been initiated to motivate 

change meant to arrest various inequalities and promote tenure security. However, the 

extent to which change has been possible and been able to tackle the customary basis 

of land tenure and their gender effects remain of grave concern. 

This research has thus been intended to investigate the gender effects of the changing 

land tenure regime on cocoa farming productivity and tenure security needs of women 

using the land in Asunafo North Municipality as a case study. 

1.3 Research Questions 

1.3.1 Main Research Question 

What are the gender implications/effects of changing land tenure regimes on cocoa 

farming in the Asunafo North Municipality ofBrong Ahafo Region? 

9 
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1.3.2 Specific Research Questions 

The study sought to find answers to the following questions: 

• What are the trends/changes in land tenure regimes on cocoa farming in 

Asunafo North Municipality? 

• What determine the determinants of change in land tenure regimes on cocoa 

farming in the Asunafo North Municipality? 

• What are the gender implications/effects of the changing land regimes on 

tenure security for cocoa farmers in the Asunafo North Municipality? 

1.4 Research Objectives 

1.4.1 Main Research Objective 

The study seeks to assess the gender implications of changing land tenure regimes on 

cocoa farming in the Asunafo North Municipality of Brong Ahafo Region. 

1.4.2 Specific Research Objectives 

• Examine trends/changes in land tenure regimes on cocoa farming in the 

Asunafo North Municipality. 

• Examine the determinants of change in land tenure regimes on cocoa farming 

in the Asunafo North Municipality. 

10 
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• Assess the gender implications/effects of the changing land regimes on tenure 

security for cocoa farmers in Asunafo North Municipality. 

1.5 Operational Terms 

Case study: Research, usually qualitative, on one or a small number of cases in which 

a researcher carefully examines a large number of details about each case. 

Land tenure: The way people are holding the land or the perceived institutional 

arrangement of rules, principles, procedures and practices, whereby a society or 

community defines control over, access to, management of, exploitation of, and use of 

means of existence and production (Dekker, 2005). 

Land tenure regimes: The dynamism in land tenure system due to changing 

political, legal, societal, religious, economic, demographic and environmental 

circumstances or a variety of land tenure systems. 

Communal tenure system: The Right of commons may exist within a community 

where each member has a right to use independently the holdings of the community. 

For example, members of a community may have the right to graze cattle on a 

common pasture or situation whereby group rights are predominant, but not exclusive. 

Customary tenure system: The rights to use or to dispose of use-rights over land 

which rest neither on the exercise of brute force, nor on evidence of rights guaranteed 

by government statute, but on the fact that they are recognized as legitimate by the 

community. u 
C .l..! 
t. , 

U 
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Indigenous tenure: Meaning a tenure situation belonging naturally to the place or 

native thus drawing from the traditions of the land. 

Individualized tenure system: The assignment of rights to a private party who may 

be an individual, a married couple, a group of people, or a corporate body such as a 

commercial entity or non-profit organization. For example, within a community, 

individual families may have exclusive rights to residential parcels, agricultural 

parcels and certain trees. Other members of the community can be excluded from 

using these resources without the consent of those who hold the rights. 

Inheritance: Gaining access to land as an heir. 

Legal ownership held in trust: A relationship created at the direction of an 

individual in which one or more persons hold the individual's property subject to 

certain duties to use and protect it for the benefit of others. 

Land security: Little or no likelihood of losing physical possession of the land within 

some future time period 

Land right: A right to control how land will be used or the allocation of rights in 

land; the delimitation of boundaries of parcels for which the rights are allocated; the 

transfer from one party to another through sale, lease, loan, gift or inheritance; and the 

adjudication of doubts and disputes regarding rights and parcel boundaries 

Gender equality: The absence of discrimination on the basis of gender in 

opportunities, in the allocation of resources or benefits, or in access to services. It is 

the full and equal exercise by men and women of their human rights (Strengthening 

Transparency, Accountability and Responsiveness). 

12 
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Gender mainstreaming: The process of assessing the implications for women and 

men of any planned action, including legislation, policies or programmes, in any area 

and at all levels. It is a strategy for making women's as well as men's concerns and 

experience an integral dimension in the design, implementation, monitoring and 

evaluation of policies and programmes in all political, economic and social spheres, 

such that inequality between men and women is not perpetuated. 

Household: A person or group of persons who live together in the same house or 

compound, share the housekeeping arrangements and are catered for as one 

unit.(Ghana Statistical Service, 2005). 

Matrilineal: Female dominated system of society with decent through the female 

line. 

Patrilineal: Male dominated system of society with decent through the male line. 

State ownership: Property rights are assigned to some authority in the public sector. 

For example, in some countries, forest lands may fall under the mandate of the state, 

whether at a central or decentralized level of government. 

Shared ownership: Entitlement or ownership of a property or land is allotted to 

another person, group of people or others. 

Secured right: The ownership of land or property is assured or guaranteed. 

Security of tenure: The certainty that a person's rights to land will be recognized by 

others and protected in cases of specific challenges. 

Tenant: A person who rent land or property from a landlord 

13 
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Vested ownership: A unique situation brought about by statutory intervention where 

the land owner retains the customary land ownership but the management of the land 

is taken over by the state in trust for the owners. 

1.6 Scope of the Study 

Gender and issues related to land in Ghana is a topic too wide to study in totality. For 

this reason, the study has limited itself to gender and changing land tenure regimes of 

cocoa fanning and the study chose the Asunafo North Municipality of Brong Ahafo 

Region of Ghana. 

Therefore in respect of the content, the study focuses on gender and changing land 

tenure regimes of cocoa fanning in the municipality. The study also focuses on 

finding what internal (within the municipality) and external (outside the municipality) 

factors that can either increase or decrease the cocoa fanning and its production in the 

Asunafo North Municipality of Ghana. 

1.7 Intended Benefits 

The stakeholders and their stake in the research area 

The people in the District especially the fanners: dealing with their land rights 

issues 

The landlords: having a better transfer of ownership and land security 

Cocoa Marketing agencies: making appropriate decisions or policies on cocoa 

production 
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Government: formulating policies on land issues, fair cocoa pricing, 

regulations and incentives. 

Civil societies: discriminatory land rights between men and women in some 

cultures. 

The private sector: prohibitively bureaucratic and high expensive processes for 

getting land tittles to farmers. 

1.8. Area of Study 

1.8.1 The Asunafo North Municipality 

Asunafo North Municipality, formally the Asunafo District forms the base of the 

colonial Ahafo District which was one of the first districts created in the present 

Brong Ahafo Region dating back as far as 1912 (Asunafo North Municipal Assembly, 

2011). The municipal capital is Goaso. It shares common boundaries with the Asutifi 

district to the north and east, the Dormaa municipal to the north-west and the 

luabesoBia and SefwiWiawso districts in the Western region to the west and south. 

To its south east is Ashanti Region's Atwima District. The Municipality was carved 

out of the then Asunafo District in 2004 by an Act of Parliament through a legislative 

instrument and was inaugurated in August 2005. Asunafo North Municipality has a 

total land size of about 1093.7km2 with 389.7km2 covered by forest reserves. It lies 

within the central part of the forest-dissected plateau of the physiographic region of 

the country (Asunafo North Municipal Assembly, 2011). 
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Asunafo North Municipal Assembly,(2011). 

The Asunafo North Municipality has a gently rolling landscape ranging between 500 

feet and a little over 1000 feet above sea level. The topography is more rugged 

towards the north-eastern (Mim area) and south-western (Abuom). The area 

experiences wet-semi equatorial type of climate with a mean monthly temperature of 

about 25.5°C. The municipality experiences a double maxima rainfall pattern with the 

mean annual rainfall roughly between 125cm and 175cm. The major rains occur 

between April and July with the minor falling between September and October. There 

is a short dry spell in mid-August between the prolonged dry season between 

November and March. The main planting season starts with the onset of the major 

rains. The relative humidity of the area is highest in the wet season ranging between 

75%-80% while the dry season gives the lowest range between 20-55%. The major 

soil group which covers the surface of the district is forest Occhrosols. They are 

generally alkaline and support many crops such as cocoa, cocoyam and plantain. The 

forest in the area contain different spices of trees such as Kyenkyen, Dahoma, Kusia, 

Sapele, Odum, Aprokuma, Emirre and Onyina (Ceiba) which are valuable for the 

timber industry (Asunafo North Municipal Assembly, 2011). 
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The major socio-economic activities in Asunafo North Municipality are agriculture, 

trade, commerce, industry and service. Agriculture is the major driving force of the 

district economy employing about 64% of the potential labor force in the district. 

Among the major agricultural activities includes, Agro-based industries which offers 

employment to about 44.5% of the Agricultural sub sector, Oil palm extraction, 

Cassava processing, Soap making, Akpeteshie distilling and pockets of Cashew 

processing (Asunafo North Municipal Assembly, 2011). Major trading activities is in 

the area is in the building and construction sector which includes items like cement, 

iron rods, plywood, sale of agricultural equipment, household items, agricultural 

products and food and beverage vending. Industries in Asunafo North include the 

metal based industries, manufacturing and automobile servicing while the service 

sector include tailors and seamstress, hairdressers, teachers, nurses, the judiciary 

service, Ghana police service, civil and public servants who as well contributes 

immensely to the economy of Asunafo North Municipality. 

1.8.2 Case Study Areas 

The research locations are; Asukese, Bediako and Nyamebekyere. These communities 

were purposely chosen because they are largely agricultural communities and the 

inhabitants engage in cocoa farming on a large scale. 

1.8.2.1 Asukese 

Asukese is found in the Brong Ahafo Region of Ghana specifically the Asunafo 

municipality. It is at the north eastern part of Mim and the western part of Asutifi 

district. Asukese is approximately 7km away from Mim and lies within the central 

part of the forest dissected plateau of the physiographic region of Ghana. The 
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community has a total population of about 989 people out of which males are 481 and 

females 508 where percentages are 48.6% and 51.4% respectfully (TIFPP-UDS, 

2009). It is an Akan dominating community with cocoa farming as their main 

economic activity with others into retail trading activities. The people of this 

community are very hardworking and accommodative. Asukese has no electricity and 

health post with a primary school as the only school in the community (TIFPP-UDS, 

2009). 

1.8.2.2 Bediako 

Bediako is one of the communities demarcated for Asunafo North Municipality in the 

Brong Ahafo Region. It is located in the north-eastern part of the municipality and 

bounded by Mim, Gambia Nol, Gyaenkontabuo and Duase communities in the 

southern, northern, western and eastern respectively. Bediako is located 18km from 

Goaso the municipal capital and 5km from Dominase which is the area council 

headquarters (TIFPP-UDS, 2009). The vegetative cover of the community enhances 

the cultivation of crops such cassava, maize, cocoyam and vegetables such as garden 

eggs, pepper, and tomatoes with the cultivation of cocoa as their main economic 

activity. Palm tree plantation and coffee can also be found in this community. The 

total population of the community is about 1541 with 720 to be males constituting 

46.72% of the total population. The females constitute 53.28% of the population 

which 821 (TIFPP-UDS, 2009). This community is an Akan dominated community 

with Christianity being their main religion followed by Islamic and Traditional 

religion. 
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1.8.2.3 Nyamebekyere 

Nyamebekyere is about 4km from Goaso, the municipal capital which of the 

Asunafo North Municipality of the Brong Ahafo region of Ghana. It is located to the 

north western part of Goaso to the west by Bonkoni forest reserve, to the north by 

Mim, to the south by Asuadai community and the east by Asutifi district (TTFPP- 

UDS, 2009). The main occupation of this community is cocoa farming with few 

people engaged in petty trading and other economic activities. Nyamebekyere has a 

population of about 813 with 391 being males representing 48% of the population 

while 422 are female representing 51 % of the total population (TTFPP-UDS, 2009). 

Nyamebekyere is an Akan dominated community with the people predominantly 

Christians, followed by Islam and the traditional religion. 

1.9 Limitations of the Study 

The study of gender and changing land tenure regimes of cocoa farming is seen as a 

sensitive issue and therefore even before the commencement of the study, difficulties 

and challenges like any other study were anticipated. It was therefore not surprising 

however when the study was met with a resistance by the some of the members of the 

sample frame. Some people were not willing to respond to certain questions on the 

questionnaire even though the essence and importance of the study were explained to 

them that the study was for only academic purpose and exercise. 

The second difficulty of the study was about getting cocoa farmers to interview 

especially with the women cocoa farmers and household heads who were women. 

Some of the farmers expected financial aid before accepting to be interviewed since 

they claimed it is the government of the country who wanted the information for 

political reasons and coincidentally this is an election year. Some also were so much 
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discouraged when they got to know that the study was for academic purposes in 

University for Development Studies since they have been interviewed several times 

by students of the school but they have not seen anything done about the problems 

they put before the interviewers. Some of the farmers were unwilling to disclose 

whether their productivity were increasing or decreasing with the fear of being taxed 

and others were too busy with their various activities to be interviewed. This affected 

the depth of the analysis. 

Lastly, the study could not cover all cocoa growing communities in the Asunafo 

North Municipality but only three farming communities. This implies that one should 

be careful in drawing conclusions for the entire municipality. 

Notwithstanding these limitations, data gathered was substantial enough to arrive at 

the study conclusion. 

1.10 Organization of Thesis 

The report of the thesis is organized into five (5) chapters. Chapter one (1) is the 

general introduction. It provides contextual overview of the study. It gives 

introduction/background, problem statement, research objectives, research questions, 

operational terms, scope of the study, intended benefits, area of study, limitations of 

the study and organization of thesis. Chapter two is the literature review. It focuses on 

the conceptual and theoretical framework of this research. It explores the literature on 

land tenure and tenure regimes. This is followed by Chapter three (3) which focuses 

on the research methodology. In this chapter the research design, sampling 
20 

www.udsspace.uds.edu.gh 

 

 



techniques, sources of data, methods of data collection and techniques of data analysis 

are discussed. Chapter four (4) presents the empirical findings of this research that is 

data analysis and discussions of results. The study draws to a close with a summary of 

major findings, conclusion and recommendations in Chapter five (5). 

~ J. 

- 
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CHAPTER TWO 

LITERATURE REVIEW 

2.0 INTRODUCTION 

A literature review is a critical and in depth evaluation of previous research 

(Shuttleworth, 2009). The literature review is a summary of previous research on a 

topic. The purpose of literature review is to help the researcher explain how the 

question to be investigated fits into the larger picture and why the researcher has 

approached the topic the way he or she has (See Information Fluency & Quantitative 

Analysis, 2007). Literature review is a summary and synopsis of a particular area of 

research, allowing anybody reading the paper to establish why the researcher is 

pursuing that particular research program (Shuttleworth, 2009) 

In this literature review chapter, the Conceptual Framework is looked at which 

comprises of Social Change, Right Theories and Social Exclusion and Inclusion 

Theories. The Contextual Basis as well is looked at which also includes Perception 

about Land in Ghana, Understanding Land and Land Tenure Systems, Multiple and 

Competing Claims to Land, Land Ownership in Ghana, Land Tenure System, Land 

Rights, Access to Land, Cocoa Farming in Ghana, Gender, Women and Land Tenure 

and Ghana Land Administration Project. 

2.1 CONCEPTUAL FRAMEWORK 

2.1.1 SOCIAL CHANGE 

2.1.1.1 Meaning of Social Change 
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Social change, in its broadest meaning, is defined as any change to a society as a 

whole. Thorn, (2011) sees social change as the idea that society is a constantly 

changing entity rather than stagnant and it occurs when changes in behaviours, values 

or social institutions occur. Thorn, (2011) further explains that in order for society to 

experience change, there must be people or institutions that act as agents of change 

such as cultural institutions, religious institutions and financial institutions. 

According to VectorStudy, (2008) social change is a general term which refers to 

change in social structure in the nature, social institutions, social behaviour or social 

relations of a society, community of people and or any event or action that affects a 

group of individuals that have shared values or characteristics or acts of advocacy for 

the cause of changing society in a normative way (subjective). While the term is 

usually applied to changes that are beneficial to society, it may result in negative side 

effects or consequences that undermine or eliminate existing ways of life that are 

considered positive. 

Forms of creating social change include theatre for social change, direct action, 

protesting, advocacy, community organizing, community practice, revolution, and 

political activism. According to VectorStudy, (2008) social change includes changes 

in nature, social institutions, social behaviours or social relations. This change can be 

a change in the socio-economic structure, such as a shift away from capitalism 

towards socialism and might as well be a social revolution as women's suffrage or 

civil rights. This provides a positive change to women who now have more status and 

new independence. It builds community-based resources that address underlying 

social problems on an individual, institutional, community, national and or 

international level. Social change is often driven by cultural, religious, economic, 
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organs work together to preserve an organism (Thorn, 2011). There is thus social 

change when there is disharmony in the society and the society moves to correct the 

disharmony in order to continue with the harmony and function as an organism. In 

this way, social change always or often occurs in benefit of the society. 

2.1.2.2 Conflict or Critical theories 

The Conflict or Critical theories view society as made up of large groups of people 

and institutions that have fundamentally different goals (Thorn, 2011) and often 

relates to Dialectical models of social change. Based on this, the foundation of a 

society is rooted in conflict between groups rather than the societal harmony and for 

that matter social change is largely determined by the relative power of the groups to 

enforce their wills on the society. Groups change the society to suit their own needs 

when they have the power meaning social change is not always favorable to the entire 

society but to a group of people. 

2.1.2.3 Interpretative Theories 

Appelbaum, (1970) defines Interpretive theories which were derived from Weber 

whose focus was not solely on overt behavior and events but also on how these are 

interpreted, defined and shaped by cultural meanings that people give to them 

(i.e.;interpretive understanding of social action - verstehen). VectorStudy, (2008) 

further explains that all types of interpretive theories focus on way actors define their 

social situations and the effect of these definitions on ensuing action and interaction; 

human society is an ongoing process rather than an entity or structure, as humans 

interact they negotiate order, structure and cultural meanings. Appelaum, (1970) goes 
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further to detail that for interpretivists, change itself (interaction, process, negotiation) 

is the starting point, and structure is a by-product and temporary. 

When external factors change, this does not automatically produce social change. 

Rather when people redefine situations regarding those factors and thus act upon 

revised meanings, i.e. alter social behaviour, then there is social change (Appelbaum, 

1970 cited by VectorStudy, 2007). Due to this, women now see the need to fight for 

their rights and for that matter right to own land as well author's analysis. 

"Various human right activist and groups are agitating for the basic rights of 

women to be entrenched in constitutions and for equal rights of property 

ownership to be clearly stipulated in the law and where this has already been 

done, it is necessary to bring all inheritance and land laws into harmony with 

the constitution in order for them to say the same thing. In addition, legal 

institutions responsible for implementing the land laws need to operate 

equitably, be friendly to women and operate not only in the cities"- (African 

Renewal,2008:10) 

2.1.3 Rights Theories 

Rights are entitlements conferred on a person to perform or not to perform certain 

actions or to be in certain states (Wenar, 2011). Modem understandings of what 

actions are permissible and which institutions are just is dominated by rights (Wenar, 

2011 ). 

The Rights- based approach begins with the objective of ensuring equity and a decent 
! 

standard of life for all people. This means attention is given to the deprived or 

excluded in the society. If social inclusion is mainstreamed across various policy 
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objectives and implementation, the vulnerable in the society will be protected from all 

forms of discrimination especially with regards to our rural setting where 

discrimination against women is at its height and cultural values contest the rights of 

women. According to NDPC (2004:98) vulnerability is closely linked to poverty and 

multi-dimensional and therefore a major cause of poverty which eventually excludes 

disadvantaged people especially women and children from active participation and 

enjoyment from society and development. 

A large number of policy and rights-based literature identify intra-family issues such 

as women access to land and tenure security within the household and land allocations 

systems to be dominated by male traditional leaders. This makes customary land 

norms and practices gender discriminatory. It must be emphasized that women's 

rights to land is a critical factor in social status. However, women's position under 

customary tenure which provides them with land access as a form of social security 

leaves them vulnerable in that their access is determined by the traditional male 

leaders (Walker, 2002). 

2.1.3.1 International Human Right Laws 

The African Charter on Human and People Rights (1981) indicates that every 

individual shall be entitled to the enjoyment of the rights and freedoms recognized 

and guaranteed without distinction of any kind such as race, ethnic, group, color, sex, 

language, religion, political or any other opinion, national and social origin, fortune 

birth or others. Further, the Article 14 of the Charter indicates that the right to 

property shall be guaranteed. The Protocol to the African Charter on Human and 

Peoples' Rights on the Rights of Women in Africa as well considers the Article 2 of 

the African Charter on Human and Peoples' Rights which enshrines the principle of 
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non-discrimination on the grounds of race, ethnic group, color, sex, language, 

religion, political or any other opinion, national and social origin, fortune birth or 

other status and as well the Article 18 of the Africa. Further, the Article 18 of the 

African Charter on Human and People Rights calls on all state parties to eliminate 

every form of discrimination against women and to ensure the protection of the rights 

of women as stipulated in the international declarations and conventions. 

Over the years under the mandate of the African Charter on Human and People Rights 

(1981) and Protocol on Women's Right, there has been a significant shift in approach 

! 

to women's advancement and empowerment. Under that mandate, advancement of 

women previously was regarded as important for outcomes such as economic 

development or population policies but now, the international community has come to 

appreciate the empowerment and autonomy of women and the improvement of their 

political, social, economic and health status as important and necessary for 

development. This shift in approach reflects a human rights approach to issues of 

concern .to women. The United Nations policies and programs see the need and 

importance of human rights and therefore, have made human right an important 

element in their policies and programs (African Charter on Human and People Rights, 

1981). Human rights are now seen as integral to all activities including peace-making, 

peace-keeping, peace-building, humanitarian assistance and development. Further, the 

importance of rights-based approach to planning and programming cannot be over 

emphasized. A forum is provided by the framework of the international human rights 

laws which assert individual claims of human rights violations. This provides relief to 

victims of human right violation including women who suffer discrimination on the 

basis of sex. Due to the realization of one's right is an important goal in itself, the 

main language of the human right is about fundamental entitlement of all human 
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beings to live in dignity, and in conditions of social justice and thereby provide a 

foundation from which to establish a set of demands premised on the intrinsic worth 

of the individual. 

Goonesekere (1993) explains that human rights do not only create entitlements for 

rights-holders, but they also create duties for States, where states are required to 

ensure the fulfillment of human rights by acting in a way that enables rights-holders to 

enjoy the rights to which they are entitled. Human rights require that actions - of a 

legislative, administrative, policy or programme nature - are considered in light of the 

obligations inherent in human rights. Actions which violate or fail to support the 

realization of human rights contravene human rights obligations. A rights-based 

approach thus assumes the creation of an enabling environment in which human rights 

can be enjoyed. A rights-based approach also promises an environment which can 

prevent the many conflicts based on poverty, discrimination and exclusion 

(Goonesekere, 1993). 

! 

The principle of equality forms the core of the human rights vision of the UN Charter, 

which states that human rights and fundamental freedoms should be available to all 

human beings without discrimination on the basis of race, sex, language or religion. 

The principle of the equal rights of women and men is thus one of the pillars upon 

which the United Nations was founded (African Charter on Human and People 

Rights, 1981). The principle of the equal rights of women and men is contained in the 

Charter of the United Nations, the Universal Declaration of Human Rights and all 

subsequent major international human rights instruments. It is most comprehensively 

elaborated in the Convention on the Elimination of All Forms of Discrimination 

against Women, which codifies women's rights to non-discrimination on the basis of 
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sex, and equality as self-standing norms in international law. It also establishes that 

women and men are entitled, on a basis of equality, to the enjoyment and exercise of 

human rights and fundamental freedoms in the political, economic, social, cultural, 

civil or any other field and thus moves beyond the two Covenants by incorporating 

both families of rights in one instrument, establishing them as mutually reinforcing 

(African Charter on Human and People Rights, 1981). The Vienna Declaration and 

Programme of Action restated that woman's rights are an intrinsic dimension of 

human rights. It also identified gender-based violence as a subject of international 

human rights law. The Beijing Platform for Action builds on the Vienna results 

concerning the human rights of women. Among the critical areas of concern covered 

in the Platform are human rights of women, violence against women, and women and 

armed conflict. There are other rights which address areas such as women and the 

economy, women and poverty, women and health, and the girl child. The 

International Conference on Population and Development held in Cairo in 1994 and 

the World Summit for Social Development held in Copenhagen, 1995, also integrate 

human rights in general, and gender equality as a human right. 

The above show that international agencies and bodies have taken keen interest in the 

rights of women. It is also important to note that various countries have laws and 

principles to protect the rights of women against all forms of discrimination. 

2.1.3.2 Domestic Implementation of International Human Rights Laws 

There is legislation in Ghana regarding property ownership and human rights. The 

1992 Constitution of Ghana makes provisions which protect women's land rights. 
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Ghana, (1992). These inequalities included the unfair treatment meted out to rural and 

urban tenants by their landlords which is unavoidable for two reasons including the 

political situation. At the time which was conducive to the articulation of those rights 

and also the problem of access to farm land and to shelter in the towns and cities of 

the country which had become quite severe by the time the PNDC came to power. 

With regard to the latter, there was a critical shortage of residential accommodation 

and landlords had taken advantage of the situation to increase 'rents to abnormal 

levels and also extort huge sums of money as deposit from prospective tenants the 

Intestate Succession Law,(PNDC law 111, 1985). Evictions were also quite rampant 

Intestate Succession Law,(pNDC law 111, 1985). In the rural areas, peasant farmers 

were confronted with the problems of access to arable land, security of title to the land 

once access had been secured, and to interminable harassment by their landlords, 

among them were big tenants who had acquired lands for commercial farming, land 

speculators and communal headsIntestate Succession Law,(PNDC law 111, 1985). 

In 1986, the Government of Ghana enacted a Land Title Registration Law (PNDC 

Law 152) to remedy the weaknesses in the system of registration of instruments that 

existed then (PNDC Law 114) (head of family accountability) states that any property 

belonging to the matrilineal lineage must go to that family, upon the death of the head 

of the family the Intestate Succession Law,(pNDC law 111, 1985). Properties 

belonging to the matrilineal lineage include all land, farms and houses the father 

inherited from the matrilineal lineage. These legislations and policies, although they 

make provision for protecting the rights of women with regard to land relations, have 

some weaknesses, which needs to be highlighted. 
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There are different categories of land users who face problems of access and control 

(The Women's Manifesto Coalition, 2004).The vulnerable in society especially 

women have only use rights to lands within their communities. As female family 

members and wives, women experience discriminatory customary practices and their 

interest in the family lands are limited by marital residence and the clearing of land is 

customarily assigned to men preventing majority of women from securing control 

over virgin land belonging to their lineage (The Women's Manifesto Coalition, 2004). 

The Women's Manifesto Coalition (2004) and Awumbila (2001) observed that 

women have limited access and use rights to land and other resources than their male 

counterparts. The situation is further complicated by the fact that there are 

geographical variations to the access that women have to land. There are more 

restrictions on women's access to land than men in our societies in spite of the fact 

that women account for 70% of production of subsistence crops and form about 90% 

of the labour force in the marketing of farm produce (The Women's Manifesto 

Coalition,2004). 

The co-existence of many systems of law regulating land in Ghana presents special 

difficulties, particularly for the more vulnerable sections of society, including women 

and the rural and urban poor (LAP, 2006). It is estimated that 80% of the land in 

Ghana is owned and governed by our traditional rulers and the dominance of 

customary practices in our societies are associated with gender biases which affect the 

ability of women to assert their land rights (LAP, 2006). Under the customary land 

administration system, often women are not consulted and therefore are not involved 

in taking decisions that have a bearing on land administration in our various 
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communities. In other words decisions on land matters are taken by men and more 

often than not from a biased perspective. 

2.2 Social Exclusion and Inclusion Theories 

Since 1990s, the concept of social exclusion together with its relative's social 

inclusion and social cohesion have taken over as the most fashionable term for 

describing social division. According to Duffy (1995), social exclusion is a broader 

concept than poverty, encompassing not only low material means but the inability to 

participate effectively in economic, social, political and cultural life and in some 

characterizations alienation and distance from mainstream society. In simple terms, 

social exclusion refers to marginalised groups that had remained unaffected by policy 

interventions. 

Theorists of social exclusion such as Parpart, Connelly and Barritea (2000) argue that 

it relates not simply to lack of material resources, but also to matters like inadequate 

social participation and lack of cultural capital. In other words, the idea of social 

exclusion attempts to capture the complexity powerlessness in modem society rather 

than simply focusing on one of its outcomes. 

Social inclusion on the other hand refers to effective participation, both socially and 

economically by an individual in all aspects of society. Parpart, Connelly and 

Barriteau (2000) define social inclusion as relating to the capacity of an individual to 

consume (purchase goods and services), produce (participate in socially or 

economically valued activities), politically engage and socially interact without 

discrimination. 
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According to the Department of Premier and Cabinet (2008), social inclusion is about 

having access to opportunities, options and choices in life and having the personal 

capacity, self confidence and individual resilience to make the most of them .The 

Social Inclusion Theory serves as a guide in the development of social policy since it 

readily acknowledges the social nature of the human condition. In the face of negative 

responses (both institutional and individual) to legitimate problems, and the 

accumulation of interlinked barriers to inclusion, it is more likely that an individual 

will move towards exclusion because they are often left unable and uninspired to do 

otherwise (Department of Premier and Cabinet, 2008). Undoubtedly, the process of 

exclusion has the tendency to be a barrier to inclusion especially in aspects of 

confidence, discouragement, feelings of powerlessness, frustration, anger, self-esteem 

and self-doubt (Department of Premier and Cabinet, 2008). 

According to World Bank's Social Development Group (2002), social inclusion 

means two things. First, the making of the 'rules of the game' fairer and put more 

precisely the removal of institutional barriers and the enhancement of incentives to 

increase the access of diverse individuals and groups to development opportunities 

(World Bank's Social Development Group, 2002). These barriers may be formal 

(written laws on spousal property, for instance), or they may be informal (e.g. the 

practice of 'wife inheritance'). 

The objective of a Social Inclusion Strategy is to facilitate better life outcomes 

through better economic and social engagement for individuals to the benefit of both 

the individual, their communities and society (Department of Premier and Cabinet, 

2008). Pobee-Hayford (2011), senior gender advisor of the CIDA-Program Support 

Unit (PSU) of Ghana in her speech on "Integrating Gender, Social inclusion into 
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security of tenure is often precarious. Under customary law, men and women usually 

have clearly defined rights to land bestowed on them by the laws of the community 

thus to retain control over the land they use and its products (F AO, 1995). Traditional 

communal rights are in many regions of the country where land use regimes that focus 

on communalization are being replaced by land tenure systems based on exclusive 

use, ownership and titling which tend to erode the rights of vulnerable groups, 

including women. F AO, (1996) indicates that women's inequality of access to land is 

a result of the increase in purchase of legal titles, in line with the British legal 

tradition, that links the use of the land with individual property. It also stem from the 

fact that land settlement schemes grant resources mainly to male heads of household, 

who are perceived to be the ones responsible for the sustenance of their family. This 

however ignores the fact that in many parts of the world it is in fact women farmers 

who are largely responsible for food production and security. 

Monitoring and Evaluation" stated that "when there is social inclusion, it protects the 

poor from worst destitution and from destitution when faced with an economic shock 

and limits social exclusion across generations". 

Guery, (1996), had earlier noted that even when women have access to land, their 

When security of tenure is menaced, women tend to be among the first groups to lose 

use rights (F AO, 1996). This may contribute to high fertility; families may perceive 

having a large number of children (with preference for sons) as a rational strategy 

through which to improve food and tenure security and ensure old-age support. The 

same strategy has been noted where women will strive for a large family to overcome 

the labour constraints induced by disabled husbands. However, it should be noted that 

this often takes place at the expense of sustainability and of future generations. 
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Consequently sustainable growth and development may be difficult to achieve or may 

not be achieved if certain measures are not put in place to address the imbalances in 

the society especially with regards to the vulnerable groups. This calls for a better 

understanding of authority, motivation and resources required to arrive at social 

change, social inclusion and right theories. 

People especially the vulnerable need the opportunity to participate in the life of their 

community if they are to realize their rights and potentials and not to be discriminated 

against on the basis of their race, religion, gender, age, disability or other social 

identities. With an objective of reducing the economic and social vulnerability of the 

poor and marginalized group in the society, it is important to protect the vulnerable 

and marginalized as well as including them in all aspects of our social life. With the 

protection and inclusion, their rights will be secured and the quality of live can be 

improved. With this, it is realized that quality of women's live can be improved by 

according them more decision making power over land author's own analysis. 

2.3 CONTEXTUAL BASIS 

2.3.1 The People and Land in Ghana 

Land in traditional Ghanaian society is regarded as an ancestral trust belonging to "a 

vast family of which many are dead, few are living and countless numbers are still 

unborn" (Ollenu and Woodman, 1985). Theodora Mantebea Mends and John De 

Meijere in their presentation at the 5th FIG Regional Conference of 2006 in Accra 
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acknowledged the fact that land is a natural resource and a major production factor in 

agricultural processes. 

WaterAid (2009) also holds a strong view on culture which points to the cultural 

relevance of land to the diverse peoples of Ghana. The people of northern Ghana 

believe land is owned by the "Tendaneena" who are the fetish priests. In the Akan 

states, land is referred to as "AsaaseYaa" regarding it as a feminine spirit. Asiamah 

(1983: unknown) has been quoted as saying that "land is helpful when appropriated 

and harmful when neglected". In the Akan states, land is seen as an ancestral trust 

which must be passed on to succeeding generations with the chief or king or queen 

being the link between the living and the departed and also is the administrator of this 

heritage. Among the Ga land is said to be owned by the lagoon gods and therefore the 

"Wulomei" who are the priests of the lagoon gods are the administrators. However, 

WaterAid (2009) acknowledges the fact that this traditional or religious ownership of 

land is being marginalized owing to rapid urbanization yet land remains a natural 

resource which use and development is based on the rules, regulations and 

institutional structures both customary and enacted legislations. 

2.3.2 Understanding Land and Land Tenure Systems 

2.3.2.1 Multiple and Competing Claims to Land 

Land is a great asset and an important property one can leave it behind or pass it on to 

the future generation. For this important value placed on land, there are many 

individuals, people and groups who have interest in land. The multi-tenure dimension 
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reflects the multiplicity of tenures that may exist simultaneously in the same parcel of 

land (Bebelleh, 2008). These individuals, people and groups who have great interest 

in land or place so much value to land sometimes have competing interest which 

sometimes leads to conflict in the society. Such lands may include grazing land, 

farming, building, and economic trees may exist simultaneously in the same parcel of 

land. 

Land has different values and importance in a society and the society's development. 

The importance of land and its value in a society can be placed under three (3) 

umbrellas' thus physical/natural value or asset, social/cultural value or asset and 

spiritual value or asset (Bebelleh, 2008). 

i. Physical/natural asset: 

• Land is seen as a source of almost all materials and economic resources such 

as minerals, timber, rubber, agricultural produce and many more. 

• Land is also seen as a settlement for a community, town, society and country. 

There can be no settlement without land. 

• A major means of transportation is gotten from land. 

II. Social/cultural asset: 

• Land is seen as symbol of wealth of a society or people and therefore it is seen 

as a sign of blessing. 

• Land is communally owned and managed by a society to uphold and uplift the 

cultural values of the people. Thus libation is poured to the ground to offer 

drinks and sacrifice to the gods and ancestors. 
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• By the land one belongs to, the identity of a person is made known. Through 

land one can show a sense of belongingness. For example, a person from the 

land of Ghana's identity is revealed to show that the person is from Ghana and 

a Ghanaian for that matter. The same way, a person from the land of Brong 

Ahafo is definitely known to be a Brong or an Ahafo. 

iii. Spiritual asset: 

• Traditionally, land is seen as a woman who is caring, loving and 

understanding and hence hears the cry of its people. Due to this land is called 

"AsaaseYaa" in the Akan language. 

• Prayers are said to land for various reasons such as asking for protection, good 

harvest, long life and what the future holds for the people of a society. 

• Land is seen as the home of ancestral spirits and the spirit of the gods either 

good or bad. 

• Land is also seen as a place of giving rest to the dead and hence people are 

buried in the ground when they die. 

• It also serves as a link between the living and the dead. 

For the above reasons given, various groups of people can claim ownership of the 

same parcel of land and hence land having multiple "owners". The Food and 

Agricultural Organisation (2006: unknown) came out with the various interests in 

land as: 
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~ Overriding interests: when a sovereign power (e.g., a nation or community 

has the powers to allocate or reallocate land through expropriation, etc.) 

~ Overlapping interest: when several parties are allocated different rights to 

the same parcel of land (e.g., one party may have lease rights, another may 

have a right of way, etc.) 

~ Complementary interest: when different parties share the same interest in the 

same parcel of land (e.g., when members of a community share common 

rights to grazing land, etc.) 

~ Competing interest: when different parties contest the same interests in the 

same parcel (e.g., when two parties independently claim rights to exclusive 

use of a parcel of agricultural land. Land disputes arise from competing 

claims.) 

2.4 Land ownership in Ghana 

Land ownership is very important in the Ghanaian society especially the customary 

land tenure system and that any attempt to intervene in the system will be opposed 

strongly by the chiefs and their people (Mends and Meijere, 2006). 

Land ownership in Ghana can broadly be divided into three main categories and these 

are customary ownership, state ownership, split (partnership between the state and the 

customary owners) (Larbi 1998). Customary land ownership occurs where the right to 

use or to dispose of use-rights over land rest neither on the exercise of brute force, nor 
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on the evidence of rights guaranteed by government statute, but on the fact that they 

are recognised as legitimate by the community, the rules governing the acquisition 

and transmission of these rights being usually explicitly and generally known, though 

not normally recorded in writing (Bower, 1993). Such ownership may occur in any 

one or a combination of the following ways: 

1. Discovery and long uninterrupted settlement 

2. Conquest through war and subsequent settlement 

3. Gift from another land owning group or traditional overlord 

4. Purchase from another land owning group 

However the customary land ownership holds majority of lands in Ghana. 

2.5 Land Tenure system 

In every society, the issue of land and its ownership can be dated back to the history 

of the community. It is linked with the customs, systems and values of that 

community which is also grounded the social, political and religious beliefs of the 

people of the community or society. As defined by Security of Land Tenure (SLATE) 

which is a component of CARE International, land tenure is the 

system of landholding, which has evolved from the peculiar political and 

economic circumstances, cultural norms and religious practices of a people regarding 

land as a natural resource, its use and development. It includes rules, regulations and 

institutional structures both customary and enacted legislations, which influence the 

holding and appropriation of land and its resources for socio-economic reasons'. 

(CARE International, 2003:3). 
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Land tenure plays an important role in the livelihood of the people in the community. 

It plays a vital role in a society's political, social and economic structures. As the 

Food and Agricultural Organisation (2006) rightly stated: 

Land tenure differs from community to community and it spells out the land use 

system of a particular community or society. Toulmin and Quan (2000) citing Benneh 

(1987) to support this argument that land use right depend on the land tenure system 

when he declared explained that one of the important components of land use or 

farming system is the land tenure system thus the institutional arrangements under 

which a person gains access to land largely determines, among other things, what 

crops he can grow, how long he can till a piece of land, his rights over fruits of his 

labour and his ability to undertake long term improvements on land. (Toulmin and 

Quan, 2000). 

"Land tenure is an important part of social, political and economic structures. 

It is multi-dimensional, bringing into play social, technical, economic, 

institutional, legal and political aspects that are often ignored but must be 

taken into account. Land tenure relationships may be well-defined and 

enforceable in a formal court of law or through customary structures in a 

community. Alternatively, they may be relatively poorly defined with 

ambiguities open to exploitation". 
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2.5.1 Forms of Land Tenure 

Land tenure system can either be codified or non-codified (Nkwae, 2006 cited in 

Asperen, 2007). Under the codified system are statutory and religious. Statutory land 

tenure system is established by national government where rules and regulations 

which are uniformed are implemented by a central authority and a standard, codified 

registration system is used. The non-codified system consists of customary and non 

formal tenure system. 

Land tenure system has also been categorized into four (4) forms: Private, Communal, 

Open Access and State tenure systems. By the standards and views of the F AO 

(2006), the various forms are discussed below: 

• Private: the assignment of rights to a private party who may be an individual, a 

married couple, a group of people, or a corporate body such as a commercial 

entity or non-profit organization. For example, within a community, individual 

families may have exclusive rights to residential parcels, agricultural parcels 

and certain trees. Other members of the community can be excluded from 

using these resources without the consent of those who hold the rights. 

• Communal: a right of commons may exist within a community where each 

member has a right to use independently the holdings of the community. For 

example, members of a community may have the right to graze cattle on a 

common pasture. 
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• Open access: specific rights are not assigned to anyone and no-one can be 

excluded. This typically includes marine tenure where access to the high seas 

is generally open to anyone; it may include rangelands, forests, etc., where 

there may be free access to the resources for all. (An important difference 

between open access and communal systems is that under a communal system, 

non-members of the community are excluded from using the common areas.) 

• State: property rights are assigned to some authority in the public sector. For 

example, in some countries, forest lands may fall under the mandate of the 

state, whether at a central or decentralized level of government. 

! 

2.5.2 The Continuum of Tenure 

In literature, several continua of land rights have been designed (Habitat, 2004; 

Mabogunje, 1992). These continua help us to understand the relationships between 

land rights and tenure security. Most of them have a large level of detail, as they 

combine various tenure systems with other relevant laws and tenure formalization (for 

example planning and anti-eviction laws). These laws, even political statements, have 

an effect on tenure security. In order to analyze the relationships between the existing 

tenure situation in an area and the applied methods of tenure regularization, the 

continuum is redesigned as a continuum of tenure (Asperen, 2007). The continuum is 

based on the following categories: 
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• 'Freehold: a traditionally western concept implying the absolute right to 

control, manage, use and dispose of a piece of property (ECA, 2009) 

• 'Leasehold: in which land belonging to one entity is, by contractual 

agreement, leased to another entity for a fixed period of time (ECA, 2009). 

• 'Statutory allocations: a particular form of state land where such land, by 

virtue of some statutory provision, is allocated for the use of some legally 

constituted body (ECA, 2009). Statutory tenure systems are established by 

national governments. Generally, uniform rules and regulations are 

implemented by a central authority and a standard, codified registration 

system is used where ownership rights are usually ascribed to the person or 

persons whose name is on the title, deed or registry and sales and transfers can 

be executed with any willing buyer (Brooklings, 2011). 

State tenure is based on written land law. Two main law families can be 

distinguished: common law and Roman law. Common law sees a land right as a 

bundle of rights, of which some are powerful and some are with little value. Simpson 

(1976) compares the collection of rights pertaining to anyone land parcel may have 

with a bundle of sticks: from time to time the sticks may vary in number (representing 

the number of rights), in thickness (representing the size or 'quantum' of each right), 

and in length (representing the duration of each right). Roman law tends to put more 

emphasis on full individual ownership (Oestereich, 2000, quoted by Asperen, 

2007).Statutory tenure entered Africa through colonial powers. They imported their 

views and implemented their laws. Regarding land, most often, urban areas and land 

suitable for commercial farming was declared land under statutory tenure (Asperen, 

2007). 
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2.5.3 Customary Land Rights 

Customary tenure has been defined as the rights to use or to dispose of use-rights over 

land which rest neither on the exercise of brute force, nor on evidence of rights 

guaranteed by government statute, but on the fact that they are recognized as 

legitimate by the community (Asperen, 2007). 

The. rules governing the acquisition and transmission of those rights being usually 

explicit and generally known though not normally recorded in writing (Simpson, 

1976). One of the main characteristics of customary tenure is the reciprocal 

relationship between membership of the family, tribe or clan and access to land 

(platteau, 2002). In general, any member of the group can return to his or her village 

and is entitled to use a piece of land, independent of the period of absence. Another 

characteristic is that community heads allocate unappropriated land (Mabogunje, 

1992). 

2.5.3.1 Systems of Customary Tenure and Rights 

In customary systems tenure rights are ostensibly controlled and allocated according 

to traditional practice (ECA, 2009). Customary systems meaningfully impact the lives 

of many displaced persons. (Brooklings, 2011). There is considerable varieties in 

customary systems, their key identifying characteristics are: 

2.5.3.2 Varied Land Tenure Relationships 

Land tenure in customary systems prescribes very different tenurial relationships from 

Western-style private property and ownership rights as described previously. Tenure 

may take several forms and may prescribe rights of individual use, free and open 
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access, consecutive use or serial use (Brooklings, 2011). Moreover, such use rights 

are often multilayered, prescribing overlapping rights in a single region or plot, at 

times using seasonal rotations. For example, some analysts differentiate between: 

primary right holders who distribute land rights to community members; secondary 

right holders who have some say over land administration due to birthright; and, 

renters or sharecroppers, known as tertiary right holders. This is but one example of 

the many kinds of relationships that can exist in customary systems. It is important to 

recall that there is no single 'customary system' throughout a region or even within a 

single country as local needs and experiences are privileged. Much of the literature on 

customary tenure focuses on agrarian and pastoral systems, but there is increasing 

recognition of the need to understand how these systems operate in forests and urban 

environments (Brooklings, 2011). 

2.5.3.3 Non-codified Methods of Preservation 

Customary systems are governed by uncodified procedures which are usually 

established through negotiations with customary leaders (Brooklings, 2011). 

According to Brooklings, their power may be derived from traditional or democratic 

processes. Unlike fixed rules, procedures can easily be changed to reflect changes in 

land use needs, community demographics or new technologies. The absence of 

written records means that the longer that an lOP community is displaced; the more 

likely it is for information on individual demarcations of land and the nature of 

customary rules to be lost. This can prolong displacement as land disputes languish 

and efforts are undertaken to restore or redevelop adjudicative mechanisms. 
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Under the non-codified land tenure system are customary and the informal tenure 

system. The informal is a land right where individuals or group of people acquire or 

hold land through illegal means (Quisumbing and Otsuka, 2001). This is neither 

through statutory or customary means. Holders of these lands are called squatters or 

illegal settlers (Nkwae, 2006). 

2.5.4 Custom and Community: 

Another strong distinguishing characteristic of these systems is their focus on 

community ownership, usage and access to land (Brooklings, 2011). As a result, 

tenure is often limited to members of the particular group. As the term 'customary' 

suggests, many of these systems are guided by the historically rooted, legal, political 

and cultural institutions that shape a given society. Yet such historical roots should 

not necessarily be considered the most important characteristic of these systems. 

Recently relocated or newly formed communities can quickly develop non-codified 

systems of land tenure that also use in-group administration (Brooklings, 2011). 

2.6 Forms of Customary Land Holding 

Mends and Meijere (2006) indicate that the dominant land tenure system in sub 

Saharan Africa is basically customary which is a system of land relation in which the 

ownership of the land is vested in a collective (whether a family, lineage or a clan) 

while the individual enjoys virtual unrestricted rights of usage. The head of such a 

collective or community is regarded as a symbol of the residuary, reversionary, and 

ultimate ownership of all land held by the collective. They further explain that the 

current system in the sub-Saharan Africa is characterized by the co-existence of 
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different modes of supply which originated at the different stages of development. To 

them, this complex mosaic can be traced to history, colonial legacy and the current 

economic pressures and opportunities as well as their natural and ecological 

characteristics. Mends and Meijere (2006) see colonialism as adding to this complex 

tenure tradition and that after independence, most countries nationalized most of their 

lands including tracts of customary lands in the name of social justice, equitable 

access to land and prevention of speculation making the imposition of a regime of 

state ownership of all lands in many African countries an important development in 

the tenure system in the 1970's and 1980's but however, most West African countries 

including Ghana still have the indigenous tenure. 

In Ghana, customary land holding can be put under three (3) categories as follows. 

These are: 

~ Stool lands 

~ Communal lands 

~ Family lands. 

2.6.1 Stool Lands: 

These are lands which ultimately belongs to the whole community with the chief or 

paramount chief of the area or community as the head of the land (Kasanga, 1993). 

These lands are controlled by the stool or skin of the land. These lands are often 

community or area owned and therefore benefits on the land are for the benefit of all 

members of the community or land. 

Article 295(1) ofthe 1992 Constitution defines stool lands as 
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' ... Any land, or interests in or right over any land controlled by a stool, skin" the 

head of a particular community or the captain of a company, for the benefit of the 

subjects of that stool or the members of that particular community or company'. 

The administration of these stool lands is not without the extensive government 

regulation even though they are vested in the hands of the stool or skin. The 1992 

Constitution (Article 267), The Administration of Lands Act, 1962 Act 123 and the 

Officer of the Administration of Stool Lands Act, 1994 Act 481; 

o A grant to a non-member of the land owning stool/skin requires the 

concurrence of the Lands Commission. 

o All revenue in respect of stool/skin lands whether in the nature of capital or 

periodic payments including rents, royalties, etc. must be paid to the office of 

Administration of Stool Lands. 

o No freeholds can be granted of such lands, including customary freeholds. 

2.6.2 Communal Lands: 

Lands are often communal in the country. The communal ownership is rightly seen 

as reflecting community interest in land and its use. With communal lands, the right 

of common exists (Bebelleh, 2008). This means each member of the community has 

the right to independently use a holding of the community. These may include burial 

grounds, grazing land, source of water, etc. 

2.6.3 Family Lands: 
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Most lands apart from the uncultivated lands are family lands having the head of the 

family known as "Abusuapanin" in the Akan language as the head. Lands are largely 

held or owned as families' property. Individuals have access to these family lands 

through the family head who apportions a part of it to them (author). 

They further based their argument on the bases of a prominent Ghanaian lawyer who 

described the customary land tenure system as based on the bel ief that "land belongs 

to a vast family of which many are dead, few are living and countless numbers are 

still unborn" (Mends and Meijere, 2006 cited from West African Lands Committee, 

1916 b 31-32 in Berry 1993: 107). 

2.6.4 Customary Land Rights 

Apusigah (2006:5), advocates for the use of land hold rights instead of land ownership 

right under customary. In her opinion or view: 

In true customary jurisprudence, nobody can claim ownership rights, whether 

men or women. Everybody can claim access and control rights. Some 

members of the community, like men, may have allodial and/or usufructory 

rights. Land ownership can at best be termed allodial ship and/or usufruction. 

Hence, land holding rather than ownership will be a more appropriate 

description in that context. 

Land property rights are classified into bundles of rights encompassing use, 

investment, exclusion and transfer rights with and without permission from chiefs, 
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family heads, community organization and outside authorities (Quisumbing and 

Otsuka, 2001). 

Ownership rights are usually ascribed to the person or persons whose name is on the 

title. However, transfer can be done for a buyer of the land. This type of system 

entered Africa through colonialism where the colonial masters implemented their 

rules and views pertaining to land rights (Quisumbing and Otsuka, 2001). 

Gonnesekere (1993) identified these land right representation as follows: 

• Use rights: rights to use the land for grazing, growing subsistence crops, 

gathering minor forestry products, etc. 

• Control rights: rights to make decisions how the land should be used 

including deciding what crops should be planted, and to benefit financially 

from the sale of crops, etc. 

• Transfer rights: right to sell or mortgage the land, to convey the land to 

others through intra-community reallocations, to transmit the land to heirs 

through inheritance, and to reallocate use and control rights. 

2.7 Issues Relating to Land Access 

According to F AO, (2002: unknown) land may be acquired in various ways. This may 

include the following: 

• Purchase: often using capital thus money to acquire land by buying from the 

owner. 
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• Adverse possession or prescription: the acquisition of rights through 

possession for a prescribed period of time. In some countries, this may be the 

only method for small farmers to gain formal access to vacant or abandoned 

land and to bring it into productive use. 

• Leasing: gaining access to land by paying rent to the owner for a period of 

time. Asperen, (2007) defines leasing as having a relative high level of de-jure 

tenure security through titling. 

• Sharecropping: gaining access to land in return for paying the owner a 

• 

percentage of the production that will be gained on the land Kuntu-Mensah, 

(unknown) further explains that sharecropping can further be divided into 3 . 

Thus abunu in Akan which means sharing the land into two equal half 

between the owner and the tenant. Abusa which is sharing the land into three 

giving one party one-third and the other two-thirds of it. Abunan means 

sharing the land into four and giving one party three-forth and the other party 

one- fourth. 

• Inheritance: gaining access to land as an heir. Inheritance is the transfer of 

ownership from the owner to an heir in the absence of the owner. 

• Squatting: illegally occupying a piece of land by squatters. 

2.8 System of Inheritance and Changing Land Tenure Regimes 

This study will focus on customary land tenure system which is common and widely 

used in many African countries and Ghana for that matter. Customary land tenure 

encompasses various land tenure system rather than a single tenure system. Under this 

system, land is owned either communally or individually. 
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Quisumbing and Otsuka (2001) have made interesting contribution to land tenure 

regimes in their book "Land Inheritance and Schooling in Matrilineal Societies". They 

argue that there is a shift from the communal to the individualized tenure on the 

distribution of land in matrilineal societies where the society is even moving from a 

strictly matrilineal society to egalitarian system where sons and daughters inherit land 

from their parents which is not gender bias or there is none or little existence of bias. 

According to Quisumbing and Otsuka (2001) in matrineal societies such as Asunafo 

North Municipality, two forms of inheritance namely hartopusako (ancestral) and 

hartopuncarian (earned) exist where the ancestral property is always inherited by 

women and passed on from mother to daughters while the earned property is 

relatively flexible which can be passed on to either sex. Quisumbing and Otsuka 

(2001) made an interesting point suggesting that inheritance regime cannot be static 

and so are land tenure systems. 

2.8.1 Communalization of Land 

Lands were initially owned communally where it is not owned by a single person or 

family but rather the whole community. People outside the community cannot claim 

ownership but people within can claim ownership of the land. As a result of this sense 

of beJongingness by the members of the community, the members together fight for 

and defend the ownership right of the land. Under this regime, primary or virgin or 

uncultivated forest and woodland are owned by the community where the chief or 

leader or a higher authority of the community controls this land (Quisumbing and 

Otsuka, 2001). This mode of ownership has however shifted from community owned 

to family owned where cultivated lands were traditionally held by individual 
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• There is a gradual shift from the communally owned to individualized ownership over 

time where individuals own lands privately. This individualization is as a result of 

population pressure and the growing profitability of agro forestry devoted to 

commercial trees ( Place and Otsuka, 2000a, 2000b, Quisumbing et al.,2000 quoted 

by Quisumbing and Otsuka,2001). 

households and also the extended family heads. These lands which are held by the 

extended family are owned by the family and members have access to this land. The 

head of the family is the leader of the extended family and hence, he controls the land. 

2.8.2 Individualization of Land 

Agricultural transformation has also resulted in traditional attitudes towards land by 

giving way to pressures for individualisation of land tenure (See African Presidential 

Roundtable. Berlin, 2009). 

Individualization is said to be associated with more secure land rights (Ault and 

Ruman, 1979 quoted by Quisumbing and Otsuka, 2001) and incentives to invest in 

land improvement. (Feder and Feeny, 1993; Besley, 1995 also quoted by Quisumbing 

and Otsuka, 2001). 

However, the challenges of land tenure and reform in Africa are very complex and 

more than often bewildering minefield. There is no recipe book to resolve the 

challenges on land tenure and reform. The recipe changes from country to country. 

2.9 Cocoa Farming in Ghana 
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Ghana is the second largest producer of cocoa in the world, after Cote d'Ivoire. Cocoa 

production in Ghana occurs in the forested areas of the country, namely the Ashanti, 

Brong-Ahafo, Central, Eastern, Western and Volta Regions, where rainfall is between 

1,000 and 1,500 millimetres per year (Vigneri, 2007). The crop year begins in 

October, when purchases of the main crop begin, while the smaller mid-crop cycle 

starts in July (Vigneri, 2007). All cocoa, except that which is smuggled out of the 

country, is sold at fixed prices to the Cocoa Marketing Board. Although most cocoa 

production is carried out by peasant fanners on plots of less than 3 hectares, a small 

number of farmers appear to dominate the trade (Vigneir and Santos, 2007). 

Since cocoa was brought to Africa from the Americas in colonial times, Ghana has 

been a leading global producer of cocoa beans for the world market (Vigneri, 2007). 

Ghana is the second largest producer, contributing 16 per cent of the global supply. 

Until the recent discovery of oil and despite growth in some other export sectors, 

cocoa has been the mainstay of Ghana's economy for a century. Ghana earned $715 

million from the export of cocoa in 2009 (Women in Informal Employment: 

Globalizing and Organising (WIEGO), 2012). Ghana produced 614 000 tonnes of 

cocoa in 2006/2007 (Vigneir, 2007). 

While cocoa sales are critical to the national economy, the production of cocoa is 

largely an informal activity. Cocoa production in Ghana is fully a family affair: there 

are no plantations and more than 700,000 individual small-scale farmers with only 2-3 

hectares (WIEGO, 2012). Both men and women are active in cocoa farming, with 

women often gaining title to farms as gifts from their family or husbands to provide a 

reliable income for their lifetime. 
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• 

According to the Women's Manifesto Coalition (2004), a wife's duty to work on her 

husband's farm affects women's attempts at farming for themselves, and therefore 

their ability to use available land. Men do not have similar responsibility to their 

wives and therefore have more freedom to concentrate on their own farming. In their 

view, in situations of marital conflict or divorce, the insecurity of a wife's interest in 

land belonging to her husband becomes quite clear. When such women return to their 

family compounds, they lose out on land they farmed and developed during the 

marriage. This is because customary law does not recognise marital property or non 

monetary contributions to the acquisition of property during marriage (The Women's 

Manifesto Coalition, 2004: 19). 

The study also wishes to accept the above findings made by The Women's Manifesto 

Coalition. This is mainly so because, married women of farm families are obliged by 

custom to weed on the farms of their husbands and therefore do not have the 

opportunity to acquire land or own their own land for farming. Also in most cases, 

upon the demise of their husbands, wives do not have the right to ownership of these 

lands which they have farmed with their husbands, except in few cases where their 

husbands leave a will indicating the transfer of ownership to their wives' after their 

demise. The study seeks to also find out what could be done by the government and 

traditional authorities to make women eligible to inherit farmlands which they have 

together tilled with their husbands. The study also wishes to find out how divorcee 

women can also have access to a portion of farmlands which they have together 

worked for with their husbands. 

2.10.2 Women and Land Tenure 
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Experts report that women in Africa contribute 70 per cent of food production. They 

also account for nearly half of all farm labour, and 80-90 per cent of food processing, 

storage and transport, as well as hoeing and weeding (Kamani, 2008). Yet women 

often lack rights to land, notes Joan Kagwanja, a food security and sustainable 

development officer at the UN Economic Commission for Africa (ECA), 

headquartered in Addis Ababa, Ethiopia. Land rights tend to be held by men or 

kinship groups controlled by men, and women have access mainly through a male 

relative, usually a father or husband. Even then, women are routinely obliged to hand 

over the proceeds of any farm sales to a male and have little say over how those 

earnings are used (Kimani, 2008). 

In Ghana, as in many African countries, gender and kinship relations playa central 

role in the way in which land rights and production relations are determined 

(Bebelleh, 2008). Customary land tenure systems generally has a clearly defined 

control over resources which are gender segregated based on traditional norms, which 

operates in such a way as to limit the land rights of women as compared to men 

(Runger, 2006; Whitehead and Tsikata, 2003; FAO 2006). 

Awumbilla (2002:45) indicates that: 

Women's access to ownership and control of productive resources are .... To 

a large extent determined by kinship system headed by men in the families, 

and customary laws, norms and practices that give them control over land, the 

allocation of land and other resources owned by the family. 

However women contribute significantly to the agricultural production and are 

themselves the worst victims of poverty over the world which is due to the poor land 

tenure system (HDR, 2003; FAO, 2006). 
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FAO (2003:09) stresses that: 

"There is a need for land tenure policy frameworks that explicitly address 

gender inclusiveness access to land. Without gender inclusiveness, important 

segments of the society may be excluded from the benefits of land 

administration, management and development schemes." 

• 

2.10.3 Women's Land Rights 

Individual or communal rights to land and other natural resources define natural 

resource tenure regimes. Legally, tenure is a bundle of both rights and obligations 

such as the right to own, hold, manage, transfer, or exploit resources and land, but 

also the obligation not to use these in a way that harms others (Bruce 1998a; F AO 

2002). In other words, tenure defines property and what a person or group can do with 

their property rights. 

Women in Ghana are generally poor; they rarely have access to formal legal 

procedures due to the complexity and cost of procedures involved and the lack of 

awareness of legal provisions (LAP, 2006). As a result they are incapable of taking 

steps to assert their land rights and they are placed in a position of considerable 

insecurity. In the public or formal sphere, the procedures for ensuring security of 

tenure, including registration processes are often cumbersome, expensive and time 

consuming. LAP (2006) has suggested that women generally tend to have lesser 

opportunity of complying with such formal processes because of their limited access 

to information, and lack of financial resources and time needed to comply with them. 

The restricted access of women to formal structures for land management has also 
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been attributed to their higher rates of illiteracy, language barriers and societal 

perceptions on the role of women with regard to matters involving property. Land 

rights by women are often influenced by inheritance system, tenurial arrangement and 

land use pattern (LAP, 2006). The most important way in which women acquire land 

is through inheritance both as wives and as daughters or sisters. There are two 

systems of inheritance in Ghana which are the patrilineal and the matrilineal systems 

of inheritance. While patrilineal refers to a situation where family members and 

relatives inherit from the father and matrilineal refers to a situation where family 

members and relatives inherit from the mother but however, the inheritance system is 

generally skewed against women and girls in favour of men and boys. 

Men often inherit family property as heads of family and leaders. By this, they grant 

males primary rights of inheritance of land and property, and grant women and girls 

user rights mediated through their relationship to men. 

2.11 The Ghana Land Administration Project 

The Government of Ghana as part of its efforts to put in place an efficient and 

effective land administration system that ensures tenure security for all particularly 

women, settlers and poor but also foreign investments and national development 

needs Ministry of Lands and Forestry, (2004). The Land Administration Project Unit 

has a number of initiatives that focus on training and awareness creation among the 

staff of the Land Sector Agencies (LSAs) and the Traditional Authorities of the 

Project's pilot Customary Land Secretariats Ministry of Lands and Forestry, (2004). 

The development of a Gender Strategy which is an initiative by the Institute of Local 

Government Studies (ILGS) for the country's land sector is very important to enable 
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the LAP formulate comprehensive development interventions that mainstream as well 

as address gender related problems at the traditional and the LSA level. The main 

objective of the strategy is to facilitate the mainstreaming of gender into the land 

sector (Ministry of Lands and Forestry, 2004). 

The gender strategy seeks to promote a coherent and sustained approach to addressing 

women and men's concerns for equitable development in relation to land 

administration through gender sensitive data gathering, participation in the design, 

implementation and monitoring and evaluation processes of the project. 

The Strategy has five (5) strategic thrusts which include Public Education, Capacity 

Building, Institutional Processes, Advocacy, Collaboration and Networking. 

The Land Administration Project Unit has put in place institutional arrangement that 

will ensure the smooth and efficient implementation and realization of the strategy's 

objectives. 

The literature show the different perception about land, the various land tenure 

systems that exist in African and for that matter Ghana, agriculture in Ghana and 

cocoa farming. It has also shown certain attempt by certain government to help solve 

the problem of land titling and registration. However, land title registration alone does 

not guarantee women security to land tenure as it merely register existing land 

holdings and as well, the high cost of titling and registration also deprive the most 

poor and vulnerable from land title registration (Deininger, 2003; Bromley, 2007). 

Unless new forms of registration recognize multiple as well as overlapping claims to 

land, the process is doing no more than reinforcing/institutionalizing a system of 
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male-dominated control over land. It is critical that new forms of titling/registration 

programs take into account the much-needed social transformation in favour of 

empowering women's land right (GenderNet, 2006:15 cited by Bebelleh 2008). 

Both customary and statutory laws do not give women the right to own land but rather 

depend on men to own or inherit land, housing and other properties (Scholtz and 

Gomez, 2004). 

• 
2.12 CONCLUSION 

Almost all the literature reviewed indicates that, land tenure is an important part of 

social, political and economic structures. It is multi-dimensional, bringing into play 

social, technical, economic, institutional, legal and political aspects that are often 

ignored but must be taken into account. The study sought to find out the type of land 

tenure system practiced in the Asunafo North District and to also find out whether the 

land tenure system gives equal rights or access to both males and females . 
• 

Secondly, the literature revealed that, various human right activists and groups such as 

the Women's Manifesto Coalition are agitating for the basic rights of women to be 

entrenched in constitutions and for equal rights of property ownership to be clearly 

stipulated in the law. Where this has already been done, it is necessary to bring all 

inheritance and land laws into harmony with the constitution in order for them to say 

the same thing. In addition, legal institutions responsible for implementing the land 

laws need to operate equitably, be friendly to women and operate not only in the 

cities. The study therefore sought to find out the perception of women in the Asunafo 

North District concerning female inheritance of land. 
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Thirdly, the literature shows that, both men and women are active in cocoa farming, 

with women often gaining little as profits or income because most of these farms are 

owned by their husbands or the entire family. Also women contribute significantly to 

the agricultural production and are themselves the worst victims of poverty over the 

world which is due to the poor land tenure system. The study also seeks to find out the 

best way of empowering women's land right so that women can also benefit from 

their labor. 
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CHAPTER THREE 

METHODOLOGY 

3.0 INTRODUCTION 

This chapter details the methodology adopted for the study. The theoretical analysis 

of the methods appropriate to a field of study or to the body of methods and principles 

particular to a branch of knowledge is known or referred to as methodology (Mifflin, 

2009). A mixed method approach was adopted for the collection of data. That is to 

say multiple methods comprising qualitative methods and quantitative methods of 

data collection were used in the process. This methodology chapter provides an 

outline of how the various processes were undergone during the research. Hence the 

research design, sampling process, data collection methods and data analyses and 

presentation processes are presented. 

:. 

3.1 Research Design 

Decisions regarding what, when, how much, by what means concerning an inquiry or 

a research study constitute a research design (Kothari, 1986). Kothari (1986) defines a 

research design as the arrangement of conditions for collection and analysis of data in 

a manner that aims to combine relevance to the research purpose with economy in 

procedure. It forms the conceptual structure within which a research is conducted. 

Kothari (1986:44) further outlines the components of a research design in respect to 

the following: 

! • What the study is about? 

• Why is the study being made? 
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• Where will the study be carried out? 

• What type of data is required? 

• Where can the required data be found? 

• What periods of time will the study include? 
! 

• What will be the sample design? 

• What techniques of data collection will be used? 

• How will the data be analysed? 

• In what style will the report be prepared? 

:. 

This study was conducted using the case study approach which is an important tool of 

social investigation and continues to be an essential form of social science inquiry 

(Yin, 2003). The case study approach has been preferred since it is explanatory and 

generates rich in-depth data on the issue Thus the case study has the ability for testing 

a theory's principle, elaborate and enrich a theory's explanation, extend a theory to 

new issues or topics, support or refute an explanation or prediction, link issues or 

topics with a general principle and determine which of several explanations is best 

(Neuman, 2007). 

A Case study is as well descriptive where it provides a detailed and highly accurate 

picture, locate new data that contradict past data, create a set of categories or classify 

types, clarify a sequence of steps or stages, document a causal process or mechanism 

and report on the background or context of a situation (Neuman, 2007). 

Case studies are also exploratory making it possible for achieving familiarity with the 

basic facts, settings and concerns, create a general mental picture of conditions, 
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formulate and focus questions for future research, generate new ideas, conjectures, or 

hypotheses, determine the feasibility of conducting research (Neuman, 2007). 

Yin (2003) further describes the case study approach as an appropriate method when 

investigators desire to (a) define topics broadly and not narrowly, (b) cover contextual 

conditions and not just the phenomenon of study and (c) rely on multiple and not 

singular sources of evidence. The methodology serves to make the argument for the 

structure of the thesis. This is used for the evolution and growth of a social pattern to 

find out the factors that account for the behavior patterns of a given problem and its 

relationship with the environment. In using this design, no attempt was made to 

exercise experimental or strategic controls of any phenomena relating to the units 

under study. 

From the above, it is obvious that the study was more inclined or geared towards 

qualitative approach since its focus was on three (3) case areas. Using the qualitative 

research approach, enabled me "to wear wider lens spectacles that enables a 

researcher to see both context specific issues and the phenomenon as it exists and 

function within each individual community environment and in relation to other on 

going phenomena" (Bacho,200 1 :78/79). 

The dichotomy between qualitative and quantitative research has become a caricature 

in the social sciences (Yin, 1993). Yin further explains qualitative research as 

characterized as being "soft" social sciences, interested in "mushy" processes, and 

dealing with inadequate evidence while quantitative research is considered hard 

nosed, data-driven, outcome-oriented, and truly scientific. On the contrary, case study 
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approach can be qualitative or quantitative with its characteristics not attributed as 

competing types of research (Yin, 1993). 

The research design is inclined towards qualitative rather than quantitative research 

though the quantitative approach involving questionnaire administration was used to 

collect data and integrated the information in the interpretation of the overall results. 

Flick (2002:5) has elaborated the essential features of qualitative research as 

following; 

• The appropriateness of methods and theories 

• Perspective participants and their diversity 

• Reflexivity of the research and the research 

• Variety of approaches and methods on qualitative research 

e 

Yin (1993) describes qualitative research as being data that cannot be readily be 

converted to numerical values and hence such data can be represented by categorical 

data, by perceptual and attitudinal dimension not readily converted to numerical 

values (e.g., color perception), and by real life events. 

! 

For the purpose of this study, qualitative method was used to collect empirical 

primary data. Mikkelsen (1995) indicates several characteristics of the data methods 

which offer differences and give reasons to the combination of types in the research. 

The quantitative approach was however utilized to generate useful supporting data to 

strengthen qualitative evidence. 
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3.2 Population and Sampling 

Sampling is the process of selecting a subset of a population for the purpose of study 

(Panneerselvam, 2007; Dooley, 2007). According to Neuman (2007), sampling is the 

process of selecting a set of cases a researcher selects from a larger pool and 

generalize to the population. The primary aim of sampling is to get a representative of 

the whole population. The rational for sampling is to get a small collection of units or 

cases from a much larger collection or population, such that the researcher can study 

the smaller groups and produce accurate generalisation about the larger group 

(Neuman, 2007). 

Sampling approaches are in two forms probability sampling and non- probability 

sampling. In probability sampling, all segments of the population have equal chances 

of selection normally gotten from a sampling frame (Pannerselvam, 2007; Schweigert, 

1998). 

Further, Kothari (1986) defines probability sampling as random or chance sampling 

as a design under which every item of the universe has an equal chance of inclusion in 

the sample or a lottery method in which individual units are picked up from the whole 

group not deliberately but by some mechanical process. 

Non-probability sampling is also known as non-random sampling, deliberate 

sampling, purposive sampling or judgment sampling rarely determine the sample size 

in advance and have limited knowledge about the larger group or population from 

which the sample is taken (Neuman, 2007). Kothari (1986) defines non-probability 
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A multiplicity of sampling techniques was used in order to minimize bias and enhance 

reliability of data findings. Purposive or judgmental sampling which is the deliberate 

selection of particular units of the population which constituted a sample representing 

the whole was used. This technique was used in situations in which the researcher 

used judgment in selecting cases with specific purpose in mind. With purposive 

sampling, the researcher never knew whether the cases selected represented the 

population. This was less to generalize to a larger population than it was to gain a 

deeper understanding of types (Neuman, 2007). According to Kothari (1986), the 

researcher deliberately selects items for the sample in purposive sampling and that the 

choice of the researcher concerning the item remains supreme. This sampling 

technique was used to get information from people who have in-depth knowledge 

about the research area. This was used in selecting people such as cocoa farmers, 

chiefs, elders and opinion leaders for the focus group discussion. 

sampling as the sampling procedure which does not afford any basis for estimating 

the probability that each item in the population has of being included in the sample. 

Further, simple random sampling also known as the probability sampling or chance 

sampling was adopted to choose the units by chance where each and every item in the 

population had equal chance of inclusion in the sample. Simple random sampling 

ensures the law of statistical regularity which states that if on an average the sample 

chosen is a random one, the sample will have the same composition and 

characteristics as the universe (Kothari, 1986). 

3.3. Population and Sample 
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The target population was all cocoa farmers living in Asukese, Bediako and 

Nyamebekyere communities in Asunafo North Municipality and stakeholders of land 

in the Municipality. The sample unit or sample frame included; household heads, land 

owners and family heads, men and women who are cocoa farmers. In all 108 people 

comprising of 56 females and 52 males were selected for the study. As shown in 

Table 3.1, 30, 36 and 42 people were sampled from Nyamebekyere, Asukese and 

Bediako communities respectively. The breakdown is shown in Table 3.1. 

Table 3.1: Sample Distribution 

Cocoa Farmers Household Heads Combined 

Community Female Male Total Female Male Total Female Male Total 

Nyamebekyere 8 8 16 5 9 14 13 17 30 

Asukese 10 8 18 11 7 18 21 15 36 

Bediako 10 10 20 12 10 22 22 20 42 

Total 28 26 54 28 26 54 56 52 108 

Source: Field Survey, 2012 

3.4 Sources of Data 

In dealing with such real life problem, it was found that data at hand or already 

collected by someone else and which had already been passed through the statistical 

process known as the secondary data (Kothari, 1986; Yin, 2003) was not enough and 

hence, it became necessary to collect data that were appropriate. Therefore primary 

data was also collected to aid the analysis of the core issues/questions of the study. 

Primary data comprised data that was collected ~fresh and for the first time, and 

happened to be original in character (Kothari, 1986; Yin 2003). Yin (2003) further 

defines primary data collection as a method of collecting data through observation or 

through direct communication with respondent in one form or another or through 
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3.5 Methods of Data Collection 

Since the study adopted case study approach, interview, focus group discussion and 

observation appeared suitable for generating the qualitative data needed. However, 

questionnaire was used to collect quantitative data to complement the qualitative data. 

! 

personal interviews. For this reason, both primary and secondary data were used. 

Primary data was collected through focus group discussion, observation, 

questionnaire and interviews using interview guides. These were used to collect data 

from the cocoa farmers, land owners, family heads and household heads. Relevant 

literature was also reviewed to supplement the primary data. 

3.5.1 Interviews 

In using interviews, the opinion of the respondents was not restricted and it was more 

practical to formulate the interview guide/structured and semi-structured protocol 

questions which was opened and hence it was possible to obtain more detailed 

information where necessary with the interview and it was easier to validate the 

responses in the interview by observing and adding to the information collected. The 

interview also allowed the respondents to relax and provide information they would 

not have given during questionnaire survey. This allowed me to obtain more data and 

got an actual feel of what goes on through the minds of some of the respondents 

(McCracken, 1988 cited by Tsiboe, 2004). Two forms of interview were used. 

3.5.1.1 Key Informant Interview 
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3.5.1.2 Semi-structured interviews 

This required a face to face contact with the respondents by using questions to get 

information from the respondents. It required a number of broad questions printed out 

and typed in a defined order on a form which served as an interview guide for an 

active interaction between the interviewer and the respondent to obtain answers to the 

research questions. Due to the open nature of questions respondents were free to 

answer questions to the best of their understanding without undue restriction in 

answering the questions. The interview was conducted among cocoa farmers, 

landlords in various households and family heads. 

..•. 

This required a data collection which involved presentation of oral verbal stimuli and 

reply in terms of oral verbal responses with people who have in depth knowledge or 

key actors who are familiar with the study area. With the key informants, the target 

population was the chiefs, queen mothers, elders of the area and opinion leaders. 

These people formed the group which was used for the focus group discussion. In all, 

about 28 people from the three communities were the key informants. 

Cocoa Farmers Household Heads Combined 

Community Female Male Total Female Male Total Female Male Total 

Nyamebekyere 8 8 16 5 9 14 13 17 30 

Asukese 10 8 18 II 7 18 21 IS 36 

Bediako 10 10 20 12 10 22 22 20 42 

Total 28 26 54 28 26 54 56 52 108 

3.5.2 Focus Group Discussions 
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This is where people were informally being interviewed in a group discussion setting 

with a moderator to discuss few issues where group members were often homogenous 

Nueman (2007). This is often between 6-12 persons in a group who have relevant 

information or ideas about the research area. This was chosen to allow me to get 

greater insight on the subject from the point of view of experts and stakeholders in a 

purely interactive session. Again, the focus group discussion was to strengthen and 

corroborate evidence and findings from other methods employed earlier. Further, the 

Family Health international (2005) outlines the importance of focus group discussion 

as yielding a large amount of information over a relatively short period of time and 

because it seeks to illustrate group opinion, the method is especially well suited for 

socio-behavioural and cultural specific research that will be used to develop and 

measure interventions that meet the needs of a given population. In all, three (3) focus 

group discussions were held one in each of the three study communities with the 

researcher acting as the facilitator where Asukese had a group of 12 for the focus 

group discussion, 7 people formed the group in Bediako and Nyamebekyere had 9 

people. 

Table 3.3 Case Study Area (Sample Unit). Focus Groups 

Communities Males Females Total 

Nyamebekyere 5 4 9 

Asukese 7 5 12 

Bediako 2 5 7 

Total 14 14 28 
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Participants were mainly drawn from the communities. They were made up of key 

informants such as the chief, queen-mother of the various communities, the unit 

committee chairman and elders of the communities. 

3.5.3 Questionnaire Administration 

The study also employed a separate questionnaire survey to collect data on, trends in 

land tenure regimes on cocoa farming, determinants of change in land tenure regimes 

on cocoa farming and gender implications/effects of the changing land regimes on 

tenure security. A decision was made to use direct door stepping questionnaire 

administration. This approach was adopted to avoid low return rate and non-responses 

of questions usually associated with the practice where respondents fill the 

questionnaire themselves. Using this method, four research assistants were hired to 

assist in the administration of the questionnaires. The questionnaire administration 

was utilized to generate useful supporting data to strengthen the qualitative data. 

3.5.4 Participant Profile 

The participant profile was designed and used to collect the bio data of the 

respondents. All participants were required to and were assisted to complete a 

profile sheet on basic data and have been used to generate their socio 

demographic data. 

3.6 Techniques of Data Analysis 

The term analysis refers to the computation of certain measures along with searching 

for patterns of relationship that exist among data groups. Thus, "in the process of 
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On specific tools of analysis, household questionnaires were processed and analysed 

using Microsoft Excel Software packages. For the qualitative data, the interviews and 

focus group discussions were analysed using thematic analysis technique and pattern 

matching. That is data collected were categorized into themes. Descriptive statistics 

were generated and presented in graphs and tables. The results from the statistical 

analysis were compared to establish patterns in terms of similarities and differences. 

3.7 Ethical Questions 

• Autonomy 

Each participant was respected as a person capable of making an informed decision 

regarding participation in the research study. Participants received a full disclosure of 

the nature of the study, the risk, benefits and alternatives with an extended 

opportunity to ask questions where their questions were explained to their satisfaction. 

• Justice 

Equitable selection of participants was done to avoid participant population being 

unfairly coerced into participating. There was equality in the distribution of benefits 

and burdens among the population group likely to benefit from the research. There 

was careful selection of participants where equal chances were given to both males 

and females to answer questions and their views were respected irrespective of gender 

without any biases or discrimination. 

• Honesty 

Honesty was sought in all communications. Data, results, methods and procedures 

were honestly reported. No fabrication, falsification, or misrepresentation of data was 
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done. Credit was given to all sources of data and results were not manipulated. 

Further, promises and agreements were kept confidential and acted upon in utmost 

sincerity. Also consistency of thought and action were critically encouraged. 

! 

• Objectivity 

Biases were avoided in the research design, data analysis, data interpretation, 

personnel decisions, expert testimony, and other aspects of the research where 

objectivity was expected or required were executed devoid of any bias. 

• Carefulness 

Careless errors and neg I igence were avoided. Work was carefully and critically 

examined. Good records of research activities, such as data collection, research 

design, and correspondence with agencies or journals were kept in order to avoid 

errors or mistakes. 

• Respect for Intellectual Property 

Patents, copyrights, and other forms of intellectual property rights were honored. 

Unpublished data, methods, or results were not used without permission. Credits were 

given where credit was due. Proper acknowledgement or credits for all contributions 

to research were given. 

• Confidentiality 
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It was a moral obligation to uphold the confidentiality of communications and data. 

This includes keeping information confidential from others in the field and disguising 

members' names in field notes. Papers or personal records were protected where 

necessary by not giving information of one respondent to another and also granting 

one to one interviews where necessary. 

• Legality 

Relevant laws and institutional and governmental policies were obeyed. 

• Deception 

Deception by which false roles were assumed was avoided. All forms of deceptions 

were avoided where true identity of interviewer was revealed and the purpose of the 

research disclosed to respondents to the fullest. 

3.8 Validity and Reliability 

Validity and reliability are important in a research in establishing truthfulness, 

credibility or believability of a finding (Neuman, 2007) and also for avoiding 

sampling errors. Reliability can simply mean dependability or consistency. By this, 

the method of conducting this research and the results from it can be reproduced or 

replicated by other researchers. Validity on the other hand refers to how well an idea 

about reality "fits" with actual reality (Neumen, 2007). In simple terms, validity refers 

to the bridge between a construct and the data. Validity and reliability were ensured 

by doing follow up on issues which were conflicting or controversial in the cause of 

collecting the data and as well data collected were validated. 
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CHAPTER FOUR 

RESULTS AND DISCUSSIONS 

4.1 Introduction 

This chapter presents results of the study. The analysis draws on an intensive case 

study conducted in three communities in the Asunafo North Municipality of Brong 

Ahafo Region. Interviews were conducted with cocoa farmers while questionnaire 

were administered among household heads to obtain information about trends and 

changes in land tenure regimes on cocoa farming. Focus group discussions were also 

conducted with community leaders, clan heads, cocoa farmers and women to obtain 

information on the gender implications and effects of the changing land regimes on 

tenure security, among other things. The study sampled 108 respondents made up of 

54 cocoa farmers and 54 household heads from the three study communities. These 

were made up of 30, 36 and 42 people from Nyamebekyere, Asukese and Bediako 

respectively. The results are therefore based on the responses of the participants and 

focus group discussions conducted. 

Communities Males Female Total 

Nyamebekyere 16 14 30 

Asukese 18 18 36 

Bediako 20 22 42 

Total 54 54 108 

4.2 Background of Respondents 
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4.2.1 Age and Sex of Respondents 

The ages of respondents ranged between 18 years and 50+ years. As shown in Figure 

4.1, majority of respondents (40%) were in the cohort age group of 50+ years. Out of 

this, 16% were female while 24% were males. The cohort age group of 41-49 years 

constituted 36% of respondents. Only 2% of respondents were found in the cohort age 

group of 18-25 years. 

Figure 4.1: Age and Sex of Respondents 

Source: Field Survey, 2012 

4.2.2 Marital Status of Respondents 

About 75% of respondents were married, 8% divorced, 7% widowed and 9% single. 

Out of the (75%), (42%) of them were males while 33% were females. While 6% of 

female respondents were divorced, only 2% of the male were divorced. All the 

widowed were female. 

4.2.3 Level of Education of Respondents 

Middle SchooVJSS was the highest educational level attained by 36% of THE 

respondents. Out of this (22%) were male while 14% were female. As shown in 

Figure 4.2, 31 % of respondents had received no formal education. Female constituted 

majority of those who had no formal education. While 27% of respondents had 
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received primary education, only 6% of respondents had obtained SSSrrechnical 

School education. 

Figure 4.2: Level of Education 
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4.2.3: Ethnicity of Cocoa Farmers 

Geographic origin from cocoa farmers' responds was analysed to find out those who 

are natives (indigenes) and non-natives (settlers). As illustrated in Figure 4.3, 59% of 

respondents were indigenes. Female constituted 26% while male represented 33%. 

Settlers constituted 41 % of respondents with majority (26%) of them being female 

while 15% were male. It must be noted that the settlers acquired their farms through 

sharecropping. 

Figure 4.3: Ethnicity of Cocoa Farmers 
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When the farmers were asked to indicate the number of years they have been into 

farming, 26% (female 11% and male 15%) of respondents indicated between 6 and 10 

years, while 24% (female 15% and male 9%) said between 11 and 15 years. About 

17% (female 7% and male 9%) of respondents indicated length of farming between 

20 and 25 years. Finally, 15% (female 6% and male 9%) and 19% (female and male 

9% each) said that they have been farming between 26-30 years and 30+ years 

respectively. 

4.3 Land Tenure Regimes in Cocoa Farming 

4.3.1 Nature Land Tenure Regime 

The study shows that land used for cocoa farming in the three study communities is 

under customary land ownership in which usage rights is given to the extended family 

though the ultimate ownership right is vested in the village chief. That is, the lands are 
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held in trust by the chief, head of family and clan for the benefit of members of that 

group. This came out during the focus group discussions. 

The study also found that the three communities practice a private form of land tenure 

where the individual families may have the exclusive rights to land. In this case other 

members of the community who do not belong to families who own pieces of lands 

are not excluded from using the resources but can only do so with the consent of those 

who hold the rights to those lands. Communal and open access forms of land tenure 

system for farming activities do not exist in any of the three study communities. 

4.3.2 Land Ownership 

Land ownership pattern in the study areas is more individual than communal. As 

shown in Figure 4.4, 86% of respondents indicated that land ownership in the area is 

by individuals. Out of the 86% respondents, 42% were female while 44% were male. 

Only 14% of respondents said that land ownership is communal. 
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Figure 4.4: Land ownership pattern 
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In the case of Nyamebekyere, 83.3% of respondents indicated that land is individually 

owned. Out of this, 33.3 were female while 50% were male. Only 16.7% of 

respondents said that land ownership is communal. What pertains in Asukese and 

Bediako is not different from Nyamebekyere. While 89.2% (females 54.1 % and males 

35.1%) and 85.8% (females 40.6% and males 45.2%) of respondents said that land 

ownership is by individuals, only 10.8% (females 0% and 10.8% males) and 14.2% 

(females and males 7.1% each) of respondents mentioned that land ownership is 

communal in Asukese and Bediako respectively. 

4.3.3 Primary modes of land acquisition 

Household and cocoa farmers' data are used to analyse land tenure regime regarding 

acquisition of land in the three selected communities. As shown in Table 4.2, majority 
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of respondents (79%) indicated family heads as the mode of land acquisition. Out of 

this 38% of respondents were female while 41% were male. From the study, 72% of 

respondents (female 36% and male 36%) mentioned individuals as one of the primary 

mode of land acquisition in the area. While 68%, 24% and 17% of respondents 

indicated chiefs, inheritance and purchase respectively as the primary mode of land 

acquisition in the study communities. Only 11 % of respondents mentioned share 

cropping as means of land acquisition in the study area. Mode of land acquisition by 

gender is illustrated in Table 4.2. 

Table 4.1: Primary modes of land acquisition by sex 

Mode % Female % Male % Total 

Chief 36 31 68 

Family Heads 38 41 79 

Individuals 36 36 72 

Inheritance 7 17 24 

Share cropping 7 4 11 

Purchase 8 9 17 

Source: Field Survey, 2012 

• 
4.3.4 Land Accessibility 

Access to land is normally through purchase, leasing, share cropping and inheritance. 

The processes involved may be difficult and frustrating in certain situations. 

However, land acquisition in the study area is not difficult for both men and women. 

From the study, 78% of respondents indicated that it is easy to acquire land while 
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22% said that land acquisition is difficult. It was revealed that people can acquire 

family lands if they belong to the family. In this case people can either inherit from 

the extended family or nucleus family in accordance with customary inheritance law. 

In the case of settlers, the study revealed that they get access to land through 

purchasing, share cropping and renting. However, at Asukese consensus among men 

and women, opinion leaders, cocoa farmers and household heads was that lands are 

not sold. 

4.3.5 Trends in land tenure regime 

Land tenure has evolved over the years in the study area. From the study, 58% of 

respondents indicated that there have been changes in land tenure regimes in the area. 

Out of the 58%, 27% were female while 31 % were male. It was revealed that in the 

past, lands were given to individuals by the chief, but gradually this practice shifted to 

family heads and more recently tenure arrangements have changed from the extended 

family to more individualized ownership system as lands are inherited from family 

members while others also obtain lands through purchase and share cropping 

system.This changing trend corroborates the study by Quisuning and Otsuka, (2001) 

who found that land tenure arrangements under the uterine matrilineal inheritance 

system have moved towards individualized ownership system. 

The study found that at the beginning of the century when population was low, and 

uncultivated forests were abundant, people from families were allowed to clear the 

forest for cultivation based on their ability and capacity. Consequently, people cleared 

large portions of the virgin forests for cocoa cultivation and other food crops. 

88 

www.udsspace.uds.edu.gh 

 

 



According to the indigenes, those lands became the property of the individuals of the 

family involved. In effect, the extent of acreage or hectare of family lands depends on 

how much uncultivated forests family members were able to clear. Though most of 

the family lands were acquired especially by men since they had the strength to clear 

these lands and as well they controlled properties and resources by individual 

members of the family, due to communal nature of their living and family lineage, 

individual rights to transfer and inheritance of the lands were vested in the hands of 

the heads of the extended family. 

With the passage of time, land tenure arrangements have undergone major changes 

from the ownership by the extended family to more individual ownership. Land rights 

have been more individualized as sons and daughters from a family are qualified to 

inherit their parents land. In this current practice, an individual right to transfer or 

inherit land is no longer subject to the control by leaders of the extended family as 

indicated by the studies of Shephered,(l99 I ) and Basselt,(l993). 

As indicated earlier, an emerging trend of tenure arrangement which is gaining a lot 

of currency in the study area is the share tenancy arrangements called "abusa" (one 

third of output for tenant) and "abunu" (equal share or 50% each of land ownership 

rather than output between tenant and landowner). The "abunu" system is the 

popular tenancy arrangement of the study area. Out of 22.2% of cocoa farmers 

respondents (see Table 4.5) who indicated that they acquired their cocoa farms 

through share cropping arrangements, 19.1 % were under the "abunu" while 3.1 % of 

respondents are engaged in the "abusa" system. Under the share-cropping 

arrangement, tenants cultivate cocoa and manage the farm until it starts fruiting before 
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the farm is divided equally between the tenant and the landowner. Landowners who 

are either weak and cannot farm or those with scarce resources to develop the land 

usually enter into this kind of arrangement. Ironically, this share cropping 

arrangement is gender discriminating as landowners prefer male tenants to female. 

Despite the gender bias, the share cropping system has contributed to the development 

of cocoa cultivation in the area as both settlers and indigenes get access to lands for 

cocoa farming. However, it must be added that the indigenes complained that greater 

part of their lands have been lost to settlers under the share cropping system. 

In spite of the obvious evolution of land tenure regimes in the study area towards 

individualized ownership, 42% of respondents made up of 22% female and 20% male 

indicated that there are no changes in the land tenure regimes in the study area. These 

people are of the view that land rights have always been with individuals within the 

family and that the family heads only serve as people who regulate the smooth 

transfer of land to family members in case of death. They also argued that despite the 

share tenancy arrangements, settlers have to obtain permission from the village chief 

before they are allowed to carry out any activities in the community. They further 

indicated that natives who enter into share cropping arrangements or outright 

purchase of land are required to seek approval from either family heads or family 

members. 

The three study communities revealed significant similarities and differences with 

regards to changing trends in land tenure regimes. For instance, Nyamebekyere and 

Asukese cases are not different from the communities view on the changing trend in 

land tenure regimes. From the study 90.4% (made up of 36.7% female and 53.7% 
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male) of respondents from Nyamebekyere indicated that there have been changes in 

the land tenure regimes in the community while 9.6% of respondents said that there 

has not been any change. Asukese case is similar to that of Nyamebekyere, while 

52.8% (made up of 33.5% female and 19.5% male) of respondents said that land 

tenure regimes in the community have undergone changes over the years, 47.2% 

(made up of 19.4% female and 27.8% male) of respondents were of the view that 

there have not been any changes. 

Contrary to the two cases, majority of respondents from Bediako said that there have 

not been any changes in land tenure regimes in the community. From the study, 

52.3% (female 31.8% and male 20.5%) of respondents indicated that the land tenure 

regimes in the community have remained the same over the years and that no changes 

have been observed over the years. However, 47.7% (female 13.6% and male 34.1%) 

of respondents were of the view that tenure arrangements in the community have 

undergone changes over the years. 

In sum, though one out of the three cases of the results show that land tenure regime 

in the study area have not changed over the years, majority of respondents in the three 

cases of the study area revealed that land tenure regimes in the area have changed 

over time. 

4.3.6 Perception of existing land tenure regime 

People in the study area are happy and satisfied with the existing land tenure system 

in the area. From the study, 68% of respondents made up of 27% female and 41 % 
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male said that they are satisfied with the current practices while 32% of respondents 

(25% female and 7% male) said that they are not satisfied with the existing land 

tenure system. Those who said that they are satisfied indicated that the existing land 

tenure system has created equal opportunities for both men and women to access land 

for cocoa farming. It must be indicated that 80% of respondents (36% female and 

44% male) mentioned that the existing tenure arrangements have created equal 

opportunities while 20% of respondents (16% female and 4% male) said that no equal 

opportunities have been created for both men and women. The 32% of respondents 

who indicated that they are not satisfied with the existing land tenure system said that, 

the current arrangements has created opportunity for women to struggle with men 

over land which according to them women access to land in the olden days was based 

on right of usage but not ownership. In effect, a community member indicated that 

"women who owned large cocoa farms are disrespectful in society"(Interview,July 

2012). 

4.4 Determinants of Change of Land Tenure Regimes on Cocoa Farming 

A number of factors were identified as the determinants of change of land tenure 

regimes on cocoa farming in the study area. The factors or forces identified include; 

migration, civilization, education, democracy, financial constraints, lack of strength 

and. scarcity of land. Though these factors were identified, financial constraints, 

democracy (where rights of both men and women are respected) and civilization (the 

state of having an advanced level of social organisation and comfortable way of life 

for both men and women) were identified as the major determinants of change in the 

three study communities. As illustrated in Table 4.3, the study found that financial 

constraints is the driving force of change of land tenure regimes in the study area 

accounting for 47.3% (female 20.4% and male 26.9%). Respondents indicated that 
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financial difficulties in the family compel them to lease or sell portions of their lands 

to individuals. Moreover, families with limited financial resources to develop their 

lands for cocoa farming also tend to enter into share cropping arrangements with 

tenants. This has contributed to a shift from ownership by extended family to more 

individualized ownership. In effect, individual rights to transfer and inheritance is not 

subject to the control of the extended family head as was found by the study of 

Shepherd (1991) and Basselt (1993). 

Table 4.3 Determinants of change of land tenure regimes 

FACTORS/FORCES NYAMEBEKYERE ASUKESE BEDIAKO TOTAL 

%F %M %T %F %M %T %F %M %T %F %M %T 

Migration 23.3 23.3 46.6 2.8 - 2.8 - - - 7.4 6.5 13.0 

Civilization 23.3 26.7 50.0 33.3 16.7 50.0 11.9 23.8 35.7 22.2 22.2 44.4 

Old age/Lack of strength 3.3 3.3 6.6 8.3 2.8 11.1 - - - 3.7 1.6 5.6 

Financial constraints 16.7 26.7 43.4 13.9 27.8 41.7 28.6 26.2 54.4 20.4 26.9 47.3 

Scarcity of land 3.3 10.0 13.3 5.6 - 5.6 19.0 14.3 33.3 10.2 13.9 24.1 

Democracy 20.0 23.3 43.3 36.1 16.7 52.8 16.7 21.4 38.1 24.1 21.3 45.4 

Education 20.0 16.7 36.7 13.9 11.1 25.0 7.1 23.8 30.9 13.0 13.9 26.9 

Source: Field Survey, 2012 

The Bediako case reflects the total of the three study communities as respondents 

identified financial constraints as the major determinant of change. As shown in Table 

4.3, 54.4% (female 28.6% and male 26.2%) of respondents from Bediako indicated 

that financial constraints is the main factor accounting for change of land tenure 

regime in the community. However, Nyamebekyere and Asukese cases were different 
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from the general trend as civilization and democracy respectively were identified as 

the main determinant of change for the two communities. It must be noted that 

financial constraints was identified as the third driving force of change in 

Nyamebekyere and Asukese. As shown in Table 4.3,43.4% (female 16.7% and male 

26.7%) of respondents from Nyamebekyere and 41.7% (female 13.9% and male 

27.8%) of respondents from Asukese identified financial constraint as a determinant 

of change of land tenure regimes in their respective communities. 

In addition, the twin forces of liberal democracy and modernisation were identified as 

determinant of change of land tenure regimes in the study area. As illustrated in Table 

4.3, 45.4% (female 24.1 % and male 21.3%) and 44.4% (female 22.2% and male 

22.2%) of respondents identified democracy and civilization respectively as another 

determinant factor of change. From the study, 43.3% (female 20.3% and male 23.3%) 

and 50.0% (female 23.3% and male 26.7%) of respondents from Nyamebekyere 

identified democracy and civilization respectively as determinants of change. In the 

case of Asukese, majority of respondents 52.8% said that democracy is the main force 

of change. Out of this 36.1 % were female while 16.7% were male. On the other hand, 

50.0% (female 33.3% and male 16.7%) of respondents from Asukese mentioned 

civilization as another determinant of change of land tenure regimes in the 

community. At Bediako, 38.1% (female 16.7% and male 21.4%) of respondents 

identified democracy as another contributing factor to changing land tenure regimes 

in the area while 35.7% of respondents made up of 11.9% female and 23.7% also 

indicated civilization as a determinant of change as shown in Table 4.3 above. 
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Focus group discussions with community leaders and cocoa farmers revealed that 

modernisation coupled with development of democracy has contributed immensely 

towards tenure transformation in Ghana which the area is not an exception. They 

indicated that a number of legal provisions, government policies, programmes and 

projects have eroded the powers of chiefs and extended families towards more 

individualization ownership system. For instance, Ghana's Administration of Land 

Act 1962 which nationalized lands in Ghana disregarded customary land ownership. 

Though the 1979 Third Republican constitution and 1992 Fourth Republican 

constitution re-vested customary tenures under chiefs, they are to hold it in trust for 

the subjects as stated in Article 267 (1) "All stool lands in Ghana shall vest in the 

appropriate stool on behalf of, and in trust for the subjects in accordance with 

customary law and usage" (Republic of Ghana, 1992 pp. 161). Subsequent legislation 

such as enactment of the Office of the Administrator of Stools Land Act of 1994 have 

further curtailed or reduced the powers of chiefs in their area of jurisdiction. These 

legislations together with PNDCL 111 which allows children and spouses to inherit 

three-sixteenths and one-eighth to surviving parents if person died intestate have 

made them to gain access to land and cocoa farms that they were not permitted under 

traditional law. With growing democracy and civilization, "wives and children can 

now inherit lands and cocoa farms on extended family land which hither to was 

unheard of" as one opinion leader put it. 

Migration and lack of strength are other factors that have contributed to the shift from 

communal tenure system to individualized system of ownership. As shown in Table 

4.3, 13.0% (female 7.4% and male 6.5%) and 5.6% (female 3.7% and male 1.6%) of 

respondents identified migration and lack of strength respectively as determinants of 
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change of land tenure regimes in the study area. While 46.6% and 2.8% of 

respondents from Nyamebekyere and Asukese respectively identified migration as 

determinant of change no respondent from Bediako identified migration as a force of 

change. In the case of lack of strength, only 6.6% and 11.1 % of respondent from 

Nyamebekyere and Asukese respectively indicated that it is a determinant of change 

of land tenure regimes in the area. Like migration, no respondent from Bediako 

identified lack of strength as a driving force of change. The gender distribution is 

shown in Table 4.3 above. 

It must be emphasized that most migrants or settlers in the area have entered into 

tenancy arrangements under the "abunu" system in which land ownership rather than 

output is agreed. Consequently, many settlers have acquired cocoa farms in which 

they have property rights to transfer to their children and spouses. Individual rights to 

transfer and inheritance by children and spouses particularly wives have further been 

strengthened by the passage of the Intestate Succession Law (PNDCL 111) in 1985 if 

a spouse dies intestate. Again, renting land under share tenancy arrangements have 

been promoted by landowners who are weak and lack the strength to develop their 

lands into cocoa farms. This tenure arrangement has evolved tenure regimes towards 

more individualized ownership over time. 

Another factor that was identified by respondents as a determinant of changing land 

tenure regimes in the study area was scarcity of land. From the study, 24.1 % of 

respondents from the three study communities indicated that scarcity of land has 

resulted in the evolution of land tenure system towards individualized ownership. Out 

of 24.1 % respondents, 10.25 were female while 13.9% represented male responses. 
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In the specific communities, 13.3%, 5.6% and 33.3% or respondents form 

Nyamebekyere, Asukese and Bediako respectively identified scarcity of land as one 

of the driving force of changing land tenure regimes in the area. The gender responses 

from the communities are shown in Table 4.3 above. 

It was revealed during focus group discussions that in the early part of the century 

when virgin forests were abundant families were able to establish new farms and 

fallow periods were longer, in effect most of lands usage rights were in the hands of 

family heads. However, over the past three decades, rapid population growth with 

accompanying increase in demand for land has exerted pressure on arable lands for 

cultivation. Consequently, when land became scarce share cropping arrangements 

increasingly gained a lot of currency in the area thereby evolving property rights 

towards individualized rights. Moreover, the system of inheritance where children can 

inherit land from their parents and as a result have use, control and transfer rights 

have also promoted sale of lands to private individuals resulting in land fragmentation 

and ownership of lands by private individuals. 

Finally, education was identified by respondents as one of the factors that have 

contributed to the current tenure arrangements. As shown in Table 4.3, 26.9% of 

respondents made up of 13.0% female and 13.9% male said that empowerment of 

indigenes through education has promoted share cropping in the study area. From the 

study, 36.7% (female 20.0% and male 16.7%), 25.0% (female 13.9% and female 

11.1 %) and 31.0% (female 7.1 % and male 23.8%) of respondents from 

Nyamebekyere, Asukese and Bediako respectively identified education as another 

determinant of change in land tenure regimes in their respective communities. 
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According to respondents from the three study communities, because of educational 

attainment, some of the youth are working in the formal sector in the urban centers. In 

effect, they do not have adequate time to engage in any serious farming activities. 

Consequently, some of them resort to share cropping tenancy arrangements. As stated 

earlier, individualization of land tenure system under this arrangements is inevitable 

as individual rights to transfer is not controlled by the extended family. 

4.5 Effects of changing land tenure regimes on cocoa farming 

4.5.1 Land Size and cocoa/arming 

• 

Cocoa farming in the country is not demarcated on political administrative district 

boundaries but on cocoa districts. The Brong Ahafo Region for instance is organized 

under five cocoa districts. These are Berekum, Goaso, Dormaahenkro, Bechem and 

Sankore districts. The Goaso district is made up of Asunafo North Municipality, 

Asunafo South and Asutifi South districts. The total land size of the region and the 

Goaso District is estimated to be 2,774,240.3 and 447,289.0 hectares respectively. Out 

of this, 267,883.50 hectares of the region's land and 107,233.55 hectares of district's 

land have been determined to be under cocoa cultivation. The Goaso district land size 

under cocoa cultivation represents 40% of the region's making it the largest of the 

five districts. 

The total land size under cocoa cultivation for Nyamebekyere and Bediako is 

estimated at 626.0 hectares representing 0.6% of the Goaso district land under cocoa 

cultivation. The figure for Asukese is not available as according to district officer of 
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Cocoa Services Division of Goaso district the area has not been surveyed due to poor 

nature of the road leading to the community. As shown in Table 4.4 land size 

surveyed by the Cocoa Services Division in Nyamebekyere and Bediako to be under 

cocoa cultivation is estimated at 279.9 hectares and 346.1 hectares respectively. Using 

the number of farmers in each community and average farm size of 2.2 hectares and 

2.3 hectares for Nyamebekyere and Bediako respectively it can be estimated that 95.4 

hectares or 34.1 % of land under cocoa cultivation in Nyamebekyere belongs to female 

while their male counterpart have 184.4 hectares or 65.9%. As illustrated in Table 

4.4, land size under cocoa cultivation for female and male in Bediako is estimated at 

136.7 hectares or 39.5% and 209.4 hectares or 60.5% respectively. 

Table 4.4: Land size under cocoa cultivation by gender 

NY AMEBEKYERE BEDlAKO 

Gender No. of Hectares 0/0 No. of Hectares 0/0 

Female 95.4 34.1 136.7 39.5 

Male 184.5 65.9 209.4 60.5 

Total 279.9 100.0 346.1 100.0 

.. Source: Cocoa Services DIVIsion, Goaso 

4.5.2 Gender and land acquisition/or cocoa/arming 

Unlike certain parts of Ghana where there is gender disparity in land acquisition, 

majority of respondents (73%) indicated that there is no gender disparity in land 

acquisition for cocoa farming as illustrated in Figure 4.6. Out of this 32% of the 
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respondents were female while male respondents constituted 41 %. 

Figure 4.6: Gender and land acquisition for Cocoa Farming 
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According to respondents who indicated that there is no gender disparity in land 

acquisition, equal opportunity is created for both men and women for land acquisition 

for cocoa farming. From the study, it was realized that most women inherit lands from 

their parents or family members. While others especially widows also inherit lands 

from the family of their late husbands. From focus group discussions, it was revealed 

that because of the matrilineal inheritance system practiced in the area, women who 

own lands prefer to transfer them to their daughters than their sons, while their male 

counterparts transfer land ownership rights to their nephews. These arrangements 

have given equal opportunities to both male and female to acquire lands. Again, it was 

indicated that some women also acquire land ownership as gift from their husbands. 

Contrary to what exist in certain parts of Ghana, the study shows that a widow has the 

right to remain on the land she has farmed with her husband on the latter's family land 

if there is cordial relationship between the two families. Finally, in the event that land 

is offered for sale, the study revealed that there is no gender discrimination against 
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land purchase, as purchase rights depends on ability to pay. Sources of land for cocoa 

farming in the three study communities are shown in Table 4.5. 

Table 4.5: Means of land acquisition for cocoa farming 

MEANS OF NY AMEBEKYERE ASUKESE BEDIAKO TOTAL 

ACQUISITION %F %M %T %F %M %T %F %M %T %F %M %T 

Inheritance 25.0 31.2 56.2 27.8 5.6 33.4 5.0 10.0 15.0 18.5 14.8 33.3 

Family 12.5 6.3 18.8 16.7 22.2 33.3 15.0 15.0 30.0 14.8 14.8 29.6 

Purchase 12.5 12.5 25.0 - - - 15.0 5.0 20.0 9.2 5.6 14.8 

Share cropping - - - 11.1 16.6 27.7 15.0 20.0 35.0 9.2 13.0 22.2 

Total 50.0 50.0 100 55.6 44.4 100 50.0 50.0 100 51.9 48.1 100 

Source: Field Survey, 2012 

When respondents were asked about the means through which they acquired their 

lands for cocoa farming, majority of respondents 33.3% (female 18.5% and male 

14.8%) mentioned inheritance, while 29.6% (female 14.8% and male 14.8%) 

indicated family as source of land for cocoa farming as illustrated in Table 4.5. From 

the study 22.2% and 14.8% of respondents mentioned share cropping and purchasing 

respectively as mode through which they acquired their lands. 

In case specific, majority of respondents from Nyamebekyere and Asukese indicated 

inheritance as source of land for cocoa farming. As shown in Table 4.5, 56.2% of 

respondents from Nyamebekyere indicated inheritance as source of land for cocoa 

farming. Out of this 25.0% were female while 31.2% were male. At Asukese, 34.4% 
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acquired their lands for cocoa farming through share cropping. In the case of Bediako, 

of respondents made up of 27.8% female and 5.6% male respondents mentioned 

inheritance as means through which they acquired their lands for cocoa farming. Only 

15.0% (female 5.0% and male 10.0%) respondents from Bediako said that they 

acquired their lands for cocoa farming through inheritance. From the study, 18.8% 
::. 

(female 12.5% and male 6.3%), 33.3% (female 16.7% and male 22.2%) and 30.0% 

(female 15.0% and male 15.0%) of respondents from Nyamebekyere, Asukese and 

Bediako respectively indicated that they acquired their lands for cocoa farming from 

their family. As indicated earlier, lands at Asukese are not sold; therefore no 

respondent from the community indicated purchase as means of land acquisition. 

However, 25% (12.5% each female and male) and 20% (female 15% and male 5%) 

respondents from Nyamebekyere and Bediako respectively mentioned purchase as 

mode of land acquisition for coca farming. Finally, 27.7% of respondents from 

Asukese made up of 11.1 % female and 16.6% male respondents said that they 

35% of respondents also indicated share cropping as source of land for cocoa farming. 

Out of this, 15% were female while 20% were male. None of the cocoa farmers 

interviewed from Nyamebekyere obtained their lands for cocoa farming through share 

cropping. 

However, 27% of respondents on the other hand said that there is gender disparity in 

land acquisition for cocoa farming. They argued that women do not acquire land 

through share cropping arrangement system, since according to them people prefer 

men to women under that system. This practice is so because women do not have 

enough strength or adequate resources to undertake any meaningful farming activities. 

To them, women's duty is to help their husbands in their farming activities but not to 
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rub shoulders with them. It must be emphasized that, there is no strong statistical 

evidence to support the argument that women are discriminated against in terms of 

share cropping as illustrated in Table 4.5. 

In explaining why there is gender discrimination, one woman indicated that in the past 

women who wanted to purchase land for cocoa farming did so through either their 

husbands or male relative. They further indicated that under the communal land 

tenure regime, women gained access indirectly through their male relatives or 

: husbands. 

Figure 4.7: Gender Disparities over the years 
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When respondents were asked whether there have been any gender disparities 

between men and women access to land for cocoa farming over the years, majority of 

respondents (64%) said No as illustrated in Figure 4.7, while 36% of respondents 

indicated that there have been gender disparities over the years. Those who said there 

has been gender disparity said that women used to have only use rights while their 
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men counterpart have use, control and transfer rights. But the 64% of respondents 

who gave contrary position were of the view that the use, control and transfer rights 

have been there since time immemorial to both men and women due to inheritance 

system in the area. However, these people indicated that the disparities have changed 

over the years and cited democracy and civilization as the main factors that 

necessitated the change. 

4.6 Gender Implications of the changing land tenure regime on cocoa farming 

4.6.1 Access to Farm Land 

Changing land tenure regime towards individualized ownership has promoted cocoa 

farming among men and women in the study area. Women have gained better access 

to land for cocoa farming than before. From the study, 77% of respondents made up 

of 36% female and 41 % male indicated that changing land regime has created easy 

access to land for women for cocoa farming. It must be emphasized that the change 

has resulted in the increase of cocoa farms in the area particularly among women. It 

was revealed that women who were traditionally food crop farmers are now engaged 

in cocoa farming due to better access. For instance, 96% of respondents indicated that 

women can inherit land from their husbands while only 4% said that women cannot 

inherit land from their husbands. Most women have cultivated large acreage of cocoa 

farms which serves as a major source of income to them. All the respondents 

indicated that women can own large cocoa farms. They further said that women who 
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own large cocoa farms in the area are respected as their living standards have 

improved and contribute to household income. 

On the other hand, 23% of respondents made up of 16% female and 7% male said that 

there is difficult access to land despite the changing land tenure regime towards 

individualization. According to them in communities like Asukese where land is not 

sold, women whose families do not possess land find it difficult to acquire land for 

their farming activities. 

Table 4.6: Cocoa Farmers in study communities 

NYAMEBEKYERE ASUKESE BEDIAKO 

Gender No. of 0/0 No. of 0/0 No. of 0/0 

farmers farmers farmers 

Female 45 34.1 53 36.8 64 39.5 

Male 87 65.9 91 63.2 98 60.5 

Total 132 100.0 144 100.0 162 100.0 

Source: Cocoa Services Division, Goaso 

Though there are more male cocoa farmers than their female counterpart in the three 

study communities, the female number is as shown in Table 4.6. At Nyamebekyere 

out of 132 cocoa farmers, 45 or 34.1 % are female while 87 or 65.9% are male. In the 

case of Asukese and Bediako, 53 or 36.8% and 64 or 39.5% of cocoa farmers are 

female respectively. The study shows that 91 or 63.2% of cocoa farmers from 

Asukese are male while 98 or 60.5% of cocoa farmers from Bediako are male. 

! 

4.5.4 Land tenure regime and cocoa production 
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It must be noted that a shift of the tenure arrangements towards individualization in 

the face of land scarcity and population pressure have resulted in the promotion and 

development of cocoa farming through land rental under the share cropping system 

and outright sale to both indigenes and settlers. Since people are sure about their 

ownership rights, it has contributed to efficient management of the lands for cocoa 

farming in the area. Since the changes has increased access to farm lands, many 

people now own cocoa farms in effect resulting in increase in cocoa production in the 

area. According to respondents, family litigation over land and particularly cocoa 

farms has reduced drastically over the years thereby boosting cocoa output and 

productivity . 

Table 4.7: Cocoa Production in Goaso District 

Crop 2006/2007 2007/2008 2008/2009 2009/2010 2010/2011 201112012 

Year 

Cocoa 9,992.2 11,347.0 10,079.1 10,165.9 16,377.1 12,381.5 

(in tons) 

Source: Quality Control Company Limited of COCOBOD, Sunyani 

As shown in Table 4.7, there has been a steady increase in cocoa production in Goaso 

Cocoa district since 2006/2007 cocoa crop year though there were marginal decline in 

2008/2009 and 2009/2010 crop years as compared to 2007/2008 crop year. The 

average production for the six (6) years period is 11,723.81 metric tons. In the case of 

Nyamebekyere and Bediako, average annual production is estimated at 242.50 metric 

tons for Nyamebekyere and 297.63 metric tons for Bediako. The total for the two 

communities is 540.13 metric tons which is 4.61% of the district average. This shows 

that cocoa production in the study communities is encouraging. 
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4.5.5 Security of tenure 

One of the major hindrances to increase agricultural productivity (development) and 

income of rural women and men is their insecurity of land tenure. Security of tenure is 

conducive for more efficient tree crop farming management. If the tenure is secure, 

land holders will ensure efficient development and proper management of the land to 

its best advantage. From the study it was realized that there is tenure security among 

both men and women. However, problem arises when land rights is transferred to 

surviving children after the death of their mother. According to the respondents, this 

normally results in quarrels among the siblings. Again the sharing of the land 

inherited from parents leads to fragmentation of land thereby reducing average farm 

size. 

4.5.6 Protective Measures to Secure Tenure 

When respondents were asked whether measures have been put in place to protect 

women, who own large cocoa farms in the area, as shown in Figure 4.8, 57% of 

respondents indicated that no measures have been put place. On the other hand out of 

the 57% respondents, 34% were female while 23% were male. As illustrated in Figure 

4.8, 18% of respondentssaidthe PNDC Law, Land Title documents and Tenancy 

Document Agreements as measures put in place to protect women who own large 

cocoa farms although these are general measure for all land seeker and owners. 

Gender responses are shown in Figure 4.8. 
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Figure 4.8: Measures put in place to protect tenuity of women 
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Security of tenure is an important factor which has implications for efficient 

development and management of tree cropping. In most situations, non-natives are 

those who are greatly affected. When respondents were asked whether they have 

knowledge of any security measures put in place to protect settlers who hire land for 

cocoa farming, 72% of respondents indicated that they have knowledge of security 

measures put in place to protect non-natives while 28% of respondents said that they 

have no knowledge as shown in Figure 4.8. 
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Figure 4.5: Knowledge of Security Measures 
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As shown in Table 4.8, the use of witness is the main security measure use to protect 

non-natives who acquired lands for cocoa farming in the area. The second security 

measure according to respondents is tenancy agreement (49%) while 11 % of 

respondents indicated self-protection. Security measures put in place by gender is 

illustrated in Table 4.2. 

Table 4.8: Security measures put in place to protect non-natures 

Security Measures % Female % Male % Total 

Self-protection 8 3 11 

Land documents 15 19 34 

Tenancy agreement 22 27 49 

Witness 28 24 52 

Source: Field Survey, 201 
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CHAPTER FIVE 

SUMMARY, CONCLUSION AND RECOMMENDATIONS 

5.1 Introduction 

The chapter five gives the summary of the major findings of this work. As well, this 

chapter entails the conclusion and the recommendation of the work. 

5.2 Summary of Key Findings 

Land tenure in the three selected communities in the Asunafo North Municipality has 

evolved over the years. From the study, 58% of respondents indicated that tenure 

arrangements have gradually shifted from the extended family to more individualized 

ownership system. This current practice has resulted in better access to land as 

individuals right to transfer and inherit land in the area is no longer subject to the 

control and prerogative of the heads of the extended family. In effect, tenure 

arrangements towards individualization have resulted in the promotion and 

development of cocoa farming through land rental under the share cropping 

(particularly "abunu") system and outright sale. For instance 22.2% of cocoa farmers 

obtained their land for cocoa farming through share cropping which is third source of 

land acquisition for coca farming after inheritance 33.3% and family 29.6%. Many 

migrants (settlers) have also acquired cocoa farms through this arrangement. 

The study found that financial constraint is the major determinant of changing land 

tenure regime in the area. From the study, majority of respondents (47.3%) identified 

financial constraint as the driving force of change. It must be emphasized that 

financial difficulties in the family compel them to enter into tenure arrangements with 
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people who are willing to solve the family financial problem for them. In effect, lands 

are either leased or sold to individuals. This has contributed to a shift from ownership 

by the extended family to more individualized ownership system. Twin forces of 

democracy (45.4%) and civilization (44.4%) are other determinants of changing land 

tenure regimes on cocoa farming identified in the study area. 

The changing land tenure regime has promoted security of tenure as family litigation 

over land has reduced drastically over the years. This has widened the livelihood 

options in the area as access to lands for cocoa farming due to tenure security has 

diversified farming in the area. Because people think that their ownership rights under 

the current land tenure regime is guaranteed, it has contributed to efficient 

management of land for cocoa farming resulting in increased cocoa production. 

Finally, the study shows that unlike certain parts of Ghana where there is gender 

disparity in land acquisition, 73% of respondents indicated that there is no gender 

disparity in land acquisition for cocoa farming. From the study, 77% of respondents 

indicated that changing land tenure regime has created easy access to land for cocoa 

farming. They said women have gained better access to land for cocoa farming as 

most women inherit lands from their parents, husbands or family members. It must be 

noted that women who own lands prefer to transfer them to their daughters than their 

sons. This practice has contributed immensely to increased access to land among 

women. However, there is gender discrimination under the share cropping 

arrangements as people prefer men to women as to them women do not have strength 
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and adequate resources to undertake large scale farming. Also women's share of land 

under cocoa cultivated is lower than men in all the three communities. 

There are no local or traditional measures put in place to protect women on tenure 

security. People rely on tenancy agreements, land documents and PNDCL Ill. More 

often than not, the tenancy agreements and land documents are not available. Tenure 

insecurity arises when land rights is transferred to surviving children after the death of 

their mother. This normally results in quarrel among the children. Again, sharing of 

the land inherited from parents leads to fragmentation of the land which ultimately 

reduces average farm size. 

5.3 Conclusion 

In conclusion, it can be said that land tenure arrangements in the Asunafo North 

Municipality have gradually changed from the extended family to more individualized 

ownership system. The evolution of land tenure regimes in the study area towards 

individualized ownership created easy access to land for cocoa farming. This has 

resulted in better access to land by women under the share cropping system and 

outright sale which guarantee security of tenure for both women and men as well as 

settler farmers. 
s 

5.4 Recommendations 

On the basis of the findings of the study, the following recommendations are made. 
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• There should be proper documentation of land rights to ensure smooth transfer 

of land in the event of the death of parents. This will ensure that women are 

not discriminated against in families where women rights are trampled upon. 

• Land owners should be encouraged to register their land titles and document 

heirs to their lands to prevent quarrel among siblings when land rights is 

transferred to surviving children after the death of their parents. 

• Tenure security of women can be enhanced through greater empowerment and 

strengthening of indigenous land management practices at the local level. 

• Proper measures should be put in place to protect women and other land 

holders on their land rights. It is recommended that there should be proper 

demarcation and survey of the lands to facilitate land title registration 
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APPENDIX A 

INTERVIEW GUIDE FOR FAMILY HEADS AND HOUSEHOLD HEADS 

UNIVERSITY FOR DEVELOPMENT STUDIES 

(GRADUATE SCHOOL) 

THIS INTERVIEW GUIDE IS TO HELP COMPLETE A STUDY ON THE 

GENDER IMPLICATION OF CHANGING LAND TENURE REGIMES ON 

COCOA FARMING IN THE ASUNAFO NORTH MUNICIPALITY OF GHANA. 

THE PROVISION OF AN HONEST, OBJECTIVE AND ACCURATE ANSWER 

WOULD THEREFORE BE WELL APPRECIATED. THIS IS PUREL Y AN 

ACADEMIC EXERCISE, SO PLEASE NOTE THAT YOUR CONFIDENTIALITY 

IS ASSURED, THANK YOU. 

FOR FAMILY HEADS AND HOUSEHOLD HEADS 

PERSONAL INFORMATION 

1. Please indicate your age. 

A. 18- 25 0 B. 26-320 C. 33-400 0.41-480 

above 

2. Please indicate your sex. 

E. 60 and 0 

Male 0 Female 0 

3. Please indicate your marital status. 
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a. Farming b. Trading c. Teaching d. Other (specify) 

Single Married Divorced Other specify 

4. Level of education. 

a. None b. Primary c. JSSlMiddle school d. SSSrrechnical e. Tertiary 

5. Name of your community . 

6. What is your main occupation? 

7. If you are a farmer what type of farming do you do? A. Subsistence, b. 

Commercial. c. Peasant 

8. If you are not a farner do you farm in addition to your occupation? 

a. Yes b. No 

9. What type of crops do you grow? 

a. Roots and Tuber crops b. Cash crops c. Vegetable d. Cereals 

LAND TENURE SYSTEM 

1. How is land acquired in this community? 

a. Acquisition from chief b. Acquisition from family heads c. Acquisition 

from individuals d. Other (specify) . 

2. By what means was your land acquired? 
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If Yes, explain 

a. Inheritance b. Family c. Buying d. Other (specify) 

3. How is your land owned? 

a. Communal b. Individual 

4. Are there any difficulties in the acquisition of land in your area? 

a. Yes.b No 

Explain your answer 

5. Do you know the type of land tenure system that was practiced about ten 

years ago? 

a. Yes b. No 

6. How different is that from the current land system in this area 

7. Have there been any changes with regard to land tenure regimes on cocoa 

farming in your area? 

a. Yes b. No 

Explain your answer 

8. Are there any security measures in place for non-natives (settlers) who hire 

land for cocoa farming in your community? 

a. Yes b. No 

Explain your answer . 

132 

www.udsspace.uds.edu.gh 

 

 



3. Do these changes have any detrimental effect on the production of cocoa in 

the district? 

a. Yes b. No 

Explain your answer. 

HOW CHANGES IN LAND TENURE REGIMES AFFECT COCOA 

PRODUCTION 

I. Do cocoa farmers benefit or otherwise from this new land tenure regimes in 

the district? 

a. Yes b. No 

2. How has these land tenure regimes helped in increasing cocoa production in 

the district? 

4. Has these changes increased people's access to farm lands for cocoa 

production in the community? 

a. Yes b. No 

5. How are natives advantaged as a result of some of these changes in land 

tenure regimes? 

6. How are natives disadvantaged as a result of some of these changes in land 

tenure regimes? 
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7. Are these changes beneficial to non-natives (settlers) who access land for 

cocoa farming in the community? 

a. Yes b. No 

Explain your answer. 

• Identify the main determinants of change in land tenure regimes on cocoa 

farming in Asunafo North Municipality. 

1. What are the main factors or forces that determine changes in the land tenure 

regimes on cocoa farming in your community? 

2. How do these factors and forces causing the change affect cocoa farming 

among men and women in your community? 
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APPENDIXB 

INTERVIEW GUIDE FOR COCOA FARMERS 

UNIVERSITY FOR DEVELOPMENT STUDIES 

(GRADUATE SCHOOL) 

THIS QUESTIONNAIRE IS TO HELP COMPLETE A STUDY ON THE GENDER 

IMPLICATION OF CHANGING LAND TENURE REGIMES ON COCOA 

FARMING IN THE ASUNAFO NORTH MUNICIPALITY OF GHANA. THE 

PROVISION OF AN HONEST, OBJECTIVE AND ACCURATE ANSWER 

WOULD THEREFORE BE WELL APPRECIATED. THIS IS PURELY AN 

ACADEMIC EXERCISE, SO PLEASE NOTE THAT YOUR CONFIDENTIALITY 

IS ASSURED, THANK YOU. 

FOR COCOA FARMERS 

PERSONAL INFORMATION 

1. Please indicate your age. 

B. 18-250 B.26-320C.33-400 DAI-480 

above 

2. Please indicate your sex. 

E. 60 and 0 

Male o Female o 
3. Please indicate your marital status. 

o o o 
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Single Married Divorced Other specify 

4. Level of education. 

a. None b. Primary c. JSSlMiddle school d. SSSlTechnical e. Tertiary 

5. Name of your community . 

10. How long have you been farming? "",, . 
• 

11. Are you a settler or indigene? 

b. Settler b. Indigene 

LAND TENURE SYSTEM 

9. How is land acquired in this community? 

a. Acquisition from chief b. Acquisition from family heads c. Acquisition 

from individuals d. Other (specifyj.... " " . 

I O. By what means was your land acquired? 

b. Inheritance b. Family c. Buying d. Other (specify) 

11. How is your land owned? 

b. Communal b. Individual 

12. Are there any difficulties in the acquisition of land in your area? 
137 

www.udsspace.uds.edu.gh 

 

 



13. Do you know the type of land tenure system that was practiced about ten 

years ago? 

h. Yes h. No 

If Yes, 

b. Yes.b No 

Explain your answer 

explain . 

14. How different is that from the current land system in this area 

15. Have there been any changes with regard to land tenure regimes on cocoa 

farming in your area? 

h. Yes b. No 

Explain your answer 

16. Are there any security measures in place for non-natives (settlers) who hire 

land for cocoa farming in your community? 

b. Yes b. No 

Explain your answer 

CHANGING LAND REGIMES AND THEIR EFFECT ON WOMEN 

1. Has there been gender disparity in the land acquisition for cocoa farming 

in your community? 
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If Yes, what necessitated the change? 

a. Yes b. No 

Explain 

2. Have there been disparities between men and women access over the 

years? 

a. Yes b. No 

3. Has the disparity changed over the years? 

a. Yes b. No 

4. Are both men and women satisfied with land system existing in this 

community? 

a. Yes b. No 

Explain your answer. 

5. Are there gender disparities in the acquisition of land in this community 

presently? 

a. Yes b. No 

6. Do women have the right to own cocoa farms in cases where they have the 

capacity to do so? 

a. Yes b. No 

7. Are equal opportunities created for both men and women to have equal 

access to land for farming in the community? 

a. Yes b. No 

J u 
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9. How do these changes affect the reduction of poverty among women in 

this area? 

8. What implications do changes in land tenure regimes pose to women's 

accessibility of land for cocoa farming? 

a. Easy access to land b. Difficult to access land 

10. How in your opinion do these changes if any, affect women's social status 

in the community? 

11. Are there any stigma attached to women who own large cocoa farms? 

a. Yes b. No 

Explain your answer 

12. Do women have the right to inherit cocoa farms left by their late 

husbands? 

a. Yes b. No 
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13. What measures have the community put in place to protect women who 

own large cocoa farms? 

HOW CHANGES IN LAND TENURE REGIMES AFFECT COCOA 

PRODUCTION 

•. 

8. Do cocoa farmers benefit or otherwise from this new land tenure regimes in 

the district? 

b. Yes b. No 

9. How has these land tenure regimes helped in increasing cocoa production in 

the district? 

10. Do these changes have any detrimental effect on the production of cocoa in 

the district? 

b. Yes b. No 

Explain your answer. 
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13. How are natives disadvantaged as a result of some of these changes in land 

tenure regimes? 

11. Has these changes increased people's access to farm lands for cocoa 

production in the community? 

b. Yes b. No 

12. How are natives advantaged as a result of some ofthese changes in land 

tenure regimes? 

14. Are these changes beneficial to non-natives (settlers) who access land for 

cocoa farming in the community? 

b. Yes b. No 

Explain your answer. 

• Identify the main determinants of change in land tenure regimes on cocoa 

farming in Asunafo North Municipality. 

3. What are the main factors or forces that determine changes in the land tenure 

regimes on cocoa farming in your community? 
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4. How do these factors and forces causing the change affect cocoa farming 

among men and women in your community? 
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UNIVERSITY FOR DEVELOPMENT STUDIES 

APPENDIXC 

INYERVIEW GUIDE FOR FOCUS GROUP DISCUSSION 

.. 

(GRADUATE SCHOOL) 

THIS FOCUS GROUP DISCUSSION IS TO HELP COMPLETE A STUDY ON 

THE GENDER IMPLICATION OF CHANGING LAND TENURE REGIMES ON 

COCOA FARMING IN THE ASUNAFO NORTH MUNICIPALITY OF GHANA. 

THE PROVISION OF HONEST, OBJECTIVE AND ACCURATE ANSWERS 

WOULD BE WELL APPRECIA TED. THIS IS PUREL Y AN ACADEMIC 

EXERCISE. 

THANK YOU. 

FOCUS GROUP DISCUSSION 

Have there been any changes with regard to land tenure regimes on cocoa farming in 

your area? 

What are the trends/changes in land tenure regimes in your community? 

How do the changes in land tenure regimes affect cocoa farming in your community? 

Or what implications do these changes pose to women's accessibility of land for 

cocoa farming? 
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Has there been gender disparity in land acquisition for cocoa farming in your 

community? 

Have there been any changes over the years with regard to women's right to own 

cocoa farm? 

How do changing land regimes affect tenure security of cocoa farmers especially 

among women in your community? 

What are the factors or forces that determine or account for the changes in land tenure 

regimes in your area? 

How do these factors or forces of changes has affected cocoa farming in your 

community? 
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