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ABSTRACT

Small enterprises are a major source of livelihood for most people in the developing world.
Their ability to grow is however, undermined by credit constraints. This has often been
attributed to the lack of registered property ownership which is argued to make property
insecure and unacceptable to lenders. Though several studies have been conducted on the
relationship between property registration and credit access, the focus is usually on the
demand side mainly involving households and the agricultural sector. Furthermore, no
studies have compared the developed and developing countries. Finally, the exact nature of
the credit constraint amongst businesses in countries such as Ghana for instance is not
known. This research therefore, set out to conduct a demand-side study into the nature of the
credit constraint amongst small businesses in Ghana and a supply-side investigation of the

influence of registration on small businesses access to credit.

The multi methodology was deemed most suitable approach for the investigation of the
objectives of the study. The quantitative approach was first used to investigate the objectives.
Part of the initial findings was validated through the quantitative approach whilst the other
part was validated through the qualitative approach. The results show amongst other things
that the existing credit constraint is almost entirely a supply side problem. The supply side
study showed that in Ghana, unregistered property is not eligible for use as collateral but this
is applicable only to the universal banks (UBs) and not the microfinance institutions (MFIs).
That said, the possession of registered property title was not found to influence the loan
terms that businesses are offered neither was there evidence that it guarantees access to
credit. Even though in England the eligibility of property was not dependent on whether it is
registered or not, lenders also did agree that the possession of registered property does not
guarantee credit access neither does it influence the credit terms businesses are offered. It
was concluded that since majority of small businesses in Ghana seek credit from MFIs, the
lack of registered property titles does not constitute a major barrier to credit access. The
main barriers to credit access identified are the poor repayment ability and high risk of

default amongst others.
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CHAPTER 1
INTRODUCTION

1.1 Research Background
Credit plays a major role in the economic development of the world’s economies. Such a

role is even more important in the developing countries where poverty exist in pandemic
proportions. Credit makes investment capital available to the poor and with the consequent
improvement in their income levels such poor households can accumulate their own capital
to engage in employment creating economic activities (Hossain, 1988). Improved access to
credit is pivotal in channelling resources to more productive use and is an important
mechanism for enhancing household incomes and livelihoods (Atieno, 2001). Increasing
credit access helps economic units to take greater advantage of growth opportunities.
Doubling the credit flow to the private sector could also cause a 2% increase in the GDP
growth rate (Caprio and Honohan, 2001) and as aptly argued by Melzer (2007) any
disruption to the level of credit supply is capable of affecting the level of economic activities

significantly.

Two schools of taught appear to exist with regards to the role of credit in economic
development. At one end of the spectrum, the variation in economic growth rates between
countries is attributed to the differences in the role of finance in capital accumulation. At the
other end of the spectrum is the argument that there are other more important factors
responsible for the variation in the economic growth rates observed between countries and
that finance only responds passively to these factors (King, and Levine, 1993). Credit speeds
up the growth by eliminating the impediments to small businesses, allowing firms to expand
operations and setting an equal platform for all economic agents to operate (Klapper et al.,
2004). Some empirical studies have also shown that a significant number of Small and
Medium Enterprises (SMEs) are failing as a result of reasons other than the lack of funding
(Abor and Quartey, 2010). With the latter argument, the role of credit can only become
material in an economy where the enabling environment for investment already exists. This
means that without the right property rights enforcing systems, adequate socioeconomic and
legal infrastructure and macroeconomic policy framework, credit alone may fail to induce
the productive investments required to promote growth and poverty reduction (Domeher and
Abdulai, 2012a). Since credit alone may not be sufficient to stimulate growth, the focus
probably needs to be broadened to include all those factors that influence the investment

decision of small businesses. Nonetheless, the role of credit in SME development continues

to take centre stage in the literature.



The SMEs sector has often been described as the engine of growth in Africa. In the
developing countries, the sector has been a major source of livelihood to most of the poor
households, about 70% of whom are said to reside in the rural areas (Atieno, 2001). This
makes the sector key to rural development efforts. These small businesses usually are more
labour intensive and highly linked to the local industries; they contribute to skill
development in entrepreneurship and the spread of technology and as a result are very
important in ensuring broad based economic growth on equitable basis (Bahar, 2001). Their
ability to stabilise incomes and reduce the rate of rural urban migration deserves mentioning;
apart from being suppliers, SMEs play an equally important role as consumers of industrial
output to further stimulate growth of other sectors (Abor and Quartey, 2010). In addition to
their role as prolific creators of jobs, they are seen as the beginning of larger businesses as
well as the fuel for the overall economic engine (Abor and Biepke, 2006). SMEs account for
over 60% of GDP and over 70% of total employment in low-income countries, while they
contribute over 95% of total employment and about 70% of GDP in middle-income countries
(Ayyagari et al., 2003). In Ghana, 85% of manufacturing related employment comes from
the SMEs; they contribute 70% to GDP, constitute 92% of all businesses and make up 80%
of the private sector (Abor and Quartey, 2010). About 90% of businesses registered at the
registrar generals department are SMEs and 90% of the private sector consists of small
businesses (Mensah, 2004).

Having said that, there is no denying the fact that, small enterprises (SEs) are continually
besieged by several challenges which constrain their overall development. As a result, the
sector could only be described as one performing below its potential. The important
constraint factors include the following: (a) the unfriendly nature of the business
environment - unnecessary bureaucracy, complexity and high cost of business licensing, lack
of effective and fair enforcement of business laws and socio-political uncertainty; (b) the
Complex tariff and non-tariff barriers impeding access to important export markets; and (c)
the lack of management and marketing skill as well as the capacity to compete (Gockel and
Akoena, 2002; Salisu, 2006). The World Bank (2006) notes that, 60% of the most difficult
countries for starting a business are in Africa. For instance, regarding the cost and
complexity of business registration or licensing in Ghana, business owners go through about
16 different procedures lasting a total of four months and one week. Such frustrations and
the associated cost do not auger well for efforts to integrate SEs into the formal system. The
challenges encountered by SEs are by no means limited to the ones stated above. Indeed, the

most prominent of the problems not yet mentioned is the difficulty SEs have in accessing

credit.



The problem of access to credit is reflected by the following: (a) about 66% of all
microenterprise loan applications are most likely to be turned down (Aryeetey, 1998); (b)
about 90% of SMEs consider access to credit as the main barrier to new investments; (c)
most African businesses fail in their first year due to lack of financial support (Abor and
Biekpe, 2006); (d) the limited access to credit required to finance working capital and long
term investment is the major constraint to promoting SME-sector led economic growth in
developing countries (Kakuru, 2008); and (e) the success rate for firms applying for bank
loans is almost 70% for large firms as against 45% for small-scale enterprises and 34% for
microenterprises; in Ghana, it is estimated that 79% and 83% of micro and small scale
enterprises respectively face credit constraints compared to 62% and 68% in Malawi and
also, 90% and 72% of SEs are credit constrained in Senegal and Mali respectively (Aryeetey,
1998). Six out of the 10 countries where credit is most difficult to get are in Africa (The
World Bank 2006). This is evidence of the existence of regional variation in the intensity of
the credit constraint problem. Given the above statistics, it must be pointed out that the real
problem is the extent of the credit constraint and not just the existence of the constraint itself.
Even though there may be some more fundamental reasons for a business failing to start or
progress, the lack of funds is often the most immediate reason (Abor and Quartey, 2010).
This is the case because, if SEs had adequate funding they would be able to cater for most of
the other fundamental problems that could potentially cause their collapse. As a result of the
credit constraint, the growth rate of small businesses is reduced by 10% and that of large
businesses by 6% (Beck et al., 2006¢). In line with the above, improved access to credit for
SEs is pivotal in the fight against poverty. As aptly observed by Claessens (2006), credit

provides the ladder on which the poor can climb out of poverty.

Attempts to support SE development in Ghana have often led to various policy interventions
which amongst other things aim at: reducing collateral requirements; providing safeguards
for the credit delivery system; and promoting access to funds through various direct funding
schemes (Mensah, 2004). State intervention programs such as direct lending schemes are
often criticised as vehicles for channelling funds to political party or government loyalists.
Although in theory the direct lending schemes are meant to provide capital to the small scale
businesses, it only improves access to credit for the large scale businesses and influential
individuals to the detriment of the small scale businesses (Sonne, 2010). The sustainability of
such state programs has always been threatened by poor repayment by beneficiaries (Mensah,
2004). The repayment incentive for such loans is reduced by the borrowers’ perception that
no serious attempts will be made to collect loans and this is worsened by state leniency
towards defaulting borrowers (Yaron, 1992). There is therefore substantial amount of moral

hazard associated with such government lending schemes. It appears the aim of liberalising



the financial sector across the developing world was to deal at least partly with the effects of
repressive policies (which characterised various direct lending schemes) which stifled the
development of vibrant and efficient private sector financial institutions. The involvement of
the private sector commercial banks does not appear to have solﬂled the problem of credit
access for many small businesses. As observed in Ghana by Abor and Biepke (2006), access
to credit by small businesses remains a big challenge despite the introduction of several

intervention schemes. So what is the cause of the credit constraint amongst SEs?

The causes of credit constraint among small businesses in the developing world are wide
ranging. Whilst bankers attribute the problem to the lack of viable or profitable projects,
business owners attribute it to the lack of collateral (Aryeetey, 1998). In Africa, Aryeetey et
al. (1997) and Atieno (2001) put the blame on the high fragmentation of the credit markets
into informal and formal segments - where each segment of the market focuses on meeting
the credit requirements of specific groups of potential borrowers. The consequence is that
there are some potential borrowers from one segment of the market (informal sector) who
need specific kinds of credit not provided by the sector and at the same time are considered
unqualified for formal sector credit. Information asymmetries, lack of collateral and high
transaction cost have also been identified as the factors responsible for the credit constraint
(Beck, 2007; Beck et al,, 2007; Bester, 1985; Hoff and Stiglitz, 1990; Pearce et al., 2004;
Stiglitz and Weiss, 1981). The weak legal framework for contract enforcement in the
developing countries make banks shy away from taking the risk of lending to small
businesses (Claessens, 2006; Sacerdoti, 2005; Yaron, 1992). The legal framework does not
only limit the kind of assets that can be used as collateral but may also make foreclosure very
difficult. It is argued that though banks can function without a good legal system and

property ownership system, their operations are largely constrained by it (Honohan and Beck,
2007).

An estimated 51% of all firms refused credit in Africa is as a result of insufficient collateral;
in East Asia, Eastern Europe and Central Asia, Latin America and the Caribbean as well as
South Asia, the estimates stand at 70%, 72%, 39% and 72% respectively (Fleisig, 2006). The
author adds that 19% of people who do not apply for credit in Africa do so because of the
high collateral requirements. It thus appears that collateral forms an integral part of the
requirements for credit across the developing world. There is the easy tendency to attribute
the collateral problem at least in part to the high poverty levels which make it impossible for
most people to acquire valuable assets that can be used as security for credit. However, the
lack of property per se is not seen as the main cause of the collateral problem by some
authors. As noted by de Soto (2000) the collateral problem is not one of lack of property per

se because even the poor in the developing countries possess some form of landed property
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but rather, it is the lack of registered and secure property titles which renders the otherwise
valuable property unacceptable for collateral purposes. This is echoed by Deininger (2003)
who estimates that over 50% of the total housing stock in Sub-Saharan Africa has no formal
registered titles compared to 45% in Asia and 25% in Latin America. Indeed, Besley (1994)
argues that the collateral problem is due to the absence of secure property rights on land
which remains the most valuable asset of most households and small businesses in the
developing world. Whilst Llanto (2007) argues that secure property rights are a basic
requirement for a collateral based banking system, Deininger (2003) observes that the
possession of registered property titles is a precondition for access to formal credit. In fact,
landed property constitute the main source of livelihood of most people in the developing
world and as Bell (2006) notes, it accounts for 50% to 75% of the national wealth in many
developing countries. A large percentage of the average household’s asset portfolio
especially in the developing countries is said to be made up of land (Davies and Shorrocks,
2005). In the advanced economies, about 33% to 50% of the average household assets are
said to be made up of land (MacGee, 2006).

De Soto (2000) thus argues that the lack of registered property titles in the developing world
is the cause of the credit constraint problem. According to him, though many of the poor
people possess valuable landed property that could enhance their access to credit, such
properties are made defective by the absence of formally registered property titles over them.
De Soto argues that these properties are therefore not a secure form of collateral for lenders
to accept. To buttress this point he argues that property ownership in developing countries
cannot be traced or validated and that no legal protection or enforcement of property rights
exists and as a result, such properties cannot be easily converted into money (either through
sale or mortgage). Describing property in the developing world as dead capital, de Soto
observes that landed property performs simple functions such as farming and shelter in the
developing world where as in the developed world this role is extended to the creation of
capital for the enhancement of productivity through its use as collateral. For instance, in the
United States, mortgage is said to be the most important source of funding for start-up
businesses (de Soto, 2000). The implications of the above arguments are threefold: (a) that
collateral is a necessary requirement that must be met in order to obtain credit; (b) that the
possession of a registered property title is necessary to make landed property an acceptable
collateral asset; and (c) since landed property is not the only form of collateral that could be
used to secure credit, the arguments above also presume that lenders prefer landed property

to other forms of collateral.

Given the significant contribution of landed property to the overall wealth status of people,

promoting secure property rights in the developing world could have a wide-spread positive
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effect on the well-being of many by solving the collateral problem and subsequently
enhancing access to credit for most businesses and households. It is probably in this light
that insecure property rights are believed to be a major hindrance to economic development

in the third world (World Bank, 1975).

De Soto posits that the western world is highly capitalised and developed because of the
existence of comprehensive land registration; he attributes the existence of high levels of
poverty and underdevelopment in the developing countries to the fact that a very small
proportion of landed property ownership is registered. In reference to the failed attempt to
raise the level of development in the third world, de Soto notes that the *...third
world...nations have balanced their budgets, cut subsidies, welcomed foreign investment and
dropped tariff barriers. Their efforts have been repaid with bitter disappointment”. In de
Soto’s own words, “...in the West, every parcel of land, every building...is represented in a
property document that connects all these assets to the rest of the economy. Thanks to this
representational process...they can be used as collateral for credit. Third world nations do
not have this representational process. As a result, most of them are undercapitalised” and
hence underdeveloped. Commenting on the history of development in the advanced world
the author notes that “the pioneers who opened the American west were undercapitalised
because they seldom possessed title to the lands they settled”. Furthermore, comparing the
developed and developing nations in terms of the developmental impacts of property
registration, de Soto notes that “assets in the developing ...nations primarily serve immediate
physical purposes. In the west however, the same assets also lead a parallel life as capital
outside the physical world. They can be used to put into motion more production by securing
the interest of other parties as collateral for a mortgage, or by assuring the supply of other

forms of credit”.

The argument of de Soto and his followers thus presume that the possession of collateral or
registered property titles is the panacea to the problem of credit constraint in the developing
world as it guarantee access to credit and enhance growth and poverty reduction. According
to de Soto, it takes the implementation of landed property registration to (a) make property
rights secure and (b) fix their capital potential because such a formal property rights system:
lays down the code of best practice regarding the use and transfer of property; makes room
for recording and storing the economic features of assets into a system which is then
embodied in a title; this, allows for a validation of the existence of assets as well as the their
associated transactions required to discover the hidden capital in them (de Soto, 2000).
Indeed, it is believed that property registration does not only influence lenders to make credit
available to borrowers but also influences the terms of the credit offered. For instance, De

Laiglesia (2004) argues that property registration through its ability to raise land values and
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increase its liquidity influences credit terms by increasing the amount of credit that is made
available to borrowers as well as reducing the interest rate charged and other loan terms.
Whilst Field and Torrero (2004) for instance, found that loan applicants with registered
property faced lower interest rates than untitled applicants, Place and Migot-Adholla (1998)

found no evidence that land titles significantly alter the terms of formal sector loans.

The argument linking property registration to credit access is premised on its ability to
amongst other things, make property ownership secure and reduce the associated transaction
cost (Adams et al., 1999; Deininger and Chamorrow, 2002; Kakuru, 2008). The World Bank
in its 1975 Land Reform Policy Paper thus recommended among other things, property
registration as a critical precondition for investment and modern economic development
particularly in Africa (Bromley, 2008). It is therefore not surprising that many developing
countries backed by the international donor community, particularly, the World Bank, have
been religiously pursuing land registration policies and programmes for many years. In 2001
alone, the World Bank funded land policy and administration projects in the third world up
to the tune of US$195 million, 92% of which was for land registration and administration
projects (World Bank, 2007). Available data on the expenditure on land registration as at
2004 range from US$ 20.51m in Ghana, US$ 27m in Malawi, US$ 106m in Bolivia,
US$ 140m in the Dominican republic to US$ 195m in Ukraine (Griffith-Charles, 2004). The
above arguments have led to a number of studies into the relationship between landed
property registration and secure land rights on one hand and access to credit on the other
hand. Whilst registration is seen by some authors as the panacea to the problem of landed
property ownership insecurity (Feder and Nishio, 1998; MacGee, 2006; Sims, 2002; World
Development Report, 2006; World Bank, 2007) there is another school of thought which
argues that registration per se cannot guarantee property ownership security (Abdulai and
Domeher, 2012; Deininger, 2003; Durand-Lasserve and Payne, 2006; Fitzpatrick, 2005).
Despite many years of implementing land registration programmes in the third world
countries, they remain poor and underdeveloped. Indeed, poverty levels have been escalating.
For example, during the past two decades, the number of poor people in Africa has doubled
representing more than 40% of the region's population (World Bank, 2007) and access to

credit appears to remain a distant dream to most businesses.

Furthermore, irrespective of the strong argument often put up in support of the credit effects
of landed property registration, Deininger and Goyal (2009) report that related empirical
studies are few, outdated or non-existent in some instances. The available empirical studies
carried out across countries often emerge with mixed findings or conclusions. While some
studies have established a significant positive relation between land registration and credit

access (Boucher et al., 2005; Feder et al., 1988), several other studies across the developing
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world found that either no relation at all exist between the two or the established impact on
credit access was found to be insignificant (Broegaard et al., 2002; Brown et al., 2006; Carter
and Olinto, 2003; Galeana, 2004; Gilbert, 2000; Mighot-Adholla et al., 1991; Pender and
Kerr, 1999; Petracco and Pender, 2009; Place and Migot-Adholla, 1998). Byamugisha (1999
aptly observes that studies on property registration and credit access often tend to focus on
one sector — agriculture and though other sectors are affected they are often not accounted
for. The other problem with the existing empirical research is that, they all often tend to be
demand side studies (involving borrowers) to the unfortunate neglect of the supply side
(lenders). The existing demand side studies are often focused on whether or not the
possession of registered titles encourages people to participate in the credit market by
applying for funds and whether one is more likely to obtain credit with/without registered
title. Such studies also tend to concentrate on studying households and not businesses. There
is a problem with focusing on only the demand side because access to credit is affected by
both demand and supply side factors. Whilst the demand side includes factors such as the
desire or need to borrow, the supply side involve the decision of whether to lend or not and
how much to lend (Chen and Chivakul, 2008). Atieno (2001) also argues that credit

constraint is mainly a function of the supply side and not the demand side.

Therefore, there is the need to examine the supply side in order to obtain a complete picture
of the landed property rights and credit access nexus. Though people may be encouraged to
apply for credit on receiving a registered titles, whether or not they actually get the required
funds will depend on the action of the lenders. There is thus the need to study how the
possession of title also influences the lender. It appears that the only study that considered
the supply side is the pilot study by Abdulai and Hammond (2010) in Ghana. Previous
studies have also focused only on the developing countries of Africa, Asia and Latin
America. This highlights the need for a similar study in the developed countries. Studies that
have systematically investigated the link between landed property registration and access to
formal credit on a comparative basis between the developing and developed countries are
also notably non-existent. In addition, though businesses in the developing countries are
almost always associated with credit constraints, Berg (2010) argues that very little robust
evidence of this exists. Also, though studies (cited earlier) have revealed that most SEs are
credit constrained, it is worth mentioning that there are various dimensions of the credit
access problem and in Ghana, the exact nature of this constraint (whether it is a demand or
supply side problem) is not known. In order to tackle the problem of credit constraint, its
nature must be well understood. There is thus the need to for a demand side study into the

nature of the credit constraint amongst SEs in Ghana. Finally, no previous study has looked

at both the demand and supply sides of the credit market.



1.2 Research Questions

In the light of the preceding discourse, there are a number research questions that arise; these

include the following:

e  What is the nature of the SE credit constraint problem in Ghana?

e Is collateral always necessary when dealing with SEs?

¢ Do lenders prefer landed property to other forms of collateral?

e Must landed property be registered to make it eligible for collateral purposes?

o Does the provision of registered landed property guarantee access to credit?

e Are there differences in the credit terms offered to registered and unregistered
landed property owners?

e Is there a significant difference between the developed and developing countries
regarding the credit effects of landed property registration?

e [s property registration the solution to poverty in the developing world?

e Do all advanced countries have comprehensive land registration systems?

e  Are the advanced countries developed because of land registration?

1.3 Aim and Objectives

Following the research questions identified above, this research aims at investigating the
influence of registered landed property titles on access to SEs credit on a comparative basis
between Ghana and England. To achieve this aim the following individual objectives were

pursued:
¢ To investigate the nature of the credit constraint amongst SEs in Ghana.

* To examine what influence landed property registration has on SEs access to credit.

e To assess the underlying factors responsible for turning down SE credit demand and
the importance of landed property registration relative to other factors.

¢ To examine if a significant difference exist between the two countries with regards

to the credit effects of property régistration.

Though this is a comparative study between Ghana and England the first objective above
focuses on only Ghana since the credit constraint problem is more pronounced in the Ghana.
Also, though the credit constraint in the developing nations is attributed to the lack of
registered titles, the exact nature of this constraint in the developing world such as Ghana is
not known. Finally, the main focus of this study was the supply side of the mortgage market,

there was thus no need to do a comparative study on the demand side.



1.4 Methodology

There are three main research paradigms/approaches that could be adopted in conducting any
social research. These are the quantitative (positivist), qualitative (interpretive) and the
multi- methodology (pragmatic) approaches. The positivist approach assumes that
knowledge is real, and can be objectively measured in a manner which does not allow the
researcher’s values to influence the process or the outcome; it therefore, emphasises on
numerical measurement of verifiable facts (Newman, 2007). Research under the positivist
paradigm is generally based on causal principle using a logical deductive approach with the
help of quantitative variables and statistical procedures (Bryman, 2008; Creswell, 2009). On
the other hand, the qualitative approach regards reality as a social construct that can be
understood by studying people’s beliefs, perceptions and reactions to various phenomena
(Bryman, 2008; Newman, 2007). The focus is usually not to test theories but rather to
develop them. The third approach (multi-methodology) involves the use of the above two
approaches in a single study which helps to off-set the weaknesses of using any single

approach in isolation (Creswell, 2009).

The multi-methodology was considered most appropriate for this research. The quantitative
approach was first used to investigate all of the stated objectives. Surveys involving officials
from various financial institutions were conducted in both Ghana and England. A separate
form of survey was also conducted amongst proprietors of SEs in Ghana to help determine
the nature of the credit constraint. Subsequently, the study employed both the quantitative
and qualitative approaches to validate the initial quantitative findings. In this case, the
quantitative approach was used to validate the findings on the nature of the credit constraint
in Ghana whilst the qualitative approach was used to validate all the other findings. The
qualitative approach involved the conduct of semi-structured interviews amongst loans
managers and business managers. The quantitative and qualitative data collected were
analysed with the help of SPSS and Nvivo respectively. Further details on the methodology

are provided in chapter five.

1.5 Significance of the Study

Even though there are studies on SE financing in the developing countries and particularly
Ghana, such studies fall short of revealing the true nature of the problem of access to finance.
The significance of this study therefore lies in the fact that, firstly, it fills in this knowledge
gap and provides clear evidence for the design of more appropriate policies that will target
the right sections of the credit market to produce better effects regarding the reduction of the
severity of the credit constraint problem. It also provides evidence on the relative importance

of property registration in causing the credit constraint problem. The findings thus provide
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Policy makers with a guide on the set of actions that could generate greater impacts on credit
access. It would also allow policy makers to promote landed property registration based on
its ability to facilitate ownership verification and related transaction but not on the basis of
the wrong assumption that it guarantees access to credit. The benefit of this study to
academia is not only derived from the fact that it adds to the existing literature on property
registration and credit access but also provides direction for future research. Finally the

financial institutions could benefit from the recommendations of this study.

1.6 Research Scope

The aim was to conduct a comparative study between a developed and developing country
on the second and third objectives stated in section 1.3 above. For the sake of convenience,
Ghana and England were selected to represent the developing and developed countries
respectively. The author’s nationality as a Ghanaian and previous experience as an employee
in one of the Ghanaian financial intuitions influenced the choice of Ghana as his previous
contacts in industry were influential in recruiting respondents for all stages of the study.
Secondly, Ghana is one of the developing countries that started implementing land
registration programs since the pre-colonial era. However, several decades after the
introduction of such programs access to small business credit continues to be a problem
which makes it a fertile ground for this study. The selection of England was for the

convenience since the research was carried out in a university in England.

In Ghana there are ten administrative regions. Currently land title registration covers only
two of the ten administrative regions in Ghana (these are the Greater Accra and the Ashanti
regions). Even though other parts of the country are covered by deed registration,
Zevenbergen (2002) laments that its operations are over centralised in Accra (capital city of
Ghana) with only six deed registries in the whole country. Hence, the choice was between
only two regions - Greater Accra and Ashanti regions. The Ashanti region was eventually
selected by simple random sampling and the study was limited to the capital — Kumasi. The
choice of Kumasi was based on the author’s familiarity with the area. Kumasi is widely
regarded as the second largest commercial city (after Accra) in the country and also the
second most populated. In England the study was limited to the North West which consists
of five counties: Cumbria, Greater Manchester, Merseyside, Lancashire and Cheshire. The
final sample was taken from only three of these counties - Merseyside, Lancashire and
Cheshire. The study covered all the research questions raised in section 1.2 except the last
three. It is also worth stating that though this study is about access to credit, the focus is on
access to formal credit and not informal credit. Finally, credit extended to SEs for investment

was the other focus of the study and the interest was not on personal or large corporate credit.
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There is no universal definition for SEs. Different criteria (such as number of employees,
turnover, and value of fixed assets) have been used by researchers and this may vary across
countries. In the developing countries for instance, UNIDQO classifies businesses with 5-19
employees as SEs and below 5 employees as micro enterprises ~-MEs (Abor and Quartey,
2010). According to Abor and Quartey (2010) the Ghana Statistical Service classifies all
businesses with less than 10 employees as SEs; the Regional Project on Enterprise
Development Ghana manufacturing survey paper also classifies businesses with 5-29
employees as SEs whilst the National Board for Small Scale Industries — NBSSI, defines SEs
as businesses with nine or less employees as well as those with plant and machinery valuing
up to 10 million Ghana cedis. The number of employees appears to be the widely used
criteria in Ghana for defining SEs. Given that majority of the respondents in this survey were
traders (who typically do not employ large numbers of people) the definition by the Ghana

Statically Service was more suitable and was adopted in this study.

In the developed countries however, UNIDO defines SEs as businesses with up to 99
employees (Abor and Quartey, 2010). According to McQuaid (2003) the European
Commission defines them as businesses with employees ranging from 10-49 and businesses
with less than 10 employees as MEs whilst medium enterprises are defined as those with 50-
249 employees. In the UK, Urwin et al (2008) define SMEs as those generally having less
than 250 employees; and within this SME category, firms with 1 to 49 employees are
‘Small’, whilst ‘Micro’ enterprises are those that employ less than 10 employees. The
contrast is thus clear that what is considered a small enterprise in the UK based on the

criteria above will be a medium or large enterprise in Ghana.

1.7 Limitations of the Study

The findings from the study cannot be said to be totally representative of the practices in the
developed and developing countries. As noted earlier, the data was obtained from only three
counties in England and one administrative region in Ghana. Having said that, the general
principles of lending tend to be the same within any given bank irrespective of which branch
one submits a credit application and this may permit the results to be generalised within each
case study area. However generalisation outside the case study countries must be done with
caution since specific practices of funding institutions may differ across countries.
Furthermore, there were some data inadequacies when it came to conducting the factor
analysis. Given the number of variables involved a higher sample size was required. As a
result some of the initial variables (about four of them) were dropped in an effort to improve
on the sampling adequacy for the factor analysis. The consequence is that the eventual factor

analysis did not include all the important variables. However, given the level of secrecy
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amongst funding institutions and the fact that supply side studies of this nature are virtually
non-existent, any data obtained irrespective of how small it may be, should be considered

very valuable.

The results also show that most of the businesses in this study generate very small amounts
of cash per month. Using cash amounts generated per month as a proxy for the size of the
business, the business in this study could be classified as micro-enterprises. The focus should
not have been limited to these businesses only as relatively larger businesses do appear
significantly different on the issues of credit worthiness and access to credit. Furthermore,
other business owners (such as building contractors, transport and hotel service providers)
that are quiet visible in the Kumasi metropolis were not considered. These other lines of
business tend to be larger in terms of the income they generate and should have been given

some consideration.

1.8 Organisation of the Thesis

The thesis has been structured into eight chapters. Apart from the introduction in chapter one,
chapters two to four cover literature review on various topics. Chapter two focuses on the
economics of property rights. The concept of property registration, its significance and
limitations are discussed in chapter three. Chapter four presents the theoretical framework
for this study whilst the methodology is discussed in chapter five. The results of the
quantitative and qualitative data collected are presented and discussed in chapter six and
seven respectively. Finally, the summary, conclusion and recommendations for policy and
further research are outlined in chapter eight. Below is a schematic representation of the

whole thesis
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CHAPTER 2

ECONOMICS OF PROPERTY RIGHTS

The assertion that landed property has always remained an important productive resource
and great symbol of wealth in the history of mankind is common knowledge. As a result,
how much land one owns, the manner in which it is owned and the enforceability of
ownership rights are key factors that could influence productive investment, household
incomes and poverty reduction. It is therefore imperative to explore the systems of property
rights that exist to provide an understanding of the extent to which they may or may not be a
disincentive to investment. The next section therefore looks at the definition of property
rights; section 2.2 discusses land tenure security and its various dimensions; the economic
implications of property rights systems are examined in section 2.3 and the summary of the

chapter is provided in section 2.4,

2.1 Defining Property Rights

Property is often thought of as a thing; according to Anderson and Huggins (2009) it
involves more than just tangible things like real estate and includes intangibles like
intellectual property. A right on the other hand is an entitlement to perform or not to perform
certain actions (Leif, 2011) and as Abdulai (2010) aptly observes, it reflects a sense of duty,
coercion and also restitution whenever violations occur. Therefore, pulling the two together,
one could say that whilst property refers to a tangible or intangible thing, a right establishes
the relationship between people and things in terms of who has an entitlement to the ‘thing’.
The definition of property rights may not be entirely straight forward as one may expect.
Cole and Grossman (2002) lament the diverse and often inconsistent definitions of the
concept in economic literature and the fact that the concept appears to have contradictory
meanings when looked at from the economic and legal perspectives. The legal conception of
property rights as explained by the Hohfeldian theory of correlative property rights and

duties, is summarised by Cole and Grossman (2002, p. 318) as follows

...if one person holds a "right" to some-thing, at least one other person must have a
corresponding duty not to interfere with her possession and use, if she claims a
"right," but cannot point to a corresponding” duty" that is enforceable against at least
one other person, then what she possesses may not be a "right" at all but some lesser

entitlement such as a privilege, liberty, or mere use.
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...to claim that an industrial facility has a right to emit noxious substances into the
air would necessarily be to claim that others have an enforceable duty not to

interfere with their polluting activity.

From the perspective of this theory the term right has often been used very loosely in
economic literature to include lesser interests such as mere privileges, powers or immunity;
therefore to establish a true right, there is the need to identify another person with a
corresponding duty. Hence for every enforceable right, there must be a corresponding and
legally enforceable duty. The difference between rights on one hand and privileges or
liberties on the other hand is that having a liberty or privilege to something does not imply
that someone has the duty not to interfere since others may have the same privileges.
According to Cole and Grossman (2002) property rights economists try to distinguish
between economic rights and legal rights. For instance, as argued by one property rights
economist Barzel (1997), though a thief may not have legal rights to a property he
nonetheless has economic rights as evidenced in his ability to enjoy the stolen property,
prevent others from enjoying it, transfer it to others through sale or earn income from it
(which are all essential characteristics of property rights). Having the right to do something
is essentially different from being merely able to do it. Whilst these economists think of
property rights as arising from individual choices and claims, from the legal perspective,
property rights arise from legal and social recognition. In the words of Cole and Grossman
(2002, p. 325) “a claim only becomes a right when it is socially and legally recognised as
such”; and the mere use or control of something should not be seen as a right to it. The
economic and legal definitions are complementary to each other. This is because legal
recognition and enforcement gives rights a better economic value and without the ability to

use or control resources legal recognition may not be enough.

Therefore, Bromley (2005) defines property rights as a formal or informal institutional
arrangement that governs access to property and other resources as well as the claims on the
resources and their related benefits. Hence, the role of institutions (formal or informal)
cannot be ignored if a functional property right regime is to be established. Such institutions
will be needed for the purpose of setting the standards and enforcing them. When property
rights are properly assigned and enforced the rights holders have the consent of others that
permit them to act in certain ways in relation to the property. At the same time, other
individuals or members of the community are expected to prevent anybody from interfering
with the exercise of any one’s rights given that the manner in which such rights are exercised
is not prohibited (Demsetz, 1967). The above definitions draw a very close connection
between property rights and the legal system. In fact the legal system in part defines and
enforces property rights. Anderson and Huggins (2009, p. 2) sums up this argument by
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defining property rights as “the rules of the game that determine who gets to do what and
who must compensate whom if damages occur”. It has also been argued that property rights
may exist without the law as physical force and strong traditions could be used to control
ownership of resources (Foss, and Foss, 2005). Even though Barzel (1997) agrees with this
notion, he rightly points out that the value of property rights is largely enhanced when they
are sanctioned and enforced by the law. Property ownership is about a set of 12 different

rights that can be exercised over a property which according to Honore (1961) include these.
¢ The right to possess or exclude

The right to manage — ability to decide how the property should be used and by

whom.

The right to income —benefits of forgoing personal use in favour of other people.

e The right to capital — the ability to transfer, consume, waste, modify or destroy.
o The right to security — ability to enjoy protection against expropriation.

¢ The right to transmissibility — ability to bequeath.

o The right to divisibility — ability to divide in any way desirable.

e The right to prohibit harmful use — responsibility to use in a manner not detrimental

to others.
o The right to absence of terms or duration — indeterminate length of ownership rights.

o The right of Liability to execution — liability to have ones land taken away for the

repayment of a debt or to satisfy a lawful action.
o The right to residual character — the right to reversion of lapsed ownership and
¢ Usufruct rights — right to use and personal enjoyment without interference

Each individual right above describes a different aspect of property ownership. The general
explanation of property rights above can be applied to any property. Applying them to
landed property, one can talk of property rights to land, land tenure or land ownership.
Therefore, land tenure or ownership is nothing but property rights in relation to land. This
includes the principles and underlying guidelines for land holding, usage and transactions
(Mzumara, 2003). Whenever the term land tenure or ownership is used one thing should be

noted, that, the thing that is actually owned is the set of rights to the land not the land itself;
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consequently what is owned is a social recognition of the right to undertake certain actions
(Alchian and Demsetz, 1973) and of course a legal recognition as explained earlier to relate

to the land in a certain manner.

2.2 Property Ownership Security

The International Fund for Agricultural Development (IFAD) in its 2008 policy document
defines property right security as the enforceable claims on land where enforcement
emanates from national laws or local rules and where such local rules are supported by the
national laws - it refers to people’s recognized ability to control and manage land. In other
words security refers to the certainty that a person’s land rights will be recognized by law
and, especially, by members of the society and protected when there are disputes or
challenges to such rights (FAO, 2005; Abdulai, 2010). Security of land tenure therefore
involves two forms of validation or recognitions - state validation by legal recognition and
validation at the local level through recognition of one’s rights by one’s neighbours and
others based on a given set of values (Toulmin, 2008). These two forms of validation must
be both present to make property rights function most effectively. Without recognition at the
local level for instance, legal recognition alone may only succeed in making otherwise
legitimate rights illegal whilst local recognition alone may be weakened without the backing
of the national legal framework. In the absence of legal recognition many legitimate property
owners may be cut off from the formal economy. Integrating local values on property
ownership into the national legal framework will be the way to achieve both forms of

recognition.

Security has also been used to refer to a protected land ownership which cannot be
challenged or disputed (Petracco and Pender, 2009). Any set of actions geared towards
" protecting ones ownership rights could be said to be promoting security. Hence where
ownership is secure, related rights are protected against counter claims from other
individuals, institutions and even government. Once this kind of protection is attained then,
the possibility of losing one's rights should be non-existent. Security also appears to be more
about people’s perceptions or expectation about possible changes in their ownership status.
As Roth and Haase (1998) aptly observe security is a kind of perception held by individuals
regarding their ability to exercise their rights both now and in the future in a manner that is
devoid of interferences from others and at the same time allows them to benefit from any
investment made on the land. De Souza (1999) describes it as the perception regarding the
likelihood of eviction or expropriation. Individual views on the likelihood of losing their
land rights vary across persons, time and space; such perceptions are not static neither are the
factors that influence them. Perception is a subjective and qualitative variable; it is not like

temperature that can be measured by a thermometer. Different individuals with the same
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kind of land related characteristics are likely to exhibit different security sentiments.
However, how secure people feel their rights are, could arguably be observed indirectly as it

tends to be reflected in their actions and or inactions regarding investment.

Bloch (2003) however argues that security is objective and quantifiable. Those who believe
security can be measured often use various proxies of security such as the incidence of land
disputes and the possession of legal documentary evidence of ownership inter alia. The
possession of documentary evidence is strongly linked to the legal perspective of security as
articulated by Bruce (1998) and Roth and Haase (1998). The lawyers are more interested in
how to defend/argue cases in the law courts. A lot of the arguments are based on facts and
the ability to provide hard evidence to proof one’s case beyond all reasonable doubts. To
such a group of people, the attainment of security is synonymous to the ability of property
owners to provide proof of their rights in the form of accepted documents issued by the state
agencies and with the backing of the law. Based on this legal perspective of security, an
attempt has been made by Wannasai and Shrestha (2007) to classify security of land tenure
into three levels as follows: (a) secure; (b) temporary secure; and (c) insecure. By the above
classification rights are described as secure if the owner has a formal land certificate as proof
of ownership usually issued by the appropriate land sector agency in this case the department
of lands. This category or level of security appears to be the ultimate (security is 100%) as it
is argued that it gives the landowner an unrestricted right to sell, transfer and bequeath the
property. The second level of security (temporary secure) is described as inferior to the first
and is attained when the land owner has other documents inferior to the ones stated in (a)
above as proof of ownership and these are documents which only grant the right to use and
inherit. Finally, rights are classified as insecure where there are no documents that are

recognised as a proof of one’s ownership of a property.

By this classification it is only the possession of formally registered property titles that
qualifies one’s rights to be classified as secure. Clearly, the basis of this classification is
flawed as documentary proof of ownership should not be equated to security at all. This is
because despite holding a certificate of ownership, different people are likely to exhibit
differences in their perceptions of how secure their rights are. This is particularly true in
parts of the developing world such as Ghana, where people have lost their land rights despite
possessing documentary proof of ownership. Secondly, in places where land disputes exist or
once existed, the history of the dispute and how it was resolved in the past may in itself
trigger a sense of insecurity even though people may possess documentary proof of
ownership. Furthermore, security is about both legal and societal recognition hence even
where the possession of documentary evidence provides land owners with the legal

recognition, it is unable to provide the social recognition and as such cannot be equated to
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security. Documentation per se should not be pursued with the aim of making property
ownership secure but to provide evidence of secure ownership. Apart from the legal
perspective of security, Bruce (1998) and Roth and Haase (1998) also explain the economists
perspective as follows: Unlike the lawyers, economists have a much broader conception of
land tenure security. To the economists, security involves three things: (a) the legal aspect;
(b) duration of the tenure — depth of rights; and (c) the scope or breadth of rights. Duration is
about how long one can exercise one’s rights to a property to allow for the reaping of any
investments made - security is thus considered to be the degree of confidence with which
right holders expect to reap the fruits of their investments. Duration is important for investors
because it may take some time before their investments begin to generate enough returns to
at least cover initial cost and subsequently make reasonable profits. Therefore, from the
perspective of the economist, if property holders can exercise their rights for a considerable
period of time that will allow them to enjoy the fruits of their labour then the ownership
could be said to be secure. Thus any set of rights to property that can only be exercised over
a short duration which does not allow the benefits of investments to be reaped are regarded

insecure.

Though an individual may possess a legal documentary proof of right(s) to land, his/her
ownership may still be regarded insecure from the economist perspective if the duration of
the right(s) is short relative to the kind of investments the individual wants to undertake on
the land. Having said that, it should then be recognised that what is regarded as short or long
duration of tenure is dependent on the kind of investments the individual wishes to pursue.
This aspect of ownership security is often linked to the debate on the relationship between
security and investment; the kind of investment activity undertaken is seen to depend on the
duration of rights. The scope of land rights on the other hand, refers to the bundle or
combination of various individual rights that one possesses. Ownership is about the exercise
of a series of rights; one may only possess the right to use and or occupy a property but
cannot transfer or mortgage this land to another person or institution. If an individual does
not possess certain rights which are considered key to undertake certain economic decisions,
then his/her tenure is said to be insecure because he/she can only use the land in a limited
way. In terms of stimulating long term investments, the possession of certain strands of right
such as the right to bequeath is seen as very essential and as such, individuals who have only

use rights may nurture some sense of insecurity due to the restrictiveness in scope of their

land rights.

From earlier explanations of security, the economists perspectives on the duration or scope
of rights do not seem to matter in determining whether one’s rights are secure or not.

Irrespective of how short the tenure may be or the limited scope of the rights, all that matters
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is for people to be assured that whatever rights they possess will be protected and enforced in
the time period within which they are valid. In the words of Bruce (1998, p. 2 ) “...the tenure
itself may be short, for instance, a lease for one month, but if the leaseholders can be certain
that they will be able to keep the land for the one month, then the tenure is secure”. The
duration and scope of rights could influence investor attitudes but the fact that one has a
longer duration and broader scope of rights does not make such rights secure if they are not
]egélly and socially recognised. However once an individual’s rights are recognised both
legally and socially, he will choose the appropriate investment to match the scope and

duration of his rights.

Putting together both the legal and economist perspectives Place (2009) describes secure
property rights as a collection of rights in land along various dimensions including: type of
rights, breadth and duration of rights and the certainty with which these rights could be
exercised. It appears, however, that the emphasis on securing land rights has been skewed
towards the legal conception of security. Hence the legal definition of secure property rights
is what dominates the literature. A number of themes have emerged from the above
explanations of property rights security which include: legal and societal recognition;
protection and enforcement as well as perception of certainty regarding the above. Land
rights thus become insecure when: (a) they are not recognised by both the legal machinery
and local values; (b) they are not protected and enforced formally and informally and (c)
when there is a feeling of uncertainty regarding the recognition, protection and enforcement
of rights. Drawing from the arguments in the literature above, property ownership security in
this study will be used to refer to the perception of the likelihood that an individual’s right to
a property will be protected and enforced both legally and socially irrespective of the scope
and duration of such rights. The element of enforceability in property ownership security is
very important. Thus, where rights are unenforceable, land owners are faced with a clear
case of insecurity (Kvitashvili, 2004). The answer to securing property rights partly lies in

this adopted definition and partly in the causes of insecurity or disputes.

One of the key elements required to strengthen property ownership security is the formal and
informal recognition of an individual’s rights. Any set of policies that provide only formal
recognition whilst neglecting the informal recognition as argued earlier will fail to guarantee
security. In the absence of informal recognition (which is based on what the society
perceives as acceptable per their values) formal recognition alone is a recipe for greater
insecurity. The way forward could be to provide formal recognition to traditional property
rights systems by incorporating them into the law and any land formalisation programs
instead of trying to completely replace them. The second essential element of security

identified earlier is the element of enforceability of rights. Any given property rights system
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requires good level of enforcement of rights to make it effective (Anderson and Huggins,
2009). It goes without saying that the law or traditional values will be useless if they are not
well enforced. Commitment to consistent enforcement of rights will boost people’s
confidence — an important component of security. One cannot be absolutely certain that
disputes will not occur but when rights are well enforced then even during disputes such
rights will be protected. Establishing well-equipped institutions for resolving disputes could
go a long way to help enhance security. This gives individuals the assurance that they will
not lose their rights and even when they do lose such rights, they are assured of some
reasonable form of compensation. This is what gives investors the confidence to commit

resources to productive use in the medium to long term.

Land disputes (an indicator of insecurity) could emanate from issues related to property
boundary demarcations; for instance a study in Kenya by Yamano and Deininger (2005)
found that though there were conflicts relating to property inheritance and sales, about half
of the land conflicts were made up of conflicts over boundaries that occur mainly with
neighbours, If clear property boundaries cannot be established then how can the associated
rights be enforced? To make enforcement easier, property rights must be well defined and in
this case, proper demarcation of property boundaries is a requirement for enhancing security.
It is in this light that Abdulai and Domeher (2012a) advocate for the replacement of
traditional methods of boundary demarcation based on temporary features such as footpaths,
rivers, trees etc. with more permanent boundaries properly surveyed with accompanying
maps and plans. Alternatively, Abdulai (2010) advocates for title insurance as practiced in
the United States and Canada as a way of promoting security. However, title insurance
carries with it similar cost implications often blamed for the failure of related programs in
the developing world. Its impact may therefore be insignificant in the developing world for

lack of wide-spread patronage.

2.3 The Economic Implications of Property Right Systems

Property rights as already observed play or have a major role to play in the economic
development process of a country through its provision of the necessary incentives required
for productive investment. This is however, believed to vary depending on the property
rights system that exist in an area as some property rights regimes are considered to be a
disincentive to investments. The World Bank (1997) points out that sustainable development
as well as efficient and equitable use of resources depends very much on the manner in
which property rights are defined and distributed. As far as landed property is concerned,
Feder and Feeny (1991) identify four kinds of property rights regimes and these are as

follows: open access, communal property, state and private property right systems.
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2.3.1 Open access and communal property rights

Under an open access property rights regime, no rights are assigned to any parcel of land but
rather as the name suggest, it is open to all to use in any manner as and when required. No
individual or group of individuals can exclude another from using the property. Feder and
Feeny, (1991) argue that such a system is a disincentive for conservation, the consequence of
which is degradation. This argument appears to make economic sense. Economic literature
shows that people tend to pursue their self-interest in their use and allocation of resources to
maximise their economic benefits and are thus likely to care less about what happens to other
parties. In a system of open access benefits arising from resource use accrue only to the
individual but part of the cost or effects may be borne by other individuals and the
community as a whole. The presence of such negative externalities implies that the
individual does not pay for or face the full cost of their actions and is thus more likely to
engage in unsustainable practices or use of the resource. The outcome is usually
overexploitation of the resource, quick degradation, and poor resource conservation. This
kind of system may only exist in areas where land is in abundant supply (Feder and Feeny,
1991). Therefore, Platteau (1996) argues that with abundant availability of land the absence
of property rights does not pose any damaging consequences for resource use. This is
probably because abundance of the resource gives it a low economic value and hence no

‘rush’ to exploit it.

In a communal property rights system, rights are assigned to a whole group other than an
individual and according to Feder and Feeny (1991) where such a group is so large it
becomes similar to an open access system. No one individual within the assigned group has
the right of exclusion and the resource use is based on first-come first-serve basis; others can
only be excluded through prior and continuous use of the resource (Alchian and Demsetz,
1973). This implies that once the resource is abandoned or not in use anymore, the previous

user cannot prevent anybody within that community or group from using it.

Communal rights are also exposed to the same issue of negative externalities explained
under the open access system; but one can think of the problem to be less pronounced under
a communal system than in an open access system since rights are limited to certain group of
people only. One way to tackle this problem of externalities according to Alchian and
Demsetz (1973) is to allow a communal right to the benefits arising from individual resource
use. If other individuals will suffer the consequences of one person’s use of a common
resource, then it makes sense for such victims to also partake in the enjoyment of the
associated benefits generated. If no individual possesses the exclusive right to the benefits
derived from their resource use there will be no incentive for over-exploitation and this is

expected to effectively reduce the external cost of individual actions. As appealing as this
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argument may look, it is possible that such a move may also lead to under-utilisation of the
resource which in itself may not auger well for the economic wellbeing of the whole society
as it could lead to a situation whereby people are starving in a resource rich environment.
This is because the right to exclude other individuals from the benefit of one’s resource use
appears to provide a strong incentive for people to work harder and to be more productive.
The economic being is self-centred and the absence of exclusive rights may thus discourage
sufficient individual effort required to maximise economic returns from available resources.
Another important question to ask is how the benefits will be shared between those
generating the benefits and those who contributed nothing to the generation of these benefits.

The argument even appears very unsustainable the larger the community becomes.

As a way of tackling the externality problem in a communal rights system, Alchian and
Demsetz (1973) alternatively call for individual resource use to be strongly regulated by the
state or influenced by strong adherence to culture. In small communities the cost of
regulating land use tends to be minimal as the community members know themselves and
intruders are easily recognised and it is easier to restrict individual land use to reduce
potential negative externalities (Feder and Feeny, 1991). Though the community is able to
reduce the external cost by agreeing on common rules for resource use, Demsetz (1967)
notes that, in large communities the cost of negotiations, implementation and monitoring
could be very high making regulation extremely difficult if not impossible. Informal
regulation as a solution to the externalities problem is more applicable to very remote and
sparsely populated rural areas where land remains sufficiently abundant and where there is
still a strong adherence to traditions. Given the difficulties that may be associated with
regulating resource use, Coase (1960) proposes that instead of relying on state intervention
in tackling the externality problem, all parties should be allowed to engage in negotiations or
voluntary exchange of resource rights assuming that transactions cost is zero. Depending on
the cost and benefits balance between the parties, the victims may be prepared to pay others
to stop producing the externality or the producer may pay the victims to waive their right to
stop the production of the externality. There are however, important question to ask on
coase’s proposition. For instance, even if the victims are prepared to pay, is it fair to do so?
What about the vulnerable groups who cannot afford? Reliance on this kind of approach may
provide the powerful elites in society the license to undertake undesirable activities. Given
the problems associated with the open or communal right systems and the difficulty in

dealing with them the introduction of private property rights is seen as the best remedy.
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2.3.2 Private property rights system

A private property rights system unlike the communal and open access systems assigns the
exclusive rights to individuals. The individual is able at least in principle to prevent others
from using or benefiting from the property concerned. With private rights people try to
maximise the present value of their properties by taking into consideration the future stream
of returns and cost in their use of the property; by so doing, Demsetz (1967) believes that
private rights induce people to consider the social cost of their actions. Individualisation of
property rights to a large extent internalises the externalities associated with resource use
because unlike the communal system where individuals enjoyed the benefits of resource use
alone but pass on the cost to the rest of the society, when rights are privately assigned, the
owner bears both the cost and benefits associated with resource depletion. For instance
mismanagement of the resource will be most costly to the individual as that may affect
income levels now or in the future hence people are more likely to make judicious use of

such resources to minimise the cost.

Demsetz (1967) does concede however that some external cost may still exist even under
private property rights. This is because each individual only has control over his own parcel
and cannot interfere with the way another person exercises his private right. Therefore each
individual may act without considering how his actions may affect other rights owners.
Oestereich (2000) argues that private property rights do not always provide for resource
conservation and sustainability as thought; in fact the degradation of the Mediterranean
during the era of the Romans was the result of the activities of profit-seeking private mine,
forest and land owners. In further support of this point Oestereich states that, applying the
concept of unrestricted control over property to land tends to be insensitive towards the
environment and could subsequently destroy the available natural resources base. This
appears to contradict the general perception that externalities are internalised by assigning
property rights to private individuals. These externalities are however much smaller than that
in the open access and communal system. The private property rights and sustainable
resource use argument is usually made possibly with the assumption that all individuals are
‘rational’ and will allocate their resources in a way that will take into consideration the future.
However, in economic sense, a ‘rational’ individual could be seen as one who seeks to
maximise returns from resource use and such profit motives (especially in the short term)
may be inconsistent with conservation and sustainability. Individual rights undoubtedly will

make people more long term minded hence more sustainable in resource use.

Apart from its ability to at least minimise the externalities problem and enhance

sustainability in resource use, private property rights also work to lower resource transaction
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cost and makes such transactions both easier and faster. The extract below taken from the
work of Abdulai (2010) explains how this works:

If A, an owner of private land right, in the process of tilling a parcel of land to grow
rice observes B, another owner of private land right constructing a dam across a
stream on another parcel of land contiguous to his, he (4) might prefer the stream as
it is and will ask B to stop the construction of the dam. B might agree to stop the
construction of the dam on condition that A pays him. If A accepts and pays B, B will
stop. Another alternative is for A to buy off B completely. In either case, it will be a
simple negotiation between two parties and the transaction costs here will be low.
however, if A and B were owners of communal rights in land, B might stop the
construction of the dam if A pays him but since it is a communal property B cannot
guarantee that another engineer C will not take up the task; A and B have no right to
exclude C. This will involve a complex negotiation between A and invariably

everyone else and the transaction costs will be very high

2.3.3 Property ownership in Africa
Torhonen (2004) classifies property ownership in Africa into statutory and customary: a

statutory system exist where there are well written or documented rules which set the
guidelines for land ownership or define the exact relation between land and people; on the
other hand, customary tenure exist where these rules are based on custom and recognised by
the society even though they are not formally documented (informal). Based on this
explanation, property ownership in Africa could be described as predominantly customary.
For instance, about 80% of the land in Ghana is classified under customary tenure (Toulmin,
2008). In sub-Saharan Africa, customary landownership comprises lands vested in
communities or groups of people represented by their chiefs and families as well as
individual ownership; it is thus a dual system involving both communal and private
ownership (Abdulai, 2010). Having said that, it appears the former is more prominent than

the latter.

Landed property ownership in Africa has often been associated with certain characteristics
some which are worth mentioning. It is regarded as communal and as such, though the
individual may have the right to occupy and use land, the exclusive right and right to transfer
remains with the whole family or community (Payne, 2001; Torhonen, 2004). Platteau (1996)
as a result, describes the property ownership in Africa as a system in which individual rights
are still maturing. It may be rather too extreme to argue that the tenure systems in Africa do
not allow for individual ownership in that some amount of individual ownership exist

especially in the urban centres whilst the rural communities appear to remain mostly under
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communal ownership. Secondly, it is argued that in Africa land is regarded as a god and as
such cannot be traded. Payne (2001) observes that land is largely regarded as sacred with
man only playing the role of stewards to protect the interest of future generations. However,
there is empirical evidence of land sales growing bigger and bigger in Africa (Platteau, 1996)
and various forms of land transactions have existed in most parts of Africa for a long time
(Toulmin, 2008). Finally, the culmination of the above in addition to the fact that land
ownership in Africa is mostly not formally registered has led to the notion that customary
land ownership in Africa is insecure (De Soto, 2000 and MacGee, 2006). Quan (1997)
disagrees with this perception by noting that customary tenure generally provides secure
inheritable rights of occupation and use to individuals and groups alike. Furthermore, as
argued earlier insecurity of land ownership is a function of several factors other than the

absence of registered property titles.

Based on this argument that land ownership is communal and insecure, the customary
system in Africa is regarded as a disincentive for investment in especially agriculture and
thus responsible for the high incidence of poverty leading to the calls for individualisation of
land rights as a solution to the problem. The argument in favour of individualisation often
ends with reforms centred around various land registration programs in the developing world.
Instead of attempting to revolutionise the land ownership systems in the developing world by
replacing communal ownership with individual ownership through land registration, it
should be noted that from history, changes in land ownership systems tend to be gradual — an
evolution rather than a revolution. The various systems of property rights discussed above
are not static but evolve over time as society develops. Rising population pressure increases
the scarcity of land, raises land values as well as the benefits of clearly defining property
rights to land (Feder and Feeny, 1991). Different forms of Property rights emerge as a
response to the need to adjust to changing cost-benefit situations as the gains and benefits of
internalisation rise above the associated cost (Demsetz, 1967). Well defined and enforceable
property rights emerge whenever the associated benefits exceed the cost as land becomes

scarce.

Demsetz (1967) traces the emergence of private property rights among the Native Americans
to the development of the fur trade. It is said that the communal land rights before
commercialisation of the fur trade provided no incentive for any individual to try to conserve
the resource creating huge externalities leading to ‘over hunting’. As the commercial trade in
furs increased, the value of furs did increase and each individual stepped up his hunting
activities to try to maximise his return from his right to hunt. This increased pressure on the
resource (scarcity) leading to overexploitation and creating huge external cost. This is said to

be the point at which the property right system began to change towards private rights
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system which begun with the allotment of hunting territories to smaller groups such as’
families with each family having the exclusive right to its allotment. Similar experiences are
reported in Thailand during the rice export boom and in England during the period of rising

land values in the 12 century by (Feder and Feeny, 1991; Alchian and Demsetz, 1973).

In his evolutionary theory of land rights, Platteau (1996) explains that as land becomes
scarce, its value rises and in a communal rights regime, land rights become uncertain leading
to rising level of disputes and litigations which consequently lead to increased demand for
individual rights. Communal rights only become unstable creating mismanagement and
overexploitation as the population grows and resource demand begins to increase (Platteau,
1996) and this is the point where the state needs to intervene to facilitate the process of
change by introducing reform programs such as land registration. Note that registration on its
own is not what will convert communal ownership into private ownership. If this process is
forced then conferring private rights to property communally owned may spark off conflicts.
Platteau (1996) observes that this process of change is being experienced in Africa; the
growing population pressure on land and rising agricultural commercialisation with
introduction of cash crops such as cocoa, coffee, cotton and oil palm since colonial era have
worked together to change gradually the existing communal tenure towards individualisation
as the incidence of land sales has grown bigger and bigger. A systematic individualisation of
land rights has been taking place over the years in Burkina Faso, Guinea and other parts of
Africa (Toulmin and Longbottom, (2001).

2.4 Summary

This chapter has looked at the various issues on property rights with regards to land; apart
from defining the concept of property rights it has also looked at property rights security and
its various dimensions, the forms of property rights and their economic implications as well
as the nature of property ownership in Africa. The available literature has often classified
landownership in Africa as communal and insecure and as such a disincentive to investment
and development. The communal ownership of property creates externalities and increases
transactions cost. Studies show that land ownership systems evolve from usually an open
access system through communal ownership to private ownership regimes where exclusive
rights are vested in individuals. In Africa there are already signs of a gradual change in land
ownership towards individualisation. The several land disputes in the continent is an
indication of the rising demand for the resource and the need for more clearly defined
property rights system. The next chapter will look at the concept of property registration and

how it is linked to security and economic development.
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CHAPTER 3

PROPERTY REGISTRATION

Land registration has assumed popularity globally and especially in the developing countries.
This is evident by the enthusiasm with which donor agencies such as the World Bank have
promoted the concept which has subsequently led to the roll out of several land registration
related programs around the developing world. It is considered as a critical precondition for
investment and modern economic development particularly in Africa. This chapter therefore
explores the concept of land registration, its economic importance and limitations. The
chapter is structured as follows. The next section explores the concept of land registration —
the meaning, principles and approaches to implementation. Section 3.2 looks at the systems
of land registration. Since this is a comparative study of Ghana and England, the subsequent
sections provide a brief history of land registration in England and Ghana, followed by the
link between registration and security, the economic significance of land registration and its

limitations respectively. The final section devoted to the summary of the chapter.

3.1 The Concept of Property Registration

The terms land registration and land titling are often used in the literature interchangeably. In
the words Atwood (1990, p. 659) “Land titling or registration... refers to legally sanctioning
primary land claims which are already recognized informally by the local community
(although they may have been previously ignored or denied in formal law). It involves:
taking these claims out of the realm of informal lineage or community land ownership and
making them fully legal, formal and individual; measuring precisely the boundaries of each
claim and recording claims in a formal, state-administered land records system...” MacGee
(2006) also uses the term land titling to encompass all processes needed to legally recognise,
protect and record trades of property as well as the legal and administrative processes
required to support their efficient operations. There is however the need to point out that the
use of the term land titling to mean land registration in the literature is inappropriate in that,
the two do not mean the same thing. The word title means ownership or a right to something
(Abdulai and Domeher, 2012b) whilst registration is about recording property ownership

into a public database.

Land registration is described as a public system of records on legal land rights (Hanstad,
1998) or a process of recording legally valid land rights (Griffith-Charles, 2004). According
to Hogg (1920) land registration is a system of recording ownership of interest in land and or

land transaction from time to time in a public register. It has also been described as the
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unambiguous recording of the physical boundaries of land and ownership rights to land in a
public register as well as establishing and maintaining each individual interest to land
(Fiadzigbey, 2000). All the definitions of land registration appear to point to the same things
appropriately summarised by Domeher and Abdulai (2012a) as the process of recording all
land ownership data into a national or central database that can easily be accessed by the
general public, as well as the continuous update of such data to render the database a mirror
image of the actual land ownership. The registration process thus captures the particulars of
land owners and the land they own. For land registration to yield positive outcomes it should
be seen as a means to providing formal legal recognition to existing land rights that are
already recognised socially or informally in other words land registration should be
considered a process of recording land rights already recognised informally to integrate such

rights into the formal legal system.

Under any system of land registration, registered rights are given priority over unregistered
rights (Simpson, 1976). However, in instances where several registered rights to a land exist
or where a land is involved in a case of double transfer, priority may be established based on
the principles race and notice; in the race principle, the winner of the race to the registry as
evidenced by the order in which the instruments appear on the register is given priority over
everyone else, however, under the notice principle more attention appear to be directed
towards the provision of notice of an interest in a parcel (Zevenbergen, 2002). What this
means is that for instance, if Mr A registers his interest in a land first before Mr B, under the
race principle, Mr A has the prior claims over B. However, under the notice principle if the
fact of A’s registration is not regarded to have provided sufficient notice, then B may have
the prior claim if his registration is considered sufficient notice to the public even though he
registered his interest at a much later date than Mr A. The notice principle thus emphasises
on providing sufficient public notice of various interests in land rather than merely recording
them. The first to provide sufficient notice of a particular interest obtains the priority over all

others.

There are different approaches to implementing land registration programs. The approach to
implementation may be compulsory or voluntary (Larson, 1991). Compulsory means people
have no choice but to register their properties whilst a voluntary approach gives people the
choice to register their properties or not. Compulsory registration is triggered only when
certain events (such as transfer of land) occur. In England for instance, a buyer’s rights to a
land according to the Land Registration Act (LRA) 2002 are not recognised legally if the
transfer is not registered whilst in Ireland, the transaction cannot even take place if the land
is not already registered by the seller. Alternatively, Zevenbergen (2002) classifies the

implementation approaches into two - systematic and sporadic approaches. Janczyk (1979)
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explains the difference between the systematic and sporadic approaches as follows. In the
sporadic registration, usually, there is first an official declaration of an area as a registration
area. Once this is done, the public is expected to formally apply for registration of their lands.
Each land that is to be registered is surveyed individually. Apart from this initial action, the
State really does not do much. The assumption here is that the public understands the value
of registration and will patronise it; however, this does not happen often in reality especially
where people are reasonably happy with any previous systems (Larson, 1991). The sporadic
registration method thus appears similar to the voluntary registration. There are no index
maps in the sporadic registration and this could lead to a situation where various parcels of
land overlap as they are surveyed individually (Zevenbergen, 2002). Under systematic
registration, Janczyk (1979) observes that once an area is declared a registration zone, the
declaration is followed by preparation of a cadastral map of the whole registration zone.
Owners of land must indicate their land boundaries in this process as well as indicate the
exact rights they wish to claim with the relevant supporting written evidence or oral
evidence backed by sworn statements. In the systematic system, registration starts only in
one part of the country and gradually extends to other parts as previously declared

registration zones get covered.

Larson (1991) explains that in a compulsory systematic registration system, individual land
owners are not required to submit applications for their land to be registered; the State
simply registers all lands though the owners may be asked to pay the necessary fees. This is
said to be prevalent in areas where land reforms are aimed at transferring public lands to
private individuals or vice versa. This system involves a smaller per unit cost of registration
and the huge initial cost is mostly born by the State (Larson, 1991). Each approach has its
own challenges. A combination of these may be more helpful and effective than any of them
taken in isolation. For instance, both systematic and sporadic approaches could be adopted,;
implementation of systematic registration could start from high economic potential zones
while sporadic registration is maintained at low to average economic potential areas
(Zevenbergen, 2002). Prioritisation of the registration process will depend on the expected
outcomes; if the aim is to help reduce litigations then priority should be given to areas with

high incidence of land disputes (Larson, 1991).
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3.2 Systems of Property Registration
Basically there are two forms of land registration — deed and title registration systems. A

distinction between these two systems can be found the explanations that follow.

3.2.1 Deed registration

Under the deed registration system, one is said to attain legally recognized rights to land
upon the conclusion of a transaction agreement or contract (Deininger, 2003). The
registration of a deed does not affect its legal status but merely stores it (Torhonen, 2004). It
is further observed that in deed registration, transactions may be offered for registration
without any enquiry regarding its contents and effect, and the fact of registration carries with
it no implication of title prior to registration (Larson, 1991). Deed registration thus merely
records instruments or land transactions as they occur without specific reference to the land
they affect; the deed itself is a legal document of the transaction as such its registration is

only to provide notice to the public.

Asiama (2000) reiterated this by observing that the deed registration system does not permit
sufficient effective investigation of title before registration. It is hence possible for
transactions to be recorded even though none of the parties involved is the rightful owner of
the land involved in the transaction. In other words, registration of a deed does not guarantee
that the registered owner is the rightful owner of the property involved. This is probably the
reason why the deed registration system according to Larson (1991) most often does not
provide any guarantees apart from providing evidence in times of double transfers. The
drawbacks of this system of registration need no mentioning. Having said that, the process
involved in deed registration is relatively easy and fast (Zevenbergen, 2002) and a good deed
registration system could be more useful than an improperly organised title registration
system (McLaughlin and Williamson, 1985). Very often, the deed registration system forms
the basis for the introduction of title registration; hence a pre-existing deed registration

system could facilitate the title registration process.

3.2.2 Title registration
Unlike deed registration, however, in title registration, it is the recording of land rights into

the register that makes such rights legally valid and qualifies the proprictors for state
compensation where it is available (Deininger, 2003). According to Hogg (1920), title

registration has the following four basic features:

o The land is initially recorded in the register as a unit of property;
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e Transactions are registered with reference to the land itself and not merely
as instruments executed by the owner; it is the title to the land and not

merely the instrument between the parties that is registered;
¢ Registration of transactions is essential for their legal validity and

¢ Registration acts to some degree as a warranty of title provided by the State

to the person registered as owner.

Though Hogg (1920) argues that the state warranty of title in the title registration system is
the single most important feature that distinguishes it from the deed system, Zevenbergen
(2002) explains that the title registration systems in countries like Germany, Sweden and
Denmark involve no title warranties as protection for registrants is only derived from ‘public
faith’. The provision of State guarantee is said not to be relevant in all instances.
Zevenbergen (2002) argues that in order to maintain public confidence such guarantees
become necessary in a system where things are always likely to go wrong. Presumably, if the
registration system is well structured and proper mechanisms put in place to minimise the
occurrence of errors and fraud, then there will be no need for providing title warranties.
Abdulai and Domeher (2011) hence point out that the other critical difference between the
two systems stems from the source of legal validity; whilst the fact of registration is the
source of legal validity in the title registration system, in the deed system legal validity is

derived from the contract between the land grantor and grantee but not from registration.

As a result of the above the title registration system is sometimes considered superior to deed
registration. Zevenbergen (2002) however debunks that notion by arguing that title
registration will not be effective if introduced in an area without any meaningful pre-existing
form of registration such as a deed registration system. This gives the impression that title
registration only builds upon or modifies existing systems. Therefore title registration may
be more effective where they are introduced to streamline existing deed registration. In light
of this, Simpson (1976) argues that title registration is usually introduced to solve the
problems experienced in a deed registration system in order to simplify and secure land
transfer as well as eliminate repetitions and inefficiencies. The title registration system has
its own down sides. Apart from being more complex, Zevenbergen (2000) argues that it is
expensive especially where up-to-date cadastral surveys are not available and also may

involve a lot of delays due to the nature of the verification process involved.

The title registration system is often based on certain principles — the mirror, curtain and

guarantee or insurance principles. The lands register acts literally as a mirror reflecting
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accurately, the reality regarding ownership of land; anybody looking through the register
should easily obtain information regarding the identity of the land owner, nature of the
ownership and any limitations on such ownership (Lawrance, 1980; Zevenbergen, 2002).
The mirror principle must therefore rely heavily on the ability of the authorities concerned to
continuously update the register and where this works properly, it could be expected to
increase public confidence in the register by making it more reliable. The curtain principle
according to Henssen (1995) takes away the need to go beyond the register in search for
historical information on land ownership to a parcel of land. The register at least in theory
provides the public with a snap shot of land ownership data and once this data is guaranteed
to be accurate there will be no need to try to trace the historical roots of title to any land.
Under the guarantee principle, any registered land right is guaranteed by the state to be
accurate (McLaughlin and Williamson, 1985; Zevenbergen, 2002). The payment of
compensation to registered proprietors for losses arising from the operation of the register
appears to be a key feature of this principle. It is therefore imperative to take steps to
minimise errors and related loses in order to minimise the cost of compensation in the

registration process.

Conclusiveness of the title register

Once a land is registered under title registration system, it provides the registered owner with
a prima facie or conclusive evidence of ownership. The register is supreme and the rights so
registered indefeasible; registration provides protection for an individual’s rights against all
other claims by ‘the rest of the world’ (Larson, 1991). It must be stated here however, that
the register drives its strength from the warranty provided by the State. The State basically
guarantees the accuracy of the data in the register and is committed to pay out compensation
to any one losing his registered right for one reason or the other as may be specified by the
law. However as previously argued there is no such provision under the title registration in
some countries. In reality, there are limitations on the extent to which the register can be
described as indefeasible. One of such limitations is the possibility of losing one’s registered
land rights through adverse possession. In Ghana, the Limitation Decree of 1972 (NRCD 54),
permits the dispossession of a person’s land (whether it is registered or not) if a squatter
occupies it for a minimum of 12 years and the owner fails to assert his ownership within that
period. In England a person in adverse possession of a registered land for a minimum period
of 10 years can apply to be registered as the new owner whilst adverse possession of
unregistered property requires a minimum of 12 years to qualify the occupier to be registered
as legal owner (Harpum and Bignell, 2002). This provision is thus a disadvantage to
registered property owners as they have fewer number of years within which a squatter can

take over legal ownership of their properties.
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It may be impossible to record every single interest in land into the register. Some
unregistered interests are not invalidated by the fact of non-registration and may remain
enforceable; these are referred to as overriding interests and in Ghana include things like: the
rights of compulsory acquisition, rights of way, customary rights that existed at the time of
registration, rights acquired under the Limitations Decree (LTRL, 1986). In Ghana, the State
Lands Act 1962 and the 1992 Constitution empowers the State to compulsorily acquire the
absolute interest in any private land for purposes that are deemed to be in the interest of the
wider society while making provision for the payment of appropriate compensation. The
extent to which the register is indefeasible is thus subject to the extent to which the state
honours its obligation to compensate land owners. However, there are several cases of

unpaid compensation in Ghana (Abdulai et al., 2007; Toulmin and longbottom, 2001).

Mistakes made in the registration process and fraud or forgery could also make the register
inconclusive. If the ‘owner’ of a property is considered to have been registered by mistake,
or through fraud or forgery, the register may be subject to rectification in favour of the ‘real
owner’ (Coveney, 2003). In that case the register would have failed to protect the original
registered owner. Where rectification is not thought to be the best option, the registered
owner may be liable to pay compensation to the ‘real owner’ by paying for the value of the
land (Coveney, 2003). The exception is that if the registered owner (who acquired the title
through fraud or a mistake) goes on to sell this land to another person, the register may be
conclusive for the purchaser who could plead bona fide purchaser for value without notice;
but the ‘real owner’ may then qualify for compensation (Clarke, 2002; Coveney, 2003;
Larson, 1991). This implies that the purchaser’s rights are protected provided they can plead
bona fide purchaser for value without notice. However, if the registered owner transfers the
land to another person without valuable consideration, the rights of all such transferees
without valuable consideration cannot be said to be indefeasible. Title registration is thus
said to be essentially a purchasers’ system with the aim of facilitating land transfer through
the elimination of the risk of financial loss to purchasers (Clarke, 2002). Any efforts at
minimising the extent of error, fraud or forgery in the registration process will be essential in
enhancing its indefeasibility and this may require adequately trained personnel equipped
with the right tools to operate. In addition, governments’ commitment to enforce the law as
well as pay compensation where it is due will both be crucial; since one cannot always guard
against the above events from occurring one way forward will be to honour the promise of
compensation as defined in the law. This will stimulate confidence in the system, make the

register truly conclusive and provide the kind of protection required to guarantee security of
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land rights. That said, the limited budgets of the developing countries could make this a

heinous task to achieve.

3.3 Landed Property Registration in England

Various authors have given a systematic account of the history of land registration in
England and their accounts have been summarised below. The earliest record of land
ownership was introduced in England by the Romans in 397 which culminated into the
doomsday book of 1086 - a comprehensive compilation of land ownership information
(Mayer and Pemberton, 2000). To a large extent land registration in England has always
been an attempt to improve on the conveyancing system but before 1535, land transfers took
place in the presence of public witnesses (Mayer and Pemberton, 2000). The essence of
public conveyancing was probably due to the need to give such transactions the societal
recognition required to enhance security of land rights and eliminate potential fraudulent
deals. However, the inconveniences involved in carrying out transactions in the public are
obvious as it denies the parties involved the benefits of confidentiality. In 1535 an Act was
passed to permit private land transfer. Private conveyancing thus replaced public
conveyancing after 1535; but to avoid secret conveyancing the Statute of Enrolment passed
in 1535 made it compulsory for all deeds to be enrolled with the keeper of rolls or one of the
courts —this was a prelude the land registration acts that followed (Mayer and Pemberton,

2000).

Private conveyancing was not without its own problems. For instance to carry out a given
transaction, the purchaser by necessity had to research into the history of title to that land for
the previous 30 years making conveyancing complex for the ordinary individual who relied
heavily on lawyers (at an extra cost) in the transfer of land rights (Larson, 1991). It was in an
attempt to make land transfers simpler that various initiatives were taken to improve land
registration. The deed registration system preceded title registration in England (Hanstad,
1998), the first deed registries were established in Bedford, Middlesex and Yorkshire in 1663,
1708 and 1703 respectively (Mayer and Pemberton, 2000). The deed registers according to
Zevenbergen (2002) were closed to the public (did not permit inspection by the public) for
the purpose of protecting the privacy of parties involved, the only exception was where the
consent of the owner was given; this inevitably defeated the very purpose of registration but

this closed register principle continued even under title registration until 1990.

A system of land registration based on the ship registration system (title registration) which
was introduced in 1858 in Southern Australia by Sir Robert Torrens was subsequently

replicated in England through the enactment of the Land Registry Act 1862 followed by the
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enactment of the Land Transfer Act in 1875 (Hanstad, 1998; Larson, 1991). Registration at
this time was still voluntary. It was not until the passage of the Land Transfer Act of 1897
that compulsory registration was introduced; this was however a selective compulsory
registration system as it was only introduced in an area upon the request of the County
Council (Larson, 1991). The Lands Registration Act (LRA) of 1925, however, designated
some areas as compulsory registration areas and this was slowly extended to other areas until
1990 when compulsory registration was extended to cover the whole of England (Larson,
1991). Presently all lands that have not yet gone through the initial registration process may
be registered by their owners voluntarily; however, compulsory registration is triggered by
the occurrence of seven events amongst which are the sale or purchase of an unregistered
land. The 1925 Act was criticised for the obscurity and confusion of its principles and was
said to be difficult to understand even for professionals; these according to Harpum and
Bignell (2002) were among some of the arguments that led to various amendments
culminating into the Land Registration Act (LRA) 2002. Before 2002, however, the 1925
law was amended severally by the Land Registration Acts of 1936, 1986, 1988 and 1997
(Harpum and Bignell, 2002). The LRA 2002 replaced all existing laws on land registration
and introduced electronic conveyancing; its aim is to simplify and modernise land
registration laws, make the register a more accurate reflection of land ownership and speed
up the rate of registration (Harpum and Bignell, 2002). Currently an average of about 75% of
land in England and Wales is registered; there are however variations from one county to the

other from as high as 98.14% in Brighton and Hove to a lowest of 46.33% in Torbay (HM
Land Registry, 2012).

3.4 Landed Property Registration in Ghana

Records show that facilities for deed registration have always been in existence during the
18™ century. Land registration in Ghana was first introduced by the British and as such is
very similar to the system that exists in England. This began by the passing of the Land
Registration Ordinance of 1883 which first introduced a deed registration system in Ghana -
this was later repealed by the Land Registry Ordinance of 1895 to further strengthen the deed
registration system (Sittie, 2006). The Land Registry Act (Act 122) was enacted in 1962 and
According to Sittie (2006), Act 122 was only to serve the purpose of providing evidence of
which instruments were registered and did not provide or confer title on the registrants; it
attempted to solve the problem of multiple sales by giving priority to registered instruments
according to when they were registered. Deed registration in Ghana, was beset with such
problems as the lack of land plans and maps for accurate identification which led to multiple
registrations for the same land (Sittie, 2006). As part of the attempts to enhance land

transfers under the deed registration the system, the Conveyancing Decree of 1973 was
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passed; it required amongst other things that all customary transaction be written since
almost all such transaction were not documented but this was never implemented and was
subsequently repealed (Blocher, 2006). Under the current conveyancing decree, customary
transactions do not need to be documented for legal validity. Indeed the constitution does

recognise customary ownership as evidenced by current occupation and use.

Land title registration was introduced by the enactment of the Title Registration Law
(PNDCL 152) in 1986; this law required that cadastral maps be produced to reduce fraud and
conflicts. The main purpose of this law was to facilitate proof of title and make land
transactions simple, safe and inexpensive (Karikari, 2000). PNDCL 152 introduced
systematic title registration which currently covers only two regions (Greater Accra and
Ashanti) out of the ten regions in the country. Currently 20 districts in the greater Accra
Region and one in the Ashanti region (Kumasi) are declared as compulsory registration
districts (Larbi et al., 2010). In the other eight regions where title registration has not yet

been introduced, deed registration remains the system of land registration in operation.

There are about seven different steps involved in title registration in Ghana and according to
Sittie (2006) these include: (a) formally submitting an application to the title registry
together with fees and required documents; (b) the Registry issues a receipt to the applicant
as well as a letter to be submitted to the Survey Department to request site plans to be
prepared; (c) thirdly, applicant picks up the completed plans upon paying required fees and
submits the plan to the Title Registry; (d) the title registry again issues the applicant with a
photocopy of the plan and a search report form which has to be submitted to the Lands
Commission; (e) if the search reports indicates no objection to the applicants claim, the Title
Registry publishes the application in the newspapers; (f) if no objections are raised after two
weeks the registry proceeds with the registration and finally (g) the title certificate is issued
and the particulars recorded on sectional plans. As part of the process, the applicant is also

required to provide a tax clearance certificate.

The challenges in this process are glaring; the problem is just not the number of steps
involved but also, the inconvenience of shuffling from one agency to the other as well as the
cost implications. The documentary requirement such as the need to provide a tax clearance
certificate in itself could be a big disincentive for people to patronise the system. On the
other hand, the deed registration process is quiet short. All that is required is for the land
owner to present the deed to the deed registry; upon payment of the required fee the deed is
registered by placing an official stamp at the back page. Therefore, the absence of the stamp

on any deed is an indication that it is not registered. Though title registration was introduced
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to solve the problems of deed registration in Ghana, the system is still be beset with several
problems not very different from those experienced under the deed registration; for instance,
registration is still undertaken without the help of planning schemes and layouts or area maps
- the results have been the registration of open spaces, public access areas and public lands to
individuals (Fiadzigbey, 2000). Another problem is the unnecessary bureaucracy one has to
go through to get land registered. According to Zevenbergen (2002) several organisations are
still involved in the registration process with a very poor level of cooperation amongst them,

and operations are said to be over-centralised in Accra.

Blocher (2006) reports that about 50% of registered land owners spent up to 10 years to get
their lands registered at a cost that most Ghanaians cannot afford. It is therefore not
surprising that as at 2001 (15 years after the enactment of the title registration law), less than
5% of the country was registered (Blocher, 2006). From the time this law was enacted up to
the year 2000, a little less than half of the total applications received have been processed
and its impact has been described as negligible (Toulmin, 2006). Only six deed registry
offices and four title registry offices were established in the country by 2002; in addition,
only one title registry actually issued certificates as at that time), some of these registries
lacked registrars and, the official process involved is too lengthy and expensive
(Zevenbergen, 2002). In 1997, attention was directed towards improving land registration
with specific emphasis on the introduction of aerial photographs and computerisation of title
plans, which was followed in 1998 by a study commissioned by the government on how to
improve the land registration system within the short, medium and long terms (Zevenbergen,
2002). This study recommended the elimination of the requirement for tax clearance for

registration as well as clearly defining and recording boundaries among others (Kuntu-

Mensah, 2006).

The current estimate of the proportion of the country registered stands at only 8% (World
Bank, 2010). The introduction of the Ghana Land Administration Project (LAP) since 2004
has brought about some reported improvements to land registration in Ghana. The deed
registration has now been decentralised to all the regional capitals and is said to have brought
the registration of deeds closer to the people, resulting in a reduction in the time it takes to
register a deed from 36 months to two months; since 2006 the time it takes to register deeds
of sale with the Lands Commission has been reduced from 135 days to 34 days (World Bank,
2010). Registration of titles in declared registration districts has been reduced to about 6
months from 36 months as at 2011; as at this same time the number of land litigation is said
to have reduced by 70% and customary boundary demarcation in most pilot areas have been

completed (World Bank, 2010). The lands Commission Act passed in 2008 paved the way
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for the merging of four land sector agencies into one body (the Lands Commission); other .
successes include the completion of the first phase of the Geodetic Reference Network
(GRN) covering the golden triangle of Accra, Kumasi and also the first phase of the Land
Information System (LIS), development and piloting of the three tier land use planning
models in six (6) pilot districts (World Bank, 2011). The implementation of the LAP thus
appears to have provided solutions to some of the teething problems that beset land
registration in Ghana. Though a lot remains to be done, the future looks bright with

continues commitment from all stakeholders.

3.5 Landed Property Registration and Security

Property registration is most often wrongly perceived as the panacea to the problem of
insecure property rights in the developing countries. The legal perspective of property rights
and security (discussed in chapter 2) appears to be the driving force behind the advocacy for
mass land registration programs especially in developing countries. According to Griffith-
Charles (2004) this has already led to huge expenditures on providing landholders with
ownership certificates which serve as proof of ownership in the law courts. Even though
secure property rights as previously explained involves both formal and informal recognition
and enforcement of property rights, programs designed to create secure rights based on the
legal perspective especially in developing countries do appear to ignore the informal
recognition aspect. Indeed, land registration programs often are introduced to replace
indigenous systems instead of integrating the two into a more formidable security enhancing

tool.

The provision of documentary proof of ownership through registration does not solve the
problem of land disputes especially in the continent of Africa. As noted by Payne et al (2009)
in several areas including India, Mexico, Peru, South Africa, Tanzania, Senegal and Egypt,
de facto security already existed before the introduction of land registration programs;
indeed in Afghanistan and India for instance, it is reported that registration actually led to a
reduction in tenure security. It is probably in this regard that Atwood (1990) argues that land
registration could actually reduce security and lead to more conflicts. In fact, Abdulai (2010)
obser{ves that out of the 12, 380 cases of land disputes filed at the law courts of Ghana within
the 8 year period from 1999 to 2006, 17% of such lands were registered; out of this number,
about 195 of such cases were resolved in court but 53% of these cases were decided against
the registered owners. Elsewhere in Honduras and the Philippines the World Bank (2005b)
further estimates that about 10% and 15% of registered lands respectively remain under

ownership disputes.
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Also, in Kenya where extensive land registration programs have been embarked on for quite
some time now, a new legislation was passed which referred land disputes first to elders of
the community and the law now recognises certificates only as one piece of evidence of
ownership (Migot-Adholla et al., 1991). What this means is that the possession of a land title
certificate alone does not protect the holder from disputes and the holder could actually lose
his or her rights. The failure of land registration programs geared towards enhancing security
of tenure to a very large extent is a reflection of how narrowly security has been
conceptualised in the design of such programs. Indeed any program designed to enhance
property rights security that focuses on formal legal recognitions alone to the neglect of
societal recognition based on the values of the people will only succeed in creating more
disputes and making such right more insecure. There is thus the need to expand the scope to
bring other aspects of security of tenure to the fore. Abdulai and Domeher (2012b) observe
that the argument which portrays land registration as if it guarantees ownership security is
often based on a number of things such as: the state provision of title warranty under the title
registration system; the publicity function of the lands register and the provision of legal
recognition of land ownership. However, an understanding of what constitutes real security
as discussed in the previous chapter clearly shows the flaws in such arguments. Under the
title registration system already discussed, the state guarantees the accuracy of land
ownership information stored in the register and promises to compensate registered land
owners if they incur any loses relating to their ownership rights; this provides certainty to
land owners. However, this argument is limited only to the title registration and cannot be
extended to the deed system. Furthermore, as mentioned before, in some countries such
warranties of title are non-existent and in other jurisdictions though the warranties exist on

paper in practice several cases of unpaid compensation exist.

Land registration is also one way of formalising customary ownership and through that
process provides legal recognition to land ownership. Since formal legal recognition and
enforcement of land rights is a key component of security, land registration is capable of
contributing to the enhancement of land ownership security; that said, registration alone does
not cater for societal recognition which is also an essential aspect of security. Using
Zimbabwe as an example Toulmin (2008) observes that paper title is not sufficient condition
for land tenure security. Instead of increasing the level of ownership security Atwood (1990)
argues that land registration could actually reduce security and lead to more conflicts in
instances where overlapping customary and residual right of women, uneducated, nomadic
and other marginalised groups are not recognised and recorded in the process. As a result, it
must be pointed out that registration of property per se is not what makes land rights secure.

Hence efforts should be appropriately directed towards securing ownership before pursuing
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registration and not the other way round. The parameters of property ownership security

have been discussed in chapter two.

3.6 The Economics of Property Registration

Land registration is being promoted in the developing world as a tool for providing tenure
security for land owners, lenders and traders; securing investments; unifying land markets;
improving access to formal credit; reducing poverty and promoting economic development
(Payne et al., 2009; UNECE, 2005). The earliest attempts at establishing land records in
Europe were fuelled by the need to use such data to tax land owners (Hanstad, 1998). Its
significance has since been highly linked to economic growth and poverty reduction as

explained by Feder et al. (1988) and Brasselle et al. (2001) in the paragraphs below.

The economic impact of registration is derived from the assurance effect — certainty that
landowners will be able to reap the fruits of their investment and the collateralisation effect —
the ability of land owners to use their lands as collateral for credit (Brasselle et al., 2001; de
Soto, 2000). Both the assurance and collateralisation effects and their ultimate impact on
economic growth and poverty reduction are dependent on the argument that land registration
guarantees security. By enhancing security, land registration triggers the assurance effect,
provides the incentive to invest and increases investment demand. From Figure 2 below, it
can be seen that as investment demand increases, the demand for other complementary
variable inputs such as labour, equipment, fertilizers and improved seeds also increase. The
higher demand eventually leads to greater use of inputs, more investment and greater output
levels. The end product is higher land values, higher income levels and growth. For instance,
Brown et al (2006) observe that land values could appreciate by about 25% or higher upon
registration. Durand-Lasserve and Payne (2006) also estimate that the market value of land
appreciates by at least 20 to 60% upon registration. The introduction of land registration in
Holland in 1529 resulted in higher land values and made arrangement of mortgages quicker
(Mayer and Pemberton, 2000). Such appreciation in land values makes theoretical sense. If
registration enhances security, then people should be willing to pay a premium for the

enhanced security.

Given two properties (A and B) with the same characteristics, people are expected generally
to be willing to offer a higher price for the property that has ownership rights security. An
implicit assumption from the assurance effect explained above is that the land owners
already have the funds to invest but this may not always be the case and in reality the desired
effects may not be realised. Byamugisha (1999) however, argues that land registration

reduces information asymmetry and uncertainty regarding property ownership and as a
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result, lowers transaction cost and speeds up land transaction. This is said to facilitate land
market operations which permits land to be transferred from less efficient to more efficient
users. Therefore even where land owners do not have their own funds to invest, the vibrant
land markets should ensure that such lands are transferred to others who are not only willing

but also financially capable to invest.

Figure 2: Security of land ownership and farm productivity: A conceptual framework. Source: Feder et al.
(1988).

Alternatively, land owners who do not have funds to invest could obtain credit to undertake
desired investment activities through the collateralisation effect of land registration. Land
registration through its security enhancing ability, is said to improve on the collateral
properties of land - making it a better, more secure and acceptable form of collateral that can
used to secure investment credit (de Soto, 2000). The readily available credit coupled with
the higher investment demand could then work together to increase output and household
incomes as shown in Figure 2 above. Registration therefore by implication reduces the
problem of lack of collateral which is perceived to be the main factor responsible for the
limited access to credit (Berger, 1989; de Soto, 2000; Kakuru, 2008; Pearce et al., 2004).
Land registration in effect is argued to make borrowers more credit worthy to attract funding
from private financial institutions for investment that will improve output and revenues. On
the contrary Domeher and Abdulai (2012b) argue that in rural Africa providing registered

titles will on its own not make them that credit worthy.
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Arguing in support of the credit effect of land registration, Domeher and Abdulai (2012a)
observe that if registration is capable of reducing land conflicts, it will provide a boost to
lenders taking land as collateral since such conflicts could be very costly to them. Not only
can such conflicts prevent lenders from repossessing the land or delay the process of doing
so but also it could make foreclosure difficult. Buyers may be less willing to purchase lands
known to be involved in ownership disputes as those who purchase such lands may be
exposed to reprisal actions from disputing parties. Without land disputes however, it should
be relatively easier for lenders to sell any land based collateral that they hold. Since the only
interest lenders may have in the collateral they hold is to sell it to recover loans on default,
the ease with which an asset can be liquidated must be a highly desirable feature considered
in accepting an asset as collateral for credit. Registration provides lenders with the assurance
that the borrower has at least the legal right to mortgage a given property and that there will

be no disputes whenever foreclosure becomes necessary.

Foreclosure is further made easy by the earlier argument that registration facilitates the
operation of land markets and this is particularly important because banks may not grant
investment credit where active land markets are absent (Barrows and Roth, 1990). The
earlier argument that land registration raises land values is another medium through which
the credit effect may be realised. According to Domeher and Abdulai (2012a) the amount of
credit granted often constitutes a fraction of the property’s value (eg 80% LTV) hence any
rise in land value as a consequence of land registration will increase the amount of credit that
one could potentially borrow. The average household land size in Africa is small ranging
from one hectare per household in Ethiopia, two hectares in Tanzania and two and half
hectares in Uganda and Kenya (Salami et al., 2010). Therefore appreciation in property
values will be good news for landowners because the widespread land fragmentation leaves
many people with small land holdings and land values that may not be substantially high to

secure the credit needed (Domeher and Abdulai, 2012a).

More importantly, land registration could also be used as a tool to help lenders manage their
risk. This is achieved by providing lenders the opportunity to check for the existence of
encumbrances (such as mortgages) on the property presented for use as collateral (Domeher
and Abdulai, 2012a). In the absence of land and collateral registries, a borrower who in the
past may have presented his landed property to a lender (A) for credit could decide
afterwards to present the same property to a different lender (B) even though they have not
finished paying the loan owed to lender (A). With land registration the assignment of land as

collateral for a loan will be recorded as charge on the land and where the second lender (B)

44



decides to use the same property to secure a loan for the borrower, that would be done with

knowledge of the fact that prior claim to the property belongs to Lender A.

This allows Lender B to take any necessary measures required to protect itself from the risk
of not having prior claim to the property. Furthermore, land registration makes it easier and
less costly to verify land ownership therefore in credit markets where lenders tend to push all
or a greater proportion of cost to the borrowers in the form of interest rates and other charges
such as commissions (which cover processing or administrative expenses), the potential of
land registration to reduce the cost of verifying land ownership could lower the cost of credit
for borrowers and make credit more affordable (Domeher and Abdulai, 2012a; MacGee,
2006). Even though arguments on the effects of land registration illustrated in Figure 2 above
tend to focus on the agricultural sector, Byamugisha (1999) points out that the investment
incentive generated by land registration is not limited to agriculture but cuts across all
sectors of the whole economy; most economic activities such as those in agriculture, fishing,
manufacturing, mining, construction and services sector involve the use of land either
directly or indirectly. Therefore, land registration can generate investment incentives across
all these sectors through the assurance and collateralisation effects. To explain why land
registration affects all sectors in the economy and not just agriculture, Byamugisha (1999)
pointed to the following reasons: (a) the fact that non-agricultural land tend to be more
secure, transferable and valuable making it a more attractive collateral asset; (b) non-
agricultural sectors of the economy are also more profitable with less risk and (c) the

combination of the first two makes the non-agricultural sectors attract more bank credit.

The role of property registration in economic development is given even much emphasis by
de Soto (2000) who attributes the existence of high levels of poverty and underdevelopment
in the developing countries to the fact that a very small proportion of land ownership is
registered. De Soto posits that the western world is highly capitalised and developed because
of the existence of comprehensive land registration systems. The modern economic
development of Britain was kick-started by the industrial revolution from 1750 to 1850
(Allen, 2006). The industrial revolution which later spread to other parts of the western
world led to a structural change as manifested by the shift of resources away from agriculture
to industry and the fast economic growth which translated into considerable and progressive
increase in real income levels (Crafts, and Mills, 1994). There was a change in social values
as people moved away from traditionalism to risk taking and profit making attitudes

(Hartwell, 1965).
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The revolution is attributed to factors such as: technological advancement/innovations;
availability of resources; as well as economic and geographic factors; capital accumulation;
laissez fair; market expansion and miscellaneous factors such as the wars which favoured
England; the growth in knowledge and the decline in plague and good harvest (Adams, 2010;
Hartwell, 1965). A wide range of unprecedented micro-inventions (such as the spinning
jenny, the steam engine and coke smelting) occurred at the time in Britain. The invention of
new machinery and sources of power made large scale production possible (Allen, 2006;
Hartwell, 1965). Britain’s achievements in international also trade opened up a whole range
of profitable and unique opportunities which generated the economic incentive required to
invent (Allen, 2006). Trade was also boosted by domestic demand created by the massive
rise in population; urbanisation and rising income levels as well as the slave trade the
triangular trade involving Britain, West Africa and the West Indies (Allen, 2006). Much
recent works have attributed the industrial revolution to such factors as: the political
structure; the security of property rights and the flexibility of the legal system which together
created a favourable investment climate that made the industrial revolution possible (Allen,
2006). Securing property rights at the time was based on the use of patents as a tool to
incentivise the introduction of new technology by ensuring the whole stream of returns from
an invention could be reaped by the inventor (Allen, 2006). However, most of the
innovations were better protected as trade secrets and as such were never patented; indeed,
property rights in France and even China at the time were equally as secure as in England but

France and China were not experiencing the revolution as England (Pomeranz, 2000).

The second face of the industrial revolution which started around 1850 covered the chemical
and electric industries, petroleum refining and distribution and automotive industries. The
new wave of technology during this era was led by the United States and Germany as the
importance of coal declined with increasing availability of petroleum products (Allen, 2002).
A survey of the literature on economic development of the Western World does not show
that property registration played any significant role. Therefore the argument attributing the
economic development in the Western world to property registration appears to be an
exaggeration. Taking the case of Britain for example, there is no need stressing that no
comprehensive system of registration exists albeit it is a developed economy. Despite the
long history of land registration in England and wales for example, as high as about 40% of
land is still not registered in some counties. Furthermore, around the time of the industrial
revolution in Britain, property registration was not that developed. Indeed, the first deed
registries were established in Bedford, Middlesex and Yorkshire in 1663, 1708 and 1703
respectively (Mayer and Pemberton, 2000) and title registration was introduced around the

end of the revolution in 1862. The events which culminated into the modern economic
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development in Britain and other developed nations are well documented in the literature and

landed property registration does not appear to have played a role.

3.7 Limitations of the Effects of Property Registration

The economic impacts of land registration discussed in the previous section have a number
of limitations. It is thus not surprising that most studies (cited in chapter one) in the
developing world especially Africa have not been able to identify the existence of both the
security and credit effects. The linkage between land registration, credit, investment and
poverty reduction is based strongly on the argument that land registration is the panacea to
land ownership insecurity. As argue in section 3.5, the arguments linking land registration to
property ownership security are fundamentally flawed as they do not give due recognition to
the real parameters of security as discussed in chapter two. Therefore, property registration
cannot guarantee security and as a result any time land registration fails to solve the problem

of insecurity, its relation with credit, investment and poverty reduction is bound to be

weakened.

However, assuming that land registration succeeds in enhancing security and provides the
incentive to invest, the strength of this incentive (in terms of leading to actual investment
demand) will depend on other factors such as the overall friendliness of the investment
climate; the availability of appropriate infrastructure; and availability of profitability
investment opportunities amongst others. Not only will these affect the decision to actually
invest but also it will affect the decision of lenders to make credit available to investors
(Domeher and Abdulai, 2012b). Consequently, Adams et al. (1999) argue that improving
security within an environment full of various constraint factors will not bring about the
desired effects. Given the wave of discussion so far, it must clearly be pointed out that
registration per se will not make land the perfect collateral that will trigger credit supply
because apart from its inability to guarantee security, there are also many other factors
which are more important in influencing the decision to advance credit. These factors
include: the ability to repay advanced credit, the nature and location of the property amongst
others. Land registration does not change the nature and location of the properties (which
influence the ease of foreclosure) that people hold; therefore foreclosure of registered
property could still be difficult. If such properties are in deprived rural location lenders may
be deterred from accepting them even if they are registered. In Bogota for instance, Gilbert
(2002) notes that the challenge for lenders is the nature of the assets often offered as

collateral and not the absence of registered property titles.
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Adding to the debate on the collateralisation effect of land registration, Wannasai and
Shrestha (2007) explain that it is not applicable to all investors as some limiting factors may
undermine profitability and make it difficult for some investors to access formal credit.
Atwood (1990) therefore, argues that providing registered titles for as many people as
possible will not in many situations especially in Africa increase the number of potential
borrowers. Even though land registration may be able to enhance access to credit for
investment, Carter and Olinto (2003) on the basis of evidence in Paraguay, argue that in the
agricultural sector for example, biases usually exist in the credit market in favour of the more
affluent large scale farmers to the disadvantage of the poor majority small scale farmers.
Land registration will not change the cash flows and profitability of investments. Formal
lenders are not NGOs and every penny advanced is based on the conviction that it can be
recovered with no significant problems. The main reason why people may be denied credit
according to Brown et al (2006) is the low borrower repayment capacity. Gilbert (2002) also
establishes that the formal lending decision making process is based on the ability of
borrowers to demonstrate that they have a regular income source. Formal lenders thus seek
the assurance that a loan will be repaid. It may be difficult to find such an assurance from
Africa’s majority poor households and small business owners. Formal lenders usually do not
have confidence in the repayment capacity of such borrowers as lending to them often turns
out to be unprofitable (Gilbert, 2002).

Furthermore, land registration does not change people’s attitudes. Place and Migot-Adholla
(1998) establish in Kenya that there exists a very limited use of land titles as collateral for
credit purposes. The unwillingness to use land titles as collateral will limit its impact. The
ability of land registration to promote greater access to credit is dependent on the policies,
traditions and culture in different countries; for instance, where the customs, traditions,
culture or policies prohibit the use of land as collateral, there is no way registration will
promote credit access (Feder and Nishio, 1999). Also, since registered landowners
sometimes have very little or no interest in taking formal credit (Durand-Lasserve and
Payne, 2006), the preference for informal credit could limit the potential credit effect
associated with land registration. As a result, Deininger (2003) points out that certain
preconditions must exist to realise the credit effects of land registration; these conditions
include the existence of: (a) an informal credit market; and (b) a latent demand for formal
credit that is not met because of lack of registered title. The implication is that for land
registration to influence credit access, not only must people have a higher preference for
formal credit but also they must be willing to use their registered property titles as collateral
and the possession of registered land titles should be a necessary requirement for obtaining

formal credit. Hence in areas where these conditions are not met, obtaining a registered title
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may not enhance an individual’s chance of getting formal credit. For instance in Indonesia,
Dower and Potamites (2005) find that unregistered land is acceptable as collateral as people
are able to use informal documents to demonstrate property ownership and this reduces the

potential impact that land registration could have.

Land registration does not also eradicate all the significant cost elements involved in
collateralising a loan. Such cost could still be high enough to deter lenders from granting
credit even when the borrower possesses registered title to land. Collateral cost incurred by
the lender may include cost of evaluation and monitoring, filling fees for collateral
registration, cost of liquidation and asset utilisation and other administrative expenses
(Menkhoff et al., 2003). In the developing countries, apart from the collateralisation process
being complex, the liquidation process is also time consuming and costly (Menkhoff et al.,
2003). Whenever the legal framework complicates or delays the process of creating,
repossessing or sale of collateral and enforcing collateral agreements, the economic value of
the collateral asset is affected and this makes such assets less acceptable by lenders (Fleisig

et al., 2006).

Fleisig et al. (2006) identify three main stages in the collateral enforcement process which
may be a big hindrance to lenders. Firstly, on default of a loan, the lender files a court
complaint. Secondly the court must give a ruling on the case. If judgement favours the
lender, an order is issued for the seizure and sale of the property. Kibodya (2006) observes
for instance that amendments to the Lands Act of Tanzania in 2004 required all banks to
seek approval of the courts for any intended repossession of residential property or
agricultural lands. Finally the appraisal and sale of the assets involved is usually
administered by the courts. There is no need stressing that the outcome of such court
proceedings could be very uncertain. The likelihood of losing the legal battle to recover
outstanding loans through the sale of collateral presents a big challenge to lenders.
Therefore, the mere fact that a loan is collateralised does not mean that the property will
certainly be foreclosed in times of default. Uncertainties of this nature could make even
registered property unacceptable to banks. Apart from the fact that the law may prohibit the
sale of certain assets, another legal barrier arises when the law prohibits the sale of the
property below a certain value with the aim of protecting the borrower (Fleisig et al., 2006).
It is thus apparent that even the best forms and programs of land registration may not in any
way take away these very important legal and other elements of cost associated with

collateral use.
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3.8 Summary

In this chapter the author explains the concept of land registration, its principles, systems and
approaches to implementation. On the economic significance of land registration, available
literature often underscores its ability to increase investment, enhance economic growth and
reduce poverty through the assurance and collateralisation effects. Such arguments are
however based on the assumption that registration guarantees security of property
ownership. As already discussed this argument is flawed because registration per se does not
cater for all the dimension of security and hence weakens its economic impacts. It is thus not
surprising that in the developing world especially Africa, several studies have found no
significant relationship between land registration and security or access to credit. Other
limitations emanate from the overall investment climate, availability of appropriate
infrastructure and profitable investment opportunities amongst others. The next chapter will

focus on the theoretical framework for this study.
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CHAPTER 4

THEORETICAL FRAMEWORK

The absence of registered property titles is often regarded as the factor responsible for the
credit constraint faced by many businesses and households in the developing countries. To
gain a better understanding of this argument, there is the need to provide a conceptual
explanation of credit constraint and how it is linked to registered property titles. The
concepts of market equilibrium and information asymmetry are central to the credit
constraint theory and require an equal level of attention. The next section thus explains what
market equilibrium is and how it works. Section 4.2 examines the concept of information
asymmetry. Whilst section 4.3 looks at the credit constraint theory; the need for collateral in
credit contracts is discussed in section 4.4. In section 4.5 the link between credit constraint,

collateral and land registration is outlined and the chapter is summarised in section 4.6.

4.1 Market Equilibrium
A market is the medium that allows interaction between buyers and sellers of a good;

demand is the amount of the good that consumers are willing and able to buy at various
prices whilst supply refers to the amount of the good that sellers are willing and able to offer
for sale at these prices (Sloman, 2008). In a free and competitive market (where there is no
government intervention), the interaction between demand and supply determines the prices
of goods in the market; these prices provide signals to the market regarding the decisions of
buyers and sellers (Sloman, 2008). Prices are therefore sensitive to any surpluses or
shortages in the market. When supply exceeds demand, it results in a surplus whilst a
shortage is the result of demand exceeding supply. A shortage is an incentive for sellers to
increase prices. As prices go up, demand falls whilst supply increases until the whole
shortage is completely eliminated. On the contrary, a surplus will put downward pressure on
prices, as prices fall, demand will rise whilst supply declines until the surplus is eliminated.
Prices keep rising and falling in response to shortages and surpluses respectively until such a
point where neither a shortage nor a surplus exist in the market (i.e demand and supply are
equal). When the market is stabilised and there is no tendency for change, the market is said
to be in equilibrium; the price at which demand equal supply is the equilibrium price and the
quantity is the equilibrium quantity (Sloman, 2008). At the point of equilibrium all traders
are able to buy or sell as much as they want and everyone is satisfied (Perloff, 1999). The
market thus has a self-adjusting mechanism that automatically responds to changing

behaviours of buyers and sellers; this is only possible if prices are allowed to freely move in
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response to demand and supply (Browning and Zupan, 2002). This self-adjusting system is

illustrated in Figure 3 below.

Figure 3: Demand and Supply Equilibrium: Adopted from Pindyck and Rubinfeld (1995)

In the market represented in Figure 3 above, equilibrium is established only at P* Q* and it
is only at this price and quantity that both consumers and suppliers are satisfied. Any change
in the price will cause an imbalance in demand and supply. At P;, the supply (Q;) exceeds
demand (less than @) and the resulting surplus pushes the price downward to P* where
equilibrium is re-established. If the price were to reduce to P, demand (Q;) would exceed
supply (Qy), the shortage would tend to push the price upwards and back to P* where the
whole shortage is eliminated and market returns to equilibrium. The above illustration shows
how the market equilibrium may be distorted by changes in price. However, these distortions
could also be the result of changes in either demand or supply. Given the supply curve S,and
the current ruling market price of P* and assuming that there is an increase in demand, this
will cause a shift in the demand curve from D, to D, as shown in Figure 4 below. The
increase in demand creates a shortage in the market equal to QQ* which puts the market
into disequilibrium. The shortage drives prices upwards (P* towards P;) and demand
gradually declines from Q; and supply increases from @* The movement continues until a
new equilibrium is established at E, The new equilibrium price and quantity are P; and Q;
respectively. A decrease in demand will create a directly opposite effect. Any changes in

supply at the ruling market price will also distort the equilibrium and the same mechanism

will work to re-establish a new equilibrium.
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Figure 4: Effects of an Increase in Demand on Market Equilibrium. Pindyck and Rubinfeld
(1995)

The explanations so far imply that any distortion in the market is temporary because demand
and supply through the price mechanism will always interact to return the market to a state
of equilibrium. That notwithstanding, when government intervenes in the operations of the
market through the imposition of price controls, the market is supplanted and results in a
persistent shortage or surplus (Salvatore, 2008). In other words, government’s intervention
either prevents or delays the process of re-establishing equilibrium and keeps the market in a
permanent state of disequilibrium. The introduction of repressive financial policies such as
interest rate and other price controls prevent prices from changing freely in response to
demand and supply and consequently distorts the working of the free market discussed above.
The concept of market equilibrium is applicable to different markets but its application in the
credit market is of particular interest in this research. The supply side of the credit market

involves lenders (banks) whilst the demand side involves individuals, households and

business who require credit facilities.

4.2 Information Asymmetry
The concept of information asymmetry which was first discussed by George Akerlof (1970)

constitutes a common feature in financial markets and is often used to describe a situation
where by one party to a transaction does not have relatively sufficient information about the
other to enable him make the right decisions in dealing with the other party (Mishkin and
Eakins, 2006). According to Hubbard (2002) when there is information asymmetry, one
party possesses information about his opportunities and activities that he fails to disclose to
the other and can thus take advantage of this undisclosed information. Alternatively,
information asymmetry occurs where one party to a transaction has information that the

other party either ignores or does not have access to with the effect that this information is
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used to profit at the other’s expense (Bebczuk, 2003). Access to information is a key
component that facilitates the operation of all markets, especially, financial markets. The
amount and kind of information that people possess is an essential factor influencing their
behaviour and decisions in the market; for instance a seller may adjust the price of his goods
based on his knowledge of the prices of other similar goods and the price a buyer may be
prepared to pay may also vary given his knowledge of the price charged by other sellers
(Auronen, 2003). Hence Information asymmetry affects both the internal organization of
firms and its external relations with labour, capital, and product markets (Greenwald and
Stiglitz, 1990). The presence of imperfect information in the market gives rise to problems

adverse selection and moral hazard.

4.2.1 Adverse selection

Adverse selection occurs whenever the party likely to produce an undesirable outcome with
regard to a transaction is the one most likely to be picked for the transaction; for instance in a
loan transaction the bad credit risk borrowers are the ones who actively seek credit and hence
are more likely to be selected for a loan (Mishkin and Eakins, 2006). When lenders are
unable to differentiate between projects of different credit risk, they are exposed to adverse
selection (Bebezuk (2003). A lender will usually prefer safer projects in advancing credit;
however, risky borrowers may conceal the risky nature of their projects and exploit the
lender’s lack of information to their advantage. The problem of adverse selection is
illustrated by Hubbard (2002) and slightly modified in the following example. Suppose that
Mr. D wants to sell his 2000 model of Toyota Corolla. For all 2000 Toyota Corolla adverts
there will be good cars and “lemons” (cars always at the repair shop). Mr D and all other
individual sellers are more informed about the quality of their cars than all potential buyers.
Since buyers cannot differentiate between good cars and lemons, they tend to offer a price
for an average quality 2000 Toyota Corolla to all sellers. Mr D (whose car is a good car)
believes the price is too low and his car is undervalued. However, another seller Mr. S whose
car is a lemon is happy with that price because his lemon has been overvalued. Because of
the pricing process involved, sellers of good cars like Mr D may decide not to sell their cars
at all. The pool of used 2000 Toyota Corollas available in the market will thus consist mainly
of lemons. The implication is that a potential buyer in this market is likely to select or buy a
below average car (a lemon) and this is the adverse selection problem. Akerlof (1970) thus
argues that the presence of information asymmetry eventually leads to a situation where bad

cars derive out good cars from the market because they are priced the same as the good cars.

The effect of adverse selection on credit markets can be inferred from the above illustration.
Since lenders are unable to distinguish between good and bad borrowers they may not be

able to reward good borrowers with lower rates and bad borrowers with higher rates.
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Information asymmetry causes lenders to require higher rates of return due to an over
exaggeration of borrower risk. As a result of this, the average interest rate that will be
charged may be higher than what a low risk borrower would expect or deserves. Good
borrower (low risk) may feel they are being over charged given their lower likelihood to
default and as a result may decide not to apply for credit at all. However, bad borrowers
(high risk) will be happy to borrow at that rate of interest because they may even count
themselves lucky to be able to borrow at that rate. As a result, the demand side of the credit
market will consist of mainly high risk borrowers and increase the lenders’ chances of
advancing credit to a bad borrower. The high risk borrowers are the most active seekers of
credit because they have so much to gain if their risky adventures become successful and

little to lose if they fail.

On the contrary, risk-averse borrowers are more conservative and will most likely go for
safer projects with low risk. Such borrowers therefore, may only go for credit only when
they have a safe project to invest in. Given the high possibility of granting loans to high risk
borrowers, lenders may decide to advance no loans at all despite the fact that some low risk
borrowers are also out there seeking for loans (Mishkin and Eakins, 2006). Good and honest
borrowers are thus made to suffer for the threat posed by the presence of bad borrowers
through information asymmetry, If there were no information asymmetries each borrower
would be charged the right price and the above effects would not happen. Adverse selection
thus affects the allocation of funds, business growth and the economy as a whole (Hubbard,
2002). Asymmetrically distributed information between buyers and sellers of financial
instruments is capable of causing the operations of such financial markets to break down or

be severely limited (Greenwald and Stiglitz, 1990).

4.2.2 Moral hazard
If the parties in a transaction manage to go round the adverse selection problem to undertake

a financial transaction, they remain exposed to the risk of moral hazard after the transaction
has been undertaken. Moral hazard, basically, is the risk that one party and in this case the
borrower may resort to undesirably risky activities at least from the point of view of the
lender after the credit is disbursed (Mishkin and Eakins, 2006). Moral hazard occurs because
the borrower has more information regarding how the loan will actually be used than the
lender. Alternatively, the moral hazard problem is seen as one of a problem of conflict of
interest where one party to a transaction is motivated to act in its own interest without
regards to the interest of the other party. In the credit market such a change in borrower

attitude reduces the chance of the loan being repaid (Hubbard, 2002).
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A sudden change in borrower attitude may be very attractive in that, as explained earlier,
risky investments have a high return if they are successful. That incentive of a very high
return may cause borrowers to divert the funds away from the original purpose for which it
was secured. After all, what the borrower may lose on default is his reputation. Depending
therefore on how valuable this reputation is to the borrower, the risk of moral hazard may be
high or low. This issue of moral hazard arises because it may be practically impossible for
the lender to know what the borrower is actually going to do with the funds, otherwise the
lender could take steps to prevent any diversion of the funds. Since the lender is not well
informed with all certainty what actions the borrower will undertake after obtaining the loan,
Muishkin and Eakins (2006) argue that a decision might be taken not to advance the loan at all
even though the probability of repayment may be high. Asymmetric information thus
increases the cost for savers and borrowers in financial markets. Though the cost of moral
hazard and adverse selection could actually be high enough to cause lenders to stop lending
or to lend to only governments and well-known borrowers, Hubbard (2002) concedes that in
practice, lenders find ways to lower these costs so as to expand their lending opportunities.
The way a debt contract is designed could lower or increase the moral hazard problem.
Furthermore, asking borrowers to invest a certain amount of their own funds into projects
will also put them at risk in case of failure and this may reduce their likelihood of

undertaking risky activities (Hubbard, 2002).

4.3 Credit Constraint
The focus of this section is to look at the theory of credit constraint. The World Bank (2008)

describes access to finance as the absence of both price and non-price barriers to the actual
use of financial services - credit. The phrase ‘access to credit’ may also be used to refer to a
situation where credit is made available to potential borrowers at a reasonable quantity and
cost (Claessens, 2006). Credit access is thus multifaceted and could be defined in terms of
not only the availability of credit but also in terms of the amount of credit made available,
the cost of the available credit, the type of credit made available. According to Claessens
(2006), these dimensions could alternatively be described in terms of the degree of access
reliability— whether credit can be obtained when needed; the convenience of access - ease of
access and continuity in terms of ability to repeatedly access funds; and flexibility - whether
or not credit products are tailor made. Access to credit is affected by both demand and
supply side factors. The demand side includes factors such as the desire or need to borrow.
Demand for credit is determined by the desire to expand operations, profitability of
investment relative to the cost of capital, availability and cost of other sources of funding
(Bigsten et al., 2003). The supply side involves the decision of whether to lend or not and
how much to lend (Chen and Chivakul, 2008).

56



Under what circumstance can one be said to have credit access problems or face a credit
constraint? From the above discourse, a credit constraint exist if one cannot obtain the
needed credit due to following; the fact that it is unaffordable, unreliable or inflexible as well
as other barriers that do permit the amount of credit desired to be met by the suppliers. Thus
a credit constraint exists wherever the desired level of credit is higher than the amount
offered by the market (Ruiz-Tagle, 2005). When a firm is unable to borrow as much as it
would like to at the going market rate, then the firm is credit constrained (Banerjee and
Duflo, 2004). The terms credit constraint and credit rationing are used interchangeably in the

literature as reflected in the quotation below:

In the economic literature credit constraints or credit rationing are defined as a
situation in which interest rates do not fully adjust to equalize the demand and
supply of loans. Some borrowers are denied credit even though they are willing to
pay market interest rates (or more), whereas apparently similar borrowers are able to
obtain credit; the borrowers who are denied credit (either fully or partially) are
referred to as credit constrained (Jaffee and Stiglitz, 1981 cited in Love and Sanche,

2009; p. 2).

However, other authors argue that the two are slightly different; credit rationing exists where
there is a gap between the amount the lender is willing to offer and what they are able to
offer; this only leads to credit constraint for borrowers if they are unable to borrow the
optimal amount they wanted (Diagne et al., 2000). In this study the term credit constraint is
used to describe a situation where excess demand for credit is not met because of a decision
by suppliers not to advance more credit or because they are constrained from doing so as
well as a situation where people do not obtain the needed credit because of a decision not to
apply. The concepts of imperfect information and market equilibrium discussed above are-
fundamental to the theory of credit constraint. Stiglitz and Weiss (1981) combine the two
concepts to provide the following explanation of the theory of credit constraint. Starting
from a state of equilibrium in the credit market, any increase in demand will create
disequilibrium as the credit demand curve shifts to the right (where demand exceeds supply).
As aresult, interest rate (price of credit) will be expected to rise to trigger a fall in demand or
an increase in supply or both so as to re-establish equilibrium at a higher interest rate. The
interest rate is thus assumed to be flexible both upwards and downwards. The flexibility of
interest rate is expected to eliminate the excess demand for credit anytime there is a

temporary distortion, re-establish equilibrium and remove any existing credit constraints.

In reality, there are limits to the extent to which lenders could raise the rate of interest which

means the market could settle in disequilibrium. Information asymmetry distorts the credit
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market operations. Though lenders would like to raise interest rates to return the credit
market to equilibrium whenever there is excess demand, doing so under information
asymmetry would lead to adverse selection where only risky borrowers are attracted to apply
for credit. The interest that borrowers are willing to pay is an indicator of their riskiness. The
higher the rate they are willing to pay the more risky they are likely to be. Unfortunately,
therefore, credit market interest rates cannot increase beyond a certain optimum point. There
is an optimum rate of interest beyond which lenders will not supply credit. At this optimum
interest rate, if demand exceeds supply, borrowers will be prepared to pay higher rates to
obtain credit but raising the interest rate will reduce the expected returns of the lender.
Secondly, the interest rates charged have an effect on the incentive to repay the loan. Higher
interest may wipe out the expected returns accruing to the borrower. This motivates
borrowers to undertake high risk projects with high pay-offs but low probability of success
(moral hazard problem). Higher interest rates also lead to debt overhang where a highly
indebted borrower has very little incentive to work hard (Ghosh et al., 2000) and at the same
time induces borrowers to undertake high risk projects and other actions that are not
promoting the interest of the lender. Therefore, lenders cannot freely increase interest rates
as a response to the rise in demand. The market may as a result settle in disequilibrium
where demand outweighs supply even though some borrowers would have been willing to
pay a higher interest rate to increase the supply of credit and remove any existing credit

constraints. This is illustrated in the figure below.

Figure 5: Interest Rate and Expected Returns to Banks. Source: Stiglitz and Weiss (1981).

Figure 5 above shows that the maximum return that can accrue to the bank is achieved at the
optimum interest rate of r*; any attempt to increase interest rate above this optimum will
actually cause a decline in expected returns. Hence, at the optimal rate of interest shown
above any increase in demand for credit will not be met creating a credit constraint. Apart
from the limitations imposed on the credit market by the presence of information asymmetry

as explained by Stiglitz and Weiss (1981), repressive financial policies such as interest rate
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controls as pointed out earlier could also limit the ability of lenders to respond to rising
demand for credit through increasing interest rates. Interest rate controls do not only lead to a
credit constraint but also perpetuates the constraint. To overcome the credit constraint in the
credit market, a remedy to the problem of information asymmetry must be found. It is
essential to device a blend of strategies capable of minimising its impacts. Auronen (2003)
recommends the use of mechanisms such as guarantees for goods and services, brand names
and franchising to reduce information asymmetry. Such mechanisms carry product quality
information relevant to the buyer and as such help sellers of high quality goods to get the full
value for their goods when sold. Guarantees for instance, give buyers sufficient time to be
well informed about product quality as the seller before assuming full risk of the good being
a ‘lemon’. Government regulations could be used to require information disclosure by
dealers in the market and to set some kind of minimum quality requirements for goods and
services (Auronen, 2003; Hubbard, 2002). Leaving markets unregulated in the presence of

information asymmetry affects their efficiency (Auronen, 2003).

Lenders can rely on credit records, accounts transactions, cash flow statements and other
records to screen borrowers (Pearce et al., 2004). Unfortunately, however, in the developing
world obtaining such data may be an insurmountable challenge in itself because, apart from
the fact that functional credit reference bureaus are mostly absent, most small business
operators are not well educated and cannot keep basic records and several others do not have
access to bank accounts (Sacerdoti, 2005). Unfortunately, interest rates cannot also be used
as a screening device due to previous explanations given. Hence, the need for an alternative
device for tackling the information asymmetry problem and this is where collateral comes in.

The problem is solved by incorporating collateral into the design of credit contracts (Stiglitz

and Weiss, 1981).

4.4 The Need for Collateral in Credit Contracts

Collateral is generally perceived as any asset that is pledged to a lender to guarantee a loan
should the borrower fail to repay. This gives the lender the right to sell the asset to recover
any outstanding debts. Several properties could be used as collateral but are generally
classified into movable assets including: goods, machinery, account receivables, warehouse
receipts, shares, life policy and immovable assets such as landed property (Fleisig et. al.,
2006). The preference for one form of collateral or the other may thus be a result of the
associated legal restrictions as well as specific attributes of the asset. A good and hence an
acceptable collateral asset is usually identified by the following key attributes: firstly, it must
have an adequate and stable value that is expected to rise over time (Rouse, 2002). The
certainty with which an assets value is expected to appreciate is relevant in the decision to

accept an asset as collateral (Benjamin, 1978). A more stable asset value represents lower
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risk of losses to the lender and makes related assets more acceptable; hence banks prefer
assets that are not likely to depreciate significantly in value over the term of the facility (Foss,
2012). Secondly, a good security should be easy to measure (Rouse, 2002), some assets are
easy to value relative to others; the easier it is to value an asset the lesser the possibility of
errors. Thirdly a good security should be easy to charge (Rouse, 2002); fourthly, collateral is
more valuable the more immobile and immune to damage it is (Feder and Feeny, 199).
Fifthly, a good security should also be easy to realise (Rouse, 2002). The availability of
secondary markets and their depth determines how easily the lender can dispose collateral in
case of default. Assets that have well developed markets are better collateral (Foss, 2012;
Kibodya, 2006)

Furthermore, apart from being highly marketable Balkenho! and Schiitte (2001) note that the
transactions cost involved in verifying ownership, valuing and enforcing security interest
affects the quality of the collateral and must be considered when taking the asset. Since most
of such cost is passed on to the borrower, it may not be too much of a problem for the
lenders provided borrowers are willing to pay. finally, a good collateral must also be easily
identifiable; lenders want to be able to identify pledged assets even in the midst of other
similar assets and identification is made easier if the asset has unique features such as serial
numbers, make, model or marks that cannot be erased — such assets are preferred to others
with no distinguishing features (Foss, 2012). The question now is whether or not lenders can
do without collateral. According to Nirmala (2008) and Rouse (2002) there are four specific
circumstances when collateral may be required to secure a loan and these are as follows: the
first involves a situation where the realisation of an asset represents the source of repayment.
The lender in this case will require control over the source of repayment which is the asset.
The second is where the purpose of the loan is to acquire an asset. Mortgage is a typical
example. The lender retains ownership right of the assets until the borrower has fully repaid
the loan. Thirdly the lender may seek collateral where the amount involved is substantial.
Lenders should be ‘amount conscious’ when seeking security for a lending facility. It might
not be cost effective to take security for small amounts given the transactions cost associated
with the taking and enforcement of collateral contracts. Finally, collateral is required where

the risk and consequences of the repayment plan failing are substantial.

The economic significance of collateral could be better understood by considering the
consequences of unsecured loan transactions. In the event of a default involving an
unsecured loan agreement, the only resort for the lender may be to go to court to make a
legal claim on the borrower’s property (if he has any) and as Fleisig et al. (2006) notes, the
nature of the judicial process may make this very costly even though the outcome cannot be

certain; the problem is worsened where the borrower has no valuable assets at all or where
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such assets were lost in the events leading to the default in which case the lender completely
loses the total amount outstanding. Quiet apart from that, the risk of unsecured loans for any
particular lender (X) is that another lender (Y) may have similar claims against the same
borrower and it is possible that lender Y may be the first to secure a court ruling to get the
assets to defray its outstanding loans; alternatively, the proceeds from the sale of the
borrower’s property may be divided evenly among all lenders. (Fleisig et al., 2006). The
amount received by each unsecured lender may not be sufficient to cover the outstanding
amounts owed by the borrower. The advantage that the secured lender has is that he has the
prior claim on the borrower’s property over all other claimants including the unsecure
lenders (Balkenhol and Schiitte, 2001). In countries with security archiving systems,
establishing priority among several secure lenders is done on the basis of the order in which
such lenders filed a notice of the existence of their security interest in the property (Fleisig et

al., 2006). The first to file is given the priority.

4.4.1 Borrower-based Collateral Theory

The borrower-based collateral theory regards the use of collateral as a function of
information asymmetry and the borrowers’ characteristics. It is the assumption of this theory
that all lenders in the credit market face the same information asymmetry where no one
particular lender has an information ‘advantage over other lenders regarding the borrowers
(Bester, 1985; Boot et al., 1991; Jimenez et al., 2008). Proponents of the theory argue that
there will be no need for collateral in loan contracts if there exists a competitive credit
market with risk neutral borrowers and lenders where both lender and borrower possess the
same information regarding creditworthiness of the borrower (Chan and kanatas, 1985).
Using collateral in loan contracts under perfect information will be inefficient given the cost
involved (Bester, 1985). How then does collateral solve the problems of information
asymmetry? Under information asymmetry, the use of interest rates as screening device is
ineffective; collateral thus acts as a screening or signalling device by inducing the borrower
to reveal any inherent risk of default and thus providing the lender with relevant signals to
help tackle adverse selection (Balkenhol and Schiitte, 2001; Jimenez and Saurina, 2004;
Menkhoff et al., 2003). This theory postulates that, low risk borrowers will always use
collateral to signal their credit quality to enable them obtain lower interest rates (Bester,
1985; Hainz et al., 2008). Hence, if a lender offers a menu of loan contracts comprising: a
secured loan with low interest rate and an unsecured loan with a high interest rate, low risk
borrowers are expected to go for the former while the high risk borrower is expected to go

for the latter (Menkhoff et al., 2003).

The prospect of losing assets pledged as collateral is what deters risky borrowers from

accepting credit contracts involving the provision of collateral. Therefore by allowing
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borrowers to choose from a menu of credit contracts with different collateral requirement,
lenders are able to put them into their respective risk classes (something that lenders are
unable to do under information asymmetry). In this regard, the willingness to provide
collateral acts as a substitute for information on the borrower’s creditworthiness where there
is information asymmetry (Fleisig et al., 2006). Collateralising loans allows the design of
loan contracts to ensure that high risk borrowers are not provided the incentive to demand
credit. Apart from being a signalling device, collateral is also a tool for motivating credit
repayment, aligning the interest of the borrower to that of the lender and encouraging good
borrower behaviour (Jimenez and Saurina, 2004). After credit is disbursed, collateral is the
tool used by lenders for controlling the risk of asset substitution on the part of the borrower
(Scott, 1986). The moral hazard model maintains that the use of collateral compels the
borrowers to work harder to avoid default or reduce the risk of default. The reason is that the
lenders have the right to seize the underlying asset on default thus passing the cost of default
back to the borrower. Having said that, the borrower only has a stronger incentive to fulfil
his obligation in a collateralised contract if he has a greater equity stake in the asset than the

lender (Scott, 1986).

Therefore, moral hazard according to Boot et al. (1991) can only be eliminated completely if
borrowers pledge “sufficient” collateral to make the loan riskless. Since lenders may not be
able to control the actual behaviour or actions of borrowers after a loan has been advanced,
the loan contracts should be designed in a way to attract low risk borrowers and also compel
the borrower to take those actions which are in the interest of the lender through
collateralisation (Stiglitz and Weiss, 1981). The main implication of the borrower-based

theory is that a reduction in the extent of information asymmetry in the market will lower the

demand for collateral (Berger et al., 2011).

A potential borrower with valuable assets has two options to raise funds to finance an
impending project. The asset could be used as security for a loan to finance the project;
alternatively, it could be sold and the proceeds used to finance the project (Benjamin, 1978);
this will do away with the need to borrow. The borrower will prefer to use his asset as
collateral if only its sale is more costly than the value of the forgone rights to the asset
attenuated by the collateral contract (Benjamin, 1978). A borrower will however, prefer to
pledge an asset as collateral where the cost of selling it is higher than the cost of pledging it
as security and vice versa. Benjamin (1978) provides the following illustration to explain the
above argument. If an asset to be used as collateral has an existing market. Assume the net
market value of the asset is P,. P,, is the gross market price and S is the fixed cost of selling
the asset, then, P, = P, — S. This means that selling the asset will fetch the owner P,.

Assuming also that all lenders consider the used value of the asset to be below P,, if a lender
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thus offers a loan amount (L) greater than P, (i.e. L>P,) then all borrowers who would
otherwise have sold the asset for P, will find it more profitable to pledge it to the lender in
return of L. This will however be unprofitable to the lender. The reverse is true if L< P,
Thus whenever L< P,, repaying the debt is valuable to the borrower and the default rate on
such a debt should be zero; except for circumstances beyond control of the borrower.
Advancing amounts less than the net market value of the collateral reduces moral hazard and
defaults are more likely to be caused by factors that are external to the borrower. This is why

in reality lenders tend to lend only a fraction of the assets value.

Focusing on the borrower specific characteristics that influence the use of collateral in credit
contracts, reference is often made to the risk of default as the overarching determinant of the
collateral demand by lenders. Collateral offsets the weaknesses in the borrower’s cash flows,
character and other important borrower attributes; it is only used as the last resort to
recouping outstanding loan amounts should the borrower default in repayment (Balkenhol
and Schiitte, 2001). Hence any uncertainty about repayment will lead to a demand for
collateral to provide cushion for the lender against the possibility of default. Under the
assumption of information asymmetry, a negative correlation exists between the willingness
to offer collateral and the perceived riskiness of the borrower. However, when information is
not asymmetric and the risk of a borrower is observable, the actual or observed risk of the
borrower is positively correlated with collateral use and the lower the observed risk of a
borrower, the lesser the likelihood of collateral use and vice versa (Boot et al., 1991). When
the risk of default is deemed unacceptably high, the need to reduce it leads to the demand for
collateral by lenders (Scott, 1986). This presupposes that a certain class of borrowers (with
unacceptable risk of default) will fail to obtain credit if they do not provide collateral. As a
result of the significant role of collateral in the credit markets, Balkenhol and Schiitte (2001)
argue that the lack of collateral is to blame for the demand and supply mismatch in the
market for small scale enterprises. Even though information asymmetry is the underlying of
cause of credit constraints, the absence of collateral is what exacerbates the situation because
the provision of collateral would have solved the problem and helped many people obtain

credit all other things being equal.

4.5 Credit Constraint, Collateral and Property Registration

A clear linkage between land registration and credit constraint can be deduced from the
concepts discussed above. Information asymmetry is central to the theory of credit constraint.
The lack of information creates uncertainties in the credit market and negatively affects the
lending decision making process. Though there are several ways of mitigating the
information imbalance between lenders and borrowers, collateral is often regarded as the

most effective tool for fighting the twin problems associated with information asymmetry.
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Collateral acts as a substitute for information on the borrower’s creditworthiness where there
is information asymmetry (Fleisig et al., 2006). That notwithstanding, the taking of collateral
in itself is also constrained by information asymmetry. In the developing world, property
ownership cannot be traced or validated; one cannot identify who owns what and addresses
are difficult to verify (de Soto, 2000). For every asset that is to be used as collateral, lenders
require essential information not only on its value or quality but most importantly its

ownership and any third party interest in it.

This ownership information is crucial to determine whether or not the potential borrower has
the legal right to present that asset as security for a loan. De Soto (2000) argues that in
developing countries a lot of effort is required to tackle simple issues such as whether or not
a seller really owns the asset being put up for sale and whether he has the right to transfer or
pledge it. The difficulty or inability to ascertain the right owner due to the lack of public
information as in all cases of information asymmetry will create uncertainty and eventually,
lenders will decline to accept such properties as collateral. The reason is that if banks cannot
accurately ascertain and provide proof of the borrower’s rights to the assigned property, the
bank stands to lose its rights to foreclose the property for the purpose of recovering any

outstanding debt.

Until the information asymmetry involving property ownership is appropriately addressed
property will not be accepted as collateral because they (the collateral assets) will be unable
to solve the teething problems of adverse selection and moral hazard. When property
ownership information is not publicly available for easy verification, emphasis on collateral
will rather create adverse selection and moral hazard where potential borrowers are most
likely to present to the banks, properties that are under ownership disputes or some forms of
encumbrances. In such a scenario, since the potential borrower’s claims to the property may
be fraudulent or in dispute, incorporating the property into a loan contract will not provide
the repayment incentive required to avoid moral hazard. In a nutshell information asymmetry
on property ownership weakens the ability of collateral to reduce the credit constraint
problem. As far as landed property is concerned, land registration: solves the problem of
information asymmetry on property ownership and allows lenders to accept land as collateral
and all other things being equal eases the credit constraint problem. Furthermore, as argued
in previous sections, information asymmetry often justifies the intervention of government to
encourage information disclosure to make otherwise private information publically available.
As far as landed property is concerned, land registration is the medium through which

government could intervene to make land ownership information public.
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Registered property titles are important because they generate useful signals about the
borrower’s credit worthiness not only by merely serving as collateral but by providing
information on unobservable borrower characteristics (Dower and Potamites, 2005). The
cost and inconveniences of the land registration process (in terms of time and resources spent)
in the developing world is commonly known to be high (Toulmin, 2008). Given the high
levels of poverty in the developing world, the incidence of registered titles is likely to be
higher amongst the economically affluent and socially connected individuals. Therefore,
under conditions of information asymmetry, the possession of a registered title other things
being equal may provide signals of the likely economic status of the property’s owner. Such
information will be of interest to the lender by reducing the information deficiency to some

extent and improving the chances of the property owner obtaining credit.

Another way to solve the problem of information asymmetry as pointed out earlier is the
provision of guarantee for goods and services sold in the market. The title registration system
discussed in chapter three provides this kind of guarantee; all land ownership information
under this system (apart from some exceptions identified in chapter 3) are guaranteed to be
accurate and this guarantee is sometimes backed by a promise of compensation. The
provision of such guarantees through the title registration system gives lenders confidence in
the information provided by borrowers and acts as a direct remedy to the information
deficiency in the credit market. As Field and Torero, (2004) rightly note, the lack of formal
registration creates mistrust among lenders with regard to the validity of ownership rights

and increases the cost of verification to prohibitive levels.

An asset is more acceptable as collateral the easier it is to sell and title registration could
make that possible. Given the guarantee provided by the title registration system it will be
much easier to sell registered property than unregistered property all other things being equal,
making registered property more acceptable to lenders. Once the property is accepted and
incorporated into the loan contract, it helps to solve the problems of adverse selection and
moral hazard which paves the way for credit to be made available to potential borrowers.
Not only may credit be made available but the terms of the credit may also be influenced. De
Laiglesia (2004) argues that property registration through its ability to raise land values and
increase its liquidity could influence credit terms by increasing the amount of credit that is
made available to borrowers as well as reducing the interest rate charged. The linkage
between land registration (specific emphasis on title registration) and credit access is

summarised in the diagram below.
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Figure 6: Link between Land Registration and Access to Credit

4.6 Summary

The credit constraint amongst businesses and households has often been linked to several
factors but at the centre of the theory are the concepts of information asymmetry and market
equilibrium. The most viable option to overcoming the information asymmetry and hence the
credit constraint is to incorporate collateral into credit contracts. However, when the
ownership of property is shrouded by information asymmetry they become less acceptable
forms of collateral to lenders. Property registration thus provides publically available data on
property ownership which makes it easier for lenders to verify the ownership of any property
presented for collateral purposes at a faster rate and lower cost. The next chapter will now

consider the methodological underpinning of this study.
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CHAPTER S

RESEARCH METHODOLOGY

The previous chapters have outlined the background, the objectives as well as the theoretical
underpinnings of this study. This chapter provides an insight into the pproach/methodologies
available and the ones adopted to investigate the stated objectives. The next section looks at
the research paradigms. The strategies of enquiry are discussed in section 5.2. In section 5.3,
the available techniques for sampling and data collection in both qualitative and quantitative
research are outlined. The penultimate section outlines the specific methodology adopted and

finally, section 5.6 gives a summary of the chapter

5.1 Research Paradigms

A research paradigm refers to the set of assumptions and beliefs that constitute a good way
of conducting research and this includes data collection and analysis techniques (Newman,
2007). Paradigm deﬁﬁes the philosophical world views that guide the conduct of research
(Saunders et al., 2009). These worldviews constitute the researcher’s orientation about the
nature of research (Creswell, 2009). There are three main research paradigms in conducting
social science research. They are: positivism — quantitative; constructivism — qualitative; and
pragmatism - multi-methodology. These philosophical standpoints are helpful in
understanding social phenomenon in terms of their nature and the way they operate. The
distinction between these paradigms is often based on epistemological and ontological
considerations as well as the approach of the whole research process - deductive or inductive
(Newman, 2007). Epistemology, according to Bryman (2008) is about what constitutes
warranted or acceptable knowledge. It also bothers on the following questions: what is the
relationship between the researcher and the subject being researched? and how do we know

what we know? (Krauss, 2005); Ontological considerations however, focus on the nature of

reality (Creswell, 1994).

5.1.1 Quantitative approach
The positivist paradigm assumes that the social world can be objectively measured in a

manner that does not allow the researcher’s values to influence the process or the outcome; it
emphasises on numerical measurement of facts (Newman, 2007). Social phenomenon is thus
regarded as an ontologically objective and verifiable fact; there is only one truth and it is
objective (Creswell, 1994). On the assumptions of epistemology, the positivists try to

maintain an independent stance to avoid biases in the research process (Creswell, 2008). In
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the positivist research, therefore, the researcher does not interact with the subject of the
research; this clearly, is not applicable when dealing with social research and is more
suitable for laboratory based research. Research under the positivist paradigm is generally
based on causal principle using a logical deductive approach; as a way of studying social
reality, it involves the testing of known theories against hard empirical evidence with the
help of quantitative variables and statistical procedures (Bryman, 20081; Creswell, 1994).
Causality, generalisation and replication are most often the preoccupation of research under
this paradigm (Bryman, 2008). The positivist researcher is thus predominantly quantitative

minded.

5.1.2 Qualitative approach

The proponents of the constructivist/qualitative approach often regard the positivist approach
to research as applicable in the natural sciences and therefore do not agree with the
wholesale adoption of the positivist approach in the conduct of social science research. It is
argued that people and institutions which are the main subjects of social research are
uniquely distinct from natural science phenomena and related studies should involve
different set of logic or procedures that reflect that uniqueness (Bryman, 2008; Newman,
2007). Researchers in favour of this paradigm are of the view that people interact and
respond to situations based on their beliefs about reality other than what is objectively real
(Newman, 2007). Therefore, reality is nothing more than a social construct. The social world
can thus be well understood by studying the way people perceive it. Kraus (2005) aptly
observes that the best way to gain a good understanding of any social phenomenon is to look
at it within its own context. The ontological assumption of this paradigm is one of
subjectivity of social phenomenon based on changing perceptions. Reality or truthfulness is
not singular; rather, multiple realities exist in the social world. Since each individual has
different sets of experiences and perception, reality could be said to vary for different people
(Kraus, 2005). In qualitative research truthfulness could therefore be said to emanate from
peoples experiences and perceptions of the phenomenon being studied; in short reality is

what people say it is.

Unlike the positivist, in this approach, the researcher interacts with the subject being studied
with the view to obtain an in-depth understanding of reality from the point of view of those
living it (Creswell, 2008). It is in this regard that this approach is seen as value laden as the
researcher’s own values may influence the research process and outcomes through the
interaction with the subjects of the study. The interpretations or meanings derived from this
interaction are influenced by the researcher’s own background. The overall process of

conducting research under the qualitative paradigm is inductive; the focus is not to test
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theories but rather to develop them. The inductive approach begins with observation or
information gathering, interviews, categorising data, identifying patterns and comparing
patterns with other theories; hypothesis and theories are the products that emerge from this
whole process of data collection and analysis (Creswell, 2008). Furthermore, this approach
involves explaining social reality by giving a detailed or holistic picture or description of the
setting, process or relationships; qualitative data involve mostly written/spoken words,
symbols and visual images even though sometimes the researcher may also use numbers
(Newman, 2007). The debate over qualitative and quantitative approaches to research is still
on-going with followers of each approach pointing a finger at the weaknesses of the other.
These weaknesses are summarised by Bryman (2008) and Morse et al. (2002) as follows.
Qualitative research has often been criticised for been too subjective, difficult to generalise
and replicate and lacking transparency and rigor. Quantitative research on the other hand has
its own criticisms: firstly it is said not to recognise the inherent difference that exists between
nature and the social world; secondly the process of measuring variables provides a false
sense of precision and accuracy and finally, in the process of analysing the relationship

existing between variables the social world is presented as static.

5.1.3 Multi-methodology
Given the weaknesses of both quantitative and qualitative methodologies, a third

methodology - pragmatic or multi-methodology has emerged which emphasises the need to
focus on the research problem and using all the available approaches to produce a better
understanding of the problem at stake (Creswell, 2009). The multi-methodology approach to
research therefore is a combination of both qualitative and quantitative approaches already
discussed to conduct a given study. The methodology therefore allows the use of different
worldviews, and different forms of data collection and analysis (Creswell, 2009); this is a
methodological triangulation. Triangulation is possible because no research question fits
perfectly into any one paradigm. Nevertheless, one approach may be more suitable for a
particular question than the other (Saunders et al., 2009). In doing this kind of research one
approach (either the quantitative or qualitative) may dominate the other. The two approaches
could be considered to be compatible and complementary to each other. Triangulation allows
the biases and weaknesses associated with specific methodologies to be offset by using other
approaches simultaneously (Jick, 1979). It also allows the research questions at stake to be
thoroughly addressed compared to using any single approach in isolation (Creswell, 2009).
Adopting the multi- methodology adds to the scope and breadth of the study and allows
contradictions or new perspectives to emerge and may also permit convergence of results

(Swanson, 1992). In this regard, the results obtained from one approach could be cross-
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checked by using the other approach. This does not only promote confidence in the research
findings but also improves reliability and validity (Bryman, 2008). Despite the advantages of
methodological triangulation, there is also a problem with its use in any research. Apart from
the fact that triangulation could be expensive and time consuming Creswell (2009) notes that
the researcher may not also have the requisite skills to use both qualitative and quantitative
approaches. Selecting an appropriate methodology for any given research is a big challenge
for all researchers. Creswell (2009) identifies the key factors that should inform a
researcher’s choice as follows: the researcher’s own worldview, training and experience; the

research audience; and above all nature of the research problem or research objectives.

5.2 Strategies of Enquiry

Research strategy provides the basis for data collection and analysis in any research project
(David and Sutton, 2004). The research paradigm adopted determines which strategies the
researcher will employ and all will depend on the nature of the research questions or
objectives. That apart the amount of time and resources available to the researcher also
influence the choice of research strategy (Saunders et al., 2009). Since the choice of a
strategy depends on the research philosophy, some strategies are associated with the
quantitative research paradigm whilst others are related with qualitative paradigm. However,
no one strategy can be said to be superior and they all tend to be mutually inclusive
(Saunders et al., 2009). One strategy may only be more appropriate than the other depending

on the research question or objective involved.

5.2.1 Quantitative research strategies
There are mainly two kinds of strategies in quantitative research namely: experiments and

surveys. Experiments are built on the positivist principles discussed earlier; though they are
predominant in the natural sciences, they are sometimes also used in social science research
(Newman, 2007). The focus of experiments is to determine if there is a causal link between
two variables and whether the introduction of a particular treatment affects the outcomes
(Creswell, 2009; Saunders et al., 2009). Usually, subjects under study are assigned to groups
randomly whilst one or more of the independent variables are manipulated to determine if
they influence the outcome given that all other factors or variables that could influence the
come are controlled (Creswell, 2009). These same principles are applied in social science
experiments as explained by Newman (2009) below. The observed participants are often put
into two groups; both groups are given the same treatment. However, the researcher
introduces a particular condition of interest to only one of the groups and measures the
responses of the two groups. The researcher is then able to attribute variations in the

responses of the two groups to the condition or treatment introduced to the other group.
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Experiments are thus useful in making comparison between any entities of interest to the
researcher. Surveys on the other hand provide a quantitative description of the opinions,
trends and or attitudes of a given population based on generalisations from the findings of a
sample of that population (Creswell, 2009). Contrary to Creswell’s description, survey is a
system of collecting data and could also provide qualitative description with the aim of
making generalisation. Though surveys are common in quantitative studies they can also be
used in qualitative studies and can be combined with other qualitative strategies. A survey
could either be cross sectional - collects data on different cases at a point in time or
longitudinal - collects data on a particular case over two or more points in time to allow for

comparison and determination of change over the period (David and Sutton, 2004).

5.2.2 Qualitative research strategies
The main qualitative strategies identified by Creswell (2009), Newman, (2007). Saunders et

al. (2009), Strauss and Corbin, (1990) and Willig (2008) include: case studies;
phenomenology; ethnography; grounded theory and narrative. Detailed descriptions of each
of these strategies are provided by the above authors and have been summarised below. Case
studies provide detailed investigation of a particular phenomenon within its context and
using a combination of methods to collect the needed data. The study of two or more cases at
the same time allows the researcher to make comparisons. Phenomenology is used where
one intends to do a detailed description of the experiences of a group of people and involves
an attempt to understand reality from the perspective of those living it. Phenomenology is
interested in the world as it is experienced by human beings within particular contexts and at
particular times, rather than in abstract statements about the nature of the world in general. In
other words, it is concerned with the phenomena that appear in our consciousness as we
engage with the world around us. Attempting to understand social phenomena from the
perspective of the entities living it reduces researcher biases by removing any preconceived
ideas. When using the grounded theory, the target is to develop theories through a multi
layered data collection process, refinement and categorisation of data to establish
relationships through comparisons of data with the emerging categories. With this strategy,
theories emerge and are rooted in the data from which they emerged rather than from
analytical construct or pre-existing theories. Ethnography refers to the act of describing a
particular culture and understanding the way of life from the native point of view. In
studying different cultural groups ethnographic studies involve the collection of
observational data over a considerable time period. Ethnography is sometimes also referred
to as participant observations; the researcher basically plants himself into the group being

studied while observing their behaviour and asking questions over a period of time. Finally,
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the narrative strategy involves the researcher studying the lives of some individuals through
stories about the individual’s life being told by the individuals themselves and then retold by

the researcher in narrative chronology (Creswell, 2009).

5.2.3 Multi-methodology research strategies

The multi-methodology has three fundamental strategies explained by Creswell (2009) as
follows: first is the sequential strategy where the findings of one methodology are expanded
on using another approach; secondly the researcher could adopt concurrent strategy where
both quantitative and qualitative data are collected at the same time; and finally, the
transformative strategy where a theoretical lens provides the overall perspective in a study
with both qualitative and quantitative data. It is important to note that though the above
strategies are often classified under the qualitative and quantitative research paradigms, they
are not mutually exclusive, For instance, the survey strategy could be used in qualitative

research just as the case study strategy could also be used in quantitative research.

5.3 Sampling and Methods of data Collection

5.3.1 Sampling techniques
Sampling involves the selection of a small group of participants from a larger target group.

The aim of sampling in quantitative research is to obtain a representative sample of the
population, reduce biases and to permit accurate generalisation (Baker, 1999; Bryman,
2008). There are two broad sampling techniques — probability sampling (simple random
sampling, systematic sampling, stratified sampling and cluster sampling) and nonprobability
sampling techniques (haphazard, quota, purposive and snowball sampling techniques).
According to Newman (2007) quantitative researchers focus more on the representativeness
of a sample and tend to lean towards probability/random sampling techniques; On the other
hand, sampling in qualitative research is not so much bothered about how representative the
selected sample is but rather emphasis is on whether or not the chosen sample helps in
explaining the issues at stake. The result is that qualitative researchers mostly use non-
probability sampling techniques. The main difference is that unlike non-probability
sampling, probability sampling seeks to give each participant an equal chance of being
selected to avoid biases. Hence probability sampling relies a lot on sampling frames which
define the elements in the target population from which a representative sample could be
chosen (Newman, 2007). In practice however, it appears quantitative researchers may be

faced with situations where such a sampling frame does not exist or cannot be closely

estimated and may have to rely on non-probability sampling techniques.
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Probability Sampling Techniques

In a simple random sampling technique, a sampling frame is developed and a random
process is used to select elements from the frame. An example is the lottery system where
names are put in a container and the winner drawn out randomly (Malhotra and Birks, 2009).
Systematic sampling as explained by Newman (2007) starts with allocating numbers to each
element in the sampling frame; a sampling interval is then used as the random way of
selecting elements from the sampling frame. For instance, a simple random sampling method
is used to select the first element after which every nth element (eg. every 5™ person) is
selected for inclusion into the sample. Stratified sampling technique involves subdividing the
population into several layers or sub-groups after which the simple random sampling or
systematic sampling could then be used to select elements from each of the subgroups
(Newman, 2007). It is thus more suitable where various sub-categories exist within the target
population. By so doing the researcher is able to ensure that each sub group is well
represented in the final sample. Finally, the cluster sampling technique is used where the
population is dispersed; the population is first put into various clusters. A number of the
clusters are randomly selected and elements within each cluster are further selected

randomly to the final sample to be studied (Malhotra and Birks, 2009).
Non-probability Sampling Techniques

The non-probability sampling techniques have been well explained by Newman (2007) and a
summary is provided below. Haphazard sampling involves selecting cases in any convenient
manner. The participants are selected because they are in the right place at the right time.
This technique is cheap, easy and convenient. Under quota sampling, the target population is
divided in various categories of interest (eg. Male and female) and a predetermined number
of people under each category is selected to reflect the composition of the population. It thus
has some resemblance with the stratified sampling technique. Purposive sampling is often
used to select unique informative individuals or institutions. Purposive sampling is
appropriate if members of the population are difficult to reach or specific individuals are
considered key informants in a study. Snowball sampling technique is also a convenience
sampling which often starts with a few respondents. These initial respondents then provide
the researcher with contacts to other respondents. One respondent links the researcher to
another and the process goes on and on. Just like all other non-probability sampling, this

technique is mostly used where no sampling frame is available or easily accessible for use.

73



Sample Size

The size of the final sample is one area of interest to all researchers. The question of how
large or small the sample should be has no simple or straight forward answer. It depends on
factors such as the analysis techniques to be adopted, how accurate the sample needs to be
for the given purpose and also the peculiar characteristics of the population (Newman, 2007).
For high accuracy and more diverse population, a large sample size is usually recommended
but where the population is more homogenous a smaller size may also be acceptable
(Newman, 2007). However, a good sample is not necessarily one that is large because, a
large sample does not necessarily guarantee precision (Byrman, 2008). Therefore, a

representative sample may not be strictly about the size of the sample.

5.3.2 Methods of data collection
All researchers require data to investigate their research objectives. One purpose of sampling

is to select a group of individuals from whom the relevant information will be obtained to
investigate the research objectives. It is therefore imperative to design instruments that can
accurately capture the required information. Just like the research strategies discussed
already, there are data collection methods peculiar to quantitative research and others
peculiar to qualitative research. However, these methods are also not mutually exclusive to
any one research paradigm. The various methods for data collection are compatible with
both quantitative and qualitative studies and the one to choose ultimately depends on the

research objectives, the available resources and time.

Quantitative data collection

In quantitative research, experiments and surveys in addition to being strategies of enquiries
also act as methods of data collection (Creswell, 2009). Structured observations are also a
quantitative data collection tool (Saunders et al., 2009). The experiments conducted provide
the researcher with data which is then analysed. In surveys, the researcher has at his disposal
various techniques to use. Quantitative survey techniques typically are based on structured
questionnaires which ask different questions relating to the behaviour, intentions, attitudes,
awareness, motivation and demographic characteristics of respondents (Malhotra and Birks,
2009). Questionnaires in quantitative research often involve the use of closed ended
questions where each question has a predetermined set of responses from which the
respondents choose an appropriate answer (Saunders et al., 2009). Questionnaire design
differs according to how it is administered or the amount of contact one has with the
respondents; the questionnaires could be self-administered or interviewer administered

questionnaires (Saunders et al., 2009). The differences between them as provided by
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Saunders et al. (2009) are outlined below. Self-administered questionnaires are often
completed by the respondents and are administered electronically — internet based, sent
through the post — mail/postal questionnaire or delivery and collection questionnaire where
the questionnaire is delivered by hand to the respondents and collected at later date. In the
case of interviewer administered questionnaires, the responses to questions are recorded by
the interviewer and this could be done via telephone and face-to-face interviews. Indeed,
quantitative researchers use these structured interviews which are based on standardised
questions usually with pre-coded responses; the interviewer reads out the exact questions and

records the answers given

As observed by Malhotra and Birks (2009) each of these techniques has its own strengths
and weaknesses which are as follows. Telephone interviews allow contact to be made with
respondents spread over a wide geographical area; however such interviews are shorter and
questions should often have fewer responses to choose from so as not to confuse the
respondent. Mail and electronic techniques can also reach wide spread respondents and could
be relatively cheaper. In the case of face-to-face interviews, the researcher has the
opportunity to provide explanations to clarify anything not understood to ensure that the
right answers are given. This opportunity is not present when the other techniques are being
used. However, face-to-face interviews could be expensive and time consuming. Self-
administered questionnaires such as mail and electronic based questionnaires as well as
telephone interviews usually have a lower response rate than face-to-face interviews
(Saunders et al., 2009). Due to the various limitations encountered in capturing data through
any of the above data collection mechanisms, Saunders et al. (2009) argue that a researcher’s
choice will be influenced amongst other things by the type and number of questions to be
asked, the sample size, the amount of time and financial resources available. Finally, the
focus of structured observations conducted in quantitative studies is to determine how often
something is occurring and not why it is happening (Saunders et al., 2009). Observations

could take a long time to conduct.

Qualitative data collection

In qualitative research, the main tools or techniques for data collection are: observations,
interviews as well as the use of documents and audio-visual materials (Creswell, 2008).
Qualitative interviews could be in different forms. It could be a one off interview or
cumulative where the researcher returns to interview the same person a number of times; it
could also be a one on one or group based interview as in the case of focus group discussions
(David and Sutton, 2004). The quest for detail responses in qualitative research requires such
interviews to be of an unstructured or semi-structured nature and involving the use of open
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ended questions. In semi-structured interviews, there is always a list of themes on which
questions will be asked during the interview; the exact question asked and the order in which
they are asked may vary from one interview to the other (Saunders et al., 2009).
Unstructured interviews (in-depth interviews) are non-standardised and are informal, the
researcher uses it to explore in detail a general area of interest and even though there is no
predetermined list of questions the interviewer is clear on the general issues of interest; the
interviewee essential determines the direction of the questioning based on what they say
(Saunders et al., 2009). Unstructured and semi-structured interviews could also be conducted
via telephone or face-to-face. Observations could also be used to collect qualitative data.
After all, the best way to know how people do something is to watch as they do it; It
involves systematically observing, recording, describing analysing and interpreting people’s
behaviour (Saunders et al., 2009). Observation as a data collection method in qualitative
research takes the form of participant observation which is explained by Saunders et al.
(2009) as follows. In participant observation the researcher plants himself into the group of
people or institution being studied and part-take in their daily lives and activities. The
researcher thus understands the issues better because he does not just observe the activities
but also gets a first-hand feeling of the experiences of the people. The data is collected by
keeping a diary of whatever the researcher sees at various times and his perceptions or
feelings about the issue being observed. There are no formal interviews but all information
may be obtained through informal discussions. Under the multi-methodology, the researcher

may combine a number of the above data collection methods.

5.4. Data Analysis
There are a variety ways to analyse data in both quantitative and qualitative studies. Both
quantitative and qualitative data analysis are often facilitated by the use of computer

software such as SPSS and Nvivo respectively.

5.4.1 Quantitative data analysis
The techniques of data analysis adopted in quantitative research inevitably depend on the

nature of the data or the level of measurement (nominal, ordinal, and interval and ratio data).
Nominal or categorical data cannot be ranked in any order and are not capable of
mathematical manipulations - addition, subtraction, division or multiplication (David and
Sutton, 2004). Questionnaire responses to YES or NO questions or questions which allow
respondents to choose a category or option from a set of multiple choice responses involve
nominal level measurements (McQueen and Knusses, 2006). Though respondents in each
group are different from others, such differences are not quantifiable and one group cannot

be said to be better than another (McQueen and Knusses, 2006). Ordinal level measurement
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involves ranking of data. Unlike nominal data, it is 'possible to say that one category is more
preferred, better or worse than another; even though ordinal variables can also be seen as
nominal they have quantitative elements (McQueen and Knusses, 2006). Though it is
possible to determine if one category is better than the other, one cannot determine the size
of the difference between categories. An example is the Likert scales used to provide
measures of people’s attitudes (Newman, 2007). Finally, interval and ratio variables are
made up of continuous data which can be ranked in order of importance where the difference
or distance between variables or categories can also be measured; the only difference
between interval and ration level measurement is that ratio measurement has a true zero
whilst interval measurement does not have a true zero (David and Sutton, 2004). It has thus
been argued that in practice distinguishing between ratio and interval levels of measurement

makes little difference (Newman, 2007).

Any quantitative data collected could be analysed statistically and the analysis could be
based on parametric or non-parametric techniques. Field (2009) explains the conditions
under which these techniques can be used as follows. To use parametric techniques, the data
must meet the assumptions of parametric data which are that the data must be measured at
least at interval level; nominal and ordinal data therefore do not qualify to be analysed based
on parametric techniques. Secondly the data must be independent — that is to say, data from
various participants must be independent of each other. The data must also be normally
distributed and there should be homogeneity of variance. In reality not all data meet these
conditions; whenever these conditions are not met, non-parametric test is recommended
because they work based on fewer assumptions about the nature of the data. Non-parametric
tests are applicable on ranked data where each score is given a rank (higher scores represent
higher ranks and vice versa); the analysis is based on the ranks and not the actual data. It is
important to point out that for each parametric test conducted there is an equivalent non-
parametric test that could be carried out. The parametric statistics include the Pearson’s
correlation (r); t-test; ANOVA etc. There are also a number of non-parametric statistical test
namely: the Spearman’s rho, Mann-Whitney test, Wilcoxon rank sum test, Wilcoxon signed-
rank test; kruskal-Wallis test and the Friedman’s ANOVA. Field (2009) provides a good
explanation of these tests which have been summarised below. The t-test and ANOVA are
both statistical techniques used to test for differences between groups of people or
respondents or variables that allow causal inferences to be made. The t-test looks for
differences between the means of any two groups in a study. In a situation where different
participants or groups are assigned to two different experimental conditions, the independent

sample t-test is used. However when the same participants are put through the two
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experimental conditions, the paired sample t-test is more appropriate. The formula for the t-
test is given below:

__D-Uad

© SdVN

Where D is the observed difference between the means of the two samples; Ud is the

t

expected difference between the population means given that the null hypothesis is true (Ud
= 0) and the denominator represents the estimated standard error of the difference between
the two sample means. If the two samples are from the same population, their means are
expected to be similar. As the difference between the samples means gets bigger the more
likely it is that the null hypothesis will be rejected which is an indication that a genuine
difference exist between the samples. SPSS estimates the probability that the value of t was
obtained by chance; if the probability is less than 5% (0.05) that means there is a very small
likelihood that the difference observed occurred by chance. One can then conclude that the
observed difference between the two samples is significant and did not occur by chance. The

reverse is true if the probability is greater than 5%.

ANOVA works in a similar way like the t-test, the difference is that it compares the means
of three or more groups. The outcome is the F-statistic or ratio which compares the
systematic variance in the data to the unsystematic variance. One limitation of the F-statistic
is that it doesn’t indicate exactly where a difference may come from amongst the groups.
This problem is solved by doing a post hoc test where a t-test is performed for all possible
pairs of the groups to find where the differences are. One popular post hoc test is the
Bonferroni correction where the 5% probability is divided by the number of paired test
conducted; so for instance, if 10 tests were conducted, the critical value becomes 0.005 and
not 0.05. Mention needs to be made of the two forms of ANOVA: the one way independent
ANOVA where the participants or groups are independent of each other and the dependent
ANOVA where the same participants are put through three or more experimental
conditions.Apart from testing for difference between groups, the data can also be tested for
existing relationships between variables using correlation or regression analysis. The
correlation between two variables could take one of three forms: positive correlation —
variables change or move in the same direction; negative correlation — variables move in
opposite directions and no correlation — a change in one variable leaves the other remaining
the same. The correlation coefficient therefore assumes a value ranging from — 1 to + 1. For
data that meet the assumptions of parametric test, the Pearson’s correlation coefficient is
applied; otherwise the spearman’s rho or the Kendall’s tau (used with a small data set) is

more appropriate. Correlation values of 0 to .2 are considered weak, .3 to .6 moderate and .7
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to 1 strong. Regression also help establish relationships between variables however unlike

correlation, regression analysis help determine the existence of causal relationships.

The non-parametric equivalents of these tests are explained as follows. In the case of the
independent t-test, the non-parametric equivalents are the Mann-Whitney test and Wilcoxon
rank sum test which also test for differences between two independent samples. These two
tests work on the same principles. The Mann-Whitney test (U) looks for differences in the
ranked positions of the scores in the two groups. The scores are ranked from lowest to
highest. Hence the group with the lowest mean rank has the highest number of low scores
and vice versa. A comparison between the mean ranks determines if they are significantly
different or not. On the other hand the Wilcoxon signed-rank test - a non-parametric
equivalent of the dependent t-test (Z) is used to compare two sets of scores where the scores
are obtained from the same participants. Finally, the Kruskal-Wallis test is used to find the
difference between several independent groups just like the independent ANOVA whilst the
Friedman’s ANOVA is the equivalent of the one-way related ANOVA used to test for

differences between several related groups.

The test statistic for the Kruskal-Wallis test (H) is labelled by SPSS as chi-square (X*
because it has a chi-square distribution. Similarly, the test statistic for the Friedman’s
ANOVA is not labelled as F, but rather as chi-square. The output of these tests are reported
as X?(degrees of freedom) = chi-square value, significance value (p); an example is provided
as follows; X’(3) = 8.5, p < 0.05.Parametric statistical analysis can only be applied to ratio
and interval level data whilst non-parametric test can be applied to ordinal, interval and ratio
level data. How then can one deal with categorical data? They are often analysed
descriptively based on frequencies. Having said that, it is possible to test for relationships
between categorical variables using the Pearson’ chi-squared test (X°); this test simply
compares the observed frequencies of the categories under investigation to the frequencies
one would expect to get by chance. The only condition of the test is that the expected
frequency in each cell must be greater than 5. Alternatively, with larger contingency tables
(more than 2x2 tables) the rule is that expected counts should be greater than 1 and the
expected counts less than 1 must not exceed 20%. Where this condition is not met, the
fisher’s exact test is rather recommended. How strong the relationship between two

categorical variables is, can be measured by the Cramer’s’ V.

Statistical analysis also provides mechanisms for data reduction; a typical example is factor
analysis. The explanation of this analytical tool is provided in detail by Field (2009) and

Malhotra and Birks (2007) and below is a summary. Factor analysis is a data reduction

79



technique; any time there is a large number of variables most of which are correlated, factor
analysis is used to reduce them to manageable size. Essentially factor analysis examines the
relationships among groups of interrelated variables and represents them with fewer
underlying factors or components. The technique is thus used amongst other things to
identify the underlying factors that explain the correlation of a set of variables and to identify
a smaller set of important variables for use in subsequent regression or discriminant analysis.
Since each factor is expressed as a linear combination of observed variables, this technique is
similar to multiple regression. The conduct of factor analysis begins by: identifying its
purpose and the variables to be factor analysed; an appropriate sample size required; a
correlation matrix for the variables is constructed and a method of factor analysis selected
and a decision is made on how many factors should be extracted and which rotation method

to use.

The KMO test of sampling adequacy is often used to determine if the sample is appropriate
for factor analysis. It assumes a value between 0 and 1; values closer to one indicate that
factor analysis will produce distinct and reliable factors and vice versa. Generally factor
analysis is considered appropriate when KMO value is 0.5 or greater. Secondly factor
analysis works based on the correlation between variables; cluster of variables that measure
similar things must be significantly correlated. Hence if there is no significant correlation
between the variables under consideration, factor analysis will not be reliable. This is
checked using the Bartlett’s test of sphericity; if the test is significant, it means the
correlation is significantly different from zero and factor analysis will be reliable. Even
though the variables need to be correlated to permit factor analysis to be conducted when
they are too highly correlated there could be a problem of multicollinearity; though mild
multicollinearity is not a problem, extreme ones should be avoided. Multicollinearity makes
it impossible to determine the unique contribution of highly correlated variables to a factor
(component). In factor analysis, multicollinearity is detected by looking at the determinant of
the R-matrix which should be greater than 0.00001. The value of the determinant is between

0 (perfectly correlated) and 1 (perfectly uﬁcorrelated) the closer it is to zero the more severe

the multicollinearity.

Furthermore the rotation method allows the maximisation of the loading of each variable on
one of the extracted factors whilst at the same time minimising the loading on all other
factors. The process of rotation thus makes it easier to determine which variables relate to
which factors. If the factors are expected to correlate a priori, an oblique rotation is
recommended otherwise the orthogonal rotation (especially, Varimax rotation) is
recommendable. Another essential element is the selection of a method of factor analysis.
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There are several methods of extracting factors from any data set but an individual’s choice
is often based on what the analysis will be used for; that is, whether the analysis will be
generalised beyond the sample or whether the aim is to explore the data and test specific
hypothesis. Originally, factor analysis was developed to explore data and generate
hypothesis for future analysis; some of the methods (principal component analysis, principal
axis factoring) assume that the sample used in the factor analysis is the population and as
such the results are not to be extended beyond the sample. However, confirmatory factor

analysis is used if the aim is to test for specific hypothesis.

The number of factors to extract could be decided a priori; other ways of selecting factors are
the use of the scree plot and the Kaiser’s criteria. The scree plot is a graph of the factors and
their Eigenvalues; all factors to the left of the inflexion point are selected. Alternatively, the
Kaiser’s criteria advocates for the selection of only factors with Eigenvalues greater than 1.
The result of the two methods could be compared and a decision taken on which is
appropriate. The reliability of extracted factors could be tested using the split-half reliability
test or the Cronbach’s alpha; the two work in similar ways. The more popular of the two -
Cronbach’s alpha, is used in this study. This approach splits up the data into two in every
possible way and computes the correlation coefficient for each split; the average of these
values is equivalent to Cronbach’s alpha (Field, 2009). Generally a value of 0.7 or above is

considered acceptable and values substantially below 0.7 indicate unreliability,

5.4.2 Qualitative data analysis

The focus so far has been on the analysis of quantitative data; the approaches to analysing
qualitative data are quite different. Audio and textual material for instance, could be analysed
through conversation analysis (CA), discourse analysis (DA) and content analysis.
Conversation analysis attempts to describe people’s methods for producing an orderly social
interaction: its assumption is that the talk shows stable and organised patterns. A speaker’s
action is shaped in context, contributions to an on-going sequence of actions is not clear
unless reference is made to its context (Silverman, 2001). CA is often used to analyse
naturally occurring talk. It is a formal analysis of everyday situations and is the focus of
ethnomethodology; there is less emphasis on the content of the conversation but focus is on
the formal process through which the content is communicated (Flick, 2009). Hence, CA
focuses on how the content of a conversation is communicated and so the choice of words,
pauses, and body language are all very essential (Flick, 2009). The problem here is that notes
written by an interviewer during the course of a semi-structured interview cannot be used to
do conversation analysis (Willig, 2008). Willig (2008) explains what DA entails. Discourse
analysis shows the manner in which in a conversation, the participant’s conversational

81



version of events are constructed to do communicative interactive work. Unlike conversation
analysis however, it focuses on the content of the talk and its social order and not the
linguistic organisation. This analysis does not only involve everyday conversations but
others like interviews. Analysis is focused on the context, variability and constructions in the

text.

Though the ideal thing is to use discourse analysis to analyse naturally occurring talk or text,
the practical difficulties involved has led to the use of semi structured interview data. The
disadvantage is that interviewees reorient themselves to suit the interview settings and do not
react as in their everyday setting. Since the way in which something is said could affect its
meaning, transcripts meant for discourse analysis should contain some amount of non-
linguistic aspect of the conversation which together make discourse analysis very labour-
intensive. Discourse analysis is similar to conversation analysis; some DA researchers are
thus against the use of non-naturally occurring data such as interviews for the conduct of DA
(Silverman, 2001). Finally, researchers may also use content analysis to analyse qualitative
data. As explained by Flick (2009), content analysis is a procedure for analysing textual data
irrespective of its source; it is based on the use of categories often derived from theory or
identified from the empirical data. The categories identified from theory are repeatedly
examined against empirical data and modified where necessary. The goal of content analysis
unlike the other approaches is to reduce the material being analysed. Content analysis could
be conceptual where the focus is on establishing the existence of concepts and their
frequencies or relational where attempts are made to examine relationships amongst the
concepts. Content analysis essentially attempts to introduce some form of quantification into
qualitative data. The adoption of content analysis techniques in any given research is due the
fact that compared to other techniques for analysing qualitative data, it is clearer, relatively

unambiguous and easier to do than other analysis techniques. It yields a uniform scheme of

categories and facilitates comparison; in a text

5.5 Reliability, Validity and Ethical Issues

The reliability and validity of a study are often the bases for evaluating any study. Reliability
refers to how consistent or dependable something is; if something is reliable it implies that it
can be replicated under similar conditions (Bryman, 2008; Newman, 2007). According to
Malhotra and Birks (2007) Reliability can be tested using the test-retest method where the
same instrument is administered to the same respondents at different times or to different
sets of respondents; other methods include the split-half method and the Cronbach’s alpha.
The split-half method is where a test is only conducted once on a sample which is then split

into two and the results compared (McQueen and Knusses, 2006). Since qualitative research
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involves processes that are unstable over time, replication may not be possible; hence
reliability is achieved by being consistent through the techniques adopted to collect and
analyse data (Newman 2007). Newman also argues that the use of pilot studies to streamline

the final study is another way to enhance reliability in conducting social research.

Validity refers to the integrity of the research findings or conclusions - that is whether the
instruments measure what they were intending to measure (Newman, 2007). It has several
dimensions described by Bryman (2008) as follows: face validity — based on the judgement
of the scientific community as to whether or not an indicator actually measures what it
intends to measure, content validity — based on whether or not a measure captures the full
content of what it intends to measure and criterion validity — based on comparing the
indicator with other accepted indicators of the same construct. Where it agrees with an
accepted pre-existing measure then concurrent validity is achieved but where it predict
correctly the associated future behaviour of a construct then we have predictive validity
(Newman, 2007). External validity however, refers to the generalisability of the findings of a
research (Newman, 2007). The credibility of findings is an issue of internal validity
(Bryman, 2008). Newman (2007) observes that content validity can be improved by using
different indicators that measure the same thing or different aspects of the same thing. To
improve reliability and validity in a study, Creswell (2008) recommends among other things,
the triangulation of data sources and analysis procedures. As important as reliability and
validity may be, Newman (2007) notes that one cannot achieve perfect reliability or validity.
Apart from the issues of research reliability and validity, ethical issues in research are
becoming increasingly important as a result of rising public concerns and changing
legislation on human rights and data protection (Iphofen, 2003). Researchers are thus
expected to act responsibly when dealing with people in the research process. Ethical issues
also bother on what constitutes a legitimate or moral way of conducting research; this

includes issues of plagiarism and falsifying data (Newman, 2007).

5.6 Adopted Methodology

The focus of this section is to explain the actual approach adopted in an attempt to
investigate the research objectives in this study. The nature of the research
question/objectives under investigation indicate that the first objective could only be
appropriately investigated through the quantitative approach. Therefore, this approach was
employed to investigate the first objective at both phases two and three of the study (see
Figure 1). The fourth objective which sort to examine if a statistically significant difference
existed between the two case study countries was purely quantitative in nature and was

appropriately investigated based on the quantitative approach. Finally, the second and third
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objectives were such that they could be investigated using both quantitative and qualitative
approaches. However, the quantitative approach was deemed more suitable and was
employed as the primary approach to investigate these objectives. The qualitative approach

was subsequently used to validate the quantitative findings.

Therefore, overall, the multi-methodology was adopted for the study. The nature of the
research objectives in this study coupled with the potential benefits of methodological
triangulation (stated earlier) were the main factors that informed the adoption of this
approach in the conduct of the research. The adopted approach was also more pragmatic as it
allowed the researcher to choose from a wide range of research strategies and sampling
techniques which was critical in overcoming various barriers especially during data
collection. Three different strategies of enquiry were employed in the study. Apart from the
survey strategy, the researcher also adopted the case study strategy where Ghana and
England were chosen as the case study countries to permit a comparison between the
developing and developed countries. Also, the sequential strategy was employed; the
qualitative approach was used only after the completion of the quantitative investigation of

the objectives with the aim of validating the quantitative findings.

5.6.1 Sampling
The target population for this study was the proprietors of small enterprises in Ghana as well

as the officials involved in handling lending requests within the lending institutions in both

Ghana and England.

Sampling - Ghana

The small business owners in this study were all sampled from Kumasi. According to the
Kumasi Metropolitan Assembly ~-KMA (2011), the local economy of the Metropolis is
dominated by the services sector consisting mainly of traders who make 71% of the
economy. This is followed by manufacturing (which includes carpenters and auto-
mechanics) who also make up 24% of the economy. Though there are other quiet visible
businesses such as building contractors, transport and hotel service providers within the
metropolis, the focus was on businesses identified by the KMA as key players in the local
economy. The above KMA classification was thus adopted in selecting the sample for this
study. The number of respondents from each line of business was made to roughly reflect
their relative importance to the local economy. For instance, the respondents from the service
sector involved traders and caterers who respectively constituted 66.4% and 13% of the
whole sample whilst those from the manufacturing sector involved carpenters and auto-

mechanics who also constituted 20.6% of the sample. The inclusion of caterers (providing
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restaurant services) in this sample was due to the fact that they were easily accessible; they

were often found around the areas where the traders were located.

The traders in the city are mainly located in various markets such as the Adum central
business district, the Kumasi Central Market (single largest market in West Africa) with
linkages to the satellite markets at Asafo, Bantama, Asawase, Ayigya, Ahinsan, Oforikrom,
Tafo, Atonsu-Agogo, Santasi, Suame, Amakom, Bomso and Tarkwa (KMA, 2011). The
traders in this study were selected from the two main markets — the Kumasi Central Market
and the Adum central business district not only because they are the major markets but also
because they are quiet easily accessible. The caterers were selected from the central business
district. The mechanics were also sampled from the famous Suame Magazine where small
engineering based industries are sited specialised in vehicular parts production and servicing.
Finally, the main sites for the woodworking industries specialised in the production of
furniture are Anloga and Sokoban. Anloga was sample using the simple random sampling
technique. Since there was no list of the businesses in each market or site visited, the
researcher adopted a convenience sampling technique. On the day the researcher visited any
site, SE owners who were both willing and available to participate in the research were
selected accordingly. A combined total of 131 proprietors of SEs were involved in the survey
but this was made up predominantly of traders since majority of the businesses are related to
commerce. Indeed, the study could have focused on only the traders but a decision was made
to add a few of the other businesses to permit the researcher to explore any differences that

may exist in credit access.

With regards to the lending officials who participated in the survey, below is an explanation
of how they were sampled. In Ghana, the lending institutions were grouped into Universal
Banks (UBs) Rural banks (RBs) and savings and Loans Companies (SLCs). The RBs and
SLCs were classified as Microfinance Institutions (MFIs) since they are often preoccupied
with the business of providing micro loans to individuals, groups of individuals and small
enterprises. The participating officials within the lending institutions included the credit
officers, loans managers and branch managers all of whom are involved in loan processing at
one stage or the other. The credit officers are usually the first point of contact for potential
borrowers; they do the initial assessment of the client and advise on the borrowing options
that may be suitable for the client or which option the client qualifies for. The initial
assessment is passed on to the loans manager in the form of a report; the loans manager in
turn will assess the application and when satisfied approves the application. Depending on

the structure within the institution, the branch manager who has overall responsibility for the
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branch may also be required to take an independent look at the approved application. This

process may however vary from one institution to the other.

The participating bank officials were recruited from Kumasi (the capital of the Ashanti
region). According to the Bank of Ghana (2011), there are a total of 29 UBs, 136 fully
operational RBs and 19 SLCs in Ghana. These institutions have several branches spread
across the country. In Kumasi, there were eight SLCs with a combined total of 30 branches;
there were also 25 RBs with 29 branches and 23 UBs with 69 branches (GHIPSS, 2011).
This gives a total of 128 branches of all the lending institutions considered in this study. To
increase the response rate so as to obtain a sample size suitable for some of the analysis
intended to be carried out (factor analysis) the researcher did not only visit all 128 branches
but also in some instances (involving 73 of the branches) where more than one official was
willing to participate two questionnaires were given to any two of the officials. In the other
55 branches however, only one questionnaire was issued. Hence a total of 201 questionnaires
were distributed. An overall response rate of 53.7% (108 respondents) was achieved; 57 of

these respondents were from UBs and 51 from MFIs (27 from SLCs and 24 from RBs).

Different sets of samples were chosen later on to validate the findings of the first surveys
conducted. To validate the findings on the nature of the SE credit constraint in Ghana,
another set of small business owners were interviewed face-to-face using the same
questionnaire. This time the focus was only on traders since an overwhelming majority of the
small businesses in Kumasi are into commerce. Secondly, the first round of analysis did not
reveal any differences between the various businesses regarding their access to credit.
Twenty-seven traders (a quarter of the sample in the first survey) were haphazardly sampled
from a different market (Bantama market). The Bantama market was selected based on a
simple random sampling technique from the available markets listed earlier. To validate the
findings on the survey involving officials of the lending institutions, semi-structured
interviews were conducted. Loans managers were considered as key informants because
mostly the final decision on whether to lend or not rest with them and were thus better placed
to validate the findings of the earlier survey. The snowball sampling technique was used here
in that the researcher first made contact with friends in management positions in some banks
who then provided the link to other managers from other institutions willing to participate.
Ten loans managers (six from UBs and four from MFIs) eventually took part in this

validation survey.
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Sampling - England

In England the lending institutions involved were the main high street banks. The
participating bank officials were the loans advisors, business managers and branch managers.
The loan advisors are often the first point of contact for clients seeking credit and tend to be
sales officers. The business managers are relationship managers assigned a portfolio of
business clients with the aim of helping to meet the credit needs of such businesses whilst
the branch managers are in charge of running the whole branch. Participants were sampled
from institutions within three counties in the North West - Merseyside, Lancashire and
Cheshire. In each of these counties, the major cities or towns were selected for the study.
These included Liverpool, St Helens and South Port in Merseyside; Manchester in
Lancashire and Chester in Cheshire. The choice of these cities and towns was influenced by
their proximity to where the researcher resided at the time (Liverpool). A total of nine
different high street banks were identified within the selected cities and towns with several
branches; the total number of bank branches in Liverpool was 119; 14 in St. Helens; 21 in
Southport; 162 in Manchester and 90 in Chester (the investing site, 2011). There were thus a
total of 406 bank branches in the selected areas. A decision was made to distribute a total of
200 questionnaires in England but the exact number distributed in each town was influenced
by the proportion of the total bank branches located in the town. The bank branches were
selected in each city or town using simple random sampling technique. Ninety five of the
questionnaires were successfully completed and returned representing a response rate of
48%. A breakdown of the number of questionnaires distributed in each area as well as the
number completed and returned can be found in Appendix A. Just as in Ghana, there was
also the need to validate the findings of the survey conducted amongst the bank officials in

England. Seven business managers were haphazardly sampled in Liverpool for this part of

the study.

5.6.2 Data Collection
Phase I - Pilot
The pilot questionnaires were a combination of both closed and open ended questions. The

aim of the pilot survey (which involved five relevant bank officials in England and five SE
proprietors in Ghana) was to find out if the questions were clearly worded for easy
understanding and whether respondents will be willing to provide the required information.
The SE questionnaire was piloted in Ghana whilst the bank officials’ questionnaire was
piloted in England. The pilot was done from January to February 2011. A number of issues
were highlighted. The SE questionnaire was originally made up of 21 questions. During the

pilot, it was found that two of the questions had been repeated (a question on why one had
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not applied for any credit in the past, and a question on the main reason why one’s
application was unsuccessful). Also two question which asked respondents to report their
maximum cash amount generated per month and their minimum amounts per month
respectively were merged into one question - the average cash generated per month. The
final SE questionnaire was thus made up of 17 questions (see Appendix A). The issue that
emerged with regards to the bank officials’ questionnaire was that respondents generally
avoided open ended questions or gave very short responses which did not fully explain
issues. For instance, respondents were asked to explain the circumstances under which they
will not take collateral and the conditions under which landed property will not be acceptable
to them. As a result, a decision was made to remove all the open ended questions. The final
bank official’s questionnaire was made up of only closed ended questions and was used in
both countries. All such open ended questions which were eliminated were covered in the
semi-structured interviews conducted later (in stage three of the data collection) for
validation purposes. Having made the necessary amendments to the questionnaires, the way

was cleared for phase two of data collection which lasted from February 2011 to June 2011.

Phase 1I — Full scale data collection

In England only one set of questionnaire (the bank officials’ questionnaire) was used. In
Ghana however, given the nature of the objectives under investigation, two sets of
questionnaires were administered (one set for bank officials and another for proprietors of
SE). The bank officials’ questionnaire sought for information on various issues including:
their attitudes towards the use of collateral in credit contracts; preferences for various forms
of collateral; whether or not registered and unregistered property are eligible for use as
collateral; attributes that make landed property eligible for use as collateral; the influence of
registered property titles on SE loan terms and finally the factors responsible for turning
down SE loan applications. Respondents attitudes/perceptions were measured using the likert
scale (see Appendix A for questionnaire). In Ghana, the bank officials® questionnaire was
delivered by hand to respondents on a first visit and an appointment was booked to return on
a later date to collect the completed questionnaires. Three assistants were recruited to help
with questionnaire administration; two of them administered the SE questionnaire whilst the
other joined the researcher for the purpose of distributing and returning to collect the bank
officials’ questionnaire. However, in England, the researcher personally visited the selected
bank branches located within the North West. The questionnaires were handed over to the
selected respondents together with prepaid envelopes to return the completed questionnaires.

This method was chosen because it was convenient for both the researcher and respondents.
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On the other hand, the focus of the SE questionnaire was to seek information on their credit
market activities or experiences: whether or not they participate in the market; their
experiences in terms of the success or failure in loan applications; and for respondents who
did not report credit market activity, to find out why they did not participate. Structured
interviews were conducted with the SE owners as most of them could not administer the
questionnaires themselves. The data obtained was coded and entered into SPSS (version 17)
as and when each completed questionnaire was returned. After analysing the data obtained
there was the need to validate the findings which led to stage three of the data collection

process.

Phase III — Data collection for validation

The third phase of data collection span from October to November 2011. In Ghana, only one
research assistant was used to conduct structured interviews amongst the 27 selected traders
from the Bantama market. It essentially involved a replication of the earlier survey but this
time with a different set of participants. The findings from the bank officials’ survey were
validated through semi-structured interviews (see Appendix A for interview guide)
conducted with loans managers via the telephone. For England, the semi-structured
interviews were conducted amongst 7 selected business managers of the main high street
banks. Four of these managers were interviewed via telephone whilst the other 3 were

interviewed face-to-face.

5.6.3 Data Analysis
Phase 1

Just like the data collection process, the analysis was divided into two phases. The first phase
involved statistical analysis of quantitative data (using SPSS) collected through the surveys
conducted during stage two of data collection whilst the second phase dealt with analysis of
qualitative data collected at stage three of the data collection process with the help of Nvivo.
Prior to the start of actual analysis, the quantitative data was coded into SPSS and screened
for possible errors. The screening revealed a few missing data which were dealt with using
EM algorithm method for missing data analysis in SPSS. This method uses a complex and
very rigorous approach to replace missing values based on trends identified in the data; it
uses maximum likelihood estimators to produce estimates of the missing data and is more
robust than replacing missing values with the mean (Borman, 2009). The objectives of the
study formed the broad themes for the statistical analysis; as such each objective was
analysed using techniques considered most appropriate in achieving them. It is hence

important to re-state each objective and explain how it was analysed.
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- Objective 1: To determine the nature of the small enterprise’s credit constraint in
Ghana.

Diagne et al. (2000) identify two approaches to detecting household credit constraint which
could easily be adopted in measuring constraints amongst SEs. They are the direct and
indirect approaches. Whilst the first solicits household perceptions on whether or not they
are credit constrained the second seeks to test for possible violations of the assumptions of
the permanent income hypothesis that consumption expenditure should not be affected by
temporary shocks in income if there are no credit constraints. Based on the indirect approach
a credit constraint exists if consumption is significantly dependant on short term incomes.
The indirect method involves the estimation of disequilibrium models of demand and supply
of loans whilst the direct approach involves surveys that provide data on loan applications
and the outcome of such applications (Love and Sanchez, 2009). In the developing countries
SEs are owned by sole proprietors where its quiet difficult to separate the owner from the
business itself - the business is personalised. As a result, the above methods could be applied

to SE studies of this nature.

The credit constraint amongst SEs could be estimated by looking at the influence of
temporary shock in investible funds on SE investment activity. However such information is
difficult to get especially in the developing world where such businesses rarely keep records.
Therefore, the direct method was rather adopted in this study where the reported credit
market experiences of the SEs within the past 2 years was used to determine if they are
constrained and the nature of the constraint. This period was chosen because it’s short
enough to allow participants to recall their credit market activities. The participants were
classified into those who have applied for credit and those who have not. Respondents who
had applied for credit were considered not to face a credit constraint if they were able to
obtain the full credit amount needed. However, those who applied for credit but were refused
(either partially or completely) were considered to be constrained. These constraints were
classified as supply side constraints in that, they did not get the needed credit due to a
decision by lenders not to grant their request. The supply side became the barrier to

accessing the required credit.

The other participants who had not applied for credit were further divided into two groups -

the unconstrained and the constrained groups. According to Atieno (2001) and Banerjee and

Duflo (2004), people who do not apply for credit because they have no need for it should be

considered unconstrained whilst those citing any other reason should be considered as

constrained. The constrained group were further classified into supply-side and demand-side

constraints base on the exact reason why they did not apply even though they needed credit.
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Those that did not apply due to other reasons such lack of information were classified as
demand side constrained and finally respondents who did not apply for credit because of
reasons such as: high cost of credit, process inconveniences, lack of required documents and
the lack of tailor made facilities were classified under supply-side constraint. In this study
businesses were considered to face a supply-side constraint if (a) they applied for credit but
did not get the full amount required or (b) did not apply for credit because of barriers
emanating from the supply side. The demand-side constraint involved those that did not
apply for credit because of barriers emanating from the demand side. The data was
descriptively analysed; in addition, the chi-square test and spearman’s rho were also used to
explore relationships. For instances, the test explored the existence of relationships between
demographic characteristics of the respondents and the participation in the credit market,

their selection of a lending institution and constraint status (see next chapter for details).

Objective 2: to examine what influence (if any) property registration has on SEs

access to credit.
Most existing studies stated in chapter one such as Petracco and Pender (2009) attempt to
evaluate the impact of property registration on access to credit in an experiment type before
and after study where households which are similar in every respect but differ only in terms
of their possession of registered titles are compared. Usually a longitudinal study is
conducted involving households who at the start of the study had no registered titles to land;
some of them are later issued with registered titles. They then try to investigate whether the
issued titles have enhanced credit access. Boucher et al (2005) examine the issue by looking
at the relationship between the possession of a registered title and the possibility of being
credit constrained based on longitudinal studies of households. To measure the effect of
receiving a property title on credit access, Field and Torero (2004) used household surveys to
collect detailed information on household and individual characteristics. Their survey
involved an extensive array of self-reported data on all loan applications requested by the
household between 1997 and 1999 including bank requirements and the terms of loans
provided. Using such micro level data, they estimated the impact of land registration on
credit access by modelling the outcome of individual credit application to determine the

probability that a loan application will be approved with or without registered title.

The approaches described above are only suitable in conducting demand side studies. Since
the focus of this objective is to study the issue from the supply side the above approaches
could not be adopted. The approach used in this study is thus explained below. The
possession of registered property title may only guarantee or at least influence access to SEs
credit under the following conditions: (a) Collateral must be a necessary requirement for
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granting such loans and the provision of registered property titles on its own should be a
sufficient criteria for approving credit application. This is premised on the argument that
registration guarantees access to credit through the use of property as collateral; (b) landed
. property must be preferred to other forms of collateral in that, if other forms of collateral are
preferred then the possession of registered titles may not enhance credit access; and finally
(c) landed property must be registered to make it eligible for use as collateral. Indeed where
registered property titles are not required by lenders, their possession will be of no

consequence on credit access.

The possession of registered property titles will enhance one’s chance of obtaining credit
from lenders who meet the above criteria. This is because these lenders would not even
consider SE loan applicants if they (SEs) fail to provide registered property titles for use as
collateral. This was used as the first evidence of the possible impact of property titles on
credit access. This study therefore investigated the extent to which these conditions are met
through the following: (a) A four point Likert scale was used to determine how necessary
collateral is considered to be in lending to SEs. a five point was also used to determine the
extent to which respondents agree that the provision of collateral per se is not sufficient to
trigger credit supply; (b) participants were asked to indicate on a four point scale, their level
of preference for various forms of collateral including landed property and; (c) respondents
were asked to indicate the kind of property documents accepted as proof of ownership
amongst other things to determine whether unregistered property is eligible for use as
collateral or not. They were also asked to rank in order of importance the various features of
landed property (including property registration) they look for when accepting such property
as collateral. To determine the exact form of this impact, respondents were given a scenario
involving two SEs similar in every relevant aspect except that one possesses a registered title
and the other an unregistered title. Respondents were asked whether they will treat the two
borrowers differently in terms of the interest rates and fees charged, the repayment time

allowed and the loan amount each is allowed to borrow.

The Mann-Whitney test and Wilcoxon signed rank test were both used amongst other things
to determine if there were differences between different lenders and their attitudes towards
the use of landed property as collateral whilst the chi-square test and spearman’s correlation
were used to test for relationships between the illegibility of unregistered property and the
preference for landed property, the ease of verifying property ownership and the likelihood

of repossession problems occurring during default amongst other things.
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Objective 3: to identify the underlying factors responsible for turning down SE credit

demand and the importance of property registration relative to the other factors.
The attainment of this objective will permit the land registration and access to credit
argument to be looked at in a much broader context by giving a clear idea of its relative
importance. About 14 different reasons for turning down loan applications were identified
from literature and respondents were asked to rank these factors in order of importance on a
14-point scale. The data was analysed descriptively using the median ranks of these factors.
The test for differences was conducted for the level of importance of the individual reasons
as rated by respondents using the Friedman’s ANOVA, Man-Whitney test, and the Wilcoxon
test. As in other cases the chi-square test and spearman’s rho were also used to explore
relationships. After looking at the individual reasons, the study also used exploratory factor
analysis (EFA) to explore any interrelationship that may exist amongst the 14 variables so as
to reduce to them to a smaller number of underlying components/factors. The relative
importance of each component was determined by the proportion of the total variance

explained by each component.

Objective 4: To examine if a significant difference exist between the two countries
with regards to the credit effects of property registration.
The Mann-Whitney test was used to test for differences in responses from the two countries
on the various issues under investigation. For instance, the test was used to explore
differences in: lenders’ perceptions on how necessary collateral is; preferences for various
forms of collateral; perceptions on the eligibility of unregistered property for use as
collateral; perceptions on the influence of landed property registration on loan terms; and the

important reasons responsible for turning down SE credit applications amongst others.

Overall, the choice of the specific statistical tools adopted in investigating the various
objectives was informed by the nature of the data obtained. Since this study collected only
categorical and ordinal level data, parametric test (such as t-test and ANOVA) which require
at least interval level data could not be conducted. Therefore, the non-parametric statistical
tools were adopted because they were more suitable for the kind of data obtained in this
study. The nonparametric tools adopted are the Man-Whitney and Wilcoxon’s signed rank
tests, Friedman’s ANOVA test, Spearman’s rho and Chi square test. Though the Man-
Whitney and Wilcoxon’s signed rank tests both test for differences between any two
samples, the Man-Whitney test was used were the two samples of interest were considered to
be independent of each other. The Wilcoxon’s signed rank test was however used where the
two samples were not independent of each other. The Friedman’s ANOVA test was similarly

used to test for differences amongst three or more dependent samples of interest. To test for
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correlation between variables, the spearman’s rho (non-parametric equivalent of Pearson’s
correlation — r) was used were the two variables involved were both measured at ordinal
level. However, in cases where: the two variables were both categorical or where one was

categorical and the other ordinal, the chi square test was used to test for associations.

Phase 11

The second phase of the analysis involved analysis of data collected for the purpose of
validating the findings from phase one of the analyses. This included qualitative data
collected through semi-structured interviews and quantitative data from structured
interviews. The semi-structured interview was sub-divided into different topic areas
depending on the questions asked. Under each topic area, the responses to each question
were examined to identify main themes whilst reading through the transcripts. All categories
identified were later re-examined leading to the merger of some categories and others
became subcategories of the main ones. These categories were created in Nvivo as nodes and
sub-nodes using a tree node structure. The transcripts were then imported into Nvivo for
coding (see Appendix A for the coding summary report). During the coding process, new
categories were identified and coded appropriately. The coding was done systematically
according to responses to questions in each topic area. The data was then analysed using

conceptual content analysis.

5.6.4 Reliability, Validity and Ethical Issues
In this study, the use of pilot studies helped to restructure the final questionnaire to ensure

that reliable responses were obtained. In addition, the use of the different data collection and
analysis methods permitted the quantitative findings to be validated by qualitative findings.
The findings on the nature of the SE credit constraint were validated through a replication of
the survey amongst a much smaller group of participants. The design of the questionnaire
also permitted the researcher to check for consistency in responses as the same question was
sometimes asked in different forms. For instance respondents were asked to indicate how
much they agree that unregistered property is eligible for use as collateral. Subsequently they
were again asked to identify the kind of property documents which they accept as proof of
property ownership. Furthermore, the coding of the interview transcripts was done several
times and in a very consistent manner. Another person was asked to independently cross
check the initial coding to ensure it was reliable. Regarding ethical issues, Liverpool John
Moores University as an institution has stringent requirements that must be met to obtain
ethical approval for the conduct of research. This study met the requirements and received

full ethical approval before the research data collection even began. Each participant was
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given adequate information on what the research is about and an assurance was given to each
respondent regarding their confidentiality. As such, no personal details such as name,
institution name addresses etc. were required. During the conduct of the semi structured
interviews participants consents were sought to record the interviews (see Appendix A for

consent form and participant information sheet)

5.6 Summary
This chapter has provided a detailed insight into the methodologies, sampling, data

collection and analysis techniques adopted in the study to investigate the stipulated
objectives set out in chapter one. This was preceded by a broad analysis of the available
methodologies. This chapter has thus provided the answer to the question of how the
researcher went about investigating the objectives of the study. This chapter has set the stage

for the results obtained to be presented and discussed in the next chapter.
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CHAPTER 6

Quantitative Data Analysis And Discussion

This chapter presents and discusses the results from the questionnaire surveys conducted
amongst proprietors of small enterprises (SEs) and officials of various lending institutions.
The top three objectives of the study outlined in chapter one form the main themes around
which the analysis and discussions are conducted. There is therefore the need to restate these

objectives which are as follows:
¢ Toinvestigate the nature of the credit constraint amongst SEs in Ghana.
¢ Toexamine what influence landed property registration has on SEs access to credit.

¢ To assess the underlying factors responsible for turning down SE credit demand and

the importance of property registration relative to the other factors.

The organisation of the chapter is as follows. Section 6.1 looks at the nature of the small
enterprise’s credit constraint in Ghana. Section 6.2 examines the influence of property
registration on small enterprise’s access to credit and finally, section 6.3 examines the
underlying factors which explain why lenders turn down small enterprise’s credit

applications.

6.1 Nature of the SE Credit Constraint in Ghana

The focus is on only Ghana because the provision of registered property titles is perceived as
the panacea to the problem of credit access in the developing world and thus calls for the
need to study the nature of the constraint in these countries if the right solution is to be found.
To determine the nature of the credit constraint amongst SEs, selected proprietors of small
businesses were asked various questions about their credit market experiences. The results

are presented below.

6.1.1 Respondent characteristics
A summary of the respondents’ characteristics can be found in Table 1 below. A total of 131

SE owners were involved in this survey; the sample consisted of 74 females (56.5%) and 57
males (43.5%). About 46.6% of respondents were between 30-45 years old. On the level of
education, the results show that 23.7% have no formal education at all. Whilst 36.6% have
only basic education, only 7.6% have tertiary education. The median number of dependants

per respondent is 5-10 (64.1%). Respondents were engaged in various businesses in the areas
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of trading, mechanics, carpentry and catering. Majority of participants (66%) were into
trading. Approximately 62% of respondents employ less than five people. Most of the
businesses in this sample could thus be classified as small enterprises. These businesses
reported a median monthly cash of GHC 500-1000 (35%) and a median monthly expenditure
of GHC 300-500 (36%).

Table 1: A Summary of Respondents’ Characteristics ~ Small Business Owners

Categories N=131 Valid %
Gender Female 74 56.5
Male 57 43.5
Age <30yrs 21 16
30-45yrs 61 46.6
46-60yrs 36 27.5
>60vrs 13 9.9
Level of education No formal education 31 23.7
Basic education 48 36.6
Secondary /technical/vocational 42 32.1
Tertiary 10 7.6
Number of <5 33 25.2
dependants 5-10 84 64.1
>10 14 10.7
Business Type Trader 87 66.4
Mechanic 17 13.0
Carpenter 14 10.7
Catering 13 2.9
Number of <5 81 61.8
Employees 5-10 37 28.2
>10 13 9.9
Cash generated per <500 GHC 25 19.1
month 500-1000 GHC 46 35.1
1001-1500 GHC 38 29.0
>1500 GHC 22 16.8
Monthly <300 GHC 33 25.2
expenditure 300-500 GHC 47 35.9
501-700 GHC 28 21.4
>700 GHC 23 17.6

About 28% of the females have no formal education at all, compared to 17.5% of their male
counterparts but the chi square test did not identify any significant association between level
of education and gender. There was also no correlation with age (see Tables 1 & 2 of
appendix B). The number of dependants was found to rise with age [rho =.573, p <.001]; it
was negatively correlated with educational level [rho =.-192, p < .05]. However, it did not
vary with gender (see appendix B). The number of employees reported was associated with
the business type [ (6) =54.7, p < .001]. For instance, 81% of traders employed less than
five people whilst about 62% of mechanics employ above ten people. It was established that
those reporting higher numbers of employees included their apprentices (this is particularly
true for respondents in carpentry and mechanics related businesses). Gender was
significantly associated with the reported business type [ (6) =54.7, p < .001]. Some of the

businesses (carpentry and mechanics) are male dominated whilst others - trading are
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dominated by females (see Appendix B). Finally, the reported average amount of cash the
business is able to generate per month was not found to vary depending on the business type
¢ (9 =6.2, p >.05].

6.1.2 Credit market experiences
To determine the constraint status of participants, their opinions were sought with regards to

what they considered to be the most important problem facing the growth of their businesses.
Though several (seven) factors were identified as shown in Table 2 below, one problem (the
lack of funds) stood out distinctively from the rest (see Table 2 below). A little less than half
of the respondents (45.8%) identified funding as their most critical problem. The remaining
54.2% of the respondents reported other problems. Comparing the individual problems
reported, the lack of funds emerged as the single most important problem. The seriousness of
this problem is reflected in the fact that the other individual problems identified were less

widely spread or reported.

Table 2: Most Important Business Problem Encountered by Respondents

most important business problem

Cumulative
Frequency Percent Valid Percent Percent

Valid lack of funds 60 45.8 45.8 45.8

frequent price increament 17 13.0 13.0 58.8

by suppliers

fack of business space & 12 9.2 9.2 67.9

poor location

high importduty & 14 10.7 10.7 78.6

bureaucracy

competition 12 8.2 9.2 87.8

lack of raw material 10 7.6 7.6 954

others 8 4.6 4.6 100.0

Total 131 100.0 100.0

The lack of funds also emerged as the only problem that cuts across all business types whilst
each of the other six problems tend to be associated more with particular business types (see
Appendix B, Table 9). Respondents were asked to report whether they had applied for credit
in past two years. The results show that about 72% of all 131 respondents had participated in
the credit market through the submission of credit applications at some point. There was
however, no credit market activity reported by the remaining 28%. This demonstrates a high
need and demand for formal credit amongst small businesses in the country contrary to
findings elsewhere by Love and Sénchez (2009) that microenterprises have a very limited
demand for formal credit. Elsewhere in rural Romania, Chaves et al. (2001) also found a
very low participation rate (20%) of enterprises in the loans market. Given that this study
was conducted in the urban centre, it was not surprising to find very high participation rates

amongst small businesses.

98



As shown in Appendix B, about 78% of females had applied for credit compared to 63% of
their male counterparts. There was however, no significant association between gender and
the reported participation in the credit market [’ (1) = 3.68, p >.05]. This contradicts the
findings that in rural Ghana, the demand for credit is lower for female headed households as
they are often poorer than their male counterparts (Bendig et al., 2009). The likelihood that a
respondent had made a loan application in the past two years also had no significant
association with the respondent’s age [’ (3) =6.77, p > .05]; level of education [/ (3) = 2.78,
p > .05]; number of employees [,/ (2) = 2.36, p > .05]; monthly cash generated [ (3) =
1.95, p > .05]; and the most important business problem [’ (6) = 2.04, p > .05]; (see
Appendix B). These results reiterate the argument that the key determinants of credit demand
is the availability of profitable venture and the need to expand or finance working capital
(Bigsten et al., 2003). Irrespective of the age, gender, education, the amount of cash
generated and number of employees, a business will not borrow if they do not have
difficulties in financing working capital or if they do not have a need to expand or invest in
new profitable projects. Contrary to the above findings, Bendig et al. (2009) argue that a
lower level of education is associated with lower credit demand because, the less educated
often have less productive jobs, lower incomes and may often not understand the need for

such financial services or how to access them.

For ease of analysis, the most important business problems reported by respondents in Table
2 above were re-categorised into two: the lack of funds and other factors (involving the other
six problems reported in Table 2). Almost 72% of respondents in each category had made a
loan application (see Appendix B, Table 15). Therefore, even though in general 54% of the
respondents cited various problems other than the lack of funds (see Table 2 above), most of
them had an active demand for credit nonetheless. About 28% of respondents cited the lack
of funds as their main problem but did not apply for credit. These are the respondents whose
potential demand for credit according Aryeetey (1996b) could not be transformed into
revealed demand due to a number of barriers from either the demand or supply side; these

barriers are examined later.

The 94 participants who had applied for loans (loan applicants) were asked to report where
they submitted their applications. Most of them (41.5%) applied for the credit from Savings
and Loans Companies. About 34% from Rural Banks, 21.3% from the main Universal Banks
and only 3.2% from other institutions (credit unions). For ease of analysis, the lending
institutions were reclassified into universal banks and MFIs (rural banks, Savings and loans
companies and credit unions) The institutions from which credit is being sought could
influence success rate of the application as they tend to have different requirements.
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Compared to the Universal banks, the other institutions do have relatively less stringent
requirements and they tend to take financial services to the door steps of these businesses
making them the more convenient choice when credit is needed. Indeed, Atieno (2001)
observes that non-bank financial institutions are the main sources of formal credit for small
enterprises as their loan application procedures are shorter and loans tend to have longer
maturities. The universal banks place much emphasis on collateral based lending when
dealing with small businesses. Therefore given the fact that women make up a greater
proportion of landless population (Karanja, 1991), one would have expected that female
borrowers will be attracted more to the other institutions but there was no significant
association between gender and the selected lending institution [/ (1) = 1.5, p > .05].
Furthermore, one would expect that given the high level of formal procedures involved in
dealing with universal banks, the people with lower levels of education would shy away
from them. However, this study did not establish a significant association between
educational level and the selected lending institution [’ (3) = 3.6, p > .05] (see Appendix B,
Tables 16&17).

6.1.3 Constraint status of loan applicants
The loan applicants were thus asked to indicate how much they applied for and the

proportion of this amount they actually received. Only 7% of the applicants wanted to
borrow amounts less than GHC 500 and about 27% wanted above GHC 2,000. 33% of the
loan applicants each wanted loan amounts of GHC500-1000 and GHC 1001-2000. The loan
amount applied for had a significant association with the selected lending institution [,/ (3) =
13.61, p < .01. Cramer’s V = .380, p < .01]. For instance, 52% of the universal banks
received applications for loan amounts in excess of GHC 2,000 compared to 18% of MFIs
(Appendix B, Table 19). Hence, business owners who required larger loan amounts went to
the universal banks. The other lenders (MFIs) tend to provide micro loans which may only
increase gradually overtime as each loan amount is successfully repaid. Businesses that

cannot wait to go through this process are most likely to approach a universal bank for credit.

The loan amount that the respondents wanted to borrow was also found to have a significant
association with the average amount of cash the business generates per month L2 (12) =
70.39, p < .001. Cramer’s V = 421 p < .001]. This is confirmed by the correlation test
which shows that as the amount of cash generated increased so did the loan amount applied
for and vice versa [rho = .342, p < .001]. This is an indication that these small businesses
are only borrowing as much as they can afford and this is good for the lenders and the

economy as a whole. Another explanation is that those businesses generating higher cash per
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month are relatively bigger and thus have bigger financing needs, hence, their decision to

approach universal banks for credit.

Table 3 below shows the proportion of the loan amounts that applicants actually received.
About 28% of the 94 loan applicants obtained the full amount of the loans they wanted and
were therefore not facing a credit constraint (unconstrained applicants). At the other extreme,
almost 11% had their loan applications completely rejected and were classified as fully
constrained and about 62% were classified as partially constrained since they only received
fractions of the amounts they applied for. A total of about 72% of the loan applicants in this

survey were thus credit constrained.

Table 3: Proportion of Loan Amount Actually Received and Constraint Status of Loan Applicants

Proportion of loan N=94 Valid % Constraint
amount received Status
zero 10 10.6 Fully constrained
applicants
< 50% > zero 16 17 Partially
50-75% 31 33 constrained
i ts
>76% but <100% 11 11.7 apphican
100% 26 27.7 Unconstrained
applicants

The Wilcoxon’s test shows that a significant difference exist between the amount applied for
and the amount received, [Z = -4.03, p < .001]. The amount received was significantly lower
than what was applied for and according to Atieno (2001) this is an indication of the
existence of loan quantity rationing in the credit market. The results reiterate that
participation in the credit market does not guarantee access to credit. Indeed, elsewhere in
Bangladesh and Malawi, 31% and 40% of households respectively did not receive any
formal loan even though they reported some credit market activity (Diagne et al., 2000). The
extent of the constraint is much higher in this study relative to that reported in other
developing countries like Mexico where Love and Sanchez (2009) report a relatively lower
percentage (7%) of completely rejected loan applications; they also reported a lower
percentage (42%) of constrained businesses. In Romania however, Chaves et al. (2001)
established that the proportion of application completely rejected is 29% much higher than
the 10.6% reported in Table 3 above.

The chi square test conducted shows that the possibility of being a constrained or
unconstrained applicant did vary significantly based on the average monthly cash generated
2 (3) = 13.04, p < .01] and the loan amount applied for [’ (3) = 18.87, p < .001]. Small
business with the ability to generate larger cash amounts are more likely to receive the full

loan amount desired and vice versa. For instance, about 73% of all unconstrained loan
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applicants were generating above GHC 1,000 a month whilst only 26.9% were generating
monthly cash amounts of GHC 1,000 or less. Furthermore, about 81% of the unconstrained
borrowers wanted loan amounts above GHC 1,000 (see Appendix B, Tables 23 & 24). There
are two implications here. Firstly, applicants desiring to borrow relatively smaller amounts
are more likely to be constrained and secondly, the degree of the constraint is likely to be
higher for such borrowers than those desiring larger amounts. This is quite surprising in that,
lenders should be more capable to meet borrowing requirements involving smaller amounts
than those involving larger amounts and the smaller the amount the lesser the consequences
of default will be for the lender. However, earlier results revealed that respondents who
desired to borrow smaller amounts are mostly those that generate relatively small amounts of
cash per month from their businesses. Therefore, applicants seeking smaller amounts are
relatively smaller and less credit worthy. This could be the reason why most of those

desiring to borrow small amounts did not receive the entire amounts they applied for.

In addition, the constraint status of the borrower had a significant association with the
selected lending institution [, (4) = 9.8, p < .05). The degree of the credit constraint is
higher for applicants seeking credit from universal banks than their counterparts seeking
credit from MFIs. For instance, about 22% of all applicants who sought for credit from
universal banks were completely turned down compared to only 7% of those who
approached MFIs. Also, only 13% of universal bank loan applicants got the full amount
applied for relative to the 32% of MFI loan applicants. The strict lending policies of the
universal banks possibly are the underlying factors responsible for this difference (see
appendix B Table 30). However, as displayed in Appendix B (Tables 25-29 — Appendix B),
there was no association between the possibility of being a constrained or unconstrained
borrower and the respondents’ age [ 2 (3) = 5.81, p > .05]; gender L\') (1) =.01, p>.05];
education [’ (3) = 3.45, p > .05]; number of dependants, [x2 (3) = 5.34, p > .05]; monthly
expenditure [ (3) = 2.24, p > .05]. As far as gender is concerned, a world bank study
reported by the B&FT (2012) shows that women are particularly disadvantaged when it
comes to accessing financial services but this study did not establish any difference between

male and female in terms of their constraint status.

To find out how reliable credit access is, participants were asked whether or not they are able

to obtain credit anytime it is needed. Of the 94 loan applicants, about 46% indicated that they

do not have reliable supply of credit compared to 30% with reliable supply. As much as an

estimated 39% of respondent who received the full loan amount applied for, do not have

reliable supply vis-a-vis 48.6% of respondents who received less than the full amount (see

Appendix B, Tables 31 & 32). The most worrying issue is that, a large proportion of the
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most credit worthy loan applicants in this study (those obtaining the full amount) still faces
problems of supply reliability. This may be due to factors external to the borrowers such as

the macroeconomic environment.

6.1.4 Reported causes of the constraint faced by loan applicants

Sixty-eight of the loan applicants were credit constrained in one way or the other (see Table
3 above) and were asked to report on the main reason for which their applications were
unsuccessful. Table 4 below gives a breakdown of the reported factors responsible for the
constraint. The single most important reason responsible for unsuccessful loan applications
as reported by the loan applicants themselves was the lack of landed property (31%)
followed by difficulties encountered in repaying past loans (25%). Cash flow problems
accounted for about 16% of the unsuccessful applications. The results reveal that the lack of
collateral alone (including: lack of landed property, insufficient funds for use as lien and lack
of guarantor) account for about 52% of the credit constraint amongst small businesses who
applied for credit. This confirms the argument by Fleisig et al (2006) that in Africa,
insufficient collateral accounts for 51% of all firms refused credit whilst 19% of people who

don’t apply for credit do so because of the high collateral requirements.

Table 4: Perceived Causes of the Credit Constraint amongst Constrained Loan Applicants

Reasons N=68 Valid %

Lack of landed property 21 30.9
Past repayment difficulties 17 25.0
Cash flow problems 11 16.2
Insufficient funds in A/c for lien 8 11.8
purposes

Inability to provide guarantor 6 8.8
Lack registered property documents 3 44
Don’t know 2 29

The lack of formal registered property documents only accounted for 4% of the reported
constraints. This appears contradictory to the assertion that the absence of registered landed
property titles but not the lack property per se is to blame for the credit constraints in the
developing countries (de Soto, 2000). All business owners who perceive the lack of
registered property titles as the main cause of their constraint also reported to have sought for
credit from the Universal Banks and none applied for credit from the MFIs. The lack of
landed property was the most frequently reported reason for the credit constraints amongst
businesses seeking credit from commercial banks (31%). For those seeking credit from the
MFIs, difficulties encountered in repaying past loans was the most frequently (27%) reported

cause of their credit constraint (see Appendix B, Table 33)
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6.1.5 Constraint status of non-loan applicants

Apart from the 94 participants who had applied for loans, there were 37 participants in this
survey who did not apply for credit within the two year period leading to the time of the
survey. Their credit status could only be determined by examining the reasons why they did
not apply for credit. Participants who stated that they did not need credit are considered
unconstrained whilst those stating any other reason are constrained (Banerjee and Duflo,
2004; Diagne et al., 2000; Love and Sénche, 2009). Table 5 below shows that 27% (10) of
the non-loan applicants (non-applicants) did not apply for credit because they had no need
for it and were appropriately classified as unconstrained non-applicants since they had no
demand for credit. These are probably people who had their own funds to invest or did not
have any profitable venture that would necessitate a demand for credit. The remaining 73%
(27) were constrained because though they needed credit (had a demand for credit), there
were some factors (identified in Table 5 below) that prevented them from making a credit

application.

Table 5: Reason for not applying for a Loan and Constraint Status

Frequency Valid percentage Constraint status

Don’t need it 10 27.0 Unconstrained
Non-applicants

Can’t afford cost 11 29.7

Could not find one 8 21.6

that suits my needs

Think I don’t qualify 3 8.1

Don’t know where 2 5.4 Constrained Non-

and how to get it applicants

Procedure time 2 5.4

consuming

Don’t have required 1 2.7

documents .

Total 37 100

Of the 27 constrained non-applicants, the most important reported reason why they did not
apply for credit is because they could not afford the cost involved (40.7%) followed by the
fact that: they could not find one that met their specific requirements (29.6%) and they think
they are unqualified (11%). The rest are displayed in Table 6 below. These reasons indicate
that these respondents have sometime in the past applied for credit, made enquiries from
friends or lenders and as such have an idea of what the requirements for credit are. This
confirms findings in Kenya that most non-applicants are credit constrained; indeed only 15%
of non-applicants is this Kenyan study were unconstrained (Atieno, 2001). In a similar study
amongst micro enterprises in Brazil, 39% of respondent did not apply for credit due to lack
of need for it whilst 61% reported other reasons (Kumar and Francisco, 2005). The incidence
of credit constraint amongst non-applicants in this current study is lower than that reported in
the Kenyan study but higher than that in Brazil. In Kenya, Atieno (2001) reports that the

most important reason for not applying for credit is the lack of information. This is expected
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as the study was conducted in rural Kenya. This current study was conducted in a major city
(Kumasi) and one would rightly expect that information on where to get credit would not be

much of a problem,

Table 6: Constrained Non-applicants and the Perceived Causes of the Constraint

Frequency Valid percentage
Can’t afford cost 11 40.7
Could not find one with 8 29.6
terms that suits my needs
Think I don’t qualify 3 11.1
Don’t know where and 2 74
how to get it
Procedure time 2 7.4
consuming
Don’t have required 1 3.7
documents
Total 27 100

Given the high interest rates of 25% and above in Ghana (Kpodo and Valdmanis, 2010), it is
not difficult to understand why it is the most reported barrier to participation in the credit
market. This confirms findings of Love and Sanchez (2009) that higher interest rates and
transaction cost are the main barriers to participation in the credit market for small
enterprises. In Brazil, Kumar and Francisco (2005) also report cost as the main reason why
some microenterprises do not apply for credit. Apart from cost been a major barrier to credit
access, the above result also appears to suggest that lenders provide standardised products.
Almost 30% of constrained non-applicants did not apply for credit because they could not
find facilities with the right amounts, maturities and repayment schedules that suit their
needs. These people would rather not seek credit than to go for credit that does not meet their
needs. The lack of tailor-made products could actually create repayment problems for
borrowers. In the Mexican study reported earlier, only 9% of non-applicants were hindered
from participating in the market by the lack of tailor-made facilities (Love and Sanchez,
2009). The problem of documentary requirements was not a major cause of the constraint

reported by constrained non-applicants (3.7%).

6.1.6 Demand and supply constraints
A detailed breakdown of the above results into the supply and demand side components is

provided in the Figure 7 below. From the results discussed so far in this study, 72.5% (95) of
all the 131 small businesses surveyed are credit constrained (involves 68 loan applicants and
27 non-applicants). This is relatively higher than the 48% reported in Brazil (Kumar and
Francisco, 2005). Of the 95 constrained respondents, 93 of them (97.9%) faced a supply-side
constraint. These included the partially and fully constrained applicants as well as non —
applicants who did not apply for credit because of: high cost, lack of tailor made facilities;

fear of rejection (those who think they don’t qualify); process inconveniences and lack of

105



required documents). Only 2 respondents (2.1%) reported a demand side constraint (those

who cited lack of knowledge of where and how to get credit). On the other hand, 36

participants (27.5%) made up of 26 loan applicants and 10 non-applicants were

unconstrained. Hence, the small businesses surveyed face predominantly a supply-side

constraint. Demand-side constraints are almost non-existent amongst the sample surveyed.

This also confirms the argument in the literature that credit constraint is mainly caused by

supply-side factors (Atieno, 2001). Contrary to the results of this study Chaves et al. (2001)

found that demand side factors were responsible for the limited participation of the small

enterprises in the Romanian credit market. This survey has established that the SEs in Ghana

are mostly faced with a supply side credit constraint and that the lack of registered property

titles is not recognised by borrowers as a prominent cause of their credit constraints,

Figure 7: A Summary of the Credit Constraint amongst SEs. Source: Field Data
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6.1.7 Nature of the SE Credit Constraint - Validation

This sample consisted of 27 traders, 70% of whom were females. Though this sample is not
large enough to permit any meaningful statistics to be conducted, the descriptive analysis is
meant to determine whether there are similar trends compared to that of the main survey.
The median age was 30-45years (55.6%). About 48% had basic education, 30% had no
formal education whilst 22% had vocation or technical education. A majority of about 44%
of these businesses were generating between GHC 1001-1500 per month and 74% employed
less than 5 workers. The participants identified a number of challenges in the conduct of
their businesses but the one that featured most prominently was the lack of funds (55.6%)
which is a confirmation of the findings of the main survey. The original SPSS tables

containing the results discussed here are attached to Appendix B, Tables 35-51.

Credit market experiences constraint status

Once again there was evidence of small businesses active participation in the formal credit
market. About 81% of the sample submitted a credit application in the two year period to the
time of the survey; only 18.5% never applied for credit within the period. Of the 22 loan
applicants, an estimated 68% sought for credit form MFIs compared to 32% who approached
UBs. A majority of respondents wanted loan amounts above GHC2000; only 9% wanted to
borrow amounts less than GHC500 whilst 27% each wanted to borrow between GHC500-
1000 and GHC1001-2000. Unfortunately however for all loan applicants only 13.6%
actually received the full amount they wanted the rest were constrained as they received less

than the desired amount. Appendix B provides a breakdown of the loan proportion obtained.

Though these results are not exactly the same as that obtained from the main survey, the
general trend appears very similar. For instance only a small percentage of loan applicants is
unconstrained vis-a-vis 86% (19 respondents) that faces different degrees of constraint. The
seriousness of the constraint can also be seen in the fact that, of the 19 constrained applicants
about 53% obtain less than 50% of the amount they desired whilst 47% obtained amounts
greater than 50% but fell short of 100%. This indicates that a sizeable proportion is seriously
constrained. In the main survey however majority of the constrained applicants (62%)
obtained above 50% of the amount wanted. On the participants’ perception of the causes of
the constraint they experienced, approximately 26% did not know why their applications
were unsuccessful, 31.6% related it to the fact they had repayment difficulties in the past but
a majority 42% identified their inability to provide collateral as the reason why they couldn’t
obtain their needed credit. This was also the case in the main survey as 56% of respondents

. also attributed the credit constraints to the lack of collateral. From the perspective of the loan
applicants, the lack of collateral is the main cause of the credit constraint.
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For the five participants who reported no credit market activity, 80% indicated that their non-
participation in the market was due to the high cost involved whilst only 20% expressed no
need for credit and as such was unconstrained. The other 80% were however constrained
since they had an unrevealed demand for credit. Overall, four participants — three loan
applicants and one non-applicant (representing a total of 14.8%) were unconstrained. The
constrained businesses constituted 85% of the sample and involved 19 loan applicants and
four non-applicants. There was no reported case of a demand side constraint which confirms
the main survey finding that the constraint problem is almost entirely a supply-side problem.
Hence, whilst the main cause of the constraint for loan applicants is the lack of collateral,
affordability is the main barrier for non-applicants. About 70% of all the participants did not
have a reliable access to credit which is to say they are not able to obtain credit anytime they
are in need. Only 11% reported a reliable access to credit. All the three unconstrained loan
applicants did not have a reliable access to credit. The above results thus highlights that not
only should authorities be worried about the extent of the constraint but also the reliability

and affordability issues.

6.2 Property Registration and Credit Access

This section presents results on the second objective of the study which is to investigate the
influence of registered property titles (if any) on access to credit. As explained in chapter
five, the achievement of this objective involved an investigation into lenders’ attitudes to
collateral as a requirement for small business credit (this includes how necessary they regard
collateral in credit contracts and their preferred forms of collateral), perceptions on the
important attributes of landed property based collateral as well as the influence of registered

property titles on the loan terms that lenders offer. The results are presented below.
6.2.1 Respondent characteristics

Ghana
Table 7 below displays the demographic information of the 108 lending officials who

participated in this study. An overwhelming majority of these respondents (64.8%) were
males. the median age of respondents was 30-45years (48%). A little more than half of the
sample (about 53%) was made up of respondents from universal banks (UBs), 22% were
from rural banks (RBs) and the rest from savings and loans companies (SLCs). For the
purpose of the analysis here, the respondents from RUs and SLCs were classified as
microfinance institutions (MFIs). The number of years a participant had spent with the
current employer was used as a proxy for the level of familiarity with the institution’s

policies on the subject matter whilst the number of years the reported position has been held
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was used as a measure of the level of experience. Only 31.5% of these respondents have
been with their current institutions for less than five years compared to 68.5% who have

been at their current institution for at least five years.

This could be an indication of a good staff retention rate within the lending institutions. The
majority of these participants thus had ample knowledge of the policies and practices of their
institutions as far as lending to small businesses is concerned. About 50% gave their job
designation as credit officers. The other 50% were either loans managers or branch managers.
The results also show that apart from 36% of the respondents who had held their current
reported positions for less than five years, 64% have been in their position for five or more
years. The median number of years in the reported position was 5-10 years. This indicates
that the sampled respondents have good amount of experience in dealing with credit issues
and were as such well placed to respond to the question posed. The responses given could

thus be considered as very reliable.

Table 7: Demographic Characteristics of Lending Officials - Ghana

Demographics of  categories N=108 Valid %

officials from

lending

institutions

Gender Male 70 64.8
Female 38 35.2

Age <30yrs 23 21.3
30-45yrs 52 48.1
Above 45vrs 33 30.6

Institution type UB 57 52.8
Rural bank 24 22.2
Savings & Loans 27 25.0

Years at current <5yrs 3 315

institution 5-10yrs 42 38.9
Above 10vrs 32 29.6

position Credit officer 54 50
Loans manager 41 38
Branch manager 13 12

Years at current <5yrs 39 36.1

position 5-10yrs 46 42.6
Above 10vrs 23 21.3

The analysis revealed a significant association between the level of experience of the
officials (number of years spent at current position) and the lending institution they work for
[ () =171, p < .05]. For instance, about 64% of all participants with less than five years’
experience work for MFIs. The UB respondents in this study therefore have a higher level of
experience than their MFI counterparts. There was however no significant association

between the number of years respondents spent at their current institutions and whether they
109



work for a UB or MFI [# (2) = 4.2, p > .05]. About 70% of all participants under the age of
30 were credit officers whilst 56% of loans managers and 85% of branch managers were
between 30-45years old and above 45 years respectively; a significant relationship existed
between the respondents’ age and the position held [’ (4) = 23.9, p >.001] (see Appendix C,
Tables 1-3). The position of managers requires experience amongst other things and

experience is gained with time, hence the older respondents are more likely to be more

experienced.

England
A total of 95 officials from the high street banks participated in the survey conducted in

England and Table 8 below presents their demographic characteristics. Majority of the
participants were males demonstrating the dominance of men in the banking profession.
About 45% were aged above 45 years and about 43% have been with their current
institutions for less than five years. Also, 43% have held their reported positions for between
five to ten years. About 48% of the respondents were business managers, 40% were loans

advisors; branch managers constituted only 11% of the sample

Table 8;: Demographics of lending officials - England

categories N=95 Valid %
Gender Male 68 71.6
Female 27 28.4
Age <30yrs 17 17.9
30-45yrs 35 36.8
Above 45yrs 43 45.3
Years at current <5yrs 41 43.2
institution 5-10yrs 36 379
Above 10yrs 18 18.9
position Loans advisors 38 40
Business managers 46 484
Branch manager 11 11.6
Years at current <5yrs 26 27.4
position 5-10yrs 41 43.2
Above 10yrs 28 29.5

There was no significant association between respondents experience and position held L (4)
= 8.8, p > .05] and experience and gender [,* (2) = 3.1, p > .05]. Respondents’ experience
was however, significantly associated with age ¥ (4) = 89.0, p < .001], (see Appendix, C,
Tables 4-6). Comparing respondents from Ghana and England, it appears that males
dominate their female counterparts in the lending business. Both sets of respondents are also

highly experienced in handling credit issues.

6.2.2 Attitudes to collateral as a requirement for SEs credit

A four point Likert scale (where 1 = not necessary, 2 = seldom necessary, 3 = mostly

necessary and 4 = always necessary) was used to establish the extent to which participants

considered collateral as a necessary requirement in granting small businesses credit. A five

point scale (where 1 = strongly disagree and 5 = strongly agree) was also used to determine
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whether or not, respondents perceived the provision of collateral as a sufficient requirement

to trigger approval of a credit request. Below are the findings for the two countries.

Ghana
Out of the 108 respondents, about 51% indicated that collateral is always necessary and as

such will not approve a SE loan request unless collateral is provided. About 34% perceived
collateral to be mostly necessary and may only ignore collateral in exceptional situations,
probably, depending on their relationship with the client. Whilst 12% perceived collateral as
seldom necessary only 2.8% think it not necessary at all (Appendix C, Table 7). The results
thus indicate that most lenders (85%) in most instances make the provision of collateral a
necessary requirement when dealing with small businesses. This confirms the earlier
findings on SE owners that the lack of collateral accounted for about 52% of the credit
constraint reported by small business owners (see Table 4). It also confirms arguments in the
literature that about 70% to 80% of firms applying for loans in the low and middle income
economies are required to provide collateral (Inderst and Mueller, 2007). In Ghana, there
appears to be acute level of information asymmetry in the credit markets. This is evidenced
amongst other things, by the fact that about 70% of Ghanaians adults still do not have a bank
account (B&FT, 2012). Since information asymmetry is often blamed for the existence of
credit constraints (see chapter 4), in the developing countries where information asymmetry
is more pronounced, it will be difficult if not impossible for small businesses to obtain credit

without providing collateral.

Even though majority of the participants in this study considered collateral as always
necessary in designing credit contracts for small businesses, there appears to be variations
from one institution type to the other. For instance, 70.2% of UB-based respondents believe
that collateral is always necessary vis-a-vis 29.4% for MFIs. A majority of the MFI
respondents (43%) rather believe it is mostly necessary but not always. The chi square test
shows a significant association between institution type and perception on how necessary
collateral is, [ (3) =21.7 p <.001]. This was confirmed by the Mann-Whitney test [U = 775,

= - 4.6, p < .001]. One thing needs reemphasising. UBs appear to be more reliant on
Collateral when dealing with small businesses than MFIs. Indeed Cull et al. (2006) argue
that MFI’s are more flexible with collateral requirements than traditional banks. Reed (2012)
also observed that MFIs operate on a model different from the traditional collateral-based
lending used by commercial banks. The MFIs model according to Reed focuses on what the
businesses readily have such as the viability of the business and the seriousness and

credibility of the managers. Having said that, most MF1 respondents in this study as already

stated did indicate that collateral is mostly necessary.
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This appears contradictory to the argument that microfinance emerged to provide a solution
to the lack of collateral problem, responsible for the inability of many low income
households and businesses to obtain credit (Sonne, 2010). Explaining why MFIs still
demand collateral sometimes Reed (2012) admits that though the MFIs model is not reliant
on collateral, very often they tend to take collateral because, “...if you came and said you
would like to borrow some money from us and you had collateral to pledge and you weren’t
prepared to pledge it, the first question I’d ask is, do you believe in your business?”. That
said, there was no association between respondents’ perception on how necessary collateral
is considered to be and gender [’ (3) = 1.8, p >.05]; age [rho = .01 p >.05); number of
years at institution [rho = .03, p >.05] and; level of experience [rho = .06, p >.05], (see
Appendix C, Tables 10-13). On the other hand, 72% of the lending officials do generally
agree that the provision of collateral per se is not sufficient to guarantee access to credit.
About 21% neither agreed nor disagreed but only 7% disagreed. Given the small proportion
of respondents who disagree that collateral alone is insufficient, granting credit to small
business on the sole basis of the availability of collateral is an extreme exception rather a
norm in the credit market. The use of collateral per se does not solve all the problems that
lenders are more concerned about and according to Scott (1986) no lender will grant a loan
against a basket of gold bricks if the lender is certain that the collateral will be foreclosed.
This result thus points to one thing, that, though most lenders will require collateral from
small businesses, to actually succeed in obtaining the needed credit, other factors or

conditions will also have to be met.

There was no statistical difference established between UBs and MFIs in terms of their
perceptions on whether the provision of collateral is sufficient to trigger approval of
application or not [U = 1449, Z = - .03, p >.05]. Therefore lenders irrespective of whether
they are UBs or MFIs will not supply small businesses with credit if all they can provide is
collateral. There are thus other equally important issues that both UBs and MFIs are
interested in when granting credit. The perceptions on whether the provision of collateral is
sufficient or not was not associated with respondents’ gender [’ (3) = 1.6, p >.05] neither
was it correlated with the level of experience [rho = -.05, p >.05]; age [rho = .001, p >.05];
and number of years at institution [rho = -.01, p >.05] (see Appendix C, Tables 16-19).

England
Investigations on the attitudes to the importance of collateral in granting credit to small

businesses revealed that only 21% consider collateral as always necessary and 24% regard it
as seldom necessary but a majority (55%) did perceive collateral as mostly necessary when

dealing with small businesses. None perceived collateral as not been necessary at all. The
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correlation test showed a significant difference between respondents with different levels of
experience in terms of how important collateral is perceived [rho = -.35, p < .01]. This
shows that more experienced lending officers may be relatively less stringent on their
collateral requirements. The chi square test did not find an association between the
perception on the importance of collateral and gender [* (2) = 1.6, p >.05] (see Appendix C,
Tables 20-22). The above confirms statistics available in the literature that an estimated 60%
to 70% of bank loans in the developed economies are collateralised (MenkhofT et al., 2003).
In the United States for instance, 80% of small business loans are said to be collateralised
(Inderst and Mueller, 2007). Even though most participants indicated that they would
demand collateral when dealing with most small businesses, an overwhelming majority
(73.7%) do agree that the provision of collateral per se is not sufficient to warrant credit
supply to such businesses. Only 11.6% did agree that collateral is sufficient but 14.7%
neither agreed nor disagreed. The level of experience of participants had no significant
association with the perception of whether or not collateral is sufficient to trigger credit

supply, [rho =-.177, p >.05] (see Appendix C, Tables 23-24).

A comparison between Ghana and England on lenders’ attitudes to collateral shows that their
perceptions on how important collateral is, when dealing with small businesses are
significantly different. Ghanaian based lenders in this study did regard collateral more highly
than their counterparts in England (see Appendix G). Whilst both sets of respondents did
generally consider collateral as not sufficient to trigger credit supply, lenders in England had
a significantly stronger disagreement to the assertion that collateral is a sufficient
requirement. This is an indication that collateral based lending is more pronounced amongst
the Ghanaian lenders. The theory of credit constraint identifies information asymmetry as the
underlying factor responsible for the use of collateral in credit contracts. Going by this
theory (explained in chapter four), one could argue that in the developed world like England
where better information systems exist to help lenders in assessing credit applicants,
collateral will be a less important part of credit contracts than in the developing world and

this is what the results above appear to be pointing to.

6.2.3 Preferred forms of collateral when dealing with small businesses

Having established that most lending officials will in most cases require collateral when
lending to small businesses, there is now the need to examine which forms of collateral they
prefer most. Participants were asked to indicate on a four point scale, their level of

preference for various forms of collateral (where 1 was least preferred and 4 most preferred).
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Ghana :
The results displayed in Table 9 below show that most respondents (about 64%) ranked

landed property as a most preferred form of collateral. An estimated 95% ranked landed
property as highly and most preferred. Landed property, treasury bills (T-bills) and
cash/fixed deposits were the only forms of collateral that no respondent rated as least
preferred. Third party guarantee (TPG), T-bills and cash deposits were also rated as most
preferred respectively by 36%, 32% and 29% of the respondents. For all the other forms of
collateral listed in Table 9 below, less than 20% of respondents rated each as most preferred.

Landed property thus stands out above all the other forms of collateral as the most preferred.

Table 9: Level of Preference for Different Forms of Collateral When Dealing with SEs - Ghana

N=108
Forms of Least Preferred Highly Most Median Category
collateral Preferred preferred preferred
%) %) (%) %)
1)
Landed o 4.6 31.5 63.9 4 Most
property preferred
)
T-Bills o 30.6 38.0 31.5 3 Highly
Cash/fixed 4] 28.7 42.6 28.7 3 preferred
deposits
Third party 9.3 194 35.2 36.1 3
guarantee 3)
unclassified
Automobiles 13.0 34.3 34.3 18.5 3
Machinery & 28.7 30.6 32.4 8.3 2 (1)
tools
Preferred
Shares/bonds 36.1 33.3 23.1 7.4 2
General Goods 36.1 34.3 26.9 2.8 2
(stock)
)
Account 50.9 39.8 6.5 2.8 1 Least
Receivables preferred
Life policy 55.6 30.6 13.9 0 1

More than 30% of respondents in each instance ranked life policy, account receivables and
shares/bonds and stock as least preferred. Based on the median ranks of each collateral type
above, they were classified into those that are least preferred, preferred, highly preferred and
most preferred. Only landed property falls into the most preferred category. T-bills,
cash/fixed deposits and TPG were classified as highly preferred. The least preferred category
involves life policy and account receivables (see Table 9 above). To confirm whether there is
a significant difference in preferences for these forms of collateral to warrant the
classifications above, the Friedman’s ANOVA test was conducted and the outcome indicates
that a significant difference did exist in respondents’ preferences [ (9) = 410.97, p <.001].
To determine where the actual differences were, the Wilcoxon and Friedman’s tests were
conducted for the different combinations of the forms of collateral shown in Table 9 above.

The Wilcoxon’s test shows that respondents had a significantly higher level of preference for
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landed property (Mn=3.59) than T-bill (Mn=3.01) [Z = -5.1, p < .001]. Though the
Friedman’s test showed a significant difference in the preference for T-bills, cash/fixed
deposits, TPG and automobiles [ (3) = 17.32, p <.001], when automobiles are taken out of
the group, the test becomes insignificant for T-bills (Mn=3.01), cash/fixed deposits (Mn=3.0)
and TPG (Mn=2.98), [ (2) = .48, p >.05). This shows that T-bills, cash/fixed deposits and
TPG belong to the same category as there is no difference in the level of preference attached

to them.

The Friedman’s tests did not also show a significant difference in preference for
machinery/tools (Mn=2.20), shares/bond (Mn=2.02) and general goods (Mn=1.96) [’ (2) =
2.12, p >.05]. Finally, there was no difference in preference for account receivables
(Mn=1.61) and life policy (Mn=1.58) [Z = -.32, p >.05] (see Appendix C, Tables 25-31).
However, automobiles were statistically rated lower than the category 2 items but higher
than the category 4 items. As such automobiles were put separately as the only item in
category 3 (see Appendix C, Tables 27-29). Hence any group of items that had no
significant difference between them were classified together under the same level of
preference. Lenders in this study would generally go for a form of collateral in a higher
category as shown in Table 9 if they had all the above options available to them. The actual
form of collateral that may be taken may depend on other factors such as availability.
Respondents who had been at their current institution for much longer showed a higher
preference for landed property than those who have spent fewer years at their current
institution [rho = .244, p < .05] but the preference for land was not associated with the level

of experience of the respondents [rho = .07, p >.05] (see Appendix C, Tables 32 &33).

The very high preference attached to landed property relative to other forms of collateral in
this study supports the argument in the literature that, collateral is more valuable the more
immobile and immune to damage it is (Feder and Feeny, 199). The advantage of landed
property over movable assets is articulated by Chaves (2001) who established that though
assets such as equipment, machinery, inventories, livestock, and accounts receivable
represented about 48% of the aggregate book value of assets of rural enterprises, they often
have very limited capacity to carry debt because of imperfections in the country’s legal
regime, which severely limit the creation, perfection, and enforcement of security interests in
moveable property. For instance, de Laiglesia (2004) observes in a study in Nicaragua that
60% of formal credit transactions were secured by land whilst moveable assets like harvest
and cattle constituted only 7% and 12% respectively. In many countries, legal barriers
restrict the use of movable property as collateral; as such real estate is the only viable form
of security that may be widely available (Fleisig and de 1a Pena, 1996)
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Furthermore, the certainty with which an assets’ value is expected to appreciate or at least
stay stable is relevant in the decision to accept it as collateral (Benjamin, 1978). As aptly
observed by Rouse (2002) even though a crash in property prices is possible, the value of
landed property could still be relatively considerable and can also be expected to generally
rise over time. On the other hand, the saleability and ease with which a charge can be taken
over an asset are equally important when taking collateral as argued in chapter four. Landed
property doesn’t appear to be the best when assessed against this latter criterion. Lenders
thus have to choose between the immovability of the property, its virtual indestructibility and
stability in value on one hand and the ease of foreclosure and perfection on the other hand.
Table 10 below compares the UBs and MFIs in terms of their level of preference for the
various forms of collateral. Apart from automobiles, there was a difference between UBs and

MFIs in terms of their level of preference for all the others shown in Table 10 below.

Table 10: Mann-Whitney test between MFIs and UBs for the various forms of collateral

Ranks
Inatitution Tvo N Moan Rank Sum of Ranks
Land Universal bank 57 59.76 3406.60
MF1 51 48.62 2479.50
Total 108
Cash/fixed Daposlit Universal bank 57 38 .96 2221.00
MF] 61 71.86 3665.00
Total 108
Stock Univaranl bank 57 40.70 2320.00
MF) 51 69.92 3568.00
Totel 108
Automobiles Universal bank 657 63 .84 3069.00
MEL &1 66.24 2817.00
Total 108
Machinery Universal bank 57 65.72 3746.00
MF) 51 41.96 2140.00
Total 108
AccountRecievables Univwrsal bank 57 50.14 3428.00
NF) 51 48.20 2458 .00
Total 108
LifePolicy Universal bank 57 59.61 3387 .80
MFI 51 48.79 2488.50
Total 108
sharea/bonds Univeraal bank 57 67.03 3820.50
M S51 40.50 2065.50
Total 108
T-8illa Universal bank 657 43.03 2462.50
MFI 51 B87.32 3433.50
Total 108
third party Guarantess Univarsal bank 67 42 .47 2421.00
MF) 81 67.94 3466.00
Total 108
Test Statistics®
Cashfed Account third party
Land Deposit Stock | Avtomobiles | Machinery | Recievables | LifePolicy | shareshonds | T-Bills | Guaranlees
Mann-Whitey U 1153500 568.000 | 667.000 1416000 | 814000 1132000 | 1162.500 739500 | 799.500 768.000
Wilcoxon W 2479500 2221000 1 2320.000 3069.000 | 2140.000 2458000 | 2488.500 2065.500 | 2452.500 2421000
z 2194 584 1 842 242 4118 -2.206 -2.005 4624 | 4211 4444
Asymp. Sig. (2-tailed) 028 000 000 809 000 8 045 000 000 000

8, Grouping Variable: Institution Type
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The Mann-Whitney test above shows that UBs have a higher level of preference for the
following forms of collateral compared to their MFI counterparts; land, shares/bonds,
[account receivables, machinery and tools and life policy. On the contrary, compared to the
UBs, MFIs revealed a higher preference for the other forms of collateral (cash/fixed deposits,
T-bills TPG, and general goods).

Within the MFI sub-group, the Friedman’s test (see Appendix C, Table 34) shows there was
no difference in the level of preference for landed property, T-bills, cash/fixed deposits and
TPG which were generally rated as most preferred, [’ (3) = 1.38, p >.05]. Hence, MFI
based lenders did have an equal level of preference for these forms of collateral and appear
to have an equal level of satisfaction from accepting any of the above four forms of collateral.
On the contrary, landed property was the only form of collateral that UB based lenders on
average rated as most preferred. The results depicted by Table 10 above reveal that the
universal banks regard landed property more highly than the MFIs. The MFIs however,
exhibited higher preference for the non-traditional forms of collateral such as cash deposits
and guarantees. This is consistent with the argument in the literature that MFIs unlike the
banks, specialise in the use of character-based and other specialised techniques to provide
credit (Aryeetey, 2008). MFIs incorporate some of the features of informal lending into their
credit schemes through the use of the solidarity group strategy and other character-based

substitute for collateral (Berger, 1989).

The solidarity groups involve a joint liability for loans disbursed to the group; each member
acts as a guarantor for the others. Since failure to repay on schedule affects each member’s
chance of getting any future credit, there is the strong incentive to keep up with repayment.
Most microfinance schemes also involve a compulsory savings scheme. To qualify for a loan
as an individual or a group, clients must show a track record of consistent savings in a

savings account for a period. The accumulated savings serves as cash collateral for the loan

to be advanced.

England
The levels of preference for the different forms of collateral in England are displayed in

Table 11 below and it reveals that lenders in England do have a higher preference for some
collateral over others. Based on the median ratings, landed property, cash deposits and T-
bills were generally rated as most preferred. In fact, none of the participants rated landed
property or T-bills as least preferred. Only 2% rated cash deposits as least preferred. The
forms of collateral in category 2 (Shares, TPG and account receivables) were rated
significantly lower than the category 1 items and were categorised as highly preferred.

Further down the perking order is the third group of collateral made up of
117



machinery/equipment and life policy. Finally two items involving: automobiles and stock
were rated as least important. In the least preferred category, no one rated automobiles either
as highly preferred or most preferred. Whilst only 4% rated stock as highly preferred, no one
rated it as most preferred.

Table 11: Preference for individual forms of collateral — England
N=95

Least Preferred Highly Most

Preferred preferred
gz:;lu::‘::d (%) preferred (%) Median Category

(%)
Land/Building 0 7.4 32.6 60.0 <+ (1)
Cash deposits 21 9.5 32.6 538 4 Most
T-bills a 13.7 33.8 505 4 preferred
Shares/bonds 126 27.4 46.3 13.7 3 (2)
Highly

third party 13.7 29.5 40.0 1638 3 Preferred
guarantee
Account 168 26.3 411 158 3
receivables
Machinery & 126 53.7 2421 9.5 2 (3)
tools Preferred
life policy 221 38.9 347 42 2
Automobiles 454 51.6 o o 1 (4)
General Goods  61.1 347 42 0 1 Least
(stock) Preferred

The Friedman’s test was conducted to test for differences between items in categories 1 and
2 whilst the Wilcoxon’s test was conducted for categories 3 and 4. The results (see Appendix
C, Tables 35-38) show that there were no significant differences in respondents’ level of
preference for items in each of the categories in Table 11 above. This thus justifies the
classifications above. Further analysis on the preferences exhibited for landed property
shows that it was not associated with the respondents’: level of experience [rho = .14, p >
0.05]; level of familiarity with the institutions’ policies [rho = .11, p >.05]; perception of
how necessary collateral is in dealing with small businesses [rho = .11, p >.05](see

Appendix C, Tables 39-41).

Unlike Ghana where only landed property was rated as the most preferred over all the other
forms of collateral, in England, the most important form of collateral to lenders was not only
landed property but also, cash deposits and T-bills. Indeed, apart from landed property and
machinery/equipment, lenders from the two countries exhibited differences in their level of
preference for the other forms of collateral (see Appendix G). Lenders in England showed a
higher level of preference for cash deposits, T-bills, life policy, account receivables and

shares/bonds. The Ghanaian lenders on the other hand had higher preferences for stock,
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automobiles and guarantees. Landed property was however equally rated as most preferred

in both countries.

6.2.4 Eligibility of landed property for use as collateral
Having established that landed property is most preferred by majority of lenders, the next

stage of the analysis focused on whether or not property registration is required to make land
eligible for use as collateral. To do this, respondents were first asked to indicate how much
they agree or disagree that unregistered property is eligible for use as collateral (using a 5
point scale: 1 = strongly disagree and 5 = strongly agree). To check for consistency in the
responses, participants were later asked to indicate which kind of documents they accept as
proof of property ownership (this was used as a proxy for whether the lender accepts only
registered property or both registered and unregistered property). They were also asked to
indicate in order of importance which attributes they look out for when accepting landed
property for collateral purposes using a six point scale (where ranks of 5 and above meant
the attribute is critically important and cannot be ignored, from 3 — 4 meant factor may be
ignored though important and below 3 meant the attribute was of least importance and

should be ignored).

Ghana
A total of 45.4% of all 108 participants disagreed with the assertion that registration is not

necessary to make landed property an acceptable collateral asset. In other words these
respondents do regard registration as a necessary requirement when taking landed property.
Those who agree that registration is not necessary constitute 38% of the sample whilst the
remaining 17% neither agreed nor disagreed. However, respondents’ attitude to the statement
that registration is not necessary to make property eligible for use as collateral varied
between UBs and MFIs. For the MFIs, 56.8% agree that registration is not necessary to make
property eligible collateral compared to 21.6% who disagree. On the contrary, only 21.1% of
UBs agree that registration is not necessary vis-a-vis 66.7% who disagree. The chi square
test thus confirmed that a significant association exists between the perception on the
eligibility of unregistered property as collateral and the type of lender [ 4) =237 p
<.001] (see Appendix D, Table 1 & 2).

Thus unlike MFIs, UBs on average disagree that unregistered landed property is eligible for
collateral purposes. The extent to which respondents agree that unregistered property is
eligible collateral was negatively correlated to: respondents’ level of preference for landed
property [rho = -.190, p < .01]; the perception on how easy it is to verify ownership of
landed property [rho = -.208, p < .05] (see Appendix D, Tables 3 & 4). Hence, the above
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results show that the more highly landed property is rated as a form of collateral, the less
respondents agree that unregistered property can be used as collateral and vice versa. In other
words respondent with a higher preference for landed property, disagree more or agree less
with the assertion that registration is not necessary to make land and acceptable collateral
and vice versa. Also, the easier lenders perceived verification of property ownership to be,
the less they agree that unregistered property is eligible collateral. This is an indication of the

influence of registration on property ownership verification.

All the respondents (108) in this study indicated that they require documentary proof of
property ownership when taking landed peoprety as collateral to secure credit. Since about
70% of landed property ownership in Ghana is under customary system and as such
undocumented (Toulmin and Longbottom, 2001), most property owners especially in the
rural areas may not have documentary evidence of their land rights and such properties by
this finding are not eligible for collateral purposes. The kinds of documentation lenders
require however vary but were broadly classified into three groups: registered documents
only, unregistered documents only and a combination of registered and unregistered
documents. The results in Table 12 indicate that overall, 53% accept both registered and
unregistered documents as proof of ownership, 47% accept only registered documents such
as title certificates or registered deeds/lease but none of the respondents accept only

unregistered documents like allocation papers and unregistered deeds.

From Table 12 below, about 82% of all 51 lenders who accept only registered documents are
UBs. About 74% of those who accept both registered and unregistered documents are MFIs.
74% of UB based respondents accept only registered documents vis-a-vis the 17.6% from
MFIs. Therefore the probability that both registered and unregistered property will be
accepted by lenders was 26% for UBs and 82% for MFIs. The chi square test in Table 12
below thus revealed a significant relationship between institution type and the type of
documents accepted [ (1) = 33.91, p < .001]. UBs are more likely than MFIs to ask for
only registered documents. This is consistent with earlier results (already reported) that UBs

unlike MFIs generally did not consider unregistered property as eligible for use as collateral.
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Table 12: Chi square Test for Accepted Property Documents and Institution Type
Documentation types * Institution Type Crosstabulation

Institution Type
Universal
bank MFI Jotal |
Documentation types  ONLY registered Count 42 8 51
documents "
% within Documentation 82.4% 17.6% 100.0%
types
% within Institution Type 73.7% 176% 47.2%
% of Total 38.9% 8.3% 47.2%
Both rpgiste;ed & Count 15 42 57
unregistered documents g/ within Documentation 263% | 737% | 100.0%
types
% within Institution Type 26.3% 824% 52.8%
% of Total 13.9% 38.9% 52.8%
Total Count 57 51 108
% within Documentation 52.8% 47 2% 100.0%
types
% within Institution Type 100.0% 100.0% 100.0%
% of Total 52.8% 47.2% 100.0%
Chi-Square Tests
As . Sig. E t Sig. (2- E t Sig. (1-
Value ar Fekiedy eidad) ¢ ’a:)deg) N
Pearson Chi-Square 33.814" 1 000
Continulity Correction® 31.703 1 .000
Likelihood Ratio 36.152 1 000
Fishersa Exact Test 000 .000
Linear-by-Linear 33.600 1 .000
Association
N of Valid Cases 108

&. 0 cells (.0%) have expected count less than 8. The minimum expected count is 24.08.
b. Computed only for a 2>2 table

Landed property registration has the ability to make independent verification of property
ownership easier. Therefore one would expect that lenders who accept only registered
property will have no problems with verifying their ownership. Respondents were asked to
report on how easy it is to verify ownership of property presented for collateral purposes.
About 56.4% of all the participants were able to verify property ownership with relative ease;
only 23% could not verify property ownership with ease (see Appendix D, Table 8). From
the chi square test a significant association was found between institution type and how easy
it is to verify property ownership [,* (4) = 11.82, p < .05]. For instance, only 10.5% of UB
respondents did not find ownership verification easy compared to 37% of MFI respondents

and whilst 68.5% of UB respondents found verification easy less than half (43%) of MFI
respondents did (see Appendix D, Table 9).

Linking this with earlier results that UBs often accept only registered documents whilst MFls
accept both registered and unregistered documents, it could be argued that the acceptance of
only registered documents is the reason why most UBs found it easier to verify ownership
relative to MFIs. Indeed, how easy respondents found verification of property ownership had
a significantly association with the kind of documents accepted [ (4) = 15.1, p < .01].
About 75% of all respondents who accept only registered documents found it easy to verify
ownership compared to 40% of those who accept both registered and unregistered
documents (see Appendix D, Table 10). The question then is, why do some lenders accept
unregistered property even though verification of ownership is most likely to be difficult?

The answer is quiet simple; if they can pass on the cost of verification (in terms of time and
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resources spent) to the borrower then they wouldn’t be deterred from accepting unregistered

property. The Chi square test however, did not find an association between the type of
landed property accepted by lenders on one hand and the respondents’ number of years spent

at their current institution [,* (2) = .30, p >.05] or level of experience on the other hand [ (2)
=3.2, p >.05] (see Appendix D, Tables 13 & 14).

The land register is intended to provide the public with accurate information on all existing
encumbrances such as mortgages. If the register is well functional and well patronised then
each lender should be able to verify whether or not a given property has already been
pledged to another lender. In general, about 82% of respondents in were able to verify
whether or not a prior mortgage exists on the landed property in question but 18% could not
do so. The chi square test shows that the ability to verify the existence of a prior mortgage
was not significantly associated with the institution type [ (1) = 2.35, p >.05] neither was it
associated with the type of documents accepted, [* (1) = .27, p >.05] (see Appendix D,
Tables 11 & 12). Since the ability to verify the existence of prior mortgages was not found
to be dependent on the acceptance of registered property, there must be an alternative
explanation of how lenders verify whether a mortgage already exists on the property. This
may be an indication that lenders are relying on the collateral register at the Bank of Ghana
(and not the lands register) to verify existing mortgages. Any property whether registered or
not can be filed at the collateral registry when used to secure credit. However, at the lands
registry until the property itself is registered, no encumbrance can be registered on it. Hence

the collateral registry is a better database for recording and verifying the existence of

mortgages.

All the 108 participants were further asked whether there were instances during default
where they experienced significant problems with taking over possession of accepted
property and foreclosing it as a result of ownership disputes. About 74% of respondents said
no. 57.5% of those who said no, were from UBs whilst 42.5% were from MFlIs.
Consequently, no significant association was found from the chi square test between the type
of lender and whether or not there have been property repossession problems in the past %
(1) =2.76, p > .05] (see Appendix D, Table 15) . However, in terms of the type of property
accepted, just 10% of the respondents accepting only registered property has had such
repossession problems compared 40% of respondents accepting both registered and
unregistered land. The Chi-squared test that followed (see Appendix D, Table 16) showed
that the kind of landed property accepted by lenders had a significant relationship with
whether or not the lender had in the past encountered difficulties in repossessing and
foreclosing property due to ownership conflicts [ (1) = 13.08, p < .001]. Therefore, the
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likelihood of encountering property repossession and foreclosure problems was higher for
lenders accepting both registered and unregistered property as compared to those accepting
only registered property. Even though the incidence of property foreclosure problems arising
from ownership disputes was lower for lenders accepting only registered property, this does
not imply that property registration guarantees ownership security as argued in the literature
(see chapter 2). This is because there were still other lenders who encountered disputes
despite the fact that they accept only registered property. From the evidence above however,

one could say that registration does reduce (not eliminate) ownership conflicts to some

extent.

Overall, the result on the eligibility of unregistered landed property appear to confirm
arguments by Dower and Potamites (2005) that landed property can be used as collateral
even if it is not formally registered as people are able to use informal documents to
demonstrate ownership. This appears to contradict a counter argument that unregistered
property are dead capital and cannot be used as collateral for credit (de Soto, 2000).
However, the results from this study show that each of these arguments is true only to a
certain extent. De Soto’s argument is valid for most of the Universal Banks in this study, but
invalid for majority of the MFIL. Indeed de Laiglesia (2004) establishes that 68% of the
private banks in his study required registered land whilst only 6.7% accepted unregistered
land. The argument concerning the eligibility of unregistered property therefore should be

made within the context of the kind of lending institution under consideration.

The eligibility of landed property for use as collateral should not be limited to the issue of
registration alone as there are other attributes that lenders consider before accepting any
given property. Hence, there is the need to compare these other attributes to property
registration in terms of their level of importance. Table 12 below shows the various attributes
of landed property that lenders look out for when accepting such property as collateral. The
attributes were first classified based on the median ranks and then confirmed using the
Friedman and Wilcoxon’s tests. Three attributes (the market value of the property,
availability of documentary evidence of ownership as well as the property’ location) were all
generally rated as critically important. The average lender in this study will therefore not
ignore any of these three attributes when accepting a landed property as security for
advancing credit. The availability of insurance cover and whether or not the property is
registered were generally rated to be less important than the critical attributes. Though these
two were considered as important respondents agree they could be ignored. However, the

nature of the rights held (whether leasehold or freehold) was of least importance and as such
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was considered by majority of the lenders as the attributes that should be ignored when

taking land-based collateral.

Table 13: Attributes of Land-Based Collateral in Decreasing Order of Importance - Ghana

Attributes Mean Median Level of importance

Market value 5.18 6

Documentation 5.13 6 Critically important: cannot

Location 4.56 5 be ignored

Registration 4.02 4 Important but may be

Insurance 3.81 4 ignored

Leasehold/freehold 2.51 2 Least important: should be
ignored

The Friedman’s test confirmed that lenders attach different levels of importance to the six
attributes in Table 13 above [ (5) = 194.2, p < .001). To determine exactly where the
differences are, the Wilcoxon test was used to compare various combinations of these
attributes. The availability of documentary proof of ownership was equally important to
lenders as the market value of the property involved {Z = - .58, p > .05]. Even though
location was also rated as critically important, the Wilcoxon test showed that it was less
critical than both the market value [Z = - 4.25, p < .001] and documentary evidence of
ownership [Z = - 3.88, p <.001] Compared to property registration and insurance however,
location had a significantly higher rating. The ratings did not show any difference in the

level of importance of property registration and insurance [Z=- 1.32, p >.05].

Finally, the nature of the land rights (leasehold/freehold) was rated much lower than all the
other factors (see Table 13); for instance it was significantly less important than property
insurance [Z = - 5.9, p < .001] (see Appendix D, Tables 17-24). The level of importance
attached to the six attributes of land-based collateral did vary in some instances between UBs
and MFIs. For instance, Table 14 below shows that all the attributes except the kind of land
rights held are rated as critically important by UBs — an indication that UBs will not accept a
landed property if there are significant deficiencies in any of the top five attributes in Table
14. MFIs on the other hand only rated market value and availability of documentary proof of
property ownership as the only critical attributes. Registration insurance and location were

however rated as attributes that may be ignored even though they are important.
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Table 14: Important Attributes of Land-based Collateral by Institution Type —Ghana

UBs MFIs
Attributes Mean Median Mean Median
Market value 5.33 6 5.00 5
Documentation 5.21 6 5.04 6
Location 498 5 4.08 4
Registration 4.56 5 349 3
Insurance 440 5 3.14 3
Leasehold/ freehold 2.60 2 241 2

The Man-Whiteny test (see Appendix D, Table 25) showed no statistical difference between
UBs and MFIs in terms of the level of importance attached to the property’s market value [U
= 1325.5, Z = -.87, p. >.05], nature of the rights held [U = 1309.5, Z = -.91, p. >.05] and
availability of documentary proof of ownership [U = 1379.5, Z = -.50, p. >.05]. However,
compared to MFIs, UBs attached a much higher level of importance to the following
attributes: location [U = 1065.5, Z = -2.47 p < .05]; property insurance [U =669, Z=-76 p
< .001] and property registration [U = 884, Z = -3.58 p < .001]. The level of importance
attached to property registration thus varies depending on the type of lender. The level of
importance attached to property registration as an attribute of land based collateral had a
significantly negative correlation with: the respondents’ level of experience [rho = -.195, p
< .05]; how much respondents agreed or disagreed that registration is unnecessary to make
landed property an acceptable collateral [rho = -.331, p < .001] but positively correlated with
the relative ease with which lenders are able to verify property ownership [rho = .241, p
< .05] (see Appendix D, Tables 26-28). This implies that, the more experienced respondents
attached a lower level of importance to property registration than their less experienced
counterparts. Also lenders who attached lower level of importance to registration often
agreed more to the argument that registration is not necessary to make property eligible

collateral. Finally, the easier respondents perceived property ownership verification to be,

the more highly they rated property registration and vice versa.

The above results are consistent with what one would expect in practice because when
lenders take collateral, they do so with the intention that during default the forced sale value
will be sufficient to repay the outstanding debt. This explains why lenders typically lend
amounts less than the estimated forced sale value of the collateral. Hence, the value of the
>property in itself may determine how much debt could be granted. This presupposes that
lenders would equally be concerned with the ease of foreclosure of the property which is
affected by the location of the property. Of course if the potential borrower cannot provide

documentary proof of their entitlement to the property, the above arguments will not even be
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considered. It is thus not surprising that these three attributes were duly rated as critically
important (see Table 13 above). Indeed, location may affect demand for and the value of the
property. A property must be located in an area that can attract buyers more quickly to make
it more acceptable collateral to lenders. For instance, Lenders in Colombia are reported to
have strict rules about the kinds of building as well as their locations that can be considered
in advancing loans (Gilbert, 2000). Durand-Lasserve and Payne (2006) observe that there is
a significant reduction in efficiency gains of taking land-based collateral where the lender for
instance, places a value on the location of a land parcel as a slum. Bromley (2005) also notes
that a good house in a bad neighbourhood is always burdened by its surroundings and as

such less acceptable to lenders.

Whether the rights to the property is a leasehold or freehold was considered to be of very
little importance possibly because some leases (such as 99 years and 999) are as good as a
freehold. In addition, the Ghanaian constitution does not permit the granting of freehold on
stool/skin lands but only on family lands. However, the number of years left for the lease to
expire may be critical where a very long term credit facility is being sought. It was however,
surprising that respondents considered property insurance as a factor that may be ignored in
that, without property insurance, the lender is exposed to risks similar to that of an unsecured
lender when a fire outbreak or a natural disaster destroys the property. This attitude however
may be due to the fact that in Ghana the insurance culture is still poor (Appiatu-Ankrah,
2011). Acceptance of landed property could be more risky for MFIs than their UBs
counterparts because they (MFIs) consider insurance as a factor that can be ignored whilst
UBs will not accept a property unless it is insured at least for the term of the loan. For the
MFIs however, this may not turn into actual losses as they tend to rely on other specialised
techniques to ensure loan repayment. This could possibly be one of the reasons why MFIs
also consider property registration as a factor that can be ignored when taking landed
property. The finding that property registration is not a critical attribute that lenders look out
for is consistent with the observation by Gilbert (2000) that in Bogota, the most serious
problem faced by formal lenders is not the absence of registered property title but the nature
of the property which people often offer as collateral. These findings re-enforce the
argument by Brown et al. (2006) that though registered property title may be a necessary

condition for using the property as collateral for a loan, it is by no means a sufficient one.

England
Just as in the case of Ghana, all the 95 participating lenders in England also revealed that

they always require documentary proof of property ownership when they consider taking the

property as collateral to secure a loan. Unlike the case of Ghana where most properties are
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under customary ownership and not documented, documentation of property ownership in
England is generally not a serious challenge for both lenders and borrowers as this appears to
be widely available. Lenders were asked to indicate how much they agree or disagree with
the assertion that registration is not necessary to make landed property an acceptable form of
collateral. About 68% agreed that registration is not necessary but only 4% disagreed, in
other words only 4% considered registration as a necessary requirement to make property an
acceptable form of collateral (see Appendix D, Table 29). The extent to which participants
agreed with the assertion that registration is not necessary was not influenced by their: level
of experience [rho = -.002, p >.05]; preference for landed property [rho =-.16, p >.05]; and
the perception on the ease of verifying property ownership [rho = -.03, p >.05] (see
Appendix D, Tables 30-32).

Participants were asked to also indicate the kind of documents they often accept as proof of
property ownership. Only 20% of the respondents indicated that they accept only property
formally registered at HM Land Registry but a whopping 80% do accept both registered and
unregistered property (see Appendix D, Table 33). Given that an average of about 75% of
properties in England and Wales has already been registered (HM Land Registry, 2011), it
appears that lenders will naturally have a rare encounter with situations involving
unregistered property. Therefore those who indicated that they only accept registered
property might be lenders who have only encountered registered property over the years. The
rare incidence of land ownership disputes in this country indicates that ownership is quiet
secure irrespective of whether it is registered or not. This might be the reason why majority
of the lenders are not deterred from accepting unregistered property. The chi square tests (see
Appendix D, Tables 34-37) found that the kind of landed property accepted had no relation
with the respondents’ experience [ (2) = 2.033, p > .05]; level of familiarity with
institutions’ policies, [’ (2) = 2.5, p > .05]; and position held [’ (2) =.2, p > .05]. The chi
square test also showed that the kind of property accepted was not associated with the extent
to which respondents’ agreed that registration is not necessary to make property eligible for
use as collateral [,/ (3) = 2.5, p > .05]. For instance, about 63%all the 19 respondents who
said they accept only registered documents also agreed that registration is not necessary to
make property an acceptable form of collateral. This is possibly a confirmation of the initial
argument made above that people who accept only registered documents did so not because
they consider unregistered property to be unsuitable for use as collateral but it was merely an

indication that such respondents had only encountered situations involving only registered

property.
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When all 95 participants were asked how easy it is to verify property ownership, most of
them (about 72%) indicated it was easy to do so. Whilst only 5% indicated it was not easy to
verify property ownership. The correlation test shows that the perception on the ease with
which property ownership can be verified was not associated with respondents: level of
experience, [rho = 0.03, p >.05]; and familiarity with the institution’s policies [rho = 0.27,
p >.05]. It was however, established from the chi square test that, the perception on the ease
with which property ownership can be verified was significantly associated with the kind of
landed property accepted [* (3) = 9.44, p < 0.05]. For instance, all the 19 respondents who
accept only registered property are able to verify ownership with relative ease compared to
65.8% of the 76 respondents who accept both registered and unregistered documents (see
Appendix D, Tables 38-40). Only four of the 95 respondents have reported repossession and
foreclosure problems arising from ownership disputes. About 75% of these respondents
accept both registered and unregistered property whilst 25% accept only registered property.
However the chi square test did not establish a significant association between kind of
property accepted and the possibility of encountering such repossession and foreclosure
difficulties (see Appendix D, Table 41). This is further evidence that secure ownership in

England is not dependent on registration.

Property registration was also compared to the other attributes of land-based collateral in
terms of their level of importance. The results are displayed in Table 15 below. Four out of
the six attributes were rated as critically important. The sampled lenders in England would
therefore not compromise on issues regarding the property’s value, location, insurance and

documentary proof of ownership.

Table 15: Perception of the Importance of Various Attributes of Property - England

Attributes Mean Median Level of importarwe

Market value 5.38 6

Documentation 5.23 6 Critically important: cannot

Location 5.19 5 be ignored

Insurance 5.15 5

Registration 3.00 3 Important but may be
ignored

Leasehold/ freehold 2.47 2 Least important: should be
ignored

Property registration was considered as an attribute that is important but could be ignored
whilst the nature of the rights (leasehold/freehold) was rated as least important one that they
recommend should be ignored. All the top four attributes (see Table 15 above) were rated as

critically important based on the median ranks. Further analysis based on the Friedman’s test
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revealed there was no difference in the level of importance lenders attached to these
critically important attributes The Wilcoxon’s test however showed a significant higher
rating for property insurance compared to registration whilst registration was also rated
much higher than the nature of land rights held (see Appendix D, Table 42-44). How
important registration is as a sought for attribute of land-based collateral was found not to be
significantly associated with the level of preference for landed property [rho = -0.09,
p >.05]; experience [rho = 0.1, p >.05]; familiarity with institutions policies [rho = 0.04,
p >.05]; the perception on the ease with which ownership can be verified [rho =- 0.04,
p >.05]; and the kind of property documents accepted [ (5) = 1.3, p > .05] (see Appendix
D, Tables 45-49).

There was a significant difference between lenders in the two countries regarding their
perception on the eligibility of landed property for use as collateral (see appendix G).
Lenders in England had a significantly greater disregard for registration when it comes to
eligibility of property than their Ghanaian counterparts in that majority agreed much strongly
that registration is not necessary to make property eligible for use as collateral. Indeed, there
was a significant association between the kind of property accepted (registered or
unregistered) and the country where the lender is based. The likelihood of a lender
demanding for only registered property was significantly higher for Ghanaian lenders.
Furthermore, when lenders were asked to indicate the importance of the various attributes of
property which they look for when accepting any property for use as collateral, the Mann-
Whitney test showed that lenders in both countries attached the same level of importance to
the following: the market value of the property; the availability of documentary evidence of
ownership; and the kind of rights held over the property (see Appendix G). Whilst the
England based lenders attached a relatively higher level of importance to attributes such as
the availability of property insurance and location of the property, the availability of a

registered title over the given property was significantly more important to Ghanaian lenders.

Overall, the issue of property registration emerged as more important to the Ghanaian
lenders than their England based counterparts. This could be attributed to two reasons. First
is the fact that in England property ownership disputes are virtually absent even though some
properties are not yet registered. Also, even for properties that are not registered, there are
other forms of documentary evidence of ownership (lease/deed) which are also legally
recognised. Hence lenders are able to rely on the other documentary evidence of ownership
to take a charge over a property even where a registered title certificate is absent. The
opposite is true in Ghana, not only is there a high prevalence of property disputes but also
the customary system in existence means that most ownership is not documented in any form
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and customary land transfers are not documented. Hence lenders might have equated the
presence of a registered title to the availability of documentary proof of ownership albeit the
two are slightly different. Secondly given the prevalence of land disputes, some lenders in
Ghana may be accepting only registered property based on the somewhat wrong impression
that registration is an indication of secure ownership. Even though registration per se is not a
panacea to disputes as argued from chapter two to three, this may admittedly be the reason
why some Ghanaian lenders place such a high value on property registration when it comes

to taking land-based collateral.

The probability that a lender in the past had encountered property repossession and
foreclosure problems arising from ownership dispute was also significantly higher for Ghana
(26%) than for England (4%). It can thus be seen that even though lenders in England mostly
accept both registered and unregistered property, very few have reported difficulties with
such properties in the past. In the case of Ghana the distribution of past repossession
problems arising from ownership disputes was significantly different for lenders accepting
only registered property and those accepting both registered and unregistered property.
Hence, in Ghana, the acceptance of only registered property per the findings of this study
does appear to reduce the likelihood of the lender encountering repossession problems. This
may thus explain why some lenders in Ghana accept only registered property whilst most

lenders in England accept both registered and unregistered property.

6.2.5 Property registration and loan conditions

To investigate whether or not the possession of registered property titles enhances credit
access by influencing the loan conditions that borrowers are offered, the lenders were given a
scenario involving two identical borrowers who only differ in terms of the kind of property
they possess (registered or unregistered) and asked to indicate the extent to which they either
agree or disagree that borrowers with registered property titles are offered lower interest
rates, lower fees, allowed to borrow larger amounts or offered different repayment periods.

This was done using a five point likert scale where 1 is strongly disagree and 5 is strongly

agree.

Ghana
The results shown in Table 16 below indicate that about 59% of the respondents in each case

disagreed that registered property owners are offered larger loan amounts or different loan
repayment times. Also, 62% and about 56% of respondents disagreed that registered
property owners are charged lower fees and interest rates respectively. Only a minority of

respondents in each case agreed that registered property owners may be offered different
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loan conditions relative to unregistered property owners (see Table 16 below). These lenders
could be considered as exceptions given that they constitute less than 20% of the total
respondents in each case. On average therefore, respondents in this study indicated that they
would not offer registered property owners better loan condition compared to unregistered

property owners.

Table 16: Impact of Property Registration on Loan Conditions — Ghana

Loan % of total respondents (108)

| conditions l Disagree l Neutral | Agree l Mean l Median
Lower
interest rate 55.6 25.9 18.5 247 2
Lower
fees 620 213 16.7 2.41 2
Larger
amounts 593 231 17.6 2.27 ’ 2
Repayment
time 59.3 36.1 4.6 2.15 2

The result of the Friedman’s test (see Appendix E, Table 1) shows that there was no
significant difference in respondents attitude on the extent to which the possession of
registered property titles influences the conditions of the loan the offer borrowers, ¥ )=
5.5, p >.05]. If the possession of registered titles influences the loan conditions offered, this
will be reflected in the responses of the group of lenders who accept both registered and
unregistered documents. However, an examination of the responses by this group of lenders
(see Appendix E, Tables 2-6) revealed that as far as each of the loan condition stated above
is concerned, very few respondents (less than 16%) agreed that registered property owners
may be offered better terms vis-a-vis over 60% who disagreed. There was no difference in
the attitude of these respondents on the influence of registration on the above loan terms [
(3) = 1.9, p >.05]. Between lenders who accept only registered property and those who
accept both registered and unregistered property, the Mann-Whitney test (see Table 17 below)
did not find any difference in respondents’ attitudes on the impact of registration on the loan
terms. There was also no difference between UBs and MFIs regarding their attitudes on the

impact of registration on loan terms (see Table 18).
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Table 17: Mann-Whitney test for accepted property documents and loan conditions - Ghana

Ranks
Documantation tvoas N Mean Rank Sum of Ranks
Interest ONLY registered 51 £59.33 3026.00
documents
Both registered & 57 50.18 2860.00
unregistered documents
Total 108
foes ONLY registered 51 55.28 2819.50
documaents
Both registerad & 57 53.80 3066.50
unregistered documaents
Total 108
Amount ONLY registeraed 51 60.18 3069.00
documen
Both registered & 57 49.42 2817.00
unregistered documents
Total 108
repayment time ONLY registered 51 53.24 2715.00
documents
Both registerad & 857 55.63 3171.00
unregistered documents
Total 108
Test Statistica®
repayment
Interest fees Amount time
Mann-Whitney U 1207.000 1413.500 1164.000 1389.000
Wilcoxon W 2880.000 3086.500 2817.000 2715.000
z -1.577 -.257 -1.848 -418
Asymp. Sig. (2-tailed) 115 797 0685 .878

a. Grouping Variable: Documentation types
Table 18: Mann-Whitney test for type of lender and loan conditions — Ghana

Ranks

Institution Tvoe N Mean Rank Sum of Ranks

Interest Universal bank 57 56.96 3247.00
MF} 51 51.75 2639.00
Total 108

feos Universal bank 57 57.46 3275.50
MFI 51 51.19 2610.50
Total 108

Amount Universal bank 57 58.51 3335.00
MF{ 51 50.02 2551.00
Total 108

repaymenttime Universal bank 57 53.68 3060.00
MFI 51 55.41 2826.00
Total 108

Test Statistics®
repayment
Interest fees Amount time

Mann-Whitney U 1313.000 1284.500 1225.000 1407.000

Wilcoxon W 2639.000 | 2610.500 | 2551.000 3060.000

r4 -.899 -1.085 -1.458 -302

Asymp. Sig. (2-tailed) 369 278 145 763

a. Grouping Variable: Institution Type

De Laiglesia (2004) outlines that property registration through its ability to raise land values
and increase its liquidity could increase the amount of credit that is made available to
borrowers as well as reduce the interest rate charged and influence other loan terms. The
above finding on interest rates contradicts that found in Peru by Field and Torrero (2004)
that, loan applicants with registered property on condition of receiving a loan, faced interest
rates that were on average 9 percentage points lower than untitled applicants but the
measured effect was independent of banks’ reported use of registered titles in loan

transactions. Place and Migot-Adholla (1998) also investigated the impact of registered
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property titles on loan size, interest rates and maturities and the extract below is what they

established from their study.

...Concerning loan maturities, the mean number of months for repayment of loan is
19.6 on land-secured loans and 24.8 for others. As for loan amounts, the mean size
of land-secured loans is 10,146 Kenya shillings as compared to 8,753 shillings for
others ($1 = Ksh 22 during the time of the study). Neither result is statistically
significant, and thus there is no evidence that land titles significantly alter the terms

of formal sector loans (Place and Migot-Adholla, 1998, p.368).

In this study by Place and Migot-Adholla no evidence was found to support the argument
that land registration significantly affects the terms of formal loans such as loan size, interest
payment and maturity. The authors however, advised that the results be viewed with some
caution since they did not stratify the loans according to the type of lender. This current
research does not only show findings that are consistent with that of Place and Migot-
Adholla but also goes an extra step to test for differences between types of lenders regarding
the impact of property registration on loan terms as shown in Table 18 above. In another
study conducted in Ghana, Kenya and Rwanda, Migot-Adholla et al. (1991) found that the
average maturity of loans to the households surveyed was less than a year and the possession
of registered title did not increase loan maturities for the sampled households. The possible
explanation of the result on the impact of registration on loan terms in this study may be the
fact that lenders decisions on the kind of loan terms to offer are determined by other more
important factors such as regulatory requirements, institutional lending policy, competition
amongst lenders, the cost of funds, risk, lender borrower relationship and the overall
macroeconomic environment amongst others. In the case of MFIs for instance, the decision
to offer better loan terms comes with every successful repayment made by the borrower.
MFIs adopt a progressive approach to lending as a key for building long term relationships
and trust to ensure continuous flow of funds to clients. Such relationship lending begins with
smaller loan amounts which increase with each successive round of repayment success
(Morduch, 1999). Clients have the assurance that the successful repayment of each loan
received will pave the way for them to receive much larger loan amounts in the future. On

the contrary, when they default on a current loan, in the future, they may only obtain lesser

amounts or nothing at all.

England
Investigation on whether or not the possession of registered property influences the loan

terms that small businesses are offered (see Table 19 below) shows that only a minority of

lenders may consider offering better loan conditions to borrowers that possess registered
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property. From Table 19 below, over half of the respondents in each case disagreed that the
possession of registered property will attract lower interest rates, lower fees, larger loan
amounts or different loan maturity. On average therefore, lenders in this sample will not
offer borrowers different loan terms purely on the basis of whether they possess registered or

unregistered property.

Table 19: Lenders Perceptions on the Influence of Registration on Loan Terms - England

Loan % of total respondents (108)

l conditions | Disagree | Neutral | Agpgree l Mean | Median
Lower
interest rate 56.8 211 221 2.48 2
Lower
fees 57.9 21.1 21.1 2.49 2
Larger
amounts 61.1 22.1 16.8 2.25 2
Repayment
time 62.1 32.6 5.3 2.08 2

Attitude towards the influence of property registration on the interest rates offered was not
associated with experience [rho =- 0.09, p >.05]; level familiarity with policies [rho =.02,
p >.05]; and the kind of property documents accepted [’ (4) = 2.04, p > .05]. Attitude to the
influence of registration on the fees/commission charged was not also associated with
experience [rho =-.05, p >.05]; familiarity with policies [rho =.12, p >.05]; and the kind of
property documents accepted [’ (4) = 3.25, p > .05]. Similarly attitudes towards the
influence of registration on loan amount was not associated with either experience, level of
familiarity with policies, level of importance of registration as a sought for attribute of land-
based collateral and the kind of property documents accepted. On the issue of loan maturity,
the results were largely the same except that it was found to have a significantly negative
correlation with experience, [rho = -.22, p < .05] (see Appendix E, Tables 7-18). Regardless
of the differences exhibited by lenders from Ghana and England regarding the eligibility of
landed property for use as collateral, both sets of respondents agreed that the possession of
registered property per se will not influence their decision to offer small businesses different
loan terms vis-a-vis the terms they would offer borrowers with unregistered property. There
was no significant difference in lenders perception on the influence of property registration
on the loan terms offered to small businesses in the two countries (see Appendix G). this is
an indication that lenders in both countries take their decision on the terms to offer based not
on the kind of property borrowers possess but on factors that are sometimes beyond the
control of the borrowers such as the overall state of the macro-economy regulation and

institutional policy issues amongst others.
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6.3 Why Lenders Turn down Small Business Credit Applications

The results so far have shown that whilst property registration does not influence the credit
terms that lenders are willing to offer, in some instances involving mostly UBs, registration
is required to make landed property eligible for use as collateral. The credit effects of land
registration as proposed by de Soto (2000) and his followers often attribute the incidence of
credit constraints amongst small business and households in the developing world to the
absence of formally registered property titles. Indeed, they argue as if the possession of
registered property will guarantee access to credit. In this section, the reasons for turning
down small businesses’ credit applications and their levels of importance relative to the lack

of registered property titles were investigated.

Respondents were required to rank 14 reasons that may be responsible for not granting credit
to small businesses in order of importance on a 14 point scale (where ranks of 12 and above
are of critical importance; 9-11 are classified as very important; 6-8 are important; 3-5 are
least important; and finally, 2-1 are unimportant). Based on this the 14 point scale was
recalibrated into a 5 point scale (where a score of 1 is unimportant, 2 is least important, 3 is
important, 4 is very important and 5 is critically important). The critically important reasons
are those that will always cause an application to be unsuccessful, the very important reasons
will mostly (but not always) cause an application to be unsuccessful, the reasons rated as
important are those that will sometimes cause an application to fail. The least important
reasons on the other hand will rarely cause a failure whilst the unimportant reasons are not

responsible for application failure.

6.3.1 Ghana
The reasons rated by respondents were classified according to the median ranks shown on

Table 20 below. It reveals that there are four critically important reasons why some small
businesses are denied credit either fully or partially. In other words, anytime small
businesses fail to obtain the credit they require, this is always due to reasons such as: poor
cash flows; low profitability; past loan repayment difficulties and the high vulnerability of
such businesses to unforeseen future events. Unlike the critically important reasons, there
were only two reasons which were rated as very important. Whilst six reasons were rated as

important, two were rated as unimportant.
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Table 20: Reasons Responsible for Turning down Credit Request and Their Levels of Importance - Ghana

Level N=108 Overall
of importance Factors
Mean Median
Critically poor cash flow 491 5
important poor profitability 4.89 5
high vulnerability 482 5
Past default 4.82 5
Very lack of property 4.27 4
important lack of guarantor 3.96 4
customer still new to bank 3.20 3
lack of records 313 3
Inadequate Borrower’s equity 313 3
Important Lack of required documents 292 3
lack of registered property 271 3
Inadequate Borrower’s experience  2.65 3
Unimportant Kind of business to be financed 1.51 1
high transaction cost involved 143 1

The Friedman’s test amongst the critically important reasons (see Appendix F, Table 1)
established that no difference exists in respondents® perception on the level of importance of
these four reasons (poor cash flows, poor profitability, high vulnerability and past loan
defaults). The inability of a business to generate sufficient cash, or proof that the business is
sufficiently profitable to pay off the requested loan amount, high susceptibility to external
events and the inability to meet past repayment arrangements would without a doubt cause
credit application to be unsuccessful in one way or the other. Since cash flow and
profitability are related to the financial health of the business and high vulnerability and past
default relate to riskiness of the borrower, it could be said that high risk as well as poor state
of a businesses’ finances are critical to the failure of credit applications. Lenders are thus not
only concerned with how profitable a venture is but whether or not it can also generate
sufficient cash at least over the term of the loan to pay off the debt. Any doubt regarding the
repayment ability of the borrowing business (as measured by the profitability, net cash flows
amongst others) will increase the chances of a loan application being unsuccessful. That
aside, lenders are also interested in the safety of the funds they lend. Evidence of past
difficulties in meeting repayment obligations do not give lenders the assurance that their

funds are safe and will thus affect success rate or the conditions of the loan.

For the very important reasons in Table 20 above, the Wilcoxon’s test show that the lack of

any acceptable property (that could be used as collateral) was a perceived by lenders as a

more important reason for turning down loan applications compared to the inability to
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provide a guarantor [Z = -4.2 p < .001] (see Appendix F, Table 2). These two reasons will
mostly reduce the probability of success for businesses applying for loans partly because of
the inherent risk of such businesses. Small businesses are often regarded as very vulnerable
to external events; this increases the need for a safety net in the form of collateral. Indeed, an
earlier section of this chapter has already revealed that most lenders in this study will not
advance credit unless some form of collateral is provided. Since most small businesses are
considered as risky, the lack of any acceptable form of collateral will mostly lead to failure

in terms of access to credit.

Six reasons were generally rated as important (see table 20). However, the Friedman’s test .
shows that the top three (customer new to lender, lack of record and inadequate borrower’s
equity) were perceived to be of an equal level of importance [* (2) = 2.2, p > .05]. They
were however rated more highly as causes of loan application failure than the other three
(lack of required documents, lack of registered landed property title and inadequate
experience) which were also of an equal level of importance [* (2) = 5.7, p > .05] (see
Appendix F, Tables 3-4). These six reasons may or may not constitute a barrier to the
approval of a loan application depending on the extent to which the critical and very
important requirements are met. For instance the lack of registered land title may only be a
barrier if the provision of landed property were the main requirement needed to trigger loan
approval. Also being a new client to the lender will not necessarily constitute a barrier unless
the credit history or strength of cash flow cannot be ascertained or the borrower is unable to
provide any acceptable collateral. Finally, two of the 14 reasons (high transaction cost and
the kind of business to be financed) were generally rated as unimportant when it comes to
turning down small business loan applications. This was confirmed by the Wilcoxon’s test

which found no significant difference in the level of importance attached to them [Z = - .64,

p > .05] (see Appendix F, Table 5).

This however appears to contradict the argument that links small business credit constraint to
high transaction cost. There is a fixed transaction cost involved in loan processing and
monitoring and this cost reduces as the loan size increases (Beck, 2007). Therefore lending
to small businesses involves higher administrative cost relative to thé returns. Lending to
small businesses could thus be unattractive especially where the lenders are unable to pass
this cost on to the borrower (Berger, 1989). However where lenders are able to pass on this
cost to the borrowers through higher interest rates or other charges, then cost will not cause
lenders to limit the credit made available to small businesses. This is possibly the main
reason why participants rated transaction cost as unimportant. It should be pointed out
however that though high transaction cost may not cause lenders to limit the amount of credit
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made available to small business, it could affect demand and actual use of credit as such *

facilities may become unaffordable to these businesses.

It is now important to compare the relative importance of the lack of registered property
titles as a reason for not approving a small business loan request to the other reasons as
shown in Table 20. It was pointed out in chapter four that the pursuit of mass land
registration across the developing world is often premised on the belief that businesses are
unable to access credit to finance investment activities due to the absence of registered
property titles. The results here show however, that the lack of property registration though
rated as important was perceived as a factor that may or may not hinder credit access
depending on the extent to which some other more critical factors are met. It was generally
ranked as 11" in the order of importance out of the 14 reasons shown in Table 20 above.
There are therefore, 10 other more important factors responsible for explaining why small
business loan applications are unsuccessful. The absence of registered property is thus of
considerably less importance relative to the others presented in Table 20 above. Stressing on
the critical importance of the other factors such as repayment ability, Deininger (2003)
established that the credit effect of property registration depends on the individual wealth of
borrowers. Indeed, Brown et al. (2006) observe that the main reason why people may be
denied credit is the low borrower repayment capacity and not the absence of registered
property titles; they report that among all studies in Peru, none found a direct causal link
between land registration and credit access. Gilbert (2002) also established that the formal
lending decision making process is based on the ability of borrowers to demonstrate that they
have a regular income source and that in Bogota the possession of registered title either made

very little or no difference to formal credit availability.

Galeana (2004) did not also find any significant link between land registration and credit
access in Mexico. In Argentina another study by Durand-Lasserve and Payne (2006) found
that no significant changes in credit access occurred after the introduction of land registration.
Other studies that have found no positive impact of land registration on credit access include:
Place and Migot-Adholla (1998) and Mighot-Adholla et al., (1991) in Ghana, Rwanda and
Kenya, Senegal, Uganda, Burkina Faso, Cameroon, Somalia; Broegaard et al (2002) in
Nicaragua; Pender and Kerr (1999) in rural India and carter and Olinto (2003) in Paraguay.
Consequently, Field and Torero (2004) establish from their study that land registration does
not automatically make collateral-based lending viable for the majority of formal-sector
credit applicants. Explaining this point further Dower and Potamites (2005) observe on the
basis of evidence from Indonesia that registered property titles are not the most important
factor determining credit supply. The Mann-Whitney test was conducted (see Appendix F) to
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determine if MFIs and UBs attached different levels of importance to the 14 reasons shown
in Table 20 above. The test showed no differences for the following: business type for which
funding is being sought, lack of records; high transaction cost, lack of guarantors as well as
the top four critically important reasons shown in Table 20 above. However there was a
significant difference between the two groups of lenders in terms of the level of importance
of: lack of property; lack of registered title; inadequate experience; lack of required
documents; inadequate borrower equity as well as short borrower-lender relationship as
evidenced by the client being relatively new to the lender. Though overall, the lack of
registered titles is considered a tier three factor in terms of its level of importance, the results
show that UBs generally gave it a much higher rating as very important compared to MFIs
majority of who rated it as least important. This difference also reflects the earlier finding
that, whilst property registration is a critical attribute of land based collateral that cannot be
ignored for UBs, for MFIs it is considered as an attribute that may be ignored though

important.

About 75% of all 51 lenders who accept only registered property also rated the lack of
registered property titles as a very important cause of the failure of some business to obtain
credit whilst 84% of the 57 lenders who accept both registered and unregistered documents
rated it as unimportant or least important (unimportant - 42% and least important — 42%).
The resultant chi square test showed a significant association [ (3) = 80.4, p <.001] (see
Appendix F, Table 6). In addition, where land registration positively influences the outcome
of a credit application, one would expect that lenders with higher preference for land-based
collateral would also rate the lack of registered titles more highly as a reason for the failure
to obtain loans and vice versa. In this study however, no significant correlation was
established [rho = .07, p > .05] (see Appendix F, Table 7). Given the argument that
registration of property enhances credit access by reducing the transaction cost, one would
also expect lenders accepting only registered property to rate high transaction cost more
highly as a cause of the failure of some businesses to obtain credit vis-a-vis those accepting
both registered and unregistered property. This study also did not find any such association
as per the chi square test [ (2) = .76, p > .05] (see Appendix F, Table 8). The fact that
transaction cost has emerged as an unimportant factor influencing the success or failure of a
loan application could be the reason why some lenders still accept both registered and
unregistered property. Since the processing unregistered property is associated with a
relatively higher cost, lenders may try as much as possible to avoid them. However if such

cost can easily be transferred then some lenders may consider accepting them as indicated
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earlier. Hence the acceptance or refusal to accept unregistered property may not be

influenced by the cost of processing it.

Based on the ratings of the 14 reasons above, factor analysis was conducted to explore the
interrelationships between them and to reduce them into fewer underlying components or
factors responsible for the small business credit constraint. To begin with, since the study
wanted to identify the important factors that are responsible for the credit constraint amongst
small businesses, the two variables that were rated as unimportant (see Table 20 above) were
first removed from the list. In the first test run, the KMO test of sampling adequacy was
0.576 and the Bartlett’s test was significant [, (66) = 694.5, p < .001]. This first test
extracted five components; there was a problem detected with one of the components which
included the following variables: lack of records on business transactions; new customer;
lack of registered property titles and lack of required documents. The problem with this
component is that one variable (new customer) describes a completely different thing
(lender-borrower relationship) from the others which are more of issues relating to
documentary requirements. Consequently this variable was taken out and the test was
conducted using 11 of the 14 variables in Table 20. As a result the there was a slight
improvement in the KMO test which increased to 0.579; the Bartlett’s test remained
significant [ (55) = 664.9, p < .001]. Furthermore, the determinant of the R-matrix was
0.002 which indicates that no serious problem of multicollinearity existed (see Appendix F).
The data was subsequently considered as fit for the conduct of factor analysis. Principal
component analysis and varimax rotation were used. The number of components to be
extracted was not determined a priori but was allowed to emerge from the data through the

use of both the scree plot and the Kaiser’s criteria

The scree plot shown in Figure 8 below appears to support the extraction of six components
whilst the Kaiser’s criteria came up with five (see the rotated component matrix in Appendix
F). The scree plot becomes a reliable criterion for selecting factors if the sample size is more
than 200 participants (Stevens, 2002 in Field, 2009, p.640). Given that the sample here was
less than 200 a decision was made to go with the outcome of the Kaiser’s criteria because,
eigenvalues represent the variation explained by each factor and values of 1 or above are said
to represent a significant amount of variation (Field, 2009). The five components extracted
through the Kaisers criteria (see Table 21 below) were named by looking at the particular
issue that each set of variables describe. An examination of the variables under each
component suggests that component one represents poor financial strength, component two

represents high default risk, component three represents lack of collateral, component four
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represents lack of documentary requirements and component five represents the nature of the

business (business start-ups).
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Figure 8: Scree Plot — Ghana

Table 21: Factors Responsible for the Credit Constraint amongst SEs — Ghana

Factor Critically Very Important Least Unimportant

Components Loading  important important (%) (%) Important (%)
(%) %

Poor financial strength (repayment 04
ability)
Cronbach’s Alpha = 948
Poor cash flow 970 9.7 9.3 0 0 0
Poor profitability of venture 971 88.90 11.10 0 0 0
High default risk
Cronbach’s Alpha =.903
High vulnerability to unforeseen future 945 83.30 15.70 90 0 0
events
Difficulty in fulfilling past payment 942 787 204 90 0 0
obligations
Lack of acceptable collateral
Cronbach’s Alpha =918
Lack of property 920 38.90 50.00 11.10 0 0
Lack of guarantor 947 32.40 45.40 220 0 0
Lack of documentary requirement
(informality)
Cronbach’s Alpha =677
Lack of business records 741 0 463 389 14.80
Lack of required documents (personal 793 0 16.70 58.30 25,00
IDs, proof of address, bank statements,
Lack of registered titles 765 0 38.00 19.40 22.20 20.4
Nature of Business (start-ups)
Cronbach’s Alpha = .830
Lack of experience 881 0.90 19.40 31.50 39.80 830
Inadequate borrower equity 918 4.60 24.10 56.50 9.30 5.60

Table 21 above shows the extracted components, their factor loadings, frequencies for the
variables under each component as well as the Cronbach’s alpha for each component. All the
components except the fourth one have alpha values substantially above 0.7. The lowest
value of 0.677 for component four was not significantly less than the acceptable threshold of

0.7 and as such was considered as reliable. Table 22 below also shows the relative
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importance of each of the five components in terms of the proportion of the total variance
explained. The five components accounted for a combined total of 85% of the variance. In
other words 85% of the cases of unsuccessful loan applications were perceived by lenders to
be attributable to these five components. Component 1 was the most important accounting
for 27.6% of the total variance, followed by component two 19.4%, component three 17%,
component four 11% and component five 9.96%.

Table 22: Percentage of Variance Explained by Each Component
Total Variance Explained

ggr?; Initial Eigenvalues Extraction Sums of Squared Loadings Rotation Sums of Squarad Loadings

ot Total | % of Variance | Cumulative % Total % ofVarlance | Cumulatve % | Total | % ofVarlance | Cumulative %
1 3.036 27.699 27,599 3.036 27599 27599 1923 17485 17.485
2 2139 19448 47.047 2189 19448 47.047 1.896 17.235 34.720
3 1.871 17.009 64.055 1871 17.009 64.055 1883 17422 §1.842
4 1223 1112 76.176 1.223 1121 15176 1.854 16.852 68.694
6 1.096 0.966 85.142 1.096 0.966 85.142 1809 16.448 85.142
8 704 6404 01546

7 288 2619 94.165

8 272 2471 96.637

] 167 1.517 98.154

10 A4 1.036 99.189

11 089 811 100.000

Exraction Method: Principal Component Analysis.

Therefore, going back to the debate on the influence of property registration on credit access,
this factor model shows that though registration is important, its absence does not constitute
a major cause of the credit constraint experienced by small businesses. The lack of registered
title was classified under component four which together with the two other variables
contributes only 11% of the variance. The lack of collateral (component 3) emerged as a
more important cause of credit constraints relative to the absence of registered titles. This
again, does not confirm de Soto’s argument that credit constraints in the developing world is
attributable to the lack of registered titles but not the lack of assets to be used as collateral.
The factor model above is however consistent with the result of the survey involving
proprietors of small businesses reported earlier, that only 4% of all constrained applicants
attributed their failure to obtain credit to the lack of registered property titles. Hence, results
from both the supply and demand sides of the credit market are pointing to the fact that the
absence of registered property is not a major cause of credit constraint. The most likely
reason why property registration has been found not to be a major cause of the credit
constraint in this study is found in earlier results which revealed that most of the lenders
admit to being able to verify property ownership and the existence of encumbrances. Even
though this may be costly in the absence of registered titles, they do not appear to limit the

credit available to businesses since this cost can be recouped through charges. The other
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reasons can be found in the arguments concerning the limitations of property registration

discussed in chapter three.

The above results are consistent with the findings of Durand-Lasserve and Payne (2006) who
reviewed several cases of land registration and concluded that there was no evidence that
registration had significantly increased access to formal credit. The authors attributed this
finding to the fact that low income households are generally reluctant to borrow and the
lenders are also reluctant to lend to such borrowers. They attributed this to: the fact that even
people with registered freehold titles still exhibited income levels too low to attract formal
lenders; the low market price of mortgaged land; and inappropriate locations amongst others.
In India for instance, registered land owners were unable to obtain formal credit because
their plots and settlement conditions did not meet the standards for building permission
(Durand-Lasserve and Payne, 2006). Durand-Lasserve and Payne (2006) also found in their
study that that the form of financial institution have more influence on access to credit than
the possession of registered titles in that micro-credit institution were found to be successful
in lending even though they rarely demand registered titles. However, limitations in the
sample size did not permit the conduct of factor analysis for the different groups of lenders
(UBs and MFIs). Since UBs initially rated registered titles much higher than MFIs, the

outcome of the factor analysis could differ for each group of lenders.

6.3.2 England
Just as in the case of Ghana, lenders in England were also asked to rank 14 different reasons

why they may turn down a loan application in order of importance. The results are shown in
Table 23 below. Based on the median ranks assigned to each reason, four of them were
classified as critically important and these were the same as those classified by the Ghanaian
lenders as critically important. The Friedman’s test conducted (see Appendix F, Table 9) for
the reasons rated as critically important showed that a significant difference exist amongst
these top four items [’ (3) = 36.2, p <.001]. Only one reason (the lack of any acceptable
property) was on average rated as very important and was significantly less important than
the top four items [Z = -7.6, p <.001] (see Appendix F, Table 10). The next lower tier of
items rated as important involved reasons such as inadequate equity, lack of experiences and
the short lender-borrower relationship; based on the Friedman’s test, these were not

statistically distinct in terms of lenders perception on their level of importance [Z(2) =45,

r >.05].
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Table 23: Reasons Respensible for Turning down Credit Request and their Levels of Importance —
England

N=95 Ranks
Level
of importance Factors Mean Median
low profitability 497 5
Critically poor cash flow 4.93 5
important high vulnerability 4.85 5
Past default 4.71 5
Very important Lack of property 3.54 4
Inadequate equity 293 3
Important experience 2.85 3
customer still new to bank 2.59 3
Lack of guarantor 239 2
Least Important  Lack of records 216 2
Lack of required documents 1.62 2
high transaction cost involved 140 1
lack of registered title 134 1
Unimportant Kind of business to be
financed 1.33 1

They were however perceived to be less important than the reasons rated as very important
(see Appendix F, Table 11-12). There was also a difference in level of importance of the
least important factors shown in Table 23 above [ (2) = 61.7, p <.001]. Finally, the three
reasons that were each rated as unimportant include the absence of a registered title over the
property to be used as collateral and the high transaction cost involved in lending to SEs
amongst others. There was no difference in the level of importance of the factors rated as
unimportant [X" (2) = 2.15, p >.05] (see Appendix F, Table 13-14). Since majority of the
respondents in England accept both registered and unregistered property documents it was
not surprising that they rated the lack of registered title as an unimportant factor when
deciding on whether or not to approve a small business loan request. The chi square test
conducted did not identify an association between the kind of landed property accepted by
lenders and their perceptions on the level of importance of the absence of registered property
titles [/ (2) = 1.6, p >.05] neither was the accepted property associated with lenders rating
of transaction cost as a reason for turning down credit application [’ (1) = 0.70, p >.05] (see
Appendix F, Table 15-16). As explained earlier these are indications that registration does

not play a major role in the lending decision making process.

Base on the ratings assigned to the 14 reasons in Table 23 above, factor analysis was then
conducted to also explore interrelationships amongst them and reduce to them into fewer

underlying components. To begin with the conduct of the analysis, the three reasons rated as
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unimportant in Table 23 above were eliminated from the list and the initial analysis was done
using the remaining 11 reasons. Though the Bartlett’s test was significant and the KMO test
marginally above 0.5 (0.533), one of the reasons (lack of required documents) had a KMO
value significantly below 0.5 and was appropriately removed. In the second round of test
conducted, four components were extracted but there were two odd items (lack of records on
business transactions and new customer respectively) in component two. These two items
were thus removed since their inclusion did not make any sense in terms of the general
issues being described by the other items within the components (see Appendix F, Tables 17-
19). Finally, the actual analysis was conducted using eight variables and the outcome is
reported below. The Bartlett’s test was significant [’ (28) = 196.8, p <.05] and the KMO
test was 0.542; the determinant was 0.114 (see Appendix F). Four factors were extracted
using both the scree plot and the Kaiser’s criteria. There was a convergence of the results

from the two criteria as both suggested the extraction of four factors (see Figure 9 and Table

24 below).
Table 24: Extracted components —England

Sores et Rotated Component Matrix*
e [ ISt Component
285
1 2 3 4
204 pastdefault 907
high winerability .899
3 1.0 poor cash flow 904
g poor profitability 892
& 10 inadequate equity 904
inadequate experience 874
o Lack property 871
Lack of guarantor 861
o )
‘ T T T T T T T T Extraction Method: Principal Component Analysis.
3 $ & g § S 3 ’ Rotation Method: Varimax with Kaiser Normalization.
Brponen Nunber a. Rotation converged in 5 iterations.

Figure 9: Scree Plot — England

Component one represents the risk of default; component two represents the poor financial
strength (poor repayment capability); component three represents the nature of the business
(start-ups); and component four, lack of collateral. These four components are represented
again in Table 25 below together with their factor loadings, Cronbach’s Alpha and the
frequencies of the items under each component. Each of the components has an alpha value

greater than the recommended 0.7 which indicates that they are reliable.
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Table 25: Factors Responsible for Credit Constraint amongst SEs - England

N=95 Factor Critically Very Important Least Unimportant
Loading  important important (%) (%) Important (%)

Components (%) (%)

High default risk

Cronbach’s Alpha =768

High vulnerability to unforeseen future 89 853 147 0 0 0

events

Difficulty in fulfilling past payment 907 705 205 0 0 0

obligations

Poor financial strength

Cronbach’s Alpha = 744

Poor cash flow 904 926 74 ¢ 0 0
Poor profitability of venture 892 96.8 32 0 0 0
Business start-ups

Cronbach’s Alpha = 711

Lack of experience 874 11 168 495 316 11
Inadequate borrower equity 904 116 21 253 295 11.6
Lack of acceptable collateral

Cronbach’s Alpha =.714

Lack of property 87 53 50.5 368 74 0
Lack of guarantor 861 0 42 389 484 84

The analysis also shows that the four extracted components above together explained about
81% of the variance. Component one (high risk of default) contributes the highest proportion
of the explained variance (27.5%) and is thus the most important component responsible for
the credit constraint amongst small businesses in England. This is followed by the poor
financial strength of businesses (21.8%). The nature of the business in terms of whether it is
a start-up or an established business was third in the order of importance (18.5%). The lack
of collateral accounted for 13.5% of the explained variance and is the least important of the

extracted components (see Appendix F).

A comparison between Ghana and England revealed that differences and similarities do exist
between lenders in terms of the reasons why they turn down small business applications (see
appendix G). Indeed the four critically important reasons identified by Ghanaian lenders
were the same as those identified by their counterparts in England. The statistical test
showed that there was no significant difference in the perception of both sets of lenders on
the importance of the following reasons: poor cash flows, high vulnerability and past
defaults. There was however a marginally significant difference in relation to poor
profitability. Similarly, there was no significant difference between both sets of lenders
regarding the business type and the high transactions cost involved in lending to small
businesses (these were both rated as unimportant by both sets of lenders). There was also no

difference in the perceived level of importance of inadequate equity and experience of the
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borrower as causes of small business credit constraint. However, compared to England, all
the other reasons were rated significantly higher by Ghanaian lenders as underlying causes of
credit constraint. For instance, whilst lenders in Ghana rated the lack of registered title as
important, those in England rated it as unimportant. Eventually, the factor analysis for data
from the two countries yielded five factors for Ghana and four for England. The results show
that whilst the lack of collateral is a problem for lenders in both countries, it is a much bigger

problem for the Ghanaian lenders.

6.4 Summary

This chapter has discussed the quantitative results obtained from the study and made a
comparison of the finding between the two countries. The survey amongst small business
owners in Ghana showed that a majority of loan applicants were credit constrained. The lack
of collateral was identified by most small businesses as the reason why they were either fully
or partially constrained. Regarding the influence of registration on credit access, it was
established that significant differences exist between Ghana and England in terms of the
eligibility of landed property for use as collateral. Whilst lenders in England did not largely
consider registration as necessary to make landed property acceptable the opposite was true
for Ghana. Despite this difference, both sets of lenders did agree that the possession of
registered property title per se does not influence the loan terms they offer borrowers.
Finally, there were similarities between lenders in the two countries regarding the factors
responsible for the credit constraint amongst small businesses. It emerged that as far as the

critical factors are concerned no difference existed between the two groups of lenders.
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CHAPTER 7

QUALITATIVE RESULTS AND DISCUSSION

This chapter presents the findings from the qualitative data collected through semi-structured
interviews. The aim of the qualitative study was to validate the findings from the earlier
survey conducted amongst officials of various lending institutions. The participants were
loans managers who were not part of the initial quantitative surveys. Interviews lasted for
about 30 minutes. Interviews were conducted over the phone and recorded using a digital
voice recorder. They were later transcribed and coded into Nvivo (see Appendix A for the
coding summary report). The data was analysed based on predetermined topic areas related
to the objectives of this research. The transcripts were thoroughly read to identify the main
themes into which the various responses could be classified. The responses were then coded
appropriately into the identified categories. In the case of Ghana there were 10 interviewees,
all of whom were males. Four of the respondents were mangers of MFIs and the other six
were managers of Universal Banks. However, seven business managers in the main high
street banks were interviewed in England. The findings for both countries are discussed

below.

7. 1 Attitude to Collateral as a Requirement for SE Credit

7.1.1 Ghana
Respondents were asked if they always required collateral when dealing with small

businesses’ credit request and why. The responses were varied but were coded into two main
categories (collateral always necessary and collateral sometimes necessary). The results (see
Table 26 below) show that 50% of the participants perceived the provision of collateral as a
requirement that must always be met if SEs are to succeed in obtaining credit, whilst another
50% regarded collateral as sometimes necessary but not always necessary. About 80% of the
five participants who perceived collateral as always necessary were from UBs and 20% from
MFIs. Furthermore, 66.7% of all six UB based participants (GHUB) did regard collateral as
always necessary whilst 75% of the MFI participants (GHMF]I) regarded it as sometimes
necessary. This to a large extent is similar to the quantitative results which revealed that
significant differences existed between the UBs and MFIs in terms of how necessary they
perceive collateral to be when dealing with small businesses. The above also confirms that

UBs are more reliant on collateral when dealing with small businesses than MFIs.
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Table 26: Participant’s Attitude to the Taking of Collateral - Ghana

N=10 Collateral always Collateral Collateral alone not
Interviewees necessary :\(;g;itsi;:l;s sufficient
GHUB1 v v
GHUB2 v v
GHUB3 v v
GHUB4 v v
GHUBS v v
GHUB6 v v
GHMFI1 ~ v
GHMFI2 v v
GHMFI3 ~ v
GHMFl14 v ~
percentage 50% 50 100%

Even though half of the interviewees always require collateral from small business
borrowers, some of these participants (60%) were quick to admit that though they always

take collateral there may be a few exceptions. One UB participant, noted for instance that,

...in extreme cases, our big men may want to guarantee the loan for somebody or for
instance, if an MP needs a facility the bosses can ask us to grant it. We call them clean
JSacilities they are not secured but we do that because of the calibre of person we are dealing
with. We believe that the MP wouldn't come for a loan and then default because he wouldn’t

want his name to be tarnished.

The use of the word “extreme” in the above quote implies that it is very rare for these
participants to provide credit without taking collateral. From the quote above, two instances
were cited to explain what may lead to this exceptional situation. It was revealed that the
personality or profile of the potential borrower is the critical factor that may influence such a
rare decision to waive the collateral requirement. The potential of dragging one’s image into
disrepute should one default could be very costly for high profile individuals. Such cost
could be equivalent to the cost of default incurred by a borrower in a secured loan situation.
Also, the benefits of maintaining one’s public reputation and especially reputation with the
lender may be sufficient to motivate one to repay. Small business owners within the low
income brackets may not have such a public reputation to protect and the only feasible way

lenders can transfer the cost of default and motivate loan repayment is to take collateral.

The other instance is where top management within the financial institutions may use their
personal relations with and knowledge of the customer to waive the collateral requirement.

In that case however such top managers appear to provide some kind of guarantee (formal or
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informal) that the facility will be repaid. The lender thus has some repayment assurances
from the ‘top management’ who has a better knowledge of the customer through their
personal relations. This of course could reduce the information asymmetry problem that then
makes it possible for the lender to waive the collateral requirement whilst having the
assurance that when things get difficult informal pressure could be used by the manager
involved to encourage repayment. All participants irrespective of whether they were from
UBs or MFIs were unanimous in their opinion that the provision of collateral per se is not
sufficient to trigger loan supply (see Table 26 above). Indeed all of them did indicate that the
provision of collateral alone is not good enough to warrant the granting of credit. The
interviewees who considered collateral as always necessary and all those who also
considered collateral as sometimes necessary were of the opinion that borrowers cannot
simply provide collateral and expect to get credit (see Table 26). Though majority of lenders
will not grant credit to businesses unless they are able to provide some form of acceptable
collateral, the results show that the provision of collateral per se is not enough to convince
lenders to provide the needed credit. The above generally reflects the results of the
quantitative survey which established that though collateral is necessary in granting SE
loans, it is not a sufficient condition in itself. This attitude is epitomised in the comments of

one participant as follows:

...some people can provide 100% even 200% collateral cover but we can appraise them and

say that you don’t have the right character to be given a loan...

Another also said,

... Assuming you have a huge building you can’t just come to us that because you have this

building you want a loan, we will not grant it...

It was deemed necessary to try to establish the reasons why lenders exhibited the above
attitudes with regards to collateral. The five participants who always require collateral from
SEs (four from UBs and one from MFIs) cited a number of reasons for their actions and
these have been displayed in Table 27 below. These reasons ranged from the risk involved in
lending to SEs (80%), the need for a back-up (60%), motivating repayment (40%), and the
policy of the bank (20%) to the lack of financial data (20%). The MFI participant cited only

risk as the reason for always taking collateral. The other reason in Table 27 were reported by

UB respondents
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Table 27: Reasons Why Collateral is Always Required from SEs - Ghana

N=5 Reasons for always taking collateral

Interviewees Risk Back-up Motivation [ No financial data Bank policy
GHUBI v v v v

GHUB2 v v

GHUBS v v

GHUB6 - v

GHMFI4 v

Percentage 80 60 40 20 20

For these participants, risk emerged as their most prominent reason for always taking
collateral. This is evidenced by the number that made reference to it. The risk mainly
referred to here, was about the possibility of things going wrong after granting the credit
facility. As one of the respondents aptly observed...these small businesses cannot be trusted
that much because they are highly susceptible to very petty issues, they can look good today
and tomorrow they are gone...Such high level vulnerability must be of concern to any lender
dealing with these businesses. Therefore even where the finances of the business look good,
these lenders may still insist on getting collateral to offset the possible effects of something
unpredictable happening in the future and this was what one participant appeared to be

referring to in the following statement,

...The fact is when we assess your finances and ability to service the loan, we cannot be very

sure of what tomorrow holds and that is a big concern especially when we are dealing with

SMEs...

The high level of uncertainty surrounding such small businesses underscores the need for a
back-up or what may be referred to as a plan B — which is an alternative plan to loan
recovery should the repayment plan fail. As already stated above, 60% of respondents
identified this as the reason for always taking collateral. By acting as a back-up plan,
collateral provides a safety net for these lenders in case things do not work out as planned. In
this regard, a participant noted ...Collateral is always the plan B out of a default... we need
to cushion ourselves against any shocks in terms of default. About 50% of respondents who
identified risk as the reason for always taking collateral also made reference to the need for a
back-up whilst another 50% talked about using collateral to motivate loan repayment (see

Table 27 above). Lenders do not just require collateral for its own sake but to encourage loan
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repayment. The fear of losing a priced asset will make one to strive to honour one’s
repayment obligations to the lender. One participant demonstrated the effect collateral can

have on willingness to repay a loan in the statement that

..they will always try to find excuses as to why they cannot repay expecting you to be
sympathetic, but we are not NGOs so the only way to force them to stop the excuses and pay
the money is to take the collateral. When there is a problem and you tell them you will sell

the property the next day they will find money to come and pay.

Only one participant each also pointed to the lack of financial records and institutional policy
of the lender as other reasons reason why collateral is always necessary in SE lending (see
Table 27 above). Regarding the lack of financial record the participant lamented ... however,
because we don’t have financials to back the payments we need to cushion ourselves against
any shocks. Without financial records lenders are less capable of determining the repayment
capability of the borrower and such uncertainties also demand that collateral be taken. On the
issue of policy the other participant emphatically stated that...it is a standard, a policy of my
bank, every loan we give out we need to secure it as much as possible. This attitude could be
due to the earlier explanations given. All the reasons identified above are related to risk in
one way or the other. One could thus say that the risk involved in SE lending is the reason

why most lenders always ask for collateral.

The five participants who indicated they sometimes demand collateral from small businesses
but not always, often cited the fact that they provide both secured and unsecured credit
facilities to such businesses as their evidence. This group of respondents were of the view
that collateral requirement is triggered only by some factors or the occurrence of some
events (see Table 28 below). It can be seen from Table 28 below that UBs mainly identified
the amount required, the ability to repay a loan, risk of default and need to motivate
borrowers as the reasons for not demanding collateral sometimes whilst the MFIs mainly
pointed to their relationship with the client and the absence of suitable collateral. The most
prominently reported reason why a lender may or may not take collateral sometimes is the

relationship and trust between the lender and borrower (60%).

The lender-borrower relationship as may be evidenced by the length of time the lender has
been dealing with a particular client provides benefits for both parties. The established
relationship and trust allows the borrowers to be more honest with the lender. This provides
lenders with the opportunity to detect any potential problems and device solutions for them

before they escalate into loan default.
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Table 28: Why Collateral is Sometimes Necessary but not Always - Ghana

N=5 Interviewees
Reasons Percentage
UB3 | UB4 | MFI1 | MFR2 | MF3
Relationship v v v 60
Lack suitable \| v 40
collateral
Policy v \l 40
Amount i v 40
Ability to repay | 20
Risk \ 20
Motivation \l 20

In the long run customers can benefit from this trust as it may open the gate for more
facilities and better conditions. This is aptly observed by one MFI participant as per the
quote that follows...we also prefer to build a relationship with our customers over time
which allows us to know our customers very well and develop trust; with this mutual trust we
may not worry too much about the collateral. Some of the lenders (40%) who were all UBs,
indicated they may not demand for collateral depending on the loan amount required. For
instance, one participant stated that ...There is a ceiling to which we do unsecured loans
beyond which any amount you are asking for must be secured. So let's say if currently we do
up to GH10,000 unsecured any amount above that then you have to present security. The
consequences of default for any lender could rise with the amount being advanced. Hence, to
limit their potential losses, lenders may tend to put a cap on how much they can lend without
security. As the amount increases so is the likelihood that collateral will be required. The risk
tolerance of the lender will determine how much they are prepared to lend without collateral.
With relatively smaller amounts lenders may not be willing to go through the sometimes

costly process of taking collateral.

The lack of appropriate collateral also accounts for the reason why some lenders decide not
to take collateral but to rely on other non-traditional forms of security. Some lenders (40%)
all from MFIs were of the view that SE owners either do not possess collateral at all or the
kind of collateral they possess is not considered suitable. This was one respondent’s reaction

to the question of whether his institution was not concerned about default given his earlier

statement that they don’t always require collateral.

We would have preferred collateral but these SMEs are people who do not even have any

suitable collateral. Just give me an example of collateral, like a car, just imagine a trotro, it
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is a risk in itself. No third party comprehensive insurance cover over these cars. How many
of them own good landed property none at all. Give me other examples, shares, the least said
about it the better, we are talking about raising funds to support their micro businesses and
you are talking about shares, these are people who operate on table. Fixed deposits, where,
if they had fixed deposits they wouldn't come to you for a loan, you get it? So because of
these things we are not even motivated to take these forms of collateral because of the
collateral problem and their inappropriateness. Also most of the landed properties are not
properly registered with the lands commission. The statement above appears to imply that
some lenders would prefer not to take any of these traditional forms of collateral at all rather
than accept one that they consider unsuitable. Accepting an unsuitable form of collateral may

provide a false sense of security which could be detrimental to the institution.

Furthermore, some of these lenders (20%) may sometimes not require collateral if they have
sufficient proof that the borrower will be able to comfortably repay the facility. According to
one participant, “...the amount you can access unsecured depends on the turnover on your
account”. This shows that collateral may only be required where the lender has no sufficient
confidence in the cash flows of the business and hence the ability to repay. About 20% of the
lenders also mentioned the need to motivate borrowers to repay a facility as the reason why
they sometimes demand collateral. This is portrayed in the following statement about the
need for collateral...it psychologically influences the repayment of the loan facility,
especially where the value of the collateral is higher than the loan facility and especially
where the person has shown signs of unwillingness to repay a loan in the past. The past loan
repayment behaviour of a borrower could raise concerns about not only ability to repay but
also willingness to do so. This may cause lenders to look for other means of motivating
repayment. Hence where a particular borrower is identified as having a motivation issue, the

lender may also ask for collateral otherwise there will be no need to do so.

All the ten lenders interviewed did agree that they do not supply credit just because the client
is able to provide collateral (see Table 26 above). The interviewees identified three broad
categories of reasons to explain this behaviour. Whilst all ten interviewees did attribute this
to the fact that there are other more critical factors they consider when lending to small
businesses, about 40% also attributed this to the fact that collateral is considered just as a last
resort to loan recovery. Another 20% also pointed to the possibility of encountering
foreclosure difficulties. One of the participants who spoke about foreclosure difficulties
related it to the time wasted in going through foreclosure procedures as seen in this
statement...no one wants to waste time going through foreclosure procedure. Another
participant related it to the implications of persistent foreclosure for the reputation of the
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lender as reflected by this explanation ...one thing about security is that if you keep
Sforeclosing on security your image is at stake, it affects your reputation ... so since I joined

my new bank .... 1 have not seen a security being foreclosed.

This implies that even though lenders may take collateral before advancing credit, in reality
they may not be willing to foreclose because of the perceived damage it could have on their
reputation. If that is the case, then it will be disastrous for them to grant credit on the mere
basis that the borrower is able to provide collateral. This is because, the cost involved in the
foreclosure procedure coupled with the fact that the taking of collateral does not mean it will
definitely be foreclosed. Lenders must be more interested in factors that will prevent the
credit facility from going bad. Some lenders as stated earlier saw collateral as a secondary
requirement — a last resort to loan recovery. This is an indication that there are primary issues
of concern that must be attended to before consideration is given to collateral; this is

captured in one participant’s statement below,

...we will rather want to know the kind of business that the person is doing with the money...
we will look at the account performance ... that will tell us whether you warrant the facility
or not. Because you may have the security alright but the business may not be able to have
the needed cash flow to service the loan we are granting, so the cash flow to us is more

important...

Since all participants (both MFI and UBs) indicated that collateral alone is not sufficient
because there are other critical factors they consider in lending, they were probed further to
identify the other critical factors that they were referring to and these are displayed in Table
29 below. Amongst these reasons identified, the ability of the client to repay the facility
stood out as 90% of the interviewees made reference to it. Various terms such as cash flow,
account performance or turnover were generally used by interviewees when referring to
repayment ability. 40% of the respondents each referred to the lender-borrower relation and
the business involved whilst 30% talked about the borrower’s character. Table 29 below
shows that UBs dominantly related the issue to the borrower’s repayment capability and the
business to be financed whilst MFIs were more critical about the repayment ability,

relationship with borrowers and the borrower’s character.

When a loan is granted, the ultimate aim of the lender is to get the money back within a
scheduled time. It is thus not surprising that almost all the participants (see Table 29 below)
regarded the ability to repay as more critical than the provision of collateral. Indeed, it was
revealed earlier that the collateral requirement may even be waived if the client is able to

demonstrate beyond doubt that repayment will not be a problem.
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Table 29: The more critical reasons why collateral alone is not sufficient - Ghana
Reasons why Collateral alone is not sufficient: the other more critical factors
N=10 Ability to repay | Relationship with Borrower’s The business

loan borrower character

Interviewees
UBI

UB2

UB3

UB4

UBS

UB6

MF1

MFI2

MFI3

MF14
Percentage 90% 40% 30% 40%
(%)

v J v

2. 2 2 L. L L L <L <]

It was in this regard that one participant said, ... First, we consider the ability of the SME to
finance their repayment monthly before we go on to look at the security they are using to
back the loan. Ok, so if we assess the ability to pay back the loan based on the account
turnovers for one year and it is not very strong however the person has collateral which is
enough to cover the loan the person might not get the loan, they might get a lower amount or

they might not even get the loan at all...

With regards to the business, references were made not only to the type of business but its
financial performance as well. In fact, almost all of the participants (75%) who talked about
the business of the borrower also mentioned the ability to repay the loan (see Table 29
above) which probably points to the high interconnectivity between the two factors. One
participant demonstrated this in the statement that follows...If you provide collateral but we
see that you cannot pay the loan back may be, because your business finances are not good

enough or maybe we are not interested in your type of business, then we will still not give

you the facility.

The lender-borrower relationship in this case was used to refer to how long and how well the
borrower has been known to the lender as reflected in this comment by an MFI
participant...we have to study all customers for a period to know their savings character and
learn more about them and their businesses and be sure that if we give them a loan they will
not disappear. Finally, 30% of interviewees cited the character of the borrower as one
critical reason why collateral alone may not be sufficient to make them approve a loan
request. This covered a range of issues from the borrower’s ability to manage the facility,
credit history and willingness to repay. Referring to this issue an MFI respondent said ...we
have to look at other things: let’s say your loans history how you performed on your
previous loan, if there were major problems then we may not grant you the loan even if you
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had collateral. The above results have provided a confirmation of the quantitative results on
lenders’ attitudes towards collateral as a requirement for SE credit and also given insights

into why they exhibit certain attitudes.

7.1.2 England
Participants in were also asked to indicate how necessary they consider collateral to be when

granting credit to SEs. When asked whether they mostly require collateral before advancing
credit to SEs, all the seven participants involved disagreed. Instead, they observed that
collateral may or may not be necessary when dealing with such enterprises. This was what
one participant had to say when asked if they mostly require collateral from SEs...definitely
no, as I have said before there are a range of credit products some of which do not require
security... looking at our products, there are several credit products we advance without
asking for security. Another also said that...it will vary depending on the nature of each
individual proposition that we receive. It can be inferred from the above quotes that
participants were pointing to the fact that there are instances or certain conditions that trigger
the demand for collateral and as long as the trigger event does not occur in a particular
situation, collateral will not be a necessary requirement. This was what a participant was
trying to say when he made this comment...two people can apply for the same facility one
may be required to provide security the other may not so it depends largely on each

individual case we receive.

The quantitative results indicated that lenders in England consider collateral as mostly
necessary when dealing with SEs. In this part of the study however, participants fell short of
admitting that they mostly take collateral preferring rather to say that they sometimes take
collateral (that is less often than that reported in the quantitative findings). However,
compared to the results from Ghana, this is still a demonstration that collateral-based lending
is less entrenched amongst the lenders in England. This is much easier to understand given
that information on borrowers’ creditworthiness is much widely available (from credit
reference bureaus) which reduces the information asymmetry problem and the need for
collateral. The seven participants together, provided seven different reasons to explain why
collateral is not mostly considered a necessary requirement when dealing with small
businesses (see Table 30 below). A majority of the participant (about 71%) were of the view
that the demand for collateral is dependent on the amount required as well as the risk of
default. The ‘amount’ was linked to the amount of money the bank stands to lose should
there be a default. The failure to require collateral when granting credit exposes lenders to
the risk of losing funds if there is a default. There appears to be a level of risk acceptable to

all the participants. This is determined by how much losses they can accept as evidenced by
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the maximum amount they are prepared to advance without collateral. Beyond this threshold,
they will seek to take some form of collateral. This was echoed by a participant when he
noted that...for amounts under £3,000 for instance, no security is required; this is the

maximum risk we are prepared to take.

Hence, the amount required by the business will influence the lender’s decision whether to
take collateral or not and in the example above, SEs seeking loan amounts below £3,000 will
most likely not have to provide collateral. According to a participant, the amount that can be
granted on unsecured basis varies from £3,000 up to £25,000 depending on the credit facility
involved. Generally, £25,000 appeared to be the ceiling for unsecure credit. For instance,
one respondent said...we also provide arranged overdraft involving amounts from £500 to
£25,000 without taking any security but overdrafis above £25,000 we take security. Another
participant when asked a question on the circumstances under which collateral must be taken
responded ...usually when the amount exceeds £25,000... Therefore, for these participants
any credit request involving amounts in excess of £25,000 must be secure and this according
to one participant is because...the larger the amount involved the more difficult it may be for
small businesses to proof that repayment will not be a problem and this makes it more likely

Jfor us to ask for security.

Table 30: Circumstances under which collateral may or may not be required - England

Interviewees (N=7)

Factors | ENG1 | ENG2 | ENG3 | ENG4 | ENG5 | ENG6 | ENG7 | %
Amount v V v N v 71
Risk v v v v v 71
Type of v v V v 57
facility
Repayment V v V 43
capability
Relationship V V 29
with
borrower |
Cost v v 29
Purpose of \ V 29
facility
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The type of facility required was also identified by 57% of the participants as another reason
why banks may not ask for collateral sometimes. The responses under this category were
related to; the fact that some credit products are provided on secured basis whilst others are
on unsecured basis; and the term of the facility under consideration. For instance, according
to one participant...Some of the facilities are relatively short term and may not be worth the
pain... it is oflen less likely that something very dramatic will happen in a year or two that
will make default inevitable but this may be a different story for facilities that will take say
10yrs or more to repay. It is more difficult to predict what may happen in such a distant
Sfuture and for that reason we may not be able to rely on only the track record and cash flow
projections this is where security may be very relevant. These participants also revealed that
some credit facilities are provided under certain government guarantee programs (such as the
Enterprise Guarantee Scheme). Therefore, any borrower applying for credit under such a
scheme is not required to provide collateral as government provides a guarantee for all such
loans. This scheme exists to support people who are unable to provide the required collateral

on their own.

Furthermore, according to 43% of the participants, the ability to make the scheduled
repayments will influence the decision on whether to take collateral or not. This was what a
participant had to say in this regard...if we are sure that you have the capacity to repay the
amount involved we may not need to take security. Another indicated that...the importance of
security becomes an issue when there are doubts about the repayment of the facility. It
should be noted that collateral acts as a back-up in case repayments are not met. So once the
bank is certain that repayment obligation can be met comfortably, it loses its significance to
some extent. About 29% of participants each identified the cost of taking collateral, the
purpose for which the funding is being sought and the bank’s relationship with the borrower
as the other factors accounting for why collateral may not be required all the time (see Table
30 above). The cost item included the processing cost of taking collateral, the cost of
monitoring its suitability over time and cost of foreclosure. The reason why cost is
considered when taking a decision on whether to require collateral or not is found in the
words of one participant who said...you can't always ask for securily because there are cost
implications, though some of this cost could be passed to the client in fees charged, not all
costs can be recouped in this manner. Therefore the interviews have shown that collateral is
sometimes necessary when dealing with SEs and that some other times it may not be
necessary. The most important factor that influences whether or not collateral will be

required is the amount required and the risk of default then followed by the type of facility,
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the repayment ability and then the cost, purpose of the facility as well as the relationship
with the bank.

The interviews further sort to establish whether or not participants perceived the provision of
collateral as a sufficient requirement; that is to say that the ability to provide collateral
triggers the approval of the needed credit. All the seven participants did not regard the
provision of collateral alone as sufficient to cause the credit request to be granted because of
these three main reasons: (a) there are other more critical factors (b) the need to be
responsible lenders and (¢) the problems associated with collateral foreclosure (see Table 31
below). Almost all participants alluded to the fact that other factors are more critical in
deciding whether to grant credit or not whilst 57% talked about the need to be responsible

lenders as the reason why collateral per se is not sufficient.

Table 31: Why Collateral Alone is not Sufficient - England

Interviewees

Factors ENG1 | ENG2 | ENG3 | ENG4 | ENG5 | ENG6 | ENG7 | %
Other N N N N N N} 85

factors more
critical

Need to be v v v v 57
responsible
lender

Foreclosure N v 29
difficulties

About 57% of the participants perceived any attempt to grant credit based on the client’s
ability to provide collateral as irresponsible on the part of the lender and a disregard for the
lending code. The need for creating an image as a responsible lender or maintaining such a
public image appears to be so important to them and as such they will not grant credit on the
basis that a borrower has provided collateral so as to create or protect such an image. This
was what one person had to say in relation to the issue...we adhere strictly to the lending
code which requires us to be responsible in lending not only to businesses but individuals.
To maintain our status as a responsible lender we have to ensure that the business can repay

the amount involved and not just the mere fact that they have provided collateral”.
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Furthermore, 29% of participants were of the view that collateral per se is not sufficient
because of issues regarding the willingness to pursue foreclosure when there is a default. The
question to ask is, why do banks take collateral and yet are unwilling or less willing to
pursue foreclosure? The answer may lie in the quote below by one participant... will tell you
another reason why we cannot bank purely on security. As part of being a responsible
lender, society expects us to act sympathetically and positively when things go wrong with
repayments especially when dealing with small businesses. This means that though we may

take security, foreclosure is not always the best available option.

One participant noted that..we don’t allow people to hide behind their properties and
pretend as if they were credit worthy. This is an indication that collateral cannot be a
substitute for the borrower’s creditworthiness. One must thus be credit worthy even without
collateral to qualify for crdit. It can hence be deduced that credit worthiness is the key
criterion when granting credit to SEs and the ability to provide collateral per se is not what
makes one creditworthy but other factors identified below. About six participants indicated
that there are more critical factors that influence the approval of a loan request. These more
critical factors were divided into two groups. Whilst all the six participants mentioned the
repayment capacity of the borrower, 67% talked about the credit history of the business and
particularly the proprietor of the business (see Table32 below).

Table 32: the other critical reasons why collateral alone is not sufficient- England
Interviewees (N=6)

ENG1 | ENG2 | ENG3 [ ENG4 [ ENGS | ENG6 | % |

Repayment v v N v N v 86
capacity
Credit history | v v ) 57

The importance of these critical factors is seen in one participant’s statement to the effect
that...if you have a bad credit history no bank will grant you a loan even if you had dozens of
security to provide”. Also, another participant makes it clear that..we lend because we
believe people can repay not because they have security. Banks thus tend to focus more on
how the facility will be repaid by ensuring there is adequate repayment cover as described by

some participant below,

...there should be sufficient repayment cover; for example if the business is required to make
a monthly repayment of £1000 (amounting £12,000 p.a.) we expect cash generated or at
least profits to be 2 or 2.5 times the annual repayment amount; for existing customers and

new customers respectively. Another respondent observed that...we have to ensure that the
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business can repay the amount involved and to do this we are more concerned with things
like the cash flows, profitability, the business and personal financial commitments, how past
finances have been handled and also taking a look at what information the credit bureaus
hold on the customer. Participants as indicated by Table 32 above thus made it clear that the
ability to repay as well as the credit history of the borrower are the two most critical factors
that underpin every credit decision taken. According to one participant...my performance is

assessed by the proportion of approved loans that are successfully repaid.

The interviews thus confirm that collateral is more of a necessary requirement for Ghanaian
based lenders (especially UBs) than lenders in England. However, both sets of participants
observed that the provision of collateral is never sufficient for any business that is seeking

credit and the reasons advanced were very similar for both countries.

7.2 Lenders’ Preferred Forms of Collateral
This section seeks to identify if lenders have certain preferences for the kind of collateral
presented by borrowers and why. Interviewees were directly asked if they had preferences

when it comes to collateral and why they prefer some forms of collateral to others.

7.2.1 Ghana
The responses were categorised into two. Whilst all 10 participants did make references to

the form of collateral they prefer in practice, about 40% of them (all from UBs) went on to
also make reference to the collateral they would ideally have preferred. All the four
participants who made references to the collateral they would have preferred in an ideal
world did identify cash or cash equivalents (such as fixed deposits and T-bills) as their ideal
preference. Indeed, 66.7% of all the six UB participants did indicate that they would have
preferred collateral in the form of cash or its equivalents when dealing with small businesses.
In line with this, one interviewee noted... well I think rather, if the bank had a choice, we
will prefer cash covered security, we would prefer a cash covered security to landed
property actually. Another also said...so ideally I would say that cash or cash equivalents
are better. When I say cash equivalents I'm referring to things like government bills or fixed
deposits. So ideally, what we prefer most is the customer’s deposits in the special savings

account and also others like the fixed deposits.

Three main reasons were cited to explain why cash and its equivalents are considered ideal
for small businesses. First, is the ease of foreclosure, followed by the ease with which
security interest in such collateral could be perfected as well as the inappropriateness of
other forms of collatefal. All four interviewees who ideally would have preferred cash or its

equivalents did attribute this to the ease with which it could be foreclosed as well as the ease
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of perfection. Perfection refers to the set of actions taken to ensure that a lender’s security
interest in an asset is enforceable. Only 25% attributed this to the inappropriateness of other
forms of collateral in terms of the problems encountered in dealing with them as lamented by
one participant...such tangible assets are taken in practice but there are too many problems
associated with them... This was presumably referring to the problems of perfecting and
foreclosing security interest in other forms of security such as landed property. Given the
fact that collateral may be sold during default to recover amounts of the debt outstanding,
foreclosure will be of critical importance to any lender accepting collateral and of course, if
the processes involved in taking a charge over the security are complex, it might hinder

perfection and consequently make the security difficult to foreclose.

In reality however, 50% of all 10 respondents indicated that landed property was their most
preferred form of collateral whilst the other 50% identified cash or its equivalents as their
preferred collateral (see Table 33 below). All the participants who most preferred cash in
practice also talked about having preference for other forms of collateral such as personal
and group guarantees and automobiles. Such participants were all from MFIs. All the UB
participants except one preferred landed property in practice. Indeed, all those who said they
ideally would have preferred cash collateral, in practice, indicated they prefer landed
property and the reason for that is discussed later. Irrespective of the fact that MFIs do accept
landed property sometimes, none of the MFI participants did indicate landed property as

their most preferred form of collateral.

Table 33: Forms of Collateral Preferred in Practice by Lenders - Ghana

Preferences for forms of collateral in practice

Interviewees Cash/near cash Landed property Others
security

GHUBI N
GHUB2 ~
GHUB3 )
GHUB4 ~
GHUBS ~
GHUB6 N
GHMFI v v
GHMFI2 v )
GHMFI3 v v
GHMFI4 N v
Percentage 50% 50% 40%

The findings of the interviews thus throw light on the fact that when it comes to the issue of

lenders’ preference for various forms of collateral, the answer may not be as straight forward
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as the quantitative findings seem to indicate. Having said that, the results from Table 33
above, clearly confirm the quantitative findings that UBs have a much higher preference for
landed property than MFIs. Though this may be true in practice, the interviews reveal that
ideally, most of the UBs would also have preferred more liquid forms of collateral to landed
property. Though the quantitative findings show that landed property is most preferred over
other forms of collateral for both UBs and MFIs, the qualitative results above show that as
far as MFIs are concerned this is not true. The MFIs prefer to combine the liquid collateral
with other forms of security such as guarantees as can be seen from the statement below by
one MFI participant... before you qualify to be considered for a loan we ask you to start
depositing money into a savings accounts on a daily basis for a period ... this is to help them
build up a pool of savings that can be used as security...for first time borrowers we ask for 2

or 3 guarantors in addition to this deposit”.

The reasons for which some lenders in practice prefer cash and near cash collateral are the
same as those explained earlier namely the ease of foreclosure and ease of perfection. As can
be seen from Table 34 below, the reason why in practice, most UBs prefer landed property to
others were identified as follows: its immovability (60%); persistent appreciation in its value
(40%); the fact that it is readily available (60%) and the fact that it provides a greater

motivation for repayment than other forms of collateral (40%).

Table 34: Why landed property is preferred to others in practice - Ghana

(N=5) Why landed property is preferred to others in practice

Interviewees Its Widely Persistent Value Greater
immovable available appreciation motivation to

repay

GHUB2 N N

GHUB3 v

GHUB4 v ) v v

GHUB5 v

GHUB6 v v

Percentage 60% 60% 40% 40%

Respondents appeared to appreciate the immovability of property which makes it more
reliable compared to other assets like automobiles. Comparing these two assets one
participant noted...when you secure a loan with landed property and the borrower runs
away, he cannot take the property along with him. This certainty in the first place may even
prevent borrowers from trying to abscond. Secondly, the acceptance of landed property

appears to provide a sufficient sense of security for lenders due to not only its market value
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being substantial but also the fact that it is likely to rise over time; this is captured in the
words of a participant that...in our part of the world such properties appreciate, they don’t
depreciate. Land in our part of the world keeps appreciating all the time unlike vehicles. You
see a vehicle may be costing GHC10, 000 today but due to depreciation after a year or two
you cannot value it the same. For landed property they keep on appreciating all the time and

if you use that as a fall back it is better for the bank.

In relation to the motivation it gives borrowers to repay the loan, one interviewee
said... People will not want to lose their property. You know it is not easy to put up a building
in this country, so they wouldn’t want to put their investment in jeopardy. Another
stated... people value their buildings so much that they are more prepared to cooperate with
us in terms of repaying the loan. In the developing world given the low income levels, it
might take some people a life time to build a property and those who use them to secure
loans are less likely to allow the facility to go bad because of the fear that they will lose their
lifetime investment. The property may be the only precious asset the borrower has and he

will do everything to get the loan repaid in order not to lose their most priced asset.

Finally some of these lenders (60%) also go for landed property even though they would
have preferred other more liquid assets because of availability issues. Whilst landed property
may be widely available in various forms, participants lamented that cash collateral or its
equivalents may not be widely available and hence they have to make do with what is
available. Responding to this issue one participant noted...but of course cash covered
security is rare, if the person had the money in the form of cash somewhere they wouldn’t
come and take a loan anyway. In the kind of market that we work in, things like shares and
bonds are very rare and when it comes to SME owners they are non-starters. Another also
observed that...for the small business, they most prefer to use their houses as security for the
loans they want because that is all most of them have. So mostly we have to make do with
what is presented to us. Therefore, these lenders in many instances are settling for what

would be their second best forms of collateral due to the constraint factors just discussed

above.

7.2.2 England
From the quantitative results discussed earlier, three different forms of collateral (landed

property, cash deposits and T-bills) were generally rated by respondents as what they most
prefer. There was no difference in the level of preference for these three items. The seven
participants in the interviews were thus asked to reveal which form(s) of collateral they most

prefer when dealing with SEs. Majority of the participants (57%) could not give a straight
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forward answer. The quotes that follow exemplify their reaction when ask the above
question...this is a difficult one because it depends on the number of factors. Another
participant also commented that...this will depend on each individual case. In one case I may
say property in another I will say a more liquid security may be cash deposits or fixed
deposits or its equivalent. These participants identified a number of factors that may
influence their choice of collateral to include the following: the amount required; the type of

facility; and availability (see Table 35 below).

Table 35: Factors that Influence Lenders Choice of Collateral - England

Interviewees (N=4)

Factors ENG2 | ENG3 | ENG5 [ ENG6 | Percentage
Amount v N v 75%
required

Type of facility v v 50%
Availability N 25%

From Table 35 above only a minority of the participant observed that the preferred form of
collateral was dependent on what the borrower is able to provide. This is an indication that
though lenders may have their own preferences they are often not so rigid with such
preferences but rather they tend to be flexible and try to make the best out of the options
available to them. The amount of money the borrower requires will determine which form of
collateral the banks will prefer most. Various references were made to the effect that where
small amounts are involved banks tend to prefer guarantees as a form of security as well as
more liquid forms of security such as cash or its equivalents (fixed deposits or bonds).
Though what is regarded a small amount is very subjective, it appears generally that
participants were referring to amounts below £25,000. This is reflected by a participant who
stated that...for smaller amounts, I will say a guarantee will be ok. For amount of about
£25,000, if the client has shares, fixed deposits or some bonds I will be happy. For amounts
above this, we can still consider these securities but not many small businesses will have
such security with large values. For that reason you will be looking at whether there are

some assets of considerable value such as an office block or residential property.

It could be deduced from this and previous results discussed above that there is a limit to
which unsecured lending could be done. Beyond this limit, banks may start with just taking a
guarantee and more liquid security but also up to some limited amount. As far as small
businesses are concerned, the provision of sufficient security cover becomes a problem as
the amount increases even further to about £30,000 and beyond and that is when banks’

preference may be switched towards landed property. One participant explains why this is

166



$0...small business owners tend to have liquid investments that provide sufficient security
cover for small loans under say £30,000 but with larger amounts such liquid investments are
often not sufficient and they will have to provide some more tangible and high value assets.
Another reason why the preference only shifts to landed property when the credit amount
required is relatively huge, according to a participant is because...landed property is good
but unless the amount is so huge I won't consider it given the processing and administration
cost involved. The taking of landed property could be relatively more costly than other forms
of collateral. Some lenders therefore do not find it economic to take landed property unless
the loan amount involved is large enough to yield returns that will offset such cost. Apart
from the loan amount, the type of credit facility required is an essential determining factor of
which form of security banks will prefer (see Table 35 above). The type of credit facility was
described in terms of whether the borrower is asking for a conventional mortgage or invoice
financing. Where the facility being sought for is that of invoice financing, the preferred
security is the invoices and for commercial or residential mortgages the property in question
will be the preferred security. Some lenders will tend to prefer different forms of collateral
for different credit facilities. A participant’s statement quoted below confirms this
conclusion, “we also offer fixed rate business loans for small businesses that need amounts
between £25,000 and £250, 000; ...there is one condition though, to qualify for this facility,

it must be fully secured by owner occupied property”.

Despite the fact that most interviewees could not give a straight forward answer as to which
collateral was most preferred to other, further probing revealed that in general, 57% of the all
seven participants involved prefer cash or its equivalents when lending to SEs whilst the
remaining 43% would prefer landed property. The preference for liquid security according to
the participants is due to the absence of complicated administrative procedures in taking a
charge or foreclosing on such security. As one participant observed, Taking liquid security
virtually involves no cost. Reference was also made to the difficulty in foreclosing other
securities like landed property - the time it takes to sell as well as the cost involved. Finally
the value of other securities such as landed property, shares or bonds can be volatile but as a
participant observed the value of cash does not decline. Whilst this may be true, it only refers

to the face value and not the real value of money.

That notwithstanding, other banks may prefer to go for the landed property because of its
intrinsic value to the borrower especially small business owners. It is believed to be the most
valuable asset of many small business owners and that they will only use it to secure a
facility if they know they can repay. This is the idea portrayed by one participant when he
said...no one wants to lose what could be their most priced asset and that will put pressure
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on them to keep to the repayment plan and quickly discuss any difficulties with the bank Sfor
prompt action to prevent things going wrong. The market value of property is also
considered to be substantial that even when its value falls the bank could still recoup a good
amount of the outstanding debt. Results from this section show that in general many banks
prefer cash security or its equivalent when dealing with SEs. However, at any point in time
the preference for any form of security depends on different factors. So whilst one form of
collateral may be preferred in one instance, the same bank may prefer a different form of

security in another instance.

7.3 Issues of Concern When Taking Landed Property

To help the researcher determine whether property registration in any way affects the
acceptability of landed property-based collateral, participants were asked to identify the
issues that concern them most when taking landed property as collateral. In other words they
were to identify the factors that will influence their decision to either accept or reject a

landed property that is being offered for collateral purposes.

7.3.1 Ghana
The interview revealed five factors that lenders are most concerned about when taking

landed property as security for a credit facility (see Table 36 below). The most prominent of
these is the issue of property ownership. This is followed by the saleability of the property,

value of the property, encumbrances on the property and insurance.

Table 36: Factors Influencing the Acceptability of Landed Property — Ghana

Factors

(N=10) Property Saleability Property's Encumbrances Insurance
Interviewees ownership value
GIIUB1 v ~ ~v ~
GHUB2 ~ ~ v ~ ~
GHUBS3 ~
GHUB4 v v N
GHUBS Y v v
GHUBG6 ~ v v
GHMFI1 ~ ~ ~ ~
GHMFI2 ~
GHMFI3 ~ ~ Y
GHMFI4 Y v v
Percentage 100% 70% 70%% 40% 30%%
Property ownership

The issue of property ownership appeared more prominently than the others as all
respondents were worried about one ownership issue or the other. The main concerns about
landed property ownership were further split into four sub categories shown in Table 37

below. These concerns included: documentary evidence of ownership; verification of
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ownership; ownership disputes; and family owned properties. The difference between MFIs

and UBs responses is also clear from the table below.

Table 37: Concerns about Property Ownership - Ghana

Factors
(N=10) Documentary Verification Ownership Family property
Interviewees Evidence of of property disputes

ownership ownership

GHUBI v v v N
GHUB2 ~ v ~
GHUB3 N v v
GHUB4 v v ~
GHUBS v ) v
GHUB6 ~ v v
GHMEF11 v N
GHMFI2 N v
GHMFI3 v v ~ ~
GHMF14 N Y ~
Percentage 100% 80% 70% 50%

The concerns over documentary evidence of ownership were related to the kind of landed
property documents which were regarded as acceptable to the various lenders. The
documents identified ranged from the land title certificate, the lease/indenture, site plan, the
statutory declaration and allocation papers. About 60% of the 10 interviewees with concerns
over the documentary evidence of ownership would only accept the land title certificate and
the official lease on the property registered at the Lands Registry and can independently be
verified. Only 20% of the interviewees (all of whom were from MFIs) indicated that they
accept both registered and unregistered documents but the remaining 20% did not indicate
which documents are acceptable to them. As noted by one of these interviewees...for my
bank, the land must be registered with the lands commission before we can take it as
securily...we only accept registered property. All those who accept only documents certified
by the Lands Registry were from Universal banks. The extract below explains why

unregistered landed property documents are not accepted.

... Before we accept a landed property ... we must see the title certificate. If there is a lease
that can be verified from the Lands Registry, then we can accept it too. This is because, in
Ghana if you don’t have this official lease or title certificate, your legal ownership of the
property is in. Some people have the allocation papers alright but we don't take them. With

these kinds of documents somebody can spring up anywhere and challenge the ownership.
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When a respondent was asked if he would accept the other unregistered documents, his
response was, No I won't, without the registration, it means it is a recipe for litigation one
day. You see earlier on, we used to accept even allocation papers and experience showed
that for most of these properties when the owners defaulted and we requested the property to
be sold, they ended in ligations. The registered documents are thus seen by some lenders as
the only ones that properly confer legal ownership of a property to an individual as well as
being perceived to be immune to ownership disputes. Even though there is evidence in
Ghana that some registered titles have been quashed in the law courts it appears that lenders
nonetheless uphold them highly at least in comparison to the unregistered documents.
Indeed, Alhassan (2006b) argues that the unregistered documents available remain
unstandardized and often interpreted differently. The lack of a common benchmark for
interpretation and application he argues reduces their relevance. Another reason for not
accepting unregistered land documents like statutory declaration and allocation notes is
related to the problem of multiple sales and ownership uncertainty. This is explained by one
participant as follows...somebody can sell the land to Mr A and sell to Mr B and to Mr C, he
will give all of them the allocation papers or and they can all get the statutory declaration
but when you go to the Lands Registry for the title certificate it will just be for one person.
Another participant also noted...for the borrower whose property is not registered, we

cannot take that property as security because we cannot be 100% sure that the property

belongs to him/her.
Property ownership verification

The other concern raised about property ownership had to do with verifying ownership. Six
of the eight respondents who cited such concerns conduct a formal search through the
records at the Lands Registry and were all from UBs. The rest (all from MFIs) do an

informal verification of the property ownership and according to one of them this is what it

involves:

...we ascertain that it belongs to the customer through going to the local area and speaking
to people around or even the elders and chiefs of the area or the indigenes... if we do not
have much time to investigate we ask f;)r guarantors to back the property they offer as
security. The above is an admission that the informal verification process may be time
consuming and the outcome could still be uncertain. To counter the effects of this, these
lenders tend to take additional precautionary measures to protect themselves. Such actions as
pointed out in the quote above may include asking the borrower to provide a guarantor in

addition to the property should there be problems with the property ownership later within
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the term of the facility, the guarantor could be liable for the outstanding debt. About 67% of
the six interviewees who conduct a formal search as the means of verifying ownership made
references to the use of insiders within the lands Registry to facilitate the search process.
When asked about how difficult it is to verify ownership regarding the time involved, one
interviewee confessed that...4s a bank we have also established our links in terms of those

who carry out the search; so it takes a relatively shorter time.

Ownership disputes

Another property ownership concern for lenders is the prevalence of disputes over who owns
the property and for that matter, whether or not one has the right to mortgage it. Not only are
lenders concerned about the issue of multiple sales of the same property but also they try to
earmark certain locations that are noted for land disputes and avoid properties located in
such areas as much as possible; this is shown in the following statement by one
participant...there are also some areas that are well known for land disputes and so if the
building is in such an area we are a bit hesitant to accept it. Another aspect of ownership
disputes identified is litigation and the ability to proof legal ownership of the property in a
law court. Lenders are mainly concerned with being able to challenge any counter claims to
an assigned property in the court and the only way they believe that could be done is by
accepting registered properties as the title certificate serves as the ultimate legal proof of
ownership. Indeed a participant in reference to this stated...you may build your own house
and have the necessary allocation papers but without the property registered at the Lands
Registry, you are not regarded as owner legally. Even though the 1992 constitution gives
recognition to customary ownership as evidenced by current occupation and use, lenders
mostly from UBs as per the results of this interview appear to be driven by the perception

that legal ownership is derived from the possession of registered documentary evidence of

ownership.

Family ownership

Finally, the issue of family owned properties was of importance to 50% of interviewees. It
was noted that any property documents being presented for use as security are expected to
bear the names of the prospective borrowers. Properties that are communally owned by the
whole family are not accepted mostly because of the likelihood of litigation by other
members of the family and the time and effort involved in trying to get the consent of all
family members. An interviewee noted that...when you even investigate, you find out it is for
a family made up of their fathers, uncles and others. How can we take such a property ...how
long do you think it will take to find all the family members to get their consent. if we ignore
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this we will be found wanting in the law court. This is evidence that the problem may not be
Just about the issue of registration but rather the fundamental nature of property ownership.
With the evidence that the tenure system in most parts of Africa is fast evolving due to rapid
urbanisation (see chapter two), this problem is not expected to be an issue in the medium to

long term.
Saleability of property

Apart from the several issues of property ownership discussed above, the next most
important worry for lenders when taking landed property was identified to be how quickly
the property can be liquidated. This, as one respondent noted is because...if we can't sell it
quickly, then our capital is locked up. The property may also depreciate in value over the
time we take to look for a buyer and that can be costly as the value may not be sufficient to
recover the entire loan amount. Saleability has been explained to depend on not only the
difficulties involved in getting a court order to sell but also the location of the property
which may make it difficult to find a buyer. The following statement by a participant typifies
this sentiment. The courts don’t protect the banks at all, because someone will come and use
his landed property to secure a loan and default and yet you go to court and the court will
give you the mere excuse that for moral reasons the bank cannot sell the property. Another
participant relating the problem of saleability to location observed...a beautiful building in
the village may not be taken as a security. The whole essence of taking collateral is to sell it
when there is a default. It is hence not surprising that participants did point to it as a big
worry when taking property. As already noted, that is one reason why most lenders did not

consider the provision of collateral as sufficient to obtain credit.

Value of property

The market value of the property was also of much concern to the participants. as pointed out
earlier it does not only determine how much one can borrow but also how much protection
may be available for the lender. Despite the fact that 75% of the four MFI respondents talked
about the valuation of the property, 25% of the references were to the effect that the value is
not a big problem because SEs typically apply for small loan amounts relative to the their
property values. Another 25% were however concerned about the nature of the property and
one of them commented ...we will not accept any two by four building roofed with grass and
those kinds of mud houses you find in a typical village. On the contrary 67% of the six UB
interviewees did speak about property values but in relation to the forced sale value of the

property. This was described by one interviewee as...how much the property will sell for
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under the worst case scenario. Another observed that the amount they lend is a percentage

(about 75%) of the forced sale value of the property.
Encumbrances on the property

About 40% of all 10 interviewees in this study expressed concerns about the possible
existence of encumbrances which could frustrate property repossession efforts. All such
interviewees were however from UBs with none from MFIs having such concerns. The
encumbrances they mentioned included third party interest in the landed property held by
other individuals or lenders as well as whether or not there are any court injunctions over the
property. Whilst all of these participants talked of encumbrances in terms of third party
interest, one of them did relate it to whether or not there is some court injunction or an on-
going court case on the property. The effect of such third party interest on the property can

be seen from this illustration by one interviewee:

..Mr A brought his document for a loan, everything was genuine and we gave the loan, he
defaulted, then the court gives the order to sell but his wife comes in with moral suasion.
This is my husband, we have three children, if the court allows the bank to sell this building,
we are going to stay on the street. Meanwhile we toiled together to build it and my interest
was not taken into consideration before the house was used for this facility. They say this
and mostly the court will oblige if the woman is able to proof indirectly or directly and so the

bank is disadvantaged.

The encumbrance could also come in the form of another lender having prior claim to the
property where the property has already been used to secure a credit facility from another
lender. Without the prior claim to the property, a lender is prone to losses as other lenders’
interest will have to be catered for first. The fear of this may hold back some lenders from
accepting such properties. This is the fear expressed by one participant when he was asked a

question on the circumstances under which he would not accept landed property as collateral

for a loan.

...a report will be generated which will tell us whether that property is free of any
encumbrances, whether that properiy has been used somewhere or not. So when we get the
feedback that, that property has been used at another bank for us we wouldn't want to take it
even if there is space to accommodate our risk. Assuming you have a building that is costing
GHCS500,000 and you have taken GHC100,000 from one bank, so it is like there is room for
us to use the remaining but when a problem arises what happens is the first bank that

registered its interest in the property will be catered for before we are catered for. That is
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the legal requirement, so we will want take possession of a property that is free of any

encumbrances.

'

Availability of property insurance

Finally, about 30% of the interviewees (two from UBs and one from MFI) were also
concerned about property insurance. Those from UBs indicated that they do not compromise
on insurance because as one said...if we don’t insure it and tomorrow there is fire outbreak
and the building is burnt, we have nothing to fall back on. There were concerns about the
negative attitude of the average Ghanaian towards insurance. Nonetheless, the UBs indicated
that they do not waive that requirement; one noted that...even if it is a computer you must
insure it. Whilst some lenders consider insurance as a pre-disbursement requirement, others
referred to it as a post disbursement requirement. The comments from interviewee below
illustrate this point...we insist on insurance but not at the point of disbursement, for us when
we get the search result and the property is free of encumbrance we will go ahead to
disburse the loan but we will also go ahead to insure the property and debit the customer'’s
account. Another also noted that...all properties taken as security must be insured,

comprehensively, we make sure you insure before we even accept.

Indeed, the customer is made aware that the property will be insured over the term of the
loan. So each client has to give his consent and pay for the cost. Given the concern expressed
over the negative attitude of most Ghanaians towards insurance, it appears that many of the
properties are not insured consequently many of these properties would not qualify for use as
collateral unless borrowers are willing to bear the extra insurance cost. This is because
insurance is one way through which the lenders protect their interest in the property. The
only one MFI participant that did mention something about insurance, in response to the
issue of whether or not they insist on property insurance remarked... you will chase all your

customers’ away ooo. Apparently he was saying that insurance is not something they insist

on when taking landed property.

The above discussion has revealed in detail the issues that lenders are most worried about
when taking landed property to secure credit facilities. In other words, it has revealed the
factors that affect the eligibility of landed property for use as collateral. These findings in a
lot of instances do confirm the quantitative findings already reported in the previous chapter.
For instance, on the issue of property ownership, no participant talked about the nature of the
land rights held by the borrower (leasehold/freehold) an indication that it is not a critical
factor and confirming the quantitative results which revealed that this factor was largely
considered as least important and one that should be ignored. Furthermore, about 60% of the
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interviewees did acknowledge that they accept only registered property. Interestingly all
these respondents were from UBs as the MFI participants admitted that they do not put
priority on landed property but when necessary they accept both registered and unregistered
property. This was also a confirmation of the quantitative finding that property must be
registered to make them suitable collateral for UBs but not for MFIs. The same applies to the
issue of property insurance and market value. The qualitative study did however provide
other important issues that were not captured in the quantitative aspects and these include the

issues of saleability and encumbrances amongst others.

7.3.2 England
The extent to which landed property may be considered as eligible for use as collateral in

any SE credit contract was reported by interviewees to be influenced by several factors (see
Table 38 below). The results show that about 86% of participants were each most concerned
about the kind of encumbrances on the property and the property’s value. The use of the term
encumbrances by participants was mainly in reference to: the existence of prior mortgage(s)
on the property; the presence of restrictive covenants on the use of the property; and the
existence of a compulsory purchase order or a demolition order on the property.

Table 38: Factors Affecting Acceptability of Landed Property as Security - England

Interviewees (N=7)
ENG! | ENG2 |ENG3 [ ENG4 | ENGS5 | ENG6 | ENG?

Factors Percentage
Encumbrances v v N v N v 86%
Property’s v v v V J v 86%
Value

Ease of | v v V v 71%
foreclosure

Ownership V v v 43%
Insurance v v R 43%
Others v 14%

Participants showed definite signs of worry about not having prior claim over the property
because as one participant put it...without the first legal right the facility may be as good as
an unsecured loan. These banks would not accept the property if any of the above mentioned
encumbrances exists on the property. For instance, if the property has already been used to
secure a loan somewhere it might not be accepted. As clearly pointed out by one

participant...it is also very rare for us to do a second mortgage we would rather refinance
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the existing mortgage and take over prior claim to the property. Refinancing is one way that
lenders may try to go around or avoid the risk associated with second mortgages. In relation
to this however, some lenders may agree to do a second mortgage on a given property
provided its value is still sufficient to accommodate the mount required but this is the
furthest lenders may be prepared to go as any property that already has a second mortgaged
will not be accepted for another loan this is evidenced in the quote that follows, “If there are
already two separate charges on this property we will not accept it but one may be ok”. This
is understandable because the higher the number of mortgages that already exists on a
property the higher the risk exposure for any subsequent credit secured by that property due

to reasons previously explained.

An equal level of worry was expressed about the value of the property intended for use as
security (see Table 38 above). Whilst these participants focused on the adequacy of the cover
provided by the property’s value, there were concerns about the expected volatility in value
and the forced sale value of the property. After considering everything if the forced sale
value is regarded inadequate relative to the required loan amount, accepting the property
may be a problem because as a participant observed...that will determine how much
protection the bank will get during default. In such a case the best the borrower could get is a
reduced amount which will mean their access to credit will be constrained by the inadequacy

of the property’s value.

In the worst case scenario, banks turn to foreclosure of security as the means to recover
outstanding debts. Its importance was highlighted by 71% of the participants (see Table 38
above) who indicated they will most likely not accept a property if they were sure that
foreclosure will be difficult if not impossible. When one participant was asked to identify the
circumstances under which he will not accept a landed property, he said...if I am reasonably
convinced that selling it will be difficult for one reason or the other, then, I will hesitate
taking it. This was how another participant expressed his worry about the ease of
foreclosure...sometimes it can be quiet a daunting task when you have to sell the property.
So my concern will be to consider all the issues that may affect the sale and then decide if
there will be a problem or not. So what issues affect the ease with which a property could be
sold? One participant gave a hint to this question in his statement that...] am concerned
about how easy it will be to sell that property and this will usually depend on things like its

location, accessibility to it, the facilities in it, and its state of repair or disrepair.

Furthermore, issues bothering on property ownership and insurance were each of much

concern to 43% of the participants. On ownership, participants spoke about the ability of the
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borrower to provide a legal proof of ownership but there was no mention made of property
registration. Since legal ownership could be ascertained through the provision of
unregistered deeds, it could be assumed that any such documents would be sufficient
evidence for lenders irrespective of whether they are registered or not. This could be the
reason why participants talked about a wide range of issues but said nothing about property
registration. Nonetheless the researcher subsequently prompted each participant to ask
whether they would accept a property if it were not registered at the Lands Registry. All of
them agreed that they would accept unregistered property provided that their own
investigations provide a clear confirmation about the ownership of such property. In
response to the question, one participant reacted...that’s absolutely fine. Occasionally we do
encounter situations like that. So far as our investigation comes out clean and it meets the
other requirements I mentioned then it passes for use and is accepted. Another also noted
that...If not registered, it is more difficult to take a charge over property. There are a pile of
deeds showing a series of sales to work through. The solicitors handle all such cases to
investigate the legal ownership and authenticity of the deeds. Apart from that it is not much
different from how we treat registered property. Contributing to this point another participant
also said...As long as our lawyers can ascertain the right ownership and verify any related

documents, location and boundaries of the property there shouldn’t be many problems.

The responses (quoted above) demonstrate and also confirm initial suspicion that banks will
not reject a landed property because it is unregistered even though some do admit that
processing such properties could be difficult. This finding is in conformity with the
quantitative finding that about 80% of respondents accept both registered and unregistered
property in England and that property must not necessarily be registered to make them
eligible for use as collateral. The 43% of participants, who talked about insurance, said they
will not accept a landed property as security unless it is insured or the owner is prepared to
insure it. However, it appears that insurance is not a big problem to these banks because it
appears property insurance is popular amongst people in this country. This notion is
confirmed by one participant who stated that...this is not usually a problem as most people
would already have insured their properties. This indicates a culture of safety in this country
which was not identified in the Ghana study. Only one participant talked about other factors
that may influence the decision not to accept a property such as the ability to provide a
planning permission for that property. Indeed without the necessary planning permissions the

property might have been put up illegally and hence subject to demolition with its associated

consequences for lending banks.
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7.4 Landed Property Registration and Loan Terms

The interviews also sought to establish whether or not borrowers who possess registered
landed property could derive any benefits in terms of the loan terms they are offered relative
to others with unregistered property. Interviewees were given a scenario involving two
borrowers of similar credit worthiness except that one possesses a registered property whilst
the other possesses an unregistered property; they were asked if they would offer the two

borrowers different interest rates, fees/commissions, loan amounts and repayment periods.

7.4.1 Ghana

Interest rates and fees

In terms of the interest rates charged, about 80% of all ten interviewees did not agree that
registered land owners are given or will be given preferential treatment in the form of lower
interest rates. About 20% however, were of the view that the registered property owners may
be offered lower interest rates. All the four MFI participants did disagree that registered
property owners are offered lower interest rates compared to 67% of the six UB respondents.
The interviewees from MFIs noted that the interest rates are not negotiable as they are often
predetermined by the institution. To show his disagreement one MFI participant quizzed...if
the two borrowers are equally credit worthy without security, why then should we give
preferential treatment to one at the expense of the other? A UB participant also noted
that... having your property registered will not as it were influence the rate that we charge.
The possession of registered property is most likely not going to attract lower interest rates
from both UBs and MFIs. The minority who indicated they may offer lower interest rates to
registered property owners attributed this to their perception that registered property
ownership has low risk. Not only are registered property owners considered by these
interviewees as less risky but also the provision of registered property titles according to
them gives lenders more assurance than an unregistered property does. The perceived lower
level of risk associated with registered property titles may work to reduce the interest rates

charged in a manner described below by one interviewee.

...definitely the one whose property is registered at the Lands Registry is considered by us as
less risky. So in terms of the interest rate, that customer may get a lower interest rate
because we have something called the scoring sheet. We score the customers on various
points before we arrive at the interest rates that the customer will have to pay. So the one
with a registered property will get a higher score and ranked higher and the interest rates
will not be the same. Even if we decide to help the person that has a property not registered
at the Lands Registry, that person will definitely be paying higher interest rates. The

association of registered property titles with lower levels of risk by some lenders probably
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stems from the perception that registration provides the ultimate legal prove of property
ownership which is of prime concern to certain lenders when taking landed property. The
fear of the legal risk regarding property ownership makes some lenders seek reassurance by

taking registered property.

On the issue of the fees/commissions charged, all of the interviewees argued that such
charges are a fixed proportion of the loan amount and therefore the actual amount paid as
fees would only vary with the loan amount but the percentage is fixed and not negotiable.
Such charges cover the administration and processing cost. Both MFI and UB interviewees
noted that they charge standard fees and that will not change because a borrowers® property

is registered.

Loan amount

Just like the findings on interest rate, 80% of respondents also disagreed that registered
property owners can borrower larger loan amounts than those with unregistered property.
Four of these participants were each from MFIs and UBs. The main reason why a majority of
the participants disagree that registered property owners are allowed to borrow larger sums
compared to unregistered property owners, according to participants is the fact that the
amount one can borrow depends on some factors other than the provision of registered
property titles. This can be deduced from one UB participant’s statement to the effect
that...borrowers can only ask for larger amount and we will allow it if their finances can
support such larger amounts. A MFIs respondent also noted...with the amount, businesses
can borrow amount within certain limits that we set. When you come to us first, you can only
borrow up to 300 Ghana cedis for a start and from then onwards we can gradually increase
the amount depending on the way you went about paying the previous loans. So we will not
say because you have a registered property you should borrow more than the other. The
ability to repay a loan as evidenced by the financial strength of the borrower was thus seen as
most fundamental influence on the amount one can borrow. This is also evidence that some
MFIs have policies which sets limits or defines how much borrowers can borrow. This
process allows relationships to develop over time and the trust established reduces risk and

allows lenders to increase how much borrower may be permitted to borrow.

Only 20% of the participants agreed that registered property owners may be allowed to
borrow large amount compared to unregistered property owners and the perceived low risk
associated with the possession of registered property was the reason cited. For instance, one
interviewee’s observed that...the one with an unregistered property is seen as a risky

venture. so we may want to try them may be on something smaller so that in case of default
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the problem will not be huge on our neck. So definitely the amount we will give to a person
with unregistered property will be lower than those with registered property. The perception
that unregistered property is more risky motivates some lenders to try to find ways of
mitigating the potential losses that may be associated with this risk and this may be done by
limiting the amount such a person is allowed to borrow so that when there is default, the
banks actual losses will be minimised. Whilst a majority of participants disagree that the
registered property owners will not be allowed to borrow larger amounts, there is little
evidence from the interview that registration could still influence the loan amount that one
can borrow provided it raises the value of the property. This was deduced from the
comments of one UB participant that...the only thing the borrower stand to benefit is, the
higher the value of the property they are providing the higher the loan amount they can
access but as to getting a concession on interest, fees and the rest, we don’t have any
package of a sort. Indeed research has shown that land values do rise after registration (see
chapter three). Hence, it could be argued that property registration could increase the loan

amounts that people can borrow by increasing property values.

Repayment period

Only one interviewee agreed that the repayment time may be different for registered property
owners relative to unregistered property owners. One participant did not say anything related
to the repayment time but the remaining eight disagreed that the repayment time borrowers
are allowed is influenced by the kind of property one possesses. .The findings so far on
whether the possession of registered title influences the loan terms a borrower is offered
have been nicely summarised by a participant who observed that...we don’t grant the credit
because you have security. So if the two borrowers are equally credit worthy without
security why then should we give preferential treatment to the registered property owner at
the expense of the unregistered property owner? This by implication is an admission that the

conditions offered to borrowers are independent of the kind of landed property they present

as collateral

7.4.2 England
In England, the reaction of participants to the issue of whether property registration affects

the loan terms borrowers are offered was the same as that obtained from Ghana. All seven
participants were unanimous in saying that the registered property owners in the scenario
cited earlier would not be treated differently from the unregistered property owners in terms
of the loan conditions they are offered. This was how one of them reacted to the issue...the
primary thing we take into consideration is the ability to repay the amount involved.

Therefore if any two borrowers demonstrate a similar ability to repay a loan, they have both
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met the most important requirement and it will be unfair to give the one with registered
property better terms than the other. This indeed points to the fact that the terms or
conditions that are woven into a credit contract are mostly a function of the borrower’s
ability to service the facility being sought for. Participants also did not generally see any
reason why the two borrowers in the scenario cited earlier will be treated differently
provided both of them are able to provide a legal proof of their ownership of the said
property. On whether or not interest rates are not negotiable, a participant said...even though
sometimes these could be negotiable, this may only be done based on the other things such
as relationship with the bank and not whether their property is registered or not. That will
not make a difference. Other things that could influence the rates charged is the level of risk
associated with the credit application but since participants in this country did not consider
the possession of unregistered property as risky, they did not consider registration as a basis

for deciding the interest rates to charge.

It was also pointed out that the fees charged are usually a fixed percentage of the loan
amount (about 1.5% but varies across banks) and not negotiable. By way of further probing,
participants were asked why fees are fixed for both registered and unregistered property
owners given that cost of verifying unregistered property may be higher. The statement from
one participant quoted below typifies the explanation provided...fees involve money that
come to us to cover the cost of the paperwork but the search charge goes to the Lands
Registry and not us. So it's not part of our charges. Hence, even though processing
registered property may involve lower cost compared to unregistered property, it does not
influence the charges of the banks. Nonetheless the overall cost of borrowing for businesses
will be lower for the registered property owner. Regarding the cost of credit (interest rates
and fees), it was established that credit facilities are not priced based on the kind of property
(whether registered or unregistered) that is provided but rather other factors such as the

banks cost of funds, riskiness of the borrower and relationship with the lender.

Just as the cost of borrowing, all seven participants did not also agree that the possession of
registered property could allow property owners to borrow larger amounts of money than the
unregistered property owner. In the words of a participant... both borrowers can borrow any
amounts they desire provided they can service the facility. It was established that each
borrower is able to require any amount they want. The bank however, only decides whether
to grant that amount or reduce it based on the person’s ability to repay. The only thing that
limits the amount one can borrow is the ability to repay and the property’s value but not the
possession of unregistered property. With regard to the repayment time, all participants
debunked the notion that registered property owners are offered loan repayment period
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different from that offered to unregistered property owners. This was what one interviewee
had to say...repayment time is flexible for all borrowers and depends on their particular
circumstances such as cash flow patterns... Repayments could be scheduled to fit into cash
flow patterns of the business to ensure that anytime repayments are due, the business will
have cash inflow to honour its obligation. The above results have made clear that registered
property owners are not treated differently compared to unregistered property owners in
terms of the loan condition offered provided that both set of borrowers are credit worthy.
The outcome of the interviews thus reinforces the quantitative study which established that
the possession of registered property does not influence the loan terms that are offered to

borrowers.

7.5 Factors Responsible for Turning down SEs Credit Applications

The literature is inundated with arguments that the reason why SEs cannot obtain credit to
grow their businesses is the lack of registered property titles. The interviews further sought
the opinions of lenders regarding the most important factors that influence their decision not

to grant credit to small businesses. The findings from both countries are presented below.

7.5.1 Ghana
The 10 participants identified six different factors to explain why SEs sometimes have

difficulties in accessing credit. The responses have been summarised in Table 39 below. The
most important issue identified was the serviceability of the loan. This was followed by the
high risk of lending to SEs, high degree of informality in the conduct of their businesses, the
lack of suitable collateral, the low capacity to manage the business and other reasons in that

order of importance (see Table 39 below).

Serviceability

Majority of the participants (90%) were of the view that the problem of serviceability (the
inability of borrowers to demonstrate or proof that they can repay the amount they are asking
for) is the most critical reason why SE loan applications are unsuccessful. A participant
observed that...for most of those who do not get the loans they want, it is because we are

convinced that they cannot repay by looking at their incomes and expenses.
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Table 39: The Most Important Reasons for Turning Down SE Loan Applications - Ghana

Factors
(N=10) Poor High High Lack Low
Interviewees | Serviceability | Risk informality | suitable Mgt. Others
collateral Capacity
GHUBLI v N v v v
GHUB2 v v v
GHUB3 v v v v
GHUB4 v v v v
GHUBS v ) v v
GHUB6 v v
GHMFI1 v ~ N v
GHMFI2 v v
GHMFI3 v v )
GHMFI4 v v
Percentage 90% 70% 60% 50% 30% 30%

On the issue of serviceability, these participants were mainly concerned about cash flows as
may be reflected by the account performance of the borrower as well as the overall
profitability of the business or its prospects. About 44% of the participants, who talked about
loan serviceability, mentioned weak cash flows as the main cause of their worries about loan
repayment. According to one participant, they are worried about weak cash flows
because.../oans are serviced from the cash flows of the borrower. If they have a cash flow
challenge meeting their repayment obligation will not be feasible. This confirms the old
saying in finance that cash is king. The business must not only be profitable but it must be
generating sufficient cash to meet its obligations or else it could go into liquidation even
though it is profitable. The borrower’s ability to repay a loan could be assessed by looking at
the amount of cash the business is bringing in and how much it is taking out. The net cash
flow does not only determine how much debt one can take on (debt capacity) but also
whether at all one is credit worthy. That is to say, can the current net cash flow support

repayment of the required credit?

Regarding the relation between cash flows and credit access, one participant went on to
complain that...customers can open an account with us ok but maturity of their payments do
not go through the account. They keep the money in the house and later come to ask for a
loan but given the turnover on the accounts these customers have, they get a smaller loan or
nothing. However, if they had brought every single penny that they had through the account
that would have given them a higher turnover to enable them access more loan. Indeed, what
this participant was referring to is the fact that sometimes, the barrier to credit access for SEs
is not that they cannot generate sufficient cash to repay loans but rather, they are unable to
provide any proof of such cash flows. Cash flows may be good but due to the poor savings
culture this may not reflect in the client’s account and lenders may not have any evidence of
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this. The lack of evidence of good cash flows causes lenders to assume cash flows are not
good just to err on the side of caution. The ability to demonstrate that loan repayment will
not be a problem will not only pave the way for the needed credit to be supplied but as note

earlier, could also nullify the need to provide collateral.

About 56% of the participants who identified loan serviceability as the key to credit access
related it to the business of the borrower. Three of them were concerned about the type of
business (e.g. farming, transport etc.) as one participant emphasised...also the business
matters, for example we don’t give credit to tro-tro and taxi drivers or farmers; most of our
credit goes to traders and contractors”. Two were also concerned about the nature of the
business whether it is a start-up or an already established and profitable business. For
instance, one of them noted that...about 95% of all banks shy away from lending to start-ups.
The same two participants who were concerned about the nature of the business also
expressed worries about the industry within which the business operates and its prospects.
This was how one of them put it...another thing is the business prospect. May be you are
into a particular line of business and may be the business sector is declining. Sometimes we
are cautious in putting money in because if that business sector is declining then there is the
likelihood that you may not be able to service the facility being offered but if that business
sector is seen to have good prospect then we will assist you. You see now we have oil, so may
be if the business has to do with that line of business we may want to do it because it has
prospects. Even though the performance of the industry may be out of the control of the
borrower, it nonetheless affects their likelihood of obtaining credit because a declining

industry can lead to default.

High risk
The second most important barrier to credit access identified by 70% of the participants is

the high risk associated with lending to small businesses. The risks identified had to do with

the possibility of the borrower not being able to keep up with repayment obligations.

Two of these participants generally perceived SEs as highly risky. Indeed, one of them in
talking about the riskiness of SEs said...all these things together make them too risky to deal
with. Another noted that...these small businesses cannot be trusted that much because they
are highly susceptible to very petty issues. They can look good today and tomorrow they are
gone. This vulnerability tends to make lenders cautious in dealing with SEs. They may not

lend at all and when they decide to lend it is very restrictive.

About 57% of the seven participants who commented on risk were making references to the
credit history or track record of the borrower whilst about 14% each made reference to the
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personal life styles of borrowers, the prospects of the business and inappropriate address
systems. Thus, credit history appears to be the best proxy of default risk. One participant’s
statement typified the responses regarding default risk...if it happens that may be you have
taken moneys from other banks and defaulted you may have operated a very good account
with us but we may not give the loan. Failure to fulfil past loan repayment obligations could
have a devastating effect SEs prospect of obtaining loans now or in the future. A poor credit
history could be a good indicator of the borrower’s character and willingness to repay.
Though the ability to repay may be excellent, if willingness to repay is low as evidenced by a
poor credit history that could be disastrous for the lender and this is probably why ‘ability’
alone may not be sufficient to enhance access to credit. Of course, the prospects of the
industry as noted above could also be a risk factor as it is capable of negatively influencing

the fortunes of the business and hence its ability to repay the advanced credit.

Informality

Third in the order of importance is the high level of informality in the small business sector
in the country. About 60% of all the participants identified the informal nature in which SEs
are conducted as the reason why they have difficulty lending to the sector. Two of these
participants related this problem of informality to the non-use of the banks by SEs for their
transactions as most of them prefer to keep cash at home rather than in a bank account. This
affects their account turnover and hinders their chances of getting a loan. The lack of
integration into the formal banking system denies lenders an opportunity to gather essential
financial information to assess the repayment capability of potential borrowers. This worsens
the information asymmetry and increases the credit constraint problem. Two participants
also related informality to the apparent lack of separation between business and personal
transaction. Thus, the business and the proprietor are essentially the same. As noted by one
participant...every piece of expenditure, be it personal, business or domestic, passes through
the same businesses’ income and they can barely tell whether they are making a profit or
not. This problem is typical for most sole proprietors where the business and owner are
inseparable. Usually the personal circumstances of the owner affect the performance of the

business and vice versa which inevitably makes such businesses risky in the eye of the

lender.

However, the majority of the respondents (five respondents) who saw informality as the
cause of the credit constraint spoke of it in terms of the lack of appropriate documents and
poor record keeping by SEs. Participants pointed to the fact that most of the SEs are not able
to provide proper records of their business transactions. Their sales are not documented
neither are the businesses’ expenses. They are also unable to provide formal documentary
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requirements such as the need to provide formal financial statements and banks statements
amongst others. This was what a participant had to say in this regard...the major thing is they
don’t have the right documents. Just ask one to provide their financial statement or even a
bank statement and they cannot do it or even simple receipts or invoices and they have none.
The following statement also shows the frustration of one participant regarding the lack of
financial records...some have no records at all and in financial analysis you need records to
do analysis; they sell so much but you are not able to quantify how much they sell over a
period of time. This situation does not auger well for businesses’ quest to access credit
because such records and documents are essential in assessing a credit proposz;]. So their
absence could lead to a wrongful classification of the borrower as high risk and hence a

decision not to advance the required credit.

Lack of collateral

As shown in Table 39 above, the lack of collateral was identified by 50% of the participants
as another very important explanation why some SEs are denied credit. It must be pointed
out that all these participants were from UBs. Not only does this confirm the level of
importance that UBs place on collateral but it also confirms that for UBs the failure to obtain
credit may be a direct consequence of the inability to provide the required collateral. Whilst
generally these participants were referring to the inability of borrowers to provide any
security at all, 40% (that is two respondents) argued that it was just not about providing the
security but that the security had to be in its appropriate form especially with regard to
landed property. The concern of these two respondents was that even where the borrower has
a landed property, they will fail to get the loan if the property were unregistered. This
sentiment is shown in this statement by one of them...in the instance where you only have a
landed property which you want to use as collateral, if we cannot verify its ownership at the
Lands Registry then we can’t be sure if there are no problems with it and because of that we

cannot take it and therefore the loan will not be given.

This does not come as a surprise at all since earlier results showed that a majority of UB
participants indicated they do not accept unregistered properties as collateral; hence in a
situation where landed property is required to trigger credit supply the lack of a registered
property will be a barrier to credit access. Interestingly, none of the MFI participants
mentioned the lack of collateral as the reason why SEs are credit constrained neither did any
make mention of property registration. This is indeed a direct confirmation of the
quantitative finding that the effect of property registration on SE access to credit varies
depending on the type of lending institution. With the benefit of previous result discussed in
this study it could be argued that even in the case of UBs the effect of property registration
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may not be very significant if borrowers without registered title could afford to provide other
more liquid forms of collateral such as fixed deposits. This is because as earlier on discussed

some UBs did indicate that they would ideally have preferred such collateral to landed

property.

Poor management capacity

The lack of managerial skills or poor management and organisation capacity of SE owners
was also recognised as a barrier to credit access by 30% of all the participants. Some
proprietors of SEs as noted by these participants do not have that experience or track record
and the managerial experience for the kind of businesses for which they seek funding and
that may be the weak point based on which they may be denied credit. The success of every
business will to a large extent depend on how well it is managed. The lack of experience in a
particular line of business may be a threat to loan repayments. Apart from the factors just
discussed, 10% of all participants each identified one other minor reason why SEs may find
it difficult to get credit for their business and these include the supply side inadequacies
(which explains insufficient number of financial institutions to cater for all the needs of the
huge SE sector), the lack of government support and finally the poor borrower-lender
relationship. The findings on the reasons why SEs are credit constrained have shown a lot of
similarities between the qualitative and quantitative findings as already discussed above. The
quantitative results revealed that the financial strength of the business and default risk are
more critical to credit access than the lack of collateral and this was confirmed in the
qualitative study. The lack of required documents was also identified by participants in the
qualitative study which they described as informality in the SE sector. The nature of the
business which was identified in the quantitative study however, did not feature prominently
in the qualitative findings. Finally the qualitative results revealed another factor (low
management capacity) and other minor factors which were not present in the quantitative
findings. Both the quantitative and qualitative findings however, point to the fact that

property registration is not a prominent cause of the SE credit constraint.

7.5.2 England
The results from England are also presented in Table 40 below. About 86% of participants

each identified the risk of default and the poor ability to service the credit facility as the main
barriers to credit access for SEs. All the participants who talked about ability to repay also
mentioned the risk of default which emphasises how these two factors are interrelated. The
issues on the ability to service the facility were centred mainly on the poor business cash
flows, unexplained fluctuations in cash flows and the inability to show evidence of sustained

profits over a period of time as well as the feasibility of the proposed repayment plan.
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Stressing on the importance of cash flow to credit access a participant made the following
observation...cash flow is very essential. It tells us about the ability to repay the loan...cash
is the blood that flows through the business. So if the cash inflow is not looking good, it is a
sign of potential problem. Having said that we take into consideration any associated

seasonality in the cash flows.

Table 40: Most Important Reasons for Turning Down SE Loan Applications - England
Interviewees (N=7)

Factors ENGl |ENG2 JENG3 [ENG4 [ENG5 [ENG6 |ENG7 | %
Poor v v v v v v 86%
Serviceability

High Risk v v ) v v Y 86%
No Business v v v v 57%
Plans

Inadequate ) v ) 43%
equity

Others v v 29%

The respondenfs also highlighted the need for businesses to be able to demonstrate that cash
flows and profits shown to the lender are sustainable by showing a track record of good
levels of profits over a given period of time as may be required by the bank. In the words of
one participant...there should be a track record of sustained profits over a period and if
there were some losses in between that have to be explained satisfactorily. 1t is thus essential
that any short falls in cash flows or profits be satisfactorily explained as this may be due to
seasonality problem depending on the line of business. Such seasonal fluctuations may not

be a big problem as lenders often tend to schedule repayment to fit into cash flow cycle of

each business.

The 86% of participants who talked about the high risk of default did not only relate this to
the poor credit history of the business owners but also, external factors such as the political
and economic uncertainties as noted by this participant...there may be some political and
economic factors as well. For instance, businesses involved transport sector may suffer from
Juel price rise or even strikes which could affect their repayment ability. The riskiness of the
business in terms of the sector in which it operates and the general business environment as
well as the lender’s own expectations about the sector’s performance over the term of the
loan and how that might affect the particular business concerned were all issues raised by the
participants as potential barriers to credit access for SEs. One participant pointed to the fact
that most SEs are one man businesses and the personal indebtedness of the owner can also

affect the businesses chances of obtaining credit. He noted that...small business owners
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sometimes are to blame because they have personal debts or personal financial difficulties...

though the business may be a good one you cannot lend to them.

More than half of all the participants (57%) also considered the lack of business plans as a
main constraint to credit access. This was a participant’s response when asked what he
thought are the most important barriers to credit access...they don’t have good business plans
that give a clear projection of where the business is going and how they will get there. If you
can't demonstrate this then no one will give you a loan. A good business plan contains
information that can help lenders determine if a business is realistically profitable and worth
funding. The absence of business plans or failure to prepare them well may deny borrowers
the opportunity to sell their business in a manner that will capture the attention of lenders.
Business plans are particularly essential when banks are dealing with newly established
businesses that do not have any track record to rely on for credit. The business plan provides
projections of cash flow and profitability and details on how such projections will be met.
This allows the lender to determine if the business is sustainably viable and whether

repayments will be feasible.

Another important barrier to credit access as identified by 43% of the participants is how
much the business owner is contributing to the venture for which the funding is being
sought. One of these participants explained that...every business must demonstrate its
personal commitment by contributing a portion of the amount required so that the bank
doesn’t shoulder all the risk. So if you came to us and say I need to buy an office apartment
costing £100,000. I have 50,000 can you lend me the remaining 50,0007 I will be more
interested in your story. The owner’s contribution is not only seen as a demonstration of
commitment to the venture but also it shows the confidence the owner has in its prospects
and finally it is used as a way of sharing the potential risk of default. The danger is that
borrowers who have not committed reasonable amounts themselves to the business have
nothing to lose should the business fail. This could trigger moral hard and eventually lead to

default. The above is usually a bigger problem for start-up businesses.

Finally, about 29% of participants also identified other barriers to SE credit access. These
included the relationship with the potential borrower — whether he is an existing client or
new client and the level of trust developed over the years. They also mentioned the nature of
the business — that is whether it is a start-up or an already established business and also, they
did talk about not providing collateral as a possible barrier. The absence of collateral they
noted does not cut off the borrower as they are considered for other unsecured facilities

provided by the bank. Even where clients don’t qualify for any of their unsecured facilities
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the participants noted that clients may still be considered under various government
guarantee schemes run by the various banks for SMEs. Therefore it is only when all these
avenues fail that a client may be denied credit if they fail to provide their own security. The
interviews thus revealed that the lack of collateral did not feature prominently as a barrier to
credit access and this is in conformity with the quantitative findings where the lack of
collateral was found to be the least important of the four factors extracted from the factor
analysis. Furthermore none of the participants said anything about property registration when
asked to identify the barriers to small businesses” access to credit and given earlier findings
that both registered and unregistered properties are accepted, it can be concluded that the

absence of registered title to property is not a hindrance to credit access for SEs.

7.6 Summary

The aim of this chapter was to use interview data to validate the quantitative finding on
property registration and credit access in both Ghana and England. The findings discussed
above show that in most cases the interview findings were similar to the findings of the
quantitative study. In Ghana for instance the interviews confirmed that most lenders
particularly UB-based lenders do always require collateral before lending to SE and that
landed property is most preferred in practice though ideally others would have preferred
more liquid collateral. On the eligibility of collateral there was a confirmation that UBs do
insist on accepting only registered properties but that registration does not affect the loan
terms offered. The results from England were no different as discussed above. Having
discussed all the findings it is time to summarise the whole research and make conclusions as
well as recommendations that could be essential for policy and the future of research in this

field. These will be the subject matter of the next chapter.
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CHAPTER 8

Summary, Conclusions and Recommendations

This chapter provides the summary of the whole study as well as the main conclusions
derived from the findings. Also outlined are the recommendations and contribution to

knowledge.

8.1 Summary of study
The background to this study has been clearly outlined in chapter one which laid the main

foundation for this work. This chapter identified the main research questions that required
investigation, the aim and objectives of the study as well as the scope and justification of the
study amongst others. In chapter one, the immense role of small enterprises in economic
development around the globe was acknowledged. However, it was realised that despite their
importance, small businesses especially in the developing world are faced with several
challenges which hinder their growth and ability to play a leading role in the fight against
poverty. Critical amongst these challenges is the problem of access to credit. Whilst some
have linked this problem to the lack of collateral, others have argued that even the poor in
the developing countries own landed property in one form or the other that could serve as
collateral. According to the second school of thought, the available landed property
constitutes dead capital due to the lack of registered titles over them which is perceived to
make ownership of such property insecure and unacceptable for use as collateral. Property
registration is thus being promoted all over the developing world on the basis that it
guarantees ownership security, unlocks the capital potential of land by making it eligible for
use as collateral for credit which then paves the way for greater investment activities and

economic growth. The study thus sought to investigate the nature of the credit constraint and

the influence of property registration on credit access.

Chapter two reviewed the literature on property rights, property ownership security and its
economic implications. In chapter three, the researcher reviewed the literature on the concept
of landed property registration — the various systems, its economic significance and
limitations. Having done that, chapter four provided the theoretical framework for the study.
The theories of market equilibrium, information asymmetry and credit constraint were the
relevant economic theories adopted to provide the theoretical underpinnings of this research.
There was also the need to discuss the research methodology adopted in the conduct of this
research which was the focus of chapter five. This chapter broadly reviewed the available

methodologies, strategies, sampling and data collection methods amongst others before
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providing an outline of the specific ones used in this study. Having done that, the results
obtained were split into two. The quantitative results were presented and discussed in chapter

six whilst the qualitative results were discussed in chapter seven.

8.2 Conclusions
This section outlines the main findings of the study, and their possible implications using the

objectives as the themes. In what follows, the main findings of the study are outlined.

8.2.1 Nature of the SE Credit Constraint in Ghana

Access to credit remains the most important problem of a majority of small enterprises
which often exhibit a high level of desire for credit. In Ghana these enterprises are actively
involved in the activities of the formal credit market contrary to the opinion that they rely on
informal sources of funding for their business activities. The demand for credit amongst SEs
is not associated with gender, level of education or size of the business. Hence, SEs
irrespective of their associated characteristics have a high demand for credit. The desire for
credit thus cut across all the types of SEs. However, SEs are selective when it comes to
which lending institution to seek credit from. A majority prefer to seek credit from the MFIs.
The amount that borrowers want to borrow influences their decision of the lending institution
to approach. Businesses secking relatively larger amounts select the UBs whilst those
seeking smaller amounts go to the MFIs. This is an indication that MFIs are limited in the

amount of funds they can lend due probably to limitedness of resources.

A majority of the SEs are credit constrained — they receive a significantly lower loan amount
than what they apply for or want. The amount that businesses want to borrow was associated
with their size in terms of the average amount of cash they generate per month. Therefore,
most of these business owners are genuine and have no intentions of delibérately defaulting
in repayment as there is evidence that they only borrow in accordance with what they can
afford. Lending to them should therefore not be considered as too risky and unprofitable.
The possibility of a small business being credit constrained is associated with the amount of
cash generated per month and the amount applied for. Businesses generating larger sums of
cash are less likely to be credit constrained and vice versa. The incidence and degree of
credit constraint is also higher amongst businesses applying for relatively smaller amounts.
These are the very small/microbusinesses. The incidence of credit constraint was also higher
amongst businesses that seek credit from UBs and this is probably why most SEs prefer to
approach MFIs. Evidence from this research also shows that access to credit is not reliable
for both constrained and unconstrained businesses. This means that even businesses that

reported no constraint at the time of the research could encounter constraints the next time
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they attempt to obtain credit. The most frequently reported cause of the SE credit constraint
is the lack of collateral followed by poor credit history and cash flow problems. The absence
of registered property documents has not feature prominently amongst small business owners
as a cause of the constraint. Quiet intriguing is the fact that majority of small businesses that
did not apply for credit have also shown symptoms of credit constraint. Unlike the loan
applicants, the most prominent reason why most of the non-applicants are constrained is the
cost of credit followed by the lack of tailor-made facilities. The constraint encountered by

small businesses in almost all instances emanate from supply side barriers.

8.2.2 Property registration and credit access

Ghana

Having established that the credit constraint problem amongst SEs in Ghana emanates
almost entirely from the supply-side, this became the foundation for a supply-side study
which investigated the influence of property registration on credit access as well as the
relative importance of property registration in determining success of SE credit applications.
In most instances, lenders in Ghana do not grant a credit request unless collateral is provided
and this was true for both MFIs and UBs. However, the UBs are more heavily reliant on
collateral than MFIs. The reason why most lenders require collateral before granting credit to
SE is due to the perceived high risk involved, the need for a back-up and to motivate
repayment and institutional policy. However, it has been established that there are some
extreme exceptions to the requirement for collateral depending to on the personality, social
status or profile of the borrower as well as the personal relationship of the borrower with top
management within the lending institution. The provision of collateral per se is regarded as
insufficient to trigger credit supply as there are more important factors influencing lenders
decision on whether to lend or not. This is attributed to reasons such as foreclosure related
problems and reputational issues associated with the habit of always foreclosing on collateral.
The major reason however, is the fact that lenders are more concerned about other more

critical factors like the ability to repay the required credit, the relationship with the borrower

and borrowers’ character.

England
In England, lenders also uphold the importance of collateral in SE lending. However, they

are less stringent in their requirement for collateral as there are several unsecure credit
- facilities that borrowers are offered. Furthermore, there are a number of government support
programs run through these lenders which permit them to lend to SEs without needing to ask
for collateral. As such, SEs in England can in most instances borrow without needing to
provide collateral. The decision to take collateral depends amongst other things on the
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amount and risk involved. Thus, even though collateral may sometimes be necessary, lenders
here do not regard its provision as sufficient to obtain credit due mainly to the fact that doing

so will amount to being an irresponsible lender and a breach of lending code.

8.2.3 Preferred forms of collateral when dealing with small businesses

Ghana

In practice, UBs prefer landed property to other forms of collateral even though ideally some
would have preferred cash and other liquid forms of security such as fixed deposits due the
ease with which such collateral could be perfected and foreclosed relative to landed property.
Landed property is preferred in practice however, because it is the most widely available and
its value to borrowers plays a bigger role in ensuring repayment than other forms of
collateral. The findings on MFIs was inconclusive since the quantitative results showed that
the most preferred forms of collateral are landed property and cash/near cash collateral
contrary to the qualitative results which indicate that only cash and near cash forms of
collateral are most preferred by MFIs with no mention made of landed property. Based on
theory it appears the qualitative result is more reliable. Though it cannot be concluded that
landed property is most preferred form of collateral for MFIs, it is true that they do accept

landed property in granting SE credit where the need arises.

England
Generally, lenders regard cash and its equivalents as well as landed property as the most

preferred forms of collateral when dealing with SEs. The kind of collateral that is most
preferred at any point in time however, varies depending on the loan amount required and

the type of facility being sought for.

In terms of landed property lenders in both countries generally regard it as most preferred.

However, both sets of lenders showed difference in preference for other forms of collateral.

8.2.4 Eligibility of landed property for use as collateral

Ghana
Though a majority of lenders consider registration as necessary to make landed property

eligible for use as collateral, there are variations between UBs and MFIs. The UBs accept
landed property only when it is registered but the MFIs are not too much bothered about
whether the property is registered or not provided the borrower can provide other alternative
documentary evidence of ownership (statutory declaration, allocation paper and unregistered
deeds). The eligibility of unregistered property varies based on the type of lender and kind of
property documents accepted. It also depends on the level of preference the lender has for

landed property. Those with higher preferences for property disagree more that unregistered
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property is eligible for use as collateral. Furthermore, lenders who find property ownership
verification much easier generally do not regard unregistered property as acceptable
collateral. The acceptance of only registered property significantly made ownership
verification easier. The acceptance of only registered property is also associated with a lower

incidence of past collateral repossession and foreclosure problems.

There are some attributes of landed property that are very critical to lenders and cannot be
ignored whilst others are important but not necessary when accepting property for collateral
purposes and could thus be ignored. The very critical attributes of property that UBs cannot
ignore include: availability of documentary evidence of ownership, market value, location,
insurance cover and evidence that the property is registered. MFIs on the other hand consider
insurance and property registration as attributes that can be ignored though important to a
certain extent. Both UBs and MFIs do not accept family owned properties due to the
likelihood of encountering resistance from some family members during default. Other

issues of concern are the saleability of the property the existence of encumbrances.

England

The issue of whether or not a property is registered is of less concern to lenders when taking
such property as collateral. Majority accept both registered and unregistered property and
this is due to the relatively high level of security enjoyed by both registered and unregistered
property owners. Here too, the perception on the ease of property ownership verification is
influenced by whether the lender accepts registered or unregistered property. Of critical
importance to lenders when taking landed property are the provision of documentary
evidence of ownership, location, market value and insurance but property registration was
perceived as an attribute that can be ignored. Lenders are also highly concerned about not

having prior claim to the property due to encumbrances already on the property and others

such as planning permission.

Lenders in Ghana generally placed higher value on property registration than their

counterparts in England probably due to the high prevalence of ownership disputes in Ghana.

8.2.5 Property registration and loan conditions

The conclusions here reflect the findings from both Ghana and England. The acceptability of
landed property is enhanced by registration especially amongst UBs but the influence of
registration is limited to that alone in that, there is no evidence that the possession of
registered property reduces interest rates or fees that the lenders charge. Neither does it cause

lenders to offer borrowers larger loan amounts or different repayment schedules. All lenders
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irrespective of the kind of property they deemed acceptable (registered or unregistered) do
not offer loan condition based on the kind of property the borrower possesses. The loan
conditions offered are rather influenced by other factors such as the loan amount,
relationship with borrowers and risk amongst others. Despite the fact that lenders in Ghana
and England exhibit different perception regarding the acceptability of unregistered property,
the loan conditions offered by both set of lenders are not influenced by the possession of

registered landed property.

8.2.6 Why lenders turn down SEs credit applications

Ghana

Several factors are responsible for the credit constraint experienced by small enterprises. The
most prominent of these identified by lenders in Ghana are the poor repayment ability, high
risk, lack of collateral, the high level of informality, the nature of the business and poor
management capacity. The lack of registered property titles even though has emerged as a
less important cause of the credit constraint than most other factors such as the ability to
repay, risk and the lack of collateral. Out of 14 possible reasons for declining SE loan
requests, the lack of registered property titles was rated as 11™ important reason and was
considered as a reason that may or may not lead to a decision to disapprove a loan
application depending on the extent to which the more critical criteria are met. It should be
reiterated that the absence of registered title does not automatically cause lenders to decline a
loan request. It only becomes a barrier when landed property is required in a particular
instance to trigger approval of an application. In such an instance, the absence of registered
titles would cause UBs not to accept the property and hence declining to approve the request
for credit. Thus though the lack of registration could be a barrier to credit access, it accounts
for a small proportion of the problem and emphasis should not be placed too much on it. In
the case of the MFIs however, the absence of such property do not constitute a barrier to
credit access since they are able to rely on other mechanisms to encourage loan repayment
and recover outstanding debts. Having established that the absence of property registration is
not a major cause of the credit constraint amongst SEs, the problem could be tackled without
embarking on the costly process of property registration. This is not to say that there is no

need for registration but the purpose of doing so should be rightly placed.

England
In England however, the lack of registered property titles was considered by lenders as

unimportant in explaining the difficulty that SEs may encounter in their quest to obtain credit.

The factors responsible for the failure of SEs to obtain credit ranged from high risk, poor

196



financial strength, the nature of the business and lack of collateral in a decreasing order of
importance. Contrary to the argument of de Soto (2000) that the developed world achieved
its developed status because of property registration which allowed businesses to exploit the
capital potential of property, there was no evidence from the study in England that property
registration influences credit access. This argument should thus not be used as a yardstick for
the introduction of registration the developing countries. Collateral is just one of the factors
that lenders may consider when granting credit and property registration is of much less

importance to lenders than the others identified above.

8.3 Recommendations
The findings of this study have a number of implications for policy as well as further

research in the topic area.

8.3.1 Recommendation for policy
On the bases of these findings, there is an urgent need for interventions to tackle the problem

of credit access. Since the credit constraint amongst SE in Ghana is almost entirely a supply
side problem, policies should target lenders. Policies that will enhance the competitiveness
of the financial sector could make lenders less stringent in their requirements and hence
make it easier for businesses to obtain credit. Encouraging competition amongst lenders
could also drive down the cost of credit which is one of the major causes of the credit
constraint. There is the need to encourage the spread of MFIs across the length and breadth
of the country since the success rate of credit applications is higher for such institutions.
Furthermore, since the incidence and degree of credit constraint is higher amongst the very

small business generating just a few hundred Ghana Cedis per month, they should be the

focus of any intervention schemes.

Government’s support for MFIs

The findings call for more government support for the MFIs for two basic reasons. First is
the revelation that MFI do not rely much on landed property when lending to SEs and that
even when they do demand landed property, they accept both registered and unregistered
properties. Secondly, most of the SEs in Ghana use the MFIs as their main source of formal
credit to fund their business activities. Hence, the absence of registration will have no
consequence on access to credit for most SEs. The few SEs that seek credit from UBs do so
because they require relatively larger amounts than they are able to obtain from MFIs.
Therefore any government scheme that will channel resources to MFIs for on-lending to SEs
will be a further boost to credit access. Enhancing the capacity of MFIs to meet the credit

needs of SEs is particularly urgent since the study shows a higher incidence of credit
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constraint amongst those seeking credit from UBs relative to others who approach MFIs for
credit. Given the fact that most properties are not registered yet, government’s support for

MFIs will ensure that its potential impact on credit access is not felt by small businesses.

That said, it should be acknowledged that MFIs tend to charge very high interest rates to
compensate for the risk of lending to SEs. Supporting MFIs with funds for on lending to SEs
could still expose such businesses to affordability problems and perpetuate the constraint
problem unless government subsidises such credit facilities. Encouraging competition
amongst institutions could however, force the cost of credit downwards to take away the
burden of subsidies from the already overstretched budget of the state. In addition, most of
the credit applicants in this study preferred the MFIS to UBs despite the above cost
implication. This appears to suggest that these businesses do not consider the current level of
cost as excessive. Therefore, as long as cost remains within the current level, the benefits of
taking credit will outweigh its associated cost, businesses will continue to demand credit and

there will be no need for state subsidies.

Government’s guarantee for loans granted to SEs

Alternatively, programs such as the enterprise guarantee scheme in England could be
replicated in Ghana where the government undertakes to provide a guarantee for loans
granted by the main banks to SEs. Such a program will make UBs less stringent in their
collateral requirements without compromising the whole screening processes. This will

enhance credit access for businesses that approach the UBs.

Training for SE owners

Proprietors of SEs also encounter several non-credit related challenges which often tend to
affect their access to credit. Prominent amongst these are the high level of informality in the
sector (the inability to keep simple records of transactions as well as their non-patronage of
financial institutions for savings and other purposes) and the poor management capacity.
These proprietors therefore equally require training on basic book keeping. Government and
NGOs working with small businesses should make it a priority to empower such people with
basic literacy and managerial skills to run successful businesses. These will help reduce the
information asymmetry in the credit market and increase the confidence of lenders in such
borrowers with positive consequences for credit access. Promoting the integration of most
SE owners into the formal financial system is also key to enhancing credit access. A
combination of educational programs for SEs and government support scheme operated

through the financial institutions will help develop a savings culture where people will stop
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keeping cash under their pillows. This will help many people to build a profile that can

provide useful information signals to the banks in taking credit decision.

Documenting property ownership
Furthermore, it has been established that the lack of any form of documentation on landed

property ownership makes such properties unacceptable to both UBs and MFIs. Hence, the
current state of affairs where ownership of most properties is not documented at all is
something to worry about. Indeed, wide spread documentation can be achieved without
necessarily embarking on the costly process of property registration. The existing informal
documents such as allocation notes and statutory declaration should be standardised and
given full legal recognition as this will make them acceptable to lenders. Since multiple sales
cannot be detected from such informal documents, it should be made mandatory for local
chiefs to keep records of all plots of land sold within their jurisdiction to enable them avoid
selling the same property to different people. Culprits should be penalised to serve as a
deterrent to others. This will however be difficult to implement for family or individual owned

properties.

8.3.2 Recommendations for industry

Co-operation between lenders

The UBs and MFIs should also be encouraged to collaborate in providing funding for SEs.
Since MFIs tend to have a much closer working relationship with SEs than the UBs, the two
sets of institutions could devise a scheme where the UBs support the MFIs with funds for on
lending to SEs in return for some agreed percentage of the returns. This collaboration will do
away with the need for government intervention in the manner proposed above. Furthermore,
small business owners have demonstrated in this study that lending to them is profitable and
not too risky as banks may perceive. Hence, if UBs do not want to collaborate with MFlIs,

they could also establish their own subsidiaries to deal solely with the small businesses based

on the techniques used by MFIs.

8.3.3 Recommendations for future studies

This research did not provide answers to all the questions on SE credit access in Ghana. The
areas that should be explored further through future research are as follows.

¢ On the nature of the SE credit constraint problem, future research should focus on a

much larger sample drawn from either the same city or more than one major city in

the country. This will help to determine whether these findings are applicable to

other parts of the country. Such a study should use an extensive range of

demographic and economic characteristics of loan applicants to identify what
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determines the success rate of loan applications. Further demand side studies could
be conducted on the effect of property registration on credit access with a much
bigger sample and the results compared to the findings of this study.

Given that the sample size used in this study was less than the minimum
recommended for factor analysis, some variables as explained earlier were not
included in the analysis. Therefore, the final factor analysis did not involve all
relevant factors and does not explain the whole problem. Future research should
consider a broader sample size and a much wider range of variables. These variables
could be identified through both literature review and also conducting in-depth
interviews with key stakeholders. Based on this a questionnaire could then be
designed around the identified variables for a large sample and factor analysis used
to identify the underlying components.

Even though lenders do not offer registered property owners better loan conditions
compared to unregistered property owners, there is evidence that borrowers are
made to directly bear the cost of verifying property ownership. There is also
evidence that the verification time is longer for unregistered property. Since the cost
of credit emerged as one of the main barriers to credit access, future research should
focus on estimating the cost of verifying property ownership (for both registered and
unregistered property) in terms of the money and time spent in doing so. If one can
estimate the proportion of the total cost of borrowing accounted for by the cost of
verifying property ownership, it will provide a much clearer direction for policy and
debate on the relationship between registration and credit access.

The main reason why UBs refuse to accept unregistered property is the legal
implication. Further studies could explore how MFIs manage to find sufficient
protection in the acceptance of unregistered property and this could provide useful
lessons for the UBs and change their attitude to such properties. For instance, there
is the need to find out whether MFIs taking unregistered property are able to defend
themselves in court when ownership disputes arise during default.

Future research should also look to investigate if there is a differential effect of the
deed and title registration systems on credit access.

Furthermore, other business owners (such as building contractors, transport and
hotel service providers) that are quiet visible in the Kumasi metropolis were not
considered. These tend to be larger businesses in terms of the income they generate.

Future studies should thus focus on such businesses with larger income generation

capacity.
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8.4 Originality and Contribution to knowledge

Existing studies on SE credit access in Ghana often fall short of revealing the true nature of
the problem. This study has provided insights into the nature of the credit constraint problem
faced by SEs in Ghana. This has revealed the particular segments of the market that should
be the focus of government policy. Furthermore, even though previous studies have
examined the link between landed property registration and access to credit across the
developing world, they tend to be only demand side studies. Supply side studies are very rare
and no study has considered both the supply and demand sides together. This particular study
therefore, did not only approach the subject matter mainly from the supply side of the credit
market but also included a demand side element. The demand side looked at the nature of the
credit constraint and borrowers perception on the causes of the constraint which was then
complemented by the supply side study on the influence of registration on credit access.
Since there are no studies that have investigated the link between landed property
registration and access to credit on a comparative basis between the developing and
developed countries, the comparative approach adopted in this research has permitted the
identification of differences and similarities between the developed and developing countries.
In addition, the existing studies have primarily been interested in households and the

agricultural sector whilst this study focused on non-agricultural based SEs.

Apart from the fact that the findings of this research could inform policy decisions on
mitigating the credit constraint problem, there are other recommendations for further studies
that provide directions to studying the property registration and credit access debate in the
future. This research has also led to a number journal and conference publications (see list

below) which have contributed to the debate on the subject matter.

REFEREED JOURNAL PUBLICATIONS

e Domeher, D. (2012) Land Rights and SME Credit: Evidence from Ghana,
International Journal of Development issues, 11(2), pp. 129-143.

e Domeher, D. & Abdulai, R. T. (2012b) Land Registration, Credit and Agricultural
Investment in Africa, Agricultural Finance Review, 72(1), pp. 87-103.

¢ Domeher, D. and Abdulai, R. T. (2012a) Access to Credit in the Developing World:
Does Land Registration Matter, Third World Quarterly, 33(1), pp. 161-175.

e Abdulai, R. T. & Domeher, D. (2011) Land Registration Per Se Cannot Guarantee
Landed Property Ownership Security in Africa: A Theoretical Explanation, Current
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BOOKS

e Abdulai, R. T.and Domeher, D. (2012) Why Real Estate Ownership Security cannot
be guaranteed via land registration in the Developing World. Nova Science
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APPENDIX A

QUESTIONNAIRE FOR SMALL BUSINESS OWNERS IN GHANA
LIVERPOOL JOHN MOORES UNIVERSITY

HENRY COTTON BUILDING, WEBSTER STREET, L3 2ET,
LIVERPOOL, UNITED KINGDOM

Please tick this box to indicate that you have read the participant information sheet attached and that
you are happy to complete this questionnaire [ ]

1.

10.

11.

12.

13.

14.

Age
Below 30yrs[ 130-45yrs| ]146-60yrs[ ]above60yrs| ]

Gender
Male[ ] Female[ ]

Level of educational.
Basic education [ ] Secondary education [ ] Tertiary education [ ] No formal education [ ]
Vocational and technical education [ ]

Other (specify).......

Number of dependants
Below5[ ] 5-10[ J+10 [ ]

Main occupation........ewieesisinnes

Number of Employees
Below5[ ] 5-10[ ] +10[ ]

What is the average amount of cash you can generate from your main business per month?
Below GHC500[ JGHC 500—1000[ ]GHC1001-1500[ ]JGHC1500[ ]

What is your average monthly expenditure
Below GHC300[ ]GHC300-500[ ]JGHCS501-700[ ]+GHC700[ ]

What will you say is the most important problem facing your business

...............................................................................................................

Have you applied for a loan in the last 24 months? Yes [ JNo[ ]
If No, go to questions 14 and 17

Which of the following institutions did you apply to
Universal Bank [ ] Rural Bank[ ] Savingsand Loans [ ]

Other (specify)..cccenccrinnnecrescsnsnnaae

How much did you apply for?
Below GHC 500 ] GHC 500-1000[ ]1GHC 1001-2000 ]+GHC2000[ ]

Did you received the full amount applied for
Yes[ ] No[ ]

1 am able to obtain credit anytime I need it
Strongly Disagree [ ] Disagree[ ]Neutral[ ]Agree[ ]strongly agree[ ]
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15.

16.

17.

What proportion of the amount applied for were you given?
Zero[ ] >zero<50%[ ]150%-75%[ ]>76%<100%[ ]100%[ ]

What was the main reason why you didn’t obtain the full amount wanted or applied for?

...............................................................................................................

---------------------------------------------------------------------

Main reason for not applying for credit in the last 24 months.

Don’t need it{ ] don’t know where to get it [ ] Think I don’t qualify [ ] Takes too long to
process [ ] don’t possess required documents [ ] Can’t afford interest & other charges [ ]
Couldn’t get one with terms that meets my specific requirements [ ]
Otherspecify)...cvvnivinnivesnsssenseniesisines

QUESTIONNAIRE FOR BANK OFFICIALS

LIVERPOOL JOHN MOORES UNIVERSITY

HENRY COTTON BUILDING, WEBSTER STREET, L3 2ET,
LIVERPOOL, UNITED KINGDOM

Please tick this (V) box to indicate that you have read the participant information sheet attached and
that you are happy to complete this questionnaire [ ]

SECTION A (About Respondent)

1.

Type of institution
Universal Bank [ ] Savings & Loans[ ] Rural bank[ ]

Age of respondent
Below 30yrs[ ] 30-45yrs [ ] above 45yrs | ]

Gender
Male[ ]Female[ ]

Current position
Credit officer [ ] Loans advisor [ ] Branch manager [ ] Loans manager [ ] Business manager [ ]

How many years of experience do you have working in your current role
Below Syrs[ ] 5-10yrs[ ] above 10yrs [ ]

Number of years at current institution
Below Syrs[ ] 5-10yrs[ ] above 10yrs [ ]

SCETION B: Attitude to Collateral as a Requirement for Small Business Credit

7.

To what extent do you regard collateral as a necessary requirement when dealing with small

businesses?
Not necessary [ ] Seldom necessary [ ] Mostly necessary [ ] Always necessary [ ]
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8.

The ability to provide collateral is not sufficient to help small businesses obtain credit
Strongly disagree [ ] disagree [ ] Neutral [ ] Agree [ ] strongly agree [ 1

Please rank the following possible forms of collateral in order of preference on a scale of 1 to
4 (where 1 = Least preferred, 2 = preferred, 3 = highly preferred and 4 = most
preferred). Tick (V) the appropriate box.

Ranking
Forms of collateral 1 2 3 4

Landed property

Cash/fixed deposits

General Goods

(stock)

Automobiles

Machinery & tools

Account Receivables

Shares/bonds

life policy

T-bills

third party guarantee

SECTION C - Eligibility of Landed Property for Collateral Purposes (the following questions
relate to a situation where landed property is to be used as collateral).

10.

11.

12.

13.

14.

15.

16.

Do you always require documentary proof of property ownership?
Yes [ 1 No []

Landed property can be used as collateral even if it is not formally registered with the Land
Registry
Strongly disagree [ ]disagree [ ]Neutral[ ]Agree[ ]strongly agree[ ]

Where documentary proof of ownership is required for collateral purposes, which documents

are acceptable to you? (Tick all that apply).
Unregistered title deed/indenture [ ] registered title deed/indenture [ ] land title certificate [ ]
Land allocation note [ ] All of the above [ ] others (please Specify)...ccviressrnsusesensisinsenss

How easy is it to verify ownership of property brought to you for use as collateral
extremely noteasy [ ]noteasy[ ]notsure[ Jeasy[ ]veryeasy[ ]

Are you able to verify whether or not the property has already been offered as to another
lender? Yes[ ] No[ 1]

Has there ever been an instance were you were unable to take possession of property pledged
to you as collateral because someone else other than the borrower claimed to be the owner?

Yes[ INo[ ]

If an individual wants to use a land/building owned by the whole family (family land/building)
as collateral for a loan, will that be acceptable?
Yes[ ]No[ ]
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17.

The following are some factors that lenders may consider when taking land-based collateral.
Please rank them in order of importance from 1 — 6 (where ranks above § mean the
attribute is critically important & CANNOT BE IGNORED, from 3 — 4 mean factor is
important but MAY BE IGNORED and below 3 means the attribute not important &
SHOULD BE COMPLETELY IGNORED). Please tick (V) the appropriate box to indicate
how you rank each factor.

Important Attributes of Land-based Collateral 1 2 13 4 |5 |6

Ranks

Location of property

Market value of property

Kind of land rights (leasehold or freehold)

Land Insurance

Registration of the property with the land registry

Availability of documentary proof of ownership

18.

Please use the scenario described below to respond to each statement in question 18,

Given two borrowers who exhibit the same characteristics in terms of credit worthiness except
that one possesses a property registered at the lands registry whilst the other possesses an
unregistered property, please indicate whether you will treat the two differently in terms of the
conditions you offer them.

Based on the scenario above, please tick (V) the box that corresponds with the response which
best describes how much you agree or disagree with each of the following statements.

Responses

Fully
Disagree

Disagree

Neutral

Agree

Fully
Agree

Borrowers able to provide registered property pay
lower interest rates on loans than those who provide

unregistered property.

Borrowers able to provide registered property pay
lower fees/commissions than those who provide
unregistered property.

Borrowers with registered property titles are allowed
to borrow larger amounts than those with unregistered
roperty titles

Borrowers with registered property are offered
different repayment time relative to those with
unregistered landed property
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SECTION D (Reasons for turning down loan applications)

19. Below are possible reasons why a small business’ loan application may be turned down.
Please rank these reasons in order of importance from 1 to 14 (where 14 is the most
important reason for turning down the application and 1 is an unimportant reason for
doing so). Please tick (V) the appropriate box to indicate how you rank each reason. Tick only
one box for each reason.

Please tick (V) the appropriate box to indicate how you
Reasons for turning down small rank each reason stated in the column to the left,
business loan applications

1(2|13|4|5(6)7]18(9]10)11(12]13]14

Lack of land/building (to be used as
collateral)

Failure to fulfil payment obligations in
the past (Past default)

Poor cash flow

Low profitability

Lack of business records

Customer is still new to the bank

Lack of required documents
(eg. 1Ds, proof of address, bank
statements, cash flow)

Lack of guarantor

Bank doesn’t finance the kind of
business for which credit is wanted

Lack of registered property title

Uncertainty about business environment,
personal circumstances and consequent
effect on future repayment ability

High transaction cost involved

Not experienced in running business

Little or no personal financial
contribution to business (Borrowers

equity).

Thank You

Contact Daniel: +44 (0) 1512314149
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INTERVIEW GUIDE FOR BANK OFFICIAL

LIVERPOOL JOHN MOORES UNIVERSITY

Title of Research: Secure Property Rights and Access to Credit

This interview is being carried out as part of a PhD research at the above institution. The purpose of
the interview is to solicit your opinions on the findings from an earlier survey carried out. It is
expected to last for about 45 minutes.

1.

2.
3

he

Land/building emerged as the most preferred over all other forms of collateral/security; do

you agree and why?

Will you say collateral is always a necessary requirement in granting SE credit and why?

Does the provision of collateral guarantee the approval of a loan request? Please explain your

answer.

Under what circumstance(s) will you NOT accept a land/building for use as collateral?

What issues concern you most when taking land-based collateral

How do you verify ownership of a land/building being presented for collateral purposes?

e  Which documents do you require as proof of land/building ownership?

¢ Does verification take place before or after the loan approval and how does this affect
the speed with which applications are processed

e How easy or difficult is it to verify land ownership

¢ How long does it take to verify ownership

e  About how much in monetary terms does it cost?

e Who bears the cost of verifying ownership?

Given two borrowers (A and B) of the same characteristics except that ‘A’ possesses a

land/building that is registered at the lands registry whilst the other possesses a land/building

That is not registered at the lands registry, will you treat them differently in terms of the loan

terms they are offered? (commission/fees, interest charges, amount and repayment time)

What do you think are the most important reasons for turning down SE loan applications and
why?

Thank You

Contact: Tel. +44 (0) 151 231 4149
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CONSENT FORM FOR INTERVIEWS

LIVERPOOL JOHN MOORES UNIVERSITY

CONSENT FORM

Title of Research: Secure Property Rights and Access to Credit

Name of Researcher: Daniel Domeher

School/faculty: School of the Built Environment

1. I confirm that I have read and understand the information provided for the above study. I have
had the opportunity to consider the information, ask questions and have had these answered

satisfactorily

2. I understand that my participation is voluntary and that 1 am free to withdraw at any time,
without giving a reason and that this will not affect my legal rights.

3. I understand that any personal information collected during the study will be anonymised and
remain confidential

4. I agree to take part in the above interview
5. I understand that the interview will be audio recorded and I am happy to proceed
6. I understand that parts of our conversation may be used verbatim in future publications or

presentations but that such quotes will be anonymised.

Date Signature
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PARTICIPANT INFORMATION SHEET

LIVERPOOL JOHN MOORES UNIVERSITY

PARTICIPANT INFORMATION SHEET

Title of Research: Secure Property Rights and Access to Credit

Name of Researcher: Daniel Domeher

You are being invited to take part in a research study. Before you decide whether to take part or not, it
is important that you understand why the research is being done and what it involves. Please take time
to read the following information. Do not hesitate to ask for clarification where necessary.

1.  What is the purpose of the study?

This survey is being carried out as part of a PhD research at the above institution. It is argued that by
registering property into the national database, the evidence of registration enhances the ability of the
property owners to access credit from financial institutions. With easy access to credit, property
owners are able to undertake various investments to increase income levels and reduce poverty. The
aim of this research is to examine the relationship between land registration and access to credit on a
comparative basis between Ghana and England.

2. Dol have to take part?
No. Participation in this survey is purely VOLUNTARY. It is your right to decide whether or not to

take part. You are free to withdraw at any time and without giving a reason.

3. Are there any risks / benefits involved?
There are no known risks associated with completing this questionnaire. The questionnaire could be
completed at a time and place convenient to you. A copy of the results of this study could be made

available to you if so desired.

4, Will my taking part in the study be kept confidential?

Your confidentiality is fully assured in this study. Your personal details will not be required.
Information provided will be kept in a form that will not permit anyone to identify who provided it.

Contact Daniel: +44 (0)151 231 4149
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Interview Coding Summary Report Exported from NVIVO

Coding Summary

Ghanalnterviews

23/07/2012 11:00

23/07/2012 11:00

Page 10of 17

Document
Internals\\GHMFI1

Node
Nodes\\Attitude to Collateral Yes 3166% 0 1
Nodes\\Attitude to Collateral\Collateral Not Sufficient ~ Yes  797% 2 1
Nodes\\Attitude to (?dliateral\Collateral Not Sufﬁdent—\'iiésgbﬁ S Yes 6.30% 0 1
Nodes\\Attitude to Collateral\Collateral Not Sufficient\Reason\Other factors Yes  630% 0 1
more critical B R S
Nodes\\Attitude to Collateral\Collateral Not Sufficient\Reason\Other factors No 081% 1 1
morecritical\Character iy )
Nodes\\Attitude to Collateral\Collateral Not Sufficient\Reason\Other factors No 217% 1 1
morecritical\relationship
Nodes\\Attitude to Collateral\Collateral Not Sufficient\Reason\Other factors No 332% 2 ) |
more critical\the business B
Nodes\\Attitude to Collateral\Collateral Sometimes Necessary Yes 2369% 2 1
Nodes\\Attitude to Collateral\Collateral Sometimes Necessary\Reason ~ Yes 240% 0 1
Nodes\\Attitude to Collateral\Collateral Sometimes Necessary\Reason\Policy No 0.72% 1 - 1
Nodes\\Attitude to Collateral\Collateral Sometimes No 118% 1 1
Necessary\Reason\Relationship B . e
Nodes\\Attitude to Collateral\Collateral Sometimes No 2048 % 17 1
Necessary\Reason\suitable collateral not available ) o N )
Nodes\\Issues of concern when taking landed property Yes 498% 0 1
Nodes\\Issues of concern when taking landed property\Ownership Yes 226% 0 T
Nodes\\Issues of concern when taking landed Yes 226% gF TEm o pe L
property\Ownership\documentation = B bl el = Ty e )
Nodes\\Issues of concern when taking landed No 1.06 % 1 1
property\Ownership\documentation\both L. | I PR s - PECI m = ]
Nodes\\Issues of concern when taking landed property\Ownership\family ~ No 071% 1 1
property .
Nodes\\Issues of concern when taking landed property\Saleability Yes 048% 1 1
Nodes\\Issues of concern when taking landed property\Valuation Yes 223% 1 1
Nodes\\Preferred Collateral T Yes  1923% 0 - 4
Nodes\\Preferred Collateral\preference in practice Yes 1923% 0 1
Nodes\\Preferred Collateral\preference in practice\cash and nearcash  Yes  867% o0 | 1
Nodes\\Preferred Collateral\preference in practice\cash and near cash\ReasonYes O 378% o . .. 1
Nodes\\Preferred Collateral\preference in practice\cash and near  No  168% 1 1
cash\Reason\ease of foreclosure
Nodes\\Preferred Collateral\preference in practice\cash and near No 209% 2 1
cash\Reason\Easy to perfect BelleY B
Reports\\Coding Summary Report
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1

Nodes\\Preferred ollateral\preference in practice\others Yes 13.18%
Nodes\\Preferred Collét_é;al_\;)reference in pranice\otm};\ﬁﬁi?gn}b?;  No 338% 3 1
Nodes\\Preferred Collateral\preference in practice\others\no capacity to No  090% 1 1
handleproperty . — — :
Nodes\\Preferred Collateral\preference in practice\others\reason Yes 717% 0 1
Nodes\\Preferred Collat:ril\preference Iri'b}iiﬁééibfherﬁ\reawh\no suitable No 717% 2 1
collateral available - ) o
Nodes\\Preferred Collateral\preference in practice\others\Relationship No 118% 1 1
Nodes\\Registered property benefit T Yes  789% 0 1
Nodes\\Registered property benefit\Larger amount  Yes  491% 0 1
Nodes\\Registered property benefit\Larger amount\No No 491% 2 1
Nodes\\Registered property benefit\Longer repayment time " Yes  103% 0 1
Nodes\\Registered property benefit\Longer repayment time\No o No  103% 1 1
Nodés(\Registere& broberty Beneﬁi\tower fees Yes 194% 0 1
No&éé\iﬂégisteré& 6r5pertvber§eﬁt\tower féés\No No 194% 1 1
Nodes\\Registered property benefit\Lower Interest rates " Yes 194% 0 1
Nodés\\lféﬁié(éfe& B;operfy Eéhéfi&ioﬁer lnteréﬁ rates\No No 194 % 1 1
Nodes\\Turning down Creditapplications ' Yes 657% 0 1
Nodes\\Turning down Credit applications\High Level Informality T Yes 32% 0 1
Nodes\\Turning down Credit applications\High Level Informality\lack No 32% 2 1
appropriate documents and record keeping L e
Nodes\\Turning down Credit applications\Others No 091% 1 1
Nodes\\Turning down Credit applications\Risk e Yes 183% 1 B
Nodes\\Turning down Credit applications\serviceability S " Yes 068% O 1
Nodes\\Turning down Credit applications\serviceability\The business " Yes  068% 0
Nodes\\Turning down Credit applications\serviceability\The business\Type ~ No 068% 1 S 1
Person

Nodes\\GHMFI1 No 10000% 1 1
Internals\\GHMFI2

Node
Nodes\\Attitude to Collateral Yes 226% 0 1
Nodes\\Attitude to Collateral\Collateral Not Sufficient T Yes  201% 0 1
Nodes\\Attitude to Collateral\Collateral Not Sufficent\Reason Yes  201% 0 1
Nodes\\Attitude to Collateral\Collateral Not Sufficient\Reason\Other factors Yes 201% 0 1
more critical . ol N el A 5
Nodes\\Attitude to Collateral\Collateral Not Sufficient\Reason\Other factors No 201% 1 1
more critical\Ability to repay e e T N S T =
Nodes\\Attitude to Collateral\Collateral Sometimes Necessary Yes 2024% 3 1
Reports\\Coding Summary Report o B I eE e L O page 2 0f 17
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Nodes\\Attitude to Collateral\Collateral Sometimes Necessary\Reason Yes 1246% 0 1

Nodes\\Attitude to Collateral\Collateral Sometimes No  1246% 10 1
Necessary\Reason\suitable collateral not available
Nodes\\Issues of concern when taking landed property Yes 8.10% 0 1
Nodes\\lssues of concern when taking landed proper&\O@né&ﬁip ) Yes 8.10 % 0 1
Nodes\\Issues of concern when taking landed T Yes  620% 2 1
property\Ownership\documentation . -
Nodes\\Issues of concern when taking landed property\Ownership\family No 1.90% 1 1
property il : :
Nodes\\Preferred Collateral Yes 1473% 0 1
Nodes\\Preferred Collateral\préferénce in practice o S " Yes 1473% 0 1
Nodes\\Preferred Collateral\preference in practice\cash and near cash- Yes 491% 3 1
Nod;s(\ﬁe?e;;& éoilaTeréi\breference in préétice\cas}\ and near cash\ReasonYes 073% 0 1
Nodes\\Preferred Collateral\prgf;;hieiyri;faigtge‘asrmg near  No  073% 1 1
cash\Reason\Easy to perfect - o S )
Nodes\\Preferred Collateral\preference in practice\others Yes 1069% O 1
ﬁédes\\Preferred éﬁﬁétéraf\preferenéé in B;a?tiEé\;)fhem‘éﬁErénfofs No 2.95% 3 1
ﬁodes\\Preferred Collateral\preference in practice\others\no capacity—t'oi ~ No % 1
handle property amt L, - o )
Nodes\\Preferred Collateral\preference in practice\others\reason Yes S5.11% 0 1
Nodes\\Preferred Collateral\preference in prac!lceﬁ\bi-her'sx}gégér;\ho suitable No 511% 3 ' 1
collateral available T . y S )
Nodes\\Registered property benefit Yes 177% 1 1
Nodes\\Registered property benefit\Improves acceptability of property Yes C117% 0o T -
Nodes\\Registered property benefit\Improves acceptability of property\Yes  No O 117% 1 B ER
Nodes\\Registered property benefit\Larger amount T Yes 447% 0 1
Nodes\\Registered property benefit\Larger amount\No No 447% 1 1 )
Nodes\\Registered property benefit\Longer repayment time Yes 447% 0 I T
Nodes\\Registered property be;;f?fil&mer repayment time\No No 447% 1 1
Nodes\\Registered property benefit\Lower fees Yes 336% 0 R
Nodes\\Registered property benefit\Lower fees\No ) No 336% 1 i
Nodes\\Registered property beneﬁt\Low;ler Interestrates  Yes  447% 0 g 1
Nodes\\Registered property benefit\Lower Interest rates\No No 447% 1 1
Nodes\\Turning down Credit applications Yes 449% 0 1
ﬂo?és\\Tuming down Credit applications\Risk T s 166% 0 1
Nodes\\Turning down Credit applications\Risk\Track record  No 166% 1 1
Nodes\\Turning down Credit applications\serviceability Yes 282% 0 1
Nodes\\Turning down Credit applications\serviceability\cash flow T N 282% 1 1

Person
Nodes\\GHMFI2 No 100.00% 1 1
Reports\\Coding Summary Report Page 3 of 17
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Internals\\GHMFI3

Node
Nodes\\Attitude to Collateral Yes 1150% 0 1
Nodes\\Attitude to Collateral\Collateral Not Sufficient T Yes 7.53% 2 1
Nodes\\Attitude to Collateral\Collateral Not Sufficient\Reason T Yes 503% 0 1
Nbdés\\Anltudé to Collateral\Collateral Not Suﬁciégi‘heaéonimher factors Yes 5.03 % 0 1
more critical o .
Nodes\\Attitude to Collateral\Collateral Not Sufficient\Reason\Other factors No 131% 1 1
more critical\Ability to repay - _ N N
Nodes\\Attitude to Collateral\Collateral Not Sufficient\Reason\Other factors No 1.96 % 1 1
more critical\Character
Nodes\\Attitude to Collateral\Collateral Not Sufficient\Reason\Other factors No 1.75% 1 1
more critical\relationship .
Nodes\\Attitude to Collateral\Collateral Sometimes Necessary Yes 3.96% 1 1
Nodes\\Attitude to Collateral\Collateral Sometimes N«eggé&_\ﬁégégﬁ T Yes 2 0 1
Nodes\\Attitude to Collateral\Collateral Sometimes No 1
Necessary\Reason\Relationship o e )
Nodes\\Issues of concern when taking landed property Yes 1
ﬁodeé\\issués of concern when Ekiné landed ﬁrbperty\lnsurahce Yes 1
ﬁv.;des\\lssues of concern when taking landed property\Ownership T Yes . 1
Nodes\\lssues of concern when taking landed - o Yes 1
property\Ownership\documentation ! -
Nodes\\Issues of concern when taking landed No 1
property\Ownership\documentation\both o S B o
Nodes\\Issues of concern when taking landed property\Ownership\family No 135% 1 1
property o SN SRS N Wl 1., o
Nodes\\Issues of concern when taking landed property\Ownership\ownership No 231% 2 1
disputes S
Nodes\\Issues of concern when taking landed property\Ownership\verificationYes 2.75% 0 1
Nodes\\Issues of concern when taking landed No 2.75% 1 D
property\Ownership\verification\informal ) ENTT S ST )
Nodes\\Issues of concern when taking landed property\Saleability Yes 125% 1 1
Nodes\\Issues of concern when taking landed property\Va!uatiohA T Yes  227% 1 1
Nodes\\Preferred Collateral (Se Yes 824% 0 R
Nodes\\Preferred Collateral\preference]nﬁcﬁéé T Yes su% 0 1
Nodes\\Preferred Collateral\preference in practice\cash andnearcash  Yes 416% O 1
Nodes\\Preferred Collateral\preference in practice\cash and near cash\ReasonYes 416% 0 1 )
ﬁ&i_es\\Preferred Collateral\preference in practice\cash and near T N . 1 1
cash\Reason\ease of foreclosure o = ]
Nodes\\Preferred Collateral\preference in practice\cash and near No 1 1
cash\Reason\Easy to perfect N
Nodes\\Preferred Collateral\preference in practice\others Yes 8.24% 0 1
Nodes\\Preferred Collateral\preference in practice\others\guarantors No 015% 1 1
Nodes\\Preferred Collateral\preference in practice\others\no capacity to No 0.70% 1 _— 1
bandle ropemy. vouece bl W Lol e [ e
Nodes\\Preferred Collateral\preference in practice\others\reason Yes 7.38% 0 1
3.14% 1 1

Nodes\\Preferred Collateral\preference in practice\others\reason\easy to No
handle

Reports\\Coding Summary Report

226

Page 4 of 17



23/07/2012 11:00

Nodes\\Preferred Collateral\preference in practice\others\reason\no suitable No 423% 2 1
collateral available L
Nodes\\Registered property benefit Yes 4.80% 0 1
Nodes\\Registered property benefit\Larger amount O Yes 263% 0 1
Nodes\\Registered property benefit\Larger amount\No ~~~ No  263% 3 1
Nodes\\Registered property bethit\l.onﬁer repayment time Yes 411% 0 1
N;Jés\\Registered prdrp}rty benefit\Longer repavmeh? t_lr;é\No T No S an% 2 1
Nodes\\Registered property benefit\Lower fees O Yes 364% 0 1
Nodéﬁ\\Reglstei'ed property béneﬁt\i.ower fees\No No 3.64% 3 1
Nodes\\Registered property benefit\Lower Interest rates Yes 271% 0 1
Nodes\\Registered property benefit\Lower Interest rates\No No 2% 2 1
Nodes\\}urning down Credit applfcations Yes 6.32% 0 1
Nodes\Turning down Credit applications\High Level Informality Yes 181% 1 1
Nodes\Turning down Credit applications\High Level Informality\No No 0% 1 1
seperation of business and personal = s e ) o
Nodes\\Turning down Credit applications\High Level Informality\non-use of ~ No 0.88 % 1 1
banks e ——————— — el
Nodes\\Turning down Credit applications\Others No 1.44% 1 1
ﬁodes\‘Tdfﬁlﬁé down C}gtfit‘;ppllcailohﬁr\iiceaiﬁiliw ' Yes 3.06% 1 1
Nodes\\Turning down Credit applications\serviceability\The Bﬁsir“leﬂs;' T Yes 174% 0 1
No&es\\furnlng down fre&lt apﬁications\serviceabili&\fhe buéinéss\Tvpe No 174 % 1 1
Person

Nodes\\GHMFI3 No 100.00% 1 1
Internals\\GHMFI4

Node
Nodes\\Attitude to Collateral Yes 1503% O 1
Nodes\\Attitude to Collateral\Collateral xlways neceéégr; T Yes  605% 3 1
Nodes\\Attitude to Collateral\Collateral Always necessary\exception No 134% 11 N
Nodes\\Attitude to Collateral\Collateral Always necessary\Reason Yes 233% 0 1 o
Nodes\\Attitude to Collateral\Collateral Always necessary\Reason\Risk No 233% 2 i 3 ate =
Nodes\Attitude to Collateral\Collateral Not Sufficient ‘ Yes 897% 3 i
Nodes\\Attitude to Collateral\Collateral Not Sufficient\Reason ~~ Yes  369% 0 1
Nodes\\Attitude to Collateral\Collateral Not Sufficient\Reason\Only a last No 0.55% 1 1 o
m\wmmconmm\couaem Not Sufficient\Reason\Other factors  Yes % o1
more critical LE T . =] -
Nodes\\Attitude to Collateral\Collateral Not Sufficient\Reason\Other factors No 039% 1 |
more critical\Ability to repay
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Nodes\\Attitude to Collateral\Collateral Not Sufficient\Reason\Other factors No 2.74% 1 1

more critircrgl\relationship )

Nodes\\Issues of concern when taking landed property Yes 1362% O 1
Nodes\Issues of concern when taking landed property\Ownership Yes 947% 0 1
Nodes\\Issues of concern when takirig landed S T Yes 095% 1 1
property\Ownership\documentation _ ,

Nodes\\Issues of concern when taking landed property\Ownership\family No 410% 1 1

property T S S o

Nodes\\Issues of concern when taking landed property\Ownership\verification Yes 441% 0 1
Nddes\\lgéi;es of concern when t;king]an&ed o No 441% 2 1
property\Ownership\verification\informal

Nodes\\Issues of concern when taking landed property\Saleability Yes 1.74% 2 1
Nodes\\ssues of concern when taking landed property\Valuation Yes 240% 0 1
Nodés\\lssﬁés of concern when ta]ung landed b}dbeny\Vaiuatibﬂ\Nature of No 2.40% 1 1

property ) !

Nodes\\Preferred Collateral Yes 1361% O 1
Nodes\\Preferred Collateral\preference in practice T Yes  1361% 0 . 1
Nodes\\Preferred Collateral\preference in practice\cash and near cash Yes  532% 2 1
Node;\\ﬁféféired Eoflate}aiibféfémhéé iriiblr'act'icie-\cash and near cash\Reason Yes 1.65% 0 1
Nodes\\Preferred Collateral\preference in practice\cash and near No 165% 2 1
cash\Reason\ease of foreclosure T L e R )

Nodes\\Preferred Collateral\preference in practice\others Yes 1010% 2 1
Nodes\\Preferred Collateral\preference in practice\others\guarantors ~ No 409% 3 ) 1
Nodes\\Preferred Collateral\preference in practice\others\reason  Yes 478% 0 1
Nodes\\Preferred Collateral\preference in practice\others\reason\easyto  No 046% 1 1
handle i ————————————— SR R NI T

Nodes\\Preferred Collateral\preference in practice\others\reason\no suitable No 431% 1 1

collateral available . el e e L il ol P e

Nodes\\Registered property benefit Yes 264% 0 1
Nodes\\Registered property benefit\Larger amount Yes 0.95% 0 1 N N
Nodes\\Registered property benefit\Larger amount\No i No 095% 2 e 1
Nodes\\Registered property benefit\Longer repayment time Yes 261% 0 1 - -
Nodes\\Registered property benefit\Longer repayment time\No No 261% 1 T
Nodes\\Registered p?épeny benefit\lower fees " Yes  261% 0 1
Nodes\\Registered property benefit\Lower fees\No D No 261% 1 1
Nodes\\Registered property benefit\Lower Interest rates " Yes  261% O R
Nodes\\Registered property benefit\Lower Interest rates\No T T Ne 261% 1 1
Nodes\\Turning down Credit applications Yes  432% 0 iy = 1 i
Nodes\\Turning down Credit applications\Capacity Yes 0.95% 1 T
Nodes\\Turning down Credit applications\Risk i Toc e, aoiYVes  331% 1 . . 1
Nodes\\Turning down Credit applications\Risk\Track record No 3.00% Ty 14, "
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Person

Nodes\\GHMFI4 No 100.00% 1 1
Internals\\GHUB1

Node
Nodes\\Attitude to Collateral Yes 1343% 0 1
No&es\\Attitdde to Collaterai\ColIéteral Always necessary Yes 7.39% 2 1
Nodes\\Attitude to Collateral\Collateral Always necessary\Reason Yes C690% 0 1
Nodes\\Attitude to Collateral\Collateral Always necessary\Reason\Back-up  No 1209% 5 1
Nodes\\Attitude to Collateral\Collateral Always necessary\Reason\lack No 515% 1 1
financial data o - S
Nodes\\Attitude to Collateral\Collateral Always necessary\Reason\Motivation No 0.39% 1 1
Naés\unhude to Collateral\éollateral Always necrés“s'a»&'\'ﬁeasbﬁiﬁlskﬂ ‘No 1.06% 1 1
Nodes\\Attitude to Collateral\Collateral Not Sufficient ' Yes 603% 5 1
Nodes\\Attitude to Collateral\Collateral Not Sufficient\Reason Yes 463% 0 1
Nodes\\Attitude to Ot:‘llateral\CoiEteral Not Sufficient\Reason\Other factors Yes 463% 0 ' 1
morecritical B = i
Nodes\\Attitude to Collateral\Collateral Not Sufficient\Reason\Other factors No 1.36% 1 1
more critical\Ability to repay S
Nodes\\Attitude to Collateral\Collateral Not Sufficient\Reason\Other factors No 3.02% 4 1
more critical\Character - P
Nodes\\Attitude to Collateral\Collateral Not Sufficient\Reason\Other factors No 0.25% 1 1
more critical\relationship o T T L ) )
Nodes\\Attitude to Collateral\Collateral Not Sufficient\Reason\Other factors No 0.88 % 1 1
more critical\the business L= =Al ] ) . )
Nodes\\Issues of concern when taking landed property Yes 2005% 2 1
Nodes\\Issues of concern when taking landed property\Encumbrances Yes  290% 2 1
Nodes\\Issues of concern when taking landed property\Insurance Yes 1.62% 4 1 R
ﬁ&égi\fsiﬁes of concern when taking landed property\Owﬁ—ersTxibk O Yes C1319% 5 1
Nodes\\Issues of concern when taking landed T Yes 668% 1 1
property\Ownership\documentation L P == = & - -
Nodes\\Issues of concern when taking landed No 6.67% 13 1
property\Ownership\documentation\Registered . -l =
Nodes\\Issues of concern when taking landed property\Ownership\family No 017% 1 1
property L NN T T e B S
Nodes\\Issues of concern when taking landed property\Ownership\ownership No 1.74% 3 1
disputes i
Nodes\\Issues of concern when taking landed property\Ownership\verificationYes 5.35% 3 1
Nodes\\Issues of concern when taking landed S No  184% 4 5 1
property\Ownership\verification\formal B B I S ... . oy e =y, L f o
Nodes\\Issues of concern when taking landed No 043% 1 1
property\Ownership\verification\insiders -
Nodes\\Issues of concern when taking landed No 3.07% 5 1

property\Ownership\verification\verification time and effects
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Nodes\\Issues of concern when taking landed property\Saleability Yes 1.61% 3 1
Nodes\\Issues of concern when taking landed property\Valuation Yes 0.09% 1 1
Nodes\\Preferred Collateral Yes 9.84 % 0 1
Nodes\\Preferred Coilater?:l\bkférérice in practice Yes 9.84 % 1 1
Nodes\\Preferred Collateral\preference in practice\c_azﬁiarna‘ﬁéa} cash  Yes  984% 8 1
Nodes\\Preferred Collateral\preference in practice\cash and near éaéﬁ\keas&nﬁé o 7275% 0 1
Nodes\\Preferred Collateral\preference in practice\cash and near No 2.81% 4 1
cash\Reason\approriate for SMEs - - o o ’

Nodes\\Preferred Collateral\preference in practice\cash and near No 1.65% 3 1
cash\Reason\ease of foreclosure :

Nodes\\Preferred Collateral\preference in practice\cash and near No 3.29% 3 1
cash\Reason|\Easy to perfect

Nodes\\Registered property benefit Yes 233% 0 1
Nodes\\Registered property benefit\Improves acceptability of prop-é;t\; T Yes 137% 0 1
Nodes\\Registered property benefit\Improves acceptability of propem_fWE; N 13% 2 1
Na&éé\\kegisiered properf\; Bénéﬁt\Larger amount Yes 1.10% 0 1
Nodes\\Registered property benefit\Larger amount\No T Ne 110% 1 ' gi=
Nodes\\Registered property benefit\Longer repayment time Yes  110% 0 1
Nodeé\\ﬁéﬁiﬁére& bfdbéfty 5éﬁﬂe-fit—\-l;6n'ger"rép;vrhent time\No No 1.10% 1 1
Nodes\\Registered property benefit\Lower fees . Yes 110% 0 1
Nodes\\Registered property benefit\Lower fees\No T N 10% 11
Nodes\\Registered property benefit\Lower Interestrates T Yes 153% 0 1
Nodes\\Registered property benefit\Lower Interestrates\No ~ No  153% 2 1
Nodes\\Turning down Credit applications Yes 725% 0 - 4
Nodes\\Turning down Credit applications\Capacity ~ Yes  0.62% 2 1
Nodes\\Turning down Credit applications\High Level Info.r;r;gli;yw T Yes  215% ) 1
Nodes\\Turning down Credit applications\High Level Informality\lack No 1.18% E B 1
appropriate documents and record keeping L, L et e . )
Nodes\\Turning down Credit applications\High Level Informality\No No 0.96 % 1 1
seperation of business and personal . % . 1.5 "

Nodes\\Turning down Credit applications\Lack of suitable collateral Yes 0.49% 1 1
Nodes\\Turning down Credit applications\Risk  Yes 215% 0 1
Nodes\\Turning down Credit applications\Risk\inappropriate address system No 151% i, i
Nodes\\Turning down Credit applications\Risk\Personal profile No 0.64 % 1 1
Nodes\\Turning down Credit applications\serviceability T e 18% DxF=- -7 1
Nodes\\Turning down Credit applications\serviceability\Amount T No 094% 1 1
Nodes\\Turning down Credit applications\serviceability\The business Yes 0.87% 0

Nodes\\Turning down Credit applications\serviceability\The business\industry No 024% 1 g
&Prospect : P R RNy S S

Nodes\\Turning down Credit applications\serviceability\The business\nature No 0.63% 3 1
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Page 9 of 17

Person

Nodes\\GHUB1 No 10000% 1 1
Internals\\GHUB2

Node
Nodes\\Attitude to Collateral Yes 1037% 0 1
Nodes\\Attitude to Collateral\Collateral Always necessary ~ Yes 504% 5 1
Nb&es{\lﬁtﬁh&&g Eoilét;;éﬂéoiiégeaxwaw hécessaw\eicép\ion No 3.19% 4 1
Nodes\\Attitude to Collateral\Collateral Always necessary\Reason Yes 0.44 % 0 1
Nodes\\Attitude to Collateral\Collateral Always necessarv\Reason\BackI:bu “No 026% 1 1
Nodes\\Attitude to Collateral\Collateral Always necessary\Reason\Policy ~ No. 018% 2 1
ﬁ&des\\AttitiHe to Collateral\Co!lEteral Not Sufficient Yes 5.59% 4 1
Nodes\\Attitude to Collateral\Collateral Not Sufficient\Reason T Yes  489% 0 1
Nodes\\Attitude to Collatera_l-\“CoIIateral Not Suméghtfkéiség\fo}éciésﬂré' No 0.88% 3 1
difficulties ST TS
Nodes\\Attitude to Collateral\Collateral Not Sufficient\Reason\Only a last No 0.26 % 1 1
resort B I L IR :
Nodes\\Attitude to Collateral\Collateral Not Sufficient\Reason\Other factors Yes 3.74% 1 1
more critical i
Nodes\\Attitude to Collateral\Collateral Not Sufficient\Reason\Other factors No 245% 6 1
more critical\Ability to repay L R N . )
Nodes\\Attitude to Collateral\Collateral Not Sufficient\Reason\Other factors No 131% 3 1
more critical\the business )
Nodes\\Issues of concern when taking landed property Yes 2818% 1 1
Nodes\\Issues of concern when taking landed propé&yT\Encumbréﬁ;:e; T Yes 493% 9 - 1
Nodes\\Issues of concern when taking landed property\Insurance Yes 342% 5 1
Nodes\Issues of concern when taking landed property\Ownership Yes 1307% 3 1
Nodes\\Issues of concern when taking landed Yes 3.56 % 0 1
property\Ownership\documentation S
Nodes\\Issues of concern when taking landed No 3.56 % 5 1
property\Ownership\documentation\Registered - )
Nodes\\Issues of concern when taking landed property\Ownership\ownership No 3.73% 6 1
disputes e el L o o
Nodes\\Issues of concern when taking landed property\Ownership\verificationYes 4.79% 1 1
Nodes\\Issues of concern when taking landed No 1.77% 4 1
property\Ownership\verification\formal Bt vt R il o e : o
Nodes\\Issues of concern when taking landed No 253% 4 1
property\Ownership\verification\verification time and effects N i I )
Nodes\\Issues of concern when taking landed property\Saleability Yes 3.59% 8 1
Nodes\\lssues of concern when taking landed property\Valuation ~ Yes  281% 2 1
Nodes\\Issues of concern when taking landed property\Valuation\Forced sale No T171% 4 T4
value e ——————————— — ttt— ———— e ————— —
Nodes\\Preferred Collateral Yes 424% 0 1
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Nodes\\Preferred Collateral\preference in practice Yes 4.24% 0 1
Nodes\\Preferred Collateral\preference in practice\Landed property O Yes 420% 4 1
Nodes\\Preferred Cbilateral\preferencé in practice\Landed property\reason Yes 2.80% 1 1
Nodes\\Preferred Collateral\preference in practice\Landed No 0% 2 1
property\reason\immovability .y S S B
Nodes\\Preferred Collateral\preference in practice\Landed No 2.09% 2 1
property\reason\persistent value appreciation o o ) )
Nodes\\Registered property benefit Yes 7.25% 0 1
Nodes\\éeglstered property benefit\Improves acceptability of property Yes 2.36% 0 1
Nodes\\Registered property benefit\Improves acceptability of property\Yes No  2.36% 3 1
Nodes\\Registered property benefit\Larger amount Yes 156% 0 1
Nodes\\Registered prdperty beneﬁt\l;arger amount\Yes Yes 1.56 % 1 1
Node;\\lic;g'iSteredipro;)env benefit\Lower fees ' Yes 0.18% 0 1
Nodes\\Registered property benefit\Lower fees\No ~ No 018% 1 1
Nodes\\Registered property benefit\Lower Interest rates Yes 314% 0 1
Nbd&\\ﬁeﬁisteréd prienv benefit\Lower Interest rates\Yes Yes 3.14% 3 1
Nodes\\Registerea_broperty benefit\Lower Interest rates\Ves\Reason ~ No  173% 2 1
Nodes\Turning down Credit applications  Yes  718% 0 1
Nodes\Turning down Credit applications\Lack of suitable collateral Yes 030% 1 1
Nodes\\Turning down Credit applications\Risk Yes 558% 0 1
Nodes\\Tu;ir;g down Credit application;iRisk\Business ﬁrﬁépé&t & risk No 233% 3 1
Nodes\\Turning down Credit applications\Risk\Track record No 324% 3 1
Nodes\\Turning down Credit applications\serviceability Yes 316% 0 1
Nodes\\Turning down Credit applications\sér‘viéébllity\The business  Yes 316% 0 1
Nodes\\TumﬁéEoWﬁ Credit applications\serviceability\The BusTﬁéﬁsA\Edust'riyﬁidﬁ  190% 2 1
&Prospect el — e .
Nodes\\Turning down Credit applications\serviceability\The business\legaility No 0.93% 1 1
Nodes\\Turning down Credit applications\serviceability\The business\Type ~ No 031% 1 1
Person

Nodes\\GHUB2 No 100.00% 1 1
Internals\\GHUB3

Node
Nodes\\Attitude to Collateral Yes 1139% 0 1
Nodes\\Attitude to Collateral\Collateral Not Sufficient T Yes  a08% 2 1
Nodes\\Attitude to Collateral\Collateral Not Sufficient\Reason Yes 3.49% 0 T
Nodes\\Attitude to Collateral\Collateral Not Sufficient\Reason\Only alast ~ No 056% 1 s,

resort e Sl
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Nodes\\Attitude to Collateral\Collateral Not Sufficient\Reason\Other factors ~ Yes 293% 0 1
more orrtlca[_

Nodes\\Attitude to Collateral\Collateral Not Sufficient\Reason\Other factors  No 293% 2 1
more critical\Ability to repay o

Nodes\\Attrtude to Collateral\CollateraI Sometimes Necessary Yes 7.31% 3 1
Nodes\\Attitude to Collateral\ColIa(eral Sometimes Necessary\Reason T Yes 5.65% 0 1
Nodes\\Attitude to Collateral\Collateral Sometimes Necessary\Reason\Ability No 280% 4 1
torepay - i

Nodes\\Attitude to Collateral\Collateral Sometimes No 227% 4 1
Necessary\Reason\Amount

Nodes\\Attitude to Collateral\Collateral Sometimes No 0.56 % 1 1
Necessary\Reason\Relationship o - - S ) 7
Nodes\\Issues of concern when taking landed property Yes 1420% 0 1
Nodes\\Als’srﬁrensrof' concern when raklr@ iarroéaiproperty\Omership Yes 1420% 0 1
Nodes\\Issues of concern when t taking landed Yes 5.87% 2 i §
property\Ownership\documentation

Nodes\\Issues of concern when taking landed No 252% 2 1
property\anershlp\documentarIorr)R;eiglﬁeAr;eg

Nodes\\Issues of concern when taking landed property\Ownershrp\ownershrp No 2.32% 4 |
dasputes

Nodes\\lssues of concern when taklng landed property\Ownershrp\verlﬁcatronVes 5.99 % 0 1
Nodes\\Issues of concern when taking landed T e 1n% 1 1
property\Ownership\verlﬂcation\formal . -

Nodes\\Issues of concern when taking landed No 0.99% 1 1
property\Ownership\verifi cation\insiders -

Nodes\\Issues of concern when taking landed No 4.18% 3 1
property\Ownership\verification\verification time and effects o
Nodes\\Preferred Collateral Yes 8.48% 0 1
Nodes\\Preferred Collateral\ldeal Preference T Yes  am% 31
Nodes\\Preferred Collateral\ldeal Preference\cash & near cash T Yes  363% 3 ' 1
Nodes\\Preferred Collateral\Ideal Préfe'r;rrzé‘cash & nearwgh‘roogoo T Yes  106% 0 .
Nodes\\Preferred Collateral\ldeal Preference\cash & near cash\reason\Easy to No 061% 1 . 1
foreclose e s BN~ Y ks el SO B LT .
Nodes\\Preferred Collateral\Ideal Preference\cash & near cash\reason\Easy toNo 0.44% 1 1
perfect et s L B S

Nodes\\Preferred Col|ateral\preference in practice Yes 4.89% 2 1
Nodes\\Preferred Collateral\preference in practlce\LanJero‘prop'érhty T Yes 304% 1 1
Nodes\\Preferred Collateral\preference in practice\Landed property\reason Yes 2.22% 0 7 1
Nodes\\Preferred Collatero]\preference inp précnce\Landed ' No  22% 4 7 1
property\reason\readily available N S et Y
Nodes\\Registered property benefit Yes 3.46% 0 1
Nooes\\kegistered property benefi t\lmproves accepﬁoiﬂty of property T Yes | 152% 0 1
Nodes\\Registered property benefit\Improves acceptability of property\Yes No 152% 1 1
ﬁodes\\Reglstered property benefit\Larger amount 7 Yes T 194% 0 1
Nodes\\Reglstered property benefit\Larger amount\No o - No  194% 1 1
Nodes\\Registered property benefit\Longer repayment time T Yes 194% 0 1
Nodes\\Registered property benefit\Longer repayment timeTNAo T N 1.94% 1 1
Nodes\\Registered property benefit\Lower fees ~ Yes 194% 0 1
Nodes\\Registered property benefit\Lower fees\No T N 1.94% 1 1
Nodes\\Regrstered property beneﬁt\Lower Interestrates Yes 1.94% 0 1
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Nodes\\Registered property benefit\Lower Interest rates\No No 1.94% 1 1
N&&eé\ﬁuknlng down Credit épﬁiiZafi;)n; - i Yes 8.10% 0 1
Nodes\\Turning down Credit applications\High Level Informallty Yes 5.77% 2 1
Nodes\\i’urning down Credit ;ﬁ;?liéiibn;(Hig-h'Level Informality\lack No 0.88% 2 1
appropriate documents and record keeping o o o -
Nodes\\Turning down Credit applications\High Level Informality\non-use of ~ No 3.56 % 2 1
banks
Nodes\\TurningEBﬁ;l Credit applications\Lack of suitable collateral Yes 0.51% 0 1
Nodes\\furning down Credit applicatldnsilackﬁf suitable collateral\No No 0.51% 1 1
registered property titles - 7 o
Nodes\\Turning down Credit applications\Risk Yes 1.80% 2 1
Nodes\Turning down Credit applications\serviceability o Yes 231% 0 1
Nédes\\;ru;hinggo\hn Credit 5b;)h:€at7io'ns>\'sieri\'/i‘ceébiIity\caéh flow No 231% 1 1
Person

Nodes\\GHUB3 No 10000% 1 1
Internals\\GHUB4

Node
Nodes\\Attitude to Collateral Yes 1113% 0 1
Nodes\\Attitude to Collateral\Collateral Not sufficent 5 Yes 390% 1 1
Nodes\\Attitude to Collateral\Collateral Not Sufﬂcient\ReagarT T Yes  280% 0 1
Nodes\\Attitude to Collateral\CbﬁQEeral Not Sd}ﬁclent\ké-aééh\dﬁ& alast  No 163% 1 ) |
resort -
Nodes\\Attitude to Collateral\Collateral Not Sufficient\Reason\Other factors Yes 1.16% 0 1
more critical W e T s e e L T -
Nodes\\Attitude to Collateral\Collateral Not Sufficient\Reason\Other factors No 1.16% 1 1
more critical\Ability to repay
Nodes\\Attitude to Collateral\Collateral Sometimes Necessary Yes 7.90% 4 1
Nodes\\Attitude to Collateral\Collateral Sometimes Necessary\Reason Yes 6.48 % 0 1
Nodes\\Attitude to Collateral\Collateral Sometimes T T Ne 136% 1 1
Necessary\Reason\Amount SR LT [ .
Nodes\\Attitude to Collateral\Collateral Sometimes No 293% 1 1
Necessary\Reason\motivation S
Nodes\\Attitude to Collateral\Collateral Sometimes Necessary\Reason\Policy No 0.85% 1 1
Nodes\\Attitude to Collateral\Collateral Sometimes Necessary\Reason\Risk T No  132% C 1
Nodes\\Issues of concern when taking landed property T Yes 11:2% 0 1
Nodes\\Issues of concern when taking landed property\Ownership Yes 9.80% 0 1
Nodes\\Issues of concern when taking landed Yes 299% 1 1
property\Ownership\documentation e P S -
Nodes\\Issues of concern when taking landed No 2.65% 3 1
property\Ownership\docur ion\Registered S T
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Nodes\\Issues of concern when taking landed property\Ownership\ownership No 0.44% 1 1

disputes N

Nodes\\Issues of concern when taking landed property\Ownership\verification Yes 7.01% 0o 1
Nodes\\Issues of concern when taking landed No 121% 1 1
property\Ownership\verification\formal B

Nodes\\Issues of concern when taking landed No 0.95% 1 1
property\Ownership\verification\insiders e - )

Nodes\\Issues of concern when taking landed No 484% 4 1
property\Ownership\verification\verification time and effects B -

Nodes\\Issues of concern when taking landed propertv\SaIeabllltv Yes 1.26% 2 1
Nodes\\Issues of concern when takmg landed property\VaIuation i Yes 0.45% 1 1
Node-s\\Pr‘&erreJColl;teral - El  Yes  125% 0 1
Nodes\\Preferred Collateral\ldeai Preference : Yes 7.80% 1 1
Nod}s_\(ﬁréferred éoilrariéra'lv\ldeéi ﬁEe?erénce\casi: & near cash Yes 7.77% 2 1
Nodes\\Preferred CoIIateraI\IdeﬁTPreference\cash & near cash\reason " Yes  334% 0 1
Nodés\\}’referréa Eblléieral'\ldéa‘f Pre_férénce\caih & near cash‘rééson\Easy toNo 161% 1 1

foreclose o S - -

Nodes\\Preferred Collateral\ldeal Preference\cash & near cash\reason\Easy toNo 1.73% 1 1
Nodes\\Preferred Collateral\Ideal Preference\cash & near No 117% 1 1
cash\reason\inappropriateness of others e B
Nodes\\Preferred Collateral\preference in practice Yes 6.74% 2 1
Nodes\\Preferred Collateral\preference in practice\Landed property Yes 564% 1 1
Nodes\\Preferred Collateral\pr;fe}ence in practlce\landed property\réasoh Yes  478% 0 1
Nodes\\Preferred Collateral\preference in practice\Landed ' No  254% 1 ) 1 .
property\reason\greater motivation for repayment L - _— . -

Nodes\\Preferred Collateral\preference in practice\Landed No 0.65% 1 1
property\reason\immovability =l ,
Nodes\\Preferred Collateral\preference in practlce\landed No 0.68 % 1 1
property\reason\persistent value appreciation S
Nodes\\Preferred Collateral\preference in practice\Landed No 0.90 % 1 1
property\reason\readily available B T TRl =l -
Nodes\\Preferred Collateral\preference in practice\others Yes 1.10% 0 1
Nodes\\Preferred Collateral\preference in practice\others\guarantors T No 110% 1 1
Nodes\\Reglsiere}l propefty ybenefit "  Yes 669% 0 1
Nodes\\Registered property benefit\Improves a&éﬁfgﬁl'i-t-y_o_f"ﬁ;p;rit; " Yes  281% 0 1
Nodes\\Registered property benefit\Improves acceptability of property\Yes  No 281% 1 1
Nodes\\Registered property benefit\Larger amount Yes 3.88% 0 R
Nodes\\Registered property benefit\Larger amount\Yes Yes 388% 2 1
Nodes\\Registered property benefit\Longer repayment time Yes 38% 0 T A '
Nodes\\Registered property benefit\Longer repayment time\Yes Yes 3.88% 2 1
Nodes\\RegIstered property beneﬁt\Lower fees i} Yes 053% O 1
Nodes\\Registered property benefit\Lower fees\No No 053% 1 [
Nodes\\Registered property benefit\Lower Interest rates Yes 388% O 1 o
Nodes\\Registered property benefit\Lower Interestrates\Yes ~ Yes T 388% 1 1
Nodes\\Registered property benefit\Lower Interest rates\Yes\Reason No 1.73% 1 1
Nodes\\Turning down Credit applications - I Yes 595% 0 1

Node s\\Turning down Credit applications\High Level F\for}nainy; T Yes  159% 0 1
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Nodes\\Turning down Credit applications\High Level Informality\lack No 1.59% 1 1
appropriate documents and record keeping
Nodes\\Turning down Credit applications\Lack of suitable collateral Yes 137% 1 1
Nodes\\Turning down Credit applications\Risk Yes 120% 0 1
Nodes\\Turning down Credit applications\Risk\Trac;r_ec;H O Ne 120% 1 1
Nodes\\Turning down Credit applications\serviceablli&—ﬁ R Yes 177% 0 1
Nc;&e's\\TurhingﬂdoWn Credit 5p;;lléatidhﬁi;eMceabilit\;\éaéh flow No 1.77% 2 1
Person

Nodes\\GHMFI3 No 6.07% 1 1
Nodes\GHuB4  No  10000% 1 1
Internals\\GHUB5S

Node
Nodes\\Attitude to Collateral Yes 2894% 0 1
Nodes\\Attitude to Collateral\Collateral Always necessary - “Yes 2451% 2 1
Nodes\\Attitude to Collateral\Collateral Always necessary\e)'(cé'ptic;ni " No 6.25% 1 1
Nodes\\Attitude to Collateral\Collateral Always necessary\RééQn T Yes 1492% 0 1
Nodes\\Attitude to Collateral\Collateral Always necessary\Reason\Motivation No 8.28% 1 1
Nodes\\Attitude to Collateral\Collateral Always nécessary\Reason\Risi( 77777 No 663% 2 1
Nodes\\AttitﬁEe_to Collateral\Collateral Not sufficient  Yes 443% 1 1
Nodes\\Attitude to Collateral\Collateral Not Sufficient\Reason ~ Yes 335% 0 [
Nodes\\Attitude to Collateral\Collateral Not sufficient\Reason\foreclosure ~ No i 1.60% 1 1
Nodes\\Attitude to Collateral\Collateral Not Sufficient\Reason\Other factors ~ Yes 1.75% 0 1
more critical -
Nodes\\Attitude to Collateral\Collateral Not Sufficient\Reason\Other factors No 1.75% 1 1
more critical\Ability to repay LN ] =X =
Nodes\\Issues of concern when taking landed property Yes 1499% 0 1
Nodes\Issues of concern when taking landed property\Encumbrances Yes T343% 1 1
Nodes\\Issues of concern when taking landed property\Ownership Yes 1264% 1 EE
Nodes\\Issues of concern when taking landed - N Yes  360% 0 1
property\Ownership\documentation s e L RIS o
Nodes\\Issues of concern when taking landed No 3.60% 1 1
property\Ownership\documentation\Registered I N
Nodes\\Issues of concern when taking landed property\Ownership\ownership No 528% 1 1
disputes S ——
Nodes\\Issues of concern when taking landed property\Ownership\verificationYes 5.90% 1 1
Nodes\\Issues of concern when taking landed No © 590% 1 ES
property\Ownership\verification\format T
Nodes\\Issues of concern when taking landed property\Valuation Yes 235% 0 1
Reports\\Coding Summary Report Page 14 of 17
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Nodes\\Issues of concern when taking landed property\Valuation\Forced sale No 235% 1 1
value -
Nodes\\Preferred Collateral IR Yes  1251% 0 1
Nod;s\\i’réfened Collateral\ldeal Preference » Yes 343% 1 1
Nodes\\Preferred Collateral\ldeal Preference\cash &nearcash  Yes 315% 1 1
Nodes\\Preferred Collateral\ldeal Preference\cash & near cash\re-;;r;rr T Yes  307% O 1
NEdggi\aréferredréolrlatérail'\ila'e»él”Pire-fere:'r'rcé\ﬁcssrr & near é;;h\reééon\Easy toNo 137% 1 1
foreclose
Nodes\\Preferred Collateral\ldeal Preference\cash & near cash\reason\Easy to No 1.70% 1 1
perfect L - -
Nodes\\Preferred Collateral\preference in practice Yes 9.08 % 1 1
ﬂ&ies\\Preferred'ébllateral\preferer)&?ﬁ;ric'tyiée\i.‘arrr:réd property Yes 9.08% 1 1
Nodes\\Preferred Collaterarl\p};ference in practlce\l.anded property\reason Yes 7.76% 0 1
Nodes\\Preferred Coliateral\preference in prac‘tice\Landed . No 7.76% 2 1
property\reason\readily available - S )
Nodes\\Registered property benefit Yes 8.01% 0 1
Nodés\\kéjlstered property beﬁeﬁi\lrﬁp;wes écéeptabiiity of probertv Yes 5.75% 0 1
Nodes\\Registered property benefit\Improves acceptability of propertv\Yes No  575% 1 1
Nodes\\Registered property benefit\Larger amount = T Yes  563% 0 1
Nodes\\Regrstered property beneﬁt\Larger amount\No ' No 5.63% 2 1
Nodes\\Regrstered property benefit\Longer repayment time " Yes 5.63% 0 1
Nodes\\Registered property benefit\Longer repayment tnme\No - No  563% 2 1
Nodes\\Registered property benefit\Lower fees ‘ T Yes " 563% 0 1
Nodes\\Registered property benefit\Lower fees\No T el - No 563% 2 1
Nodes\\Registered property benefit\Lower Interest rates " Yes C s63% 0 1
Nodes\\Registered property benefit\Lower Interest rates\No N 563% 2 1
Nodes\\Turning down Credit applications . T Yes 1036% O 1
Nodes\\Turning down Credit applications\Capacity Yes 1.25% 1 1
Nodes\\Turning down Credit appllcationi“@r Level Vl'nfvrrrrrrai‘ity ) Yes 6.28% 0 1
Nodes\\Turning down Credit applications\High Level Informality\I;Ei( “No  628% 1 i
appropriate documents and record keeping e )
Nodes\\Turning down Credit applicatlons\Others No 1.02% 1 b |
Nodes\\Turning down Credit applications\serviceability T Yes 180% 1 1
Nodes\\Turning down Credit applications\serviceability\The business Yes 1.22% 0 1
Nodes\\Tumlr\g”down Credit appllcations\seMceabilrty\The busrness\nature No iy 122 % 1 1
Person
Nodes\\GHUBS No 10000% 1 1
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Internals\\GHUB6

Node
Nodes\\Attitude to Collateral Yes 1070% 0 1
Nodes\\Aﬁi_tude to Collateral\Collateral Alwavs-necessarv . ) Yes  543% 1 1
Nb&éS\Mnitude to Cdllaierai\ééllaterai AIWays necessary\Reason Yes 3.39% 0 1
Nodes\\Attitude to Collateral\Collateral Always necessary\Reasdr'{\“ﬁa{kaH TNe 101% 1 1
Nodes\\Attitude to Collateral\Collateral Always necessary\Reason\Risk No  237% 1 1
Nodes\\Attitude to Collate}al\ColIateral Not Sufficient Yes 5.26 % 1 1
Nodes\\Attitude to Collateral\Collateral Not Sufficient\Reason Yes 296% 0 1
Nodes\\Attitude to Collateral\Collateral Not Sufﬁcient\Resgérm_\OfHer factors Yes 2.96 % 1 1
more critical U N B : :
Nodes\\Attitude to Collateral\Collateral Not Sufficient\Reason\Other factors No 2.96 % 1 1
more critical\Ability to repay R S
Nodes\\Attitude to Collateral\Collateral Not Sufficient\Reason\Other factors No 2.96 % 1 1
more critical\the business . . ) ) ‘
Nodes\\Issues of concern when taking landed property Yes 2292% O 1
Nodes\\issues of concern when iéi(ing landed ‘propertv'\Encumbrances Yes 241% 1 1
No&e;(\fs:eg of concern when iai(;ni landed Brdpé&i(b@ﬁérshlp Yes 1182% 0 1
Nzcaég\\lssues of concern when taking landed a ' Yes 1.44 % 0 1
property\Ownership\documentation - = i - o )
Nodes\\Issues of concern when taking landed No 1.44% 1 1
property\Ownership\documentation\Registered e el
Nodes\\Issues of concern when taking landed property\Ownership\ownership No 0.88 % 1 1
disputes e
Nodes\\Issues of concern when taking landed property\Ownership\verificationYes 9.48 % 1 |
Nodes\\Issues of concern when taking landed No 353% 21 )
property\Ownership\verification\formal e L )
Nodes\\Issues of concern when taking landed No 2.27% 2 1
property\Ownership\verification\insiders = I ey S
Nodes\\Issues of concern when taking landed No 3.06 % 1
property\Ownership\verification\verification time and effecs .
Nodes\\Issues of concern when taking landed property\Saleability Yes 8.69% 3 1
Nodes\\Preferred Collateral i ' Yes 1086% 0 1
Nodes\\Preferred Collateral\Ideal Preference s a41% 1 1
Nodes\\Preferred Collateral\ldeal Preference\cash & near cash T e 4% 1 1
Nodes\\Preferred Collateral\ldeal Preference\cash & near cash\reason ~ Yes ~ 202% 0 1
Nodes\\Preferred Collateral\ldeal Preference\cash & near cash\reason\EasytoNo ~ 2.02% 1 1
foreclose E——
Nodes\\Preferred Collateral\ldeal Preference\cash & near cash\reason\Easy to No 137% 1 1
perfect By S ——
Nodes\\Preferred Collateral\preference in practice Yes 6.45 % 0 1
Nodes\\Preferred Collateral\preference in practice\Landed property Yes 645% 1 - 1
Nodes\\Preferred Collateral\preference in practice\Landed property\reason Yes T 414% 0 1
Nodes\\Preferred Collateral\preference in practice\Landed No  208% 1 1
property\reason\greater motivation for repayment e e N e -
Nodes\\Preferred Collateral\preference in practice\Landed No 2.05% 2 1
property\reason\immovability N,
Nodes\\Registered property benefit Yes 1021% 0 1
Reports\\Coding Summary Report Page 16 of 17
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Nodes\\Registered property benefit\Improves acceptability of property Yes 3.55% 0
Nodes\\Registered property benefit\Improves acceptability of property\Yes  No o 355% 1
Nodeé\\Registered property benefn\Larger amount Yes 2.58% 0
Nodes\\Registered property benefit\Larger amount\No No 258% 2
Nodes\\Registered property benefit\Longer repayment time R Yes 2.68% 0
Nodes\\Registered property benefit\Longer repayment time\No No 268% 2
N&Je;\\kegiéiered brobérﬁ benefit\Lower fees ' Yes 247% 0
Nodes\\Registered property benefit\Lower fees\No B No  247% 2
Nodes\\Registered property benefit\Lower Interest rates Yes 242% 0
Nodes\\Registered property benefit\Lower Interest rates\No No 22% 2
Nodes\\Turning down Credit applications o Yes 044% 0
Nodes\\Turning down Credit applications\Lack of suitable collateral Yes O 601% 1
Nodes\\Turning down Credit applications\Lack of suitable collateral\No ~ No 362% 1
registered property titles
Nodes\\Turning down Credit applications\serviceability Yes 4.43% 1
Nodes\\Turning down Credit applications\serviceability\cash flow No 212% 1
Person
Nodes\\GHMFI2 No 435% 2
Nodes\GHUB§ N 10000% 1
Reports\\Coding Summary Report
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Number of questionnaires distributed and number received - England

Selected cities & towns Number of questionnaires | Number of questionnaires
distributed completed & returned

Manchester 80 32
Liverpool 59 34
Chester 44 21
Southport 10 5
St. Helens 7 3
Total 200 95

APPENDIX B

The Nature of SE Credit Constraints in Ghana
Respondent Characteristics

Table 1
Education * Gender Crosstabulation
Gender
male female Total
Education no formal education Count 10 21 31
% within Education 32.3% 67.7% 100.0%
% within Gender 17.5% 28.4% 23.7%
% of Total 7.6% 16.0% 23.7%
Basic education Count 26 22 48
% within Education 54.2% 45.8% 100.0%
% within Gender 45.6% 29.7% 36.6%
% of Total 19.8% 16.8% 36.6%
secondary/ocationaiftech Count 18 24 42
nical education % within Education 42.9% 57.1% | 100.0%
% within Gender 31.8% 324% 32.1%
% of Total 13.7% 18.3% 32.1%
tertiary education Count 3 7 10
% within Education 30.0% 70.0% 100.0%
% within Gender 5.3% 9.5% 7.6%
% of Total 2.3% 5.3% 7.6%
Total Count 57 74 131
% within Education 43.5% 56.5% 100.0%
% within Gender 100.0% 100.0% 100.0%
% of Total 43.5% 56.5% 100.0%
Chi-Square Tests
ot e AP
Pearson Chi-Square 4.564" 3 207
Likelihocod Ratio 46817 a 202
kl‘n.eoa‘;‘-.b ol’_‘lnonr 010 1 820
N of Valld Cases 131
Sl QSRS TR AT SRS count ien s an 8- The
Table 2
Correlations
Education Age
Spearman's rho Education Corralation Coefficient 1.000 029
Sig. (2-tailed) . 744
N 1314 131
Age Correlation Coefficient 029 1.000
Sig. (2-tailed) 744 .
N 131 131
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Table 3

Corralations

Aqe Poepoendants
Spearman's rho Age Correlation Coefficient 1.000 573"
Sig. (2-talled) . .000
N 131 131
Dependants Correlation Coefficient 573" 1.000
Sig. (2-tailed) .000 .
N 131 131

**. Correlation Is significant at the 0.01 level (2-talled).

Table 4
Correlations
Education Depandants
Spearman’s rho Educaton Correlavon Coefficient 1.000 -.192°
Sig. (2-tailad) . 028
N 131 131
Dependanta Correlation Coafficiant 102" 1.000
Sig. (2-tailed) 028 .
N 131 131
*. Carrelation is significant at the 0 05 tewal {2-taled)
Table §
Dependants * Gender Crossatabulation
Qender
—maie —foemale L __ Total |
Dependants below 5 Count 15 18 33
% within Dependants 45 5% 854 8% 100.0%
% within Gender 26.3% 24.3% 25.2%
% of Total 11.5% 13.7% 285.2%
8-10 Count az 47 a4
% within Dependants 44 .0% 56.0% 100.0%
% within Gender 684 Q% 683.5% 84.1%
Y of Total 28.2% 35.0% B4.19%
+10 Count -3 -] 14
% within Depaendants 35.7% 64.3% 100.0%
Y% within Gender 8.8% 12.2% 10.7%
Y% of Total 3.8% 8.9% 10.7%
Total Count 57 74 131
% within Dependants 43.5% 56.5% 100.0%
% within Gender 100.0% 100.0% 100.0%
% of Total 43.5% 56.5% 100.0%
Chi-Square Teats
Value ar A?Z:&'gz.ff__‘
Pearson Chi-Square 407* 2 816
Likelihocod Ratio 413 2 813
Linear-b Llnear 274 1 .801
Associa
N ofValld Cases 131

a. O cella (.0%) have expeclad countless than 5. Tha minimum
axpected count is 6.09

Table 6
number of employees * Business type Crosstabulation
Businges e
frader Mechanic_| catering | carpenter Jotal
number ofemployees lessthan5 Count 69 4 5 3 81
% within number of 85.2% 4.9% 6.2% 3.7% 100.0%
employees
% within Business type 79.3% 23.5% 38.5% 21.4% 61.8%
% of Total 52.7% 3.1% 3.8% 2.3% 61.8%
5-10 Count 16 5 7 ] 37
% within numbaer of 43.2% 13.5% 18.9% 24.3% 100.0%
empiloyees
% within Business type 18.4% 29.4% 53.8% 64.3% 28.2%
% of Total 12.2% 3.8% 5.3% 6.9% 28.2%
+10 Count 2 8 1 2 13
% within number of 15.4% 61.5% 7.7% 15.4% 100.0%
employees
% within Business type 2.3% 47.1% 7.7% 14.3% 9.9%
% of Total 1.5% 6.1% 8% 1.5% 9.9%
Total Count 87 17 13 14 131
% within number of 66.4% 13.0% 9.9% 10.7% 100.0%
employees
% within Business type 100.0% 100.0% 100.0% 100.0% 100.0%
% of Total 66.4% 13.0% 9.9% 10.7% 100.0%
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Chi-Square Tests

As_ym . Sig.
Value df { -sl':c:!ed)‘I
Pearson Chi-Square 54.685* 6 000
Likelihood Ratio 46.034 (-] .000
Linear-by-Linear 21.822 1 .000
Association

N of Valld Cases 131

a. 6 cells (50.0%) have expected count less than 5. The
minimum expected countis 1.29.

Table 7
Business type * Gander Crosstabulation
Gender
maleo
Business type trader Count 24 a3 87
% within Business type 27 .6% 72.4% 100.0%
% within Gender 42.1% 85.1% 86.4%
% of Total 18.3% 48.1% 68.4%
Machanic Count 17 o 17
% within Business type 100.0% 0% 100.0%
% within Gender 29.8% 0% 13.0%
% of Total 13.0% O% 13.0%
catering Count 3 10 13
Y within Busineass type 23.1% 768.8% 100.0%
% within Gender 5.3% 13.5% 9.8%
Y% of Total 2.3% 7.6% 89.9%
carpenter Count 13 1 14
% within Business type 202.9% 7.1% 100.0%
% within Gander 22.8% 1.4% 10.7%
% of Total 9.9% 8% 10.7%
Total Count 57 74 131
% within Business type 43 5% 56 5% 100.0%
% within Gender 100.0% 100.0% 100.0%
% of Total 43 5% 56.6% 100.0%
Chi-Square Tests
As . Sig.
Value df { -;Jded)
Pearson Chi-Square 47.125° 3 000
Likslihood Ratio 55.656 3 .000
Linear-by-Linear 18.0686 1 000
Association
N of Valid Cases 131
a. 0 cells (.0%) have expected countiess than 8. The minimum
e>xpectad count is 5.66.
Table 8
average monthly cash generated * Busl type Cr lat
Business type
frader Mechanic | catering ] carpenter Jotal
awerage monthiycash Below GHC 500  Count 18 3 2 2 25
generated % within average monthly 72.0% 12.0% 8.0% 80% | 100.0%
cash generated
% within Business type 20.7% 17.8% 15.4% 14.3% 19.1%
% of Total 13.7% 23% 1.5% 15% 19.1%
GHC 500-1000 Count 32 -1 4 5 46
% within avarage monthly 69.6% 10.8% 8.7% 10.9% 100.0%
cash generate
% within Business type 36.8% 20.4% 308% 35.7% 35.1%
% of Total 244% 3.8% 3.1% 3.8% 351%
GHC 1001-1500 Count 22 8 3 5 38
% within average monthly 57.9% 21.1% 7.9% 13.2% 100.0%
cash generated
% within Business type 253% 47.1% 23.1% 35.7% 29.0%
% of Total 16.8% 6.1% 2.3% 3.8% 20.0%
+GHC 1500 Count 15 1 4 2 22
% within average monthly 68.2% 4.5% 18.2% 8.1% 100.0%
cash generated
% within Business type 17.2% 59% 30.8% 14.3% 16.8%
% of Total 11.5% 8% 31% 1.5% 16.8%
Total Count 87 17 13 14 131
9% within average monthly 66.4% 13.0% 9.9% 10.7% 100.0%
cash generated
% within Business tye 100.0% 100.0% 100.0% 100.0% 100.0%
% of Total 66.4% 13.0% 9.9% 10.7% 100.0%
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Chil-8quare Tests

Value ar A(’!—T l%'gsg.g) .
Pearson Chi-Square 6.175" 1°] T22
Likelihood Ratio 6.025 -] TI7
Linear-by-Linear 599 1 4309
Association
N of Valld Casesn 131
a. 11 cells (68.8%) havwe expeacted count less than 6. The
minimum expected countias 2.18.
Table 9
most important business problem * type Cr
Business type
frader | Mechanic | cetering | carpenter 1 TJotal
mostimportant business lack of funds Count 43 7 4 [} 60
problam % within most important 717% 1.7% 67% 100% | 100.0%
business probiem
% within Business type 49.4% 41.2% 30.8% 429% 4506%
% of Total 28% B5.3% 3.1% 4.6% 45.8%
frequeni price increameant  Count [ -1 8 1 17
bysuppliers
% within most important 35.3% 204% 204% 5.9% 100.0%
business problem
% within Business type 6.0% 20.4% 36.5% 7.1% 13.0%
% of Total 4.6% 3.8% 3.8% 8% 13.0%
lack of business apace & Count 12 0 0 1] 12
poor location % within most important 100.0% 0% 0% 0% | 100.0%
business problem
% within Business tye 13.8% 0% 0% 0% 9.2%
% of Total 9.2% 0% 0% 0% 92%
high importduty & Count 9 ] [+] ] 14
bureaucracy % within most important 64.3% 35.7% 0% 0% | 100.0%
business problem
% within Business type 10.3% 20.4% 0% 0% 10.7%
% of Total 6.9% 8% 0% 0% 10.7%
competition Count 11 0 0 1 12
% within most important 91.7% 0% 0% 8.3% 100.0%
business problem
% within Business type 12.6% 0% 0% 7.1% 9.2%
% of Totat 8.4% 0% 0% 8% 0.2%
lack of raw material Count ] o 4 [} 10
% within most important 0% 0% 40.0% 80.0% 100.0%
business problem
% within Business type 0% 0% 308% 42.9% 7.6%
% of Totat 0% 0% 31% 4.6% 7.6%
others Count 6 o [¢] [+} (]
% within most important 100.0% 0% 0% 0% 100.0%
business problem
% within Business type 6.0% 0% 0% 0% 4.6%
% of Total 4.6% 0% 0% 0% 4.6%
Total Count 87 17 13 14 134
% within most important 66.4% 13.0% 2.9% 10.7% 100.0%
business problem
% within Business type 100.0% 100.0% 100.0% 100.0% 100.0%
% of Total 68.4% 13.0% 9 9% 10.7% 100.0%
Credit market experiences
Table 10
Applied for loan In last 24 months * Gender Crosstabulation
Gender
male female Total
Applied for loan in last 24 No Count 21 16 37
months % within Applied for loan 56.8% 432% | 100.0%
in last 24 months
% within Gender 36.8% 21.6% 28.2%
% of Total 18.0% 12.2% 28.2%
Yes Count 36 58 04
% within Applied for loan 38.3% 681.7% 100.0%
in last 24 months
% within Gender 63.2% 78.4% 71.8%
% of Total 27.5% 44.3% 71.8%
Total Count 57 74 131
% within Applied for loan 43.5% 56.5% 100.0%
in last 24 months
% within Gender 100.0% 100.0% 100.0%
% of Total 43.5% 56.5% 100.0%
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Chi-Square Tests

Exact Sig. (2- Emct 8 1-
Value Jar ({“l‘(’igd) gided) ¢ g ¢
Pearson Chi-Square 3.680" 1 0565
Continuity Correction® 2.968 1 .088
Likelihood Ratio 3.662 1 .058
Fisher's Exact Test 078 043
Linear-by-Linear 3.652 1 0686
Association
N of Valid Cases 131
a. 0 cells (.0%) have expected countless than 8. The minimum expactad count is 16.10.
b. Computed onlyfor a 2x2 table
Table 11: Applied for loan in last 24 months * Age
Crosstab
Age
Below 30yrs | 30-45yrs 48-60wr goyra* Jotal .|
Appliue\d for loan in last 24 No Count 8 18 [ [ a7
months % within Applied for loan 21.6% 48.6% 13.6% 18.2% | 100.0%
inlast24 months
% within Age 38.1% 29.5% 13.9% 46.2% 28.2%
% of Total 8.1% 13.7% 38% 46% 28.2%
Yes Count 13 43 31 7 04
% within Applied for loan 13.8% 45.7% 33.0% 74% 100.0%
in tast 24 months
% within Age 61.9% 70.5% 86.1% 53.8% 71.8%
% of Total 9.9% 32.8% 23.7% 85.3% 71.8%
Total Count 21 81 36 13 131
% within Applied for loan 16.0% 46.6% 27.5% 9.9% 100.0%
inlast 24 months
% within Age 100.0% 100.0% 100.0% 100.0% 100.0%
% of Total 16.0% 46.6% 27.5% 0 .9% 100.0%
Chi-Square Tests
As?/mp. Sig.
Vatlue df {(2-sided)
Pearson Chi-Square 6.772" 3 .080
Likelihood Ratio 7.078 3 089
Linear-by-Linear -339 1 560
Association
N of Valid Cases 131
a. 1 cells (12.5%) have expectsd countless than 5. The
minimum expected countis 3.
Table 12: Applied for loan in last 24 months * Education
Crosstab
Education
secondaryhoc
no format Basic ationalAechni tartiary
education education cal education education Total
Applied for loan in last24  No Count 1 15 8 3 37
months % within Applied for loan 29.7% 405% 216% 81% | 1000%
inlast 24 months
% within Education 355% 31.3% 19.0% 30.0% 28.2%
% of Total 84% 115% 6.1% 2.3% 28.2%
Yes Count 20 a3 34 7 o4
% within Applied for loan 21.3% 35.1% 36.2% 14% 100.0%
inlast24 months
9% within Education 64.5% 68.8% 81.0% 70.0% 718%
% of Total 15.3% 252% 26.0% 53% 718%
Total Count 31 48 42 10 131
% within Applied for loan 237% 36.6% 321% 7.6% 100.0%
in last 24 months
% within Education 100.0% 100.0% 100.0% 100.0% 100.0%
% of Totat 23.7% 36.6% 32.1% 76% 100.0%
Chi-Square Tests
—— Veolye (=14 A(.ﬁ-s l'z.e%.?.
Pearson Chi-Square 2.78494" 3 426
Likeslihood Ratio 2. 888 a 409
Linear-by-Linear 1.835 1 218
Asnnociation
N of Valid Cases 131

a. 1 cella (12.5%) have ax;)ectod countiess than 5. The
minimum expected countis 2.82.
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Table 13: Applied for loan in last 24 months * number of employees

Crosstab
number of empl -]
Jess than & $-10 +10 Jotal |
Appli"oild forlcan in last 24 No Count 20 14 3 az
maontha % within Applied for loan 54.1% 37.8% 8.1% 100.0%
in last 24 months
% within number of 24.7% 37.8% 23.1% 28.2%
employees
% of Total 15.3% 10.7% 2.3% 28.2%
Yes Count 61 23 10 o4
% within Applied for loan 84.9% 24.5% 10.6% 100.0%
in last 24 months
% within numbaer of 75.3% 62.2% 76.9% 71.8%
employees
% of Total 46.6% 17.6% 7.6% 71.8%
Total Count 81 37 13 131
% within Applled for foan 81.8% 28.2% 9.9% 100.0%
in last 24 months
% within number of 100.0% 100.0% 100.0% 100.0%
employeas
% of Total 61.8% 280.2% 9.9% 100.0%
Chi-Square Tests
As . Sig.
Value gt (2)—-1'?190)9
Pearson Chi-Square 2.366" 2 308
Likelihood Ratio 2.283 2 218
Linsar-byLinear 408 1 524
Aasocciation
N of valid Cases 131

a. 1 cells (18.7%) have expectad count less than 8. The
minimum expected countia 3.67.

Table 14: Applied for loan in last 24 months * average monthly cash generated

Crosstab
average monthly cash generated
Below GHC GHC 500- GHC 1001-
500 1000 1500 +GHC 1500 | _ Total |
Applied for loan In last 24 No Count 7 18 8 8 37
months % within Applled for loan 18.9% 43.2% 21.6% 18.2% | 100.0%
inlast 24 month
% within awmge monthly 28.0% 34.8% 21.1% 27.3% 28.2%
cash generate
% of Total 5.3% 12.2% 8.1% 4.6% 28.2%
Yes Count 18 30 30 186 84
% within Applied for loan 19.1% 31.9% 31.9% 17.0% 100.0%
in last 24 months
% within lwmgc monthly 72.0% 65.2% 78.8% 72.7% 71.8%
cash ganerate.
% of Total 13.7% 229% 22.9% 12.2% 71.8%
Total Count 25 46 38 22 131
% within Applied for ican 19.1% 35.1% 20.0% 18.8% 100.0%
inlast 24 months
% within nvaraga monthly 100.0% 100.0% 100.0% 100.0% 100.0%
cash generate:
% of Total 19.1% 35.1% 28.0% 16.8% 100 0%
Chi-Square Tests
Vatue daf { .% id ed )
Pearson Chi-Square 1.951* 3 .583
Likelihood Ratio 1.971 3 578
Linear-by-Linear 373 1 542
Association
N of valid Cases 131

a. 0 cells (.0%) have expected countless than 5. The minimum
expected countis 6.21.

Table 15
Applied for loan In last 24 months * most important business problem Crosstabulation
mostimportant business
problem
lack of funds othors Jotal
Applied for loan in last 24 No Count 17 20 a7
months % within Applied for loan 45.9% 54.1% 100.0%
in last 24 months
% within mostimportant 28.3% 28.2% 28.2%
business problem
% of Total 13.0% 15.3% 28.2%
Yes Count 43 51 94
% within Applled for loan 45.7% 54.3% 100.0%
in last 24 month
% within mostimportant 71.7% 71.8% 71.8%
busineas problam
% of Total 328% 38.9% 71.8%
Total Count 60 71 131
% within Mplled for loan 45.8% 54.2% 100.0%
inlast 24 months
% within mostimportant 100.0% 100.0% 100.0%
business problem
% of Total 45 .68% 54.2% 100.0%
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Chi-Square Tosts

value df A?{g i%'g%'? : Em:fdsglg 1 4 e -
Pearson Chi-Square .000* 883
Continuity Correction® .000 1 1.000
Likelihood Ratia .000 1 .83
Fisher's Exact Test 1.000 .668
Linear-by-Linear .000 1 983
Association
N of Valid Cases 131
a.0 cells (.0%) have expected count less than 5. The minimum expected count ia 16.95.
b. Computed onlyfor a 2x2 table
Table 16
Landing Inatitution * Gender Crosstabulation
Gender.
mate ] JTo
Lending Institution Universal bank Count 7 16 23
% within Lending 30.4% 689.6% 100.0%
Institution
% within Gender 17.8% 29.1% 24 5%
% of Total 7.4% 17.0% 24 5%
MFI Count 3z 38 71
% within Lending 45.1% 54.9% 100.0%
Institution
% within Gender 82.1% 70.9% 75.5%
% of Total 34.0% 41.5% 75.5%
Total Count 39 13 094
% within Lending 41.5% 58.5% 100.0%
Institution
% within Gender 100.0% 100.0% 100.0%
% of Total 41.5% 58.5% 100.0%
Chi-Square Tests
As . Sig. Exact Sig. (2- Exact Sig. (1-
Value df (xgi%ed)g side )( sldeg)(
Pearson Chi-Square 1.533% 1 216
Continuity Correction® 989 1 .320
Likelihood Ratio 1.572 1 210
Fisher's Exact Test 236 .160
Linear-by-Linear 1.517 1 218
Association
N of Valid Cases 94
a. 0 cells (.0%) have expected count less than 5. The minimum expected countis 9.54.
b. Computed onlyfor a 2)2 table
Table 17
Lending Institution * Education Crosstabulation
Education
secondai c
no formal Basic ationaltachni tertiary
—edycation education _|_cal education | __education | Total |
Lending Institution ~ Universal bank  Count 6 12 4 1 23
% within Lending 26.1% 522% 174% 4.3% 100.0%
Institution
% within Education 30.0% 31.6% 14.3% 125% 24.5%
% of Total 6.4% 128% 4.3% 1.1% 24.5%
MF Count 14 26 24 7 7
9% within Lending 19.7% 36.6% 33.8% 9.9% 100.0%
Institution
% within Education 70.0% 684% 85.7% 87.5% 75.5%
% of Total 14.9% 27.7% 25.5% T4% 75.5%
Total Count 20 38 28 8 84
% within Lending 21.3% 404% 29.8% 8.5% 100.0%
institution
% within Education 100.0% 100.0% 100.0% 100.0% 100.0%
% of Total 21.3% 40.4% 20.8% 8.5% 100.0%
Chi-Square Tests
Value Jdf A?g—'gfgesdljg'
Pearson Chi-Square 3.562° 3 313
Likelihood Ratio 3.779 3 286
Linear-by-Linear 2.499 1 114
As sociation
N of vValid Cases 24

a. 2 cells (25.0%) have expected count less than 5.

minimum expected countis 1.96,

The
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Constraint Status of Loan Applicants

Table 18
Loan amount wanted
Cumulative
- Frequency Percent Valid Percent Percent
Valid Below GHC 500 7 7.4 7.4 74
GHC 500-1000 31 33.0 33.0 40.4
GHC 1001-2000 31 33.0 33.0 73.4
+GHC 2000 25 26.6 26.6 100.0
Total 94 100.0 100.0
. . . .
Table 19: Selected lending institution and loan amount wanted
Cromstab
Lending lnstitution
Universal
Lank |\ &3] R K=17"1]
Loan amount wanted Below GHC 500 Count 4
% within Loan smount 42.0% 57.1% 100.0%
wantaed
% within Lending 13.0% 85.6% 7 4%
Inetitution
% of Total 3.2% 4. 3% 7 .4%
GHC 500-1000 Count E) 28 31
% within Loan amount 9.7% 90.3% 100.0%
wanted
% within Lending 13.0% 390.4% 33.0%
Institution
% of Total 3.2% 20.8% A3.0%
SGHC 1001-2000 Count & 26 31
% within Loan amount 16.1% 83.9% 100.0%
antad
% within Lending 21.7% 36.6% 33.0%
inatitution
% of Total 8.3% 272.7% 33.0%
+~GHC 2000 Count 12 13 25
%6 within Loan amount 48.0% 852.0% 100.0%
wanted
% within Lending 52.2% 18.3% 28.8%
Inathiution
% of Total 12.86% 13.8% 26.6%
Total Count 23 71 "4
% within Loan amount 24 .5% 75.5% 100.0%
wanted
% within Lending 100.0% 100.0% 100.0%
Institution
% of Tota! 24.5% 75.5% 100.0%
Chi-Square Tests
As p. Sig.
Vatue dr (3-slded)
Pearson Chi-Square 13.607" 3 .003
Likslihood Ratio 13.324 3 004
Linear-by-Linear 4.183 1 041
Association
N of Valid Cases 94
a. 1 cells (12.5%) have expected countless than 5. The
minimum expected countis 1.71.
Table 20
Loan amount applied for * average monthly cash generated Crosstabulation
average monthly cash generated
Below GHGC GHC 500- GHC 1001~
500 1000 1509 +GHC 1500 JYotal
Loan amount applied for  Below GHC 500  Count 4 [} [}
% within Loen amount 57.1% 429% 0% 0% 100.0%
applied for
% within avsrag- monthly 16.0% 8.5% 0% 0% 83%
cash generate
% of Total 3.1% 2.3% 0% 0% 5.3%
GHC §00-1000 Count 12 16 3 Q 31
% within Loan amount 38.7% 51.6% 0.7% 0% 100.0%
applisd for
% within awmge monthly 48.0% 34.8% 7.8% 0% 23.7%
cash generate
% of Total 9.2% 12.2% 2.3% 0% 23.7%
GHC 1001-2000 Count 2 10 14 2 28
% within Loan amount T 1% 35.7% 50.0% T71% 100.0%
applied for
%% within lvor-g. monthty 8.0% 21.7% 36.8% 9.1% 21.4%
cash generate
% of Total 1.5% 7.6% 10.7% 1.5% 21.4%
+GHC 2000 Count ] 1 13 14 28
% wlithin Loan amount 0% 36% 46.4% 500% 100.0%
applied for
% within -varaga monthly 0% 22% 34.2% 63.6% 21.4%
cash generates
% of Total 0% 8% 9.0% 10.7% 21.4%
N/A Count 7 16 8 s a7
% within Loan amount 18.9% 43.2% 21.6% 16.2% 100.0%
applied for
% within -vnrnge monthly 28.0% 34.8% 21.1% 27.3% 28.2%
cash generale
% of Total 5.3% 12.2% 8.1% 48% 28.2%
Total Caunt 25 46 38 22 131
% within Loan amount 19.1% 35.1% 28.0% 16.8% 100.0%
applied for
% within lwrngn monthly 100.0% 100.0% 100.0% 100.0% 100.0%
cash ganerale
% of Total 19.1% 35.1% 29.0% 16.8% 100.0%
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Chi-Square Tests

Asg/m . Sig.
Value daf { -sllcz’jed)g
Pearson Chi-Square 70.390° 12 .000
Likelihood Ratio 80.541 12 .000
Linear-by-Linear 17.174 1 000
Assoclation

N of Valid Cases 131

a. 8 cells (30.0%) have e)xpected count less than 5. The

minimum expected

countis 1.18.

Symmetric Measures

Value Approx Sig.
Nominal byNominal  Phi .733 .000
Cramer's V 423 .000
N of Valid Cases 131
Table 21
Proportion of loan amount recleved
Cumulative
Frequency Percent Valid Percent Percent
Valid zero percent 10 10.6 10.6 10.6
Below 50% 16 17.0 17.0 27.7
50% -75% 31 33.0 33.0 60.6
+76 butless than 100% 11 11.7 11.7 723
100% 26 27.7 27.7 100.0
Total 94 100.0 100.0
Table 22: Wilcoxon’s test for difference between loan amount wanted and amount received
Ranks
N Mean Rank Sum of Ranks
Proportion of loan amo;tJnt Negative Ranks 22 26.55 584.00
e o oan amoun Positive Ranks ag® 40.24 1972.00
Ties 23°
Total 24
a. Proportion of loan amount recieved < Loan amount applied for
b. Proportion of loan amount recieved > Loan amount applied for
¢. Proportion of loan amount recieved = Loan amount applied for
Test Statistica®
Proportion of
loan amount
recieved -
Loan amount
applied for
Z -4.032*
Asymp. Sig. (2-tailed) .000
a. Based on negative ranks.
b. Wilcoxon Signed Ranks Test
Table 23
Recieved full amount * Monthly Cash generated Crosstabulation
Monthly Cash generated
Below GHC GHC 500- GHC 1001-
500 1000 1500 +GHC 1500 Jotal
Recieved full amount no Count 17 26 21 4 68
% within Recleved full 25.0% 38.2% 30.9% 5.9% 100.0%
amount
% within Monthly Cash 85.0% 86.7% 63.6% 38.4% 72.3%
generated
% of Total 18.1% 27.7% 223% 4.3% 72.3%
yos Count 3 4 12 7 26
% within Racleved full 11.5% 15.4% 46.2% 26.9% 100.0%
amount
% within Monthly Cash 15.0% 13.3% 364% 83.6% 27.7%
generated
% of Total 32% 4.3% 128% 74% 27.7%
Total Count 20 30 33 1 84
% within Recievad full 21.3% 31.9% 35.1% 11.7% 100.0%
amount
% within Monthly Cash 100.0% 100.0% 100.0% 100.0% 100.0%
generated
% of Total 21.3% 31.9% 35.1% 11.7% 100.0%
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Chi-Square Tests

Asn P. Sig.
Yvalue [el4d ('X:mgg)
Pearson Chi-Square 13.044* 3 008
Likelihood Ratlo 12.714 3 0085
Linear-by-Linear 10.4486 1 001
Assoclation
N of Valld Cases 84
a. 1 cells (12.5%) havwe expected count less than 5. The
minimum expected countis 3.04.
Symmetric Measures
Value Approx. Sig.
Nominal by Nominal Phi 373 005
Cramer's V 373 .005
N of Valid Cases 94
Table 24
Recleved full * Loan nt applied for Cr bulatl
Loan amount applied for
Below GHC GHC 500- GHC 1001-
500 1000 2000 +GHC 2000 Total
Recieved full amount no Count 7 26 25 10 68
% within Recieved full 10.3% 38.2% 36.8% 14.7% 1000%
amount
% within Loan amount 100.0% 83.9% 806% 40.0% 72.3%
applied for
% of Total T4% 27.7% 26.6% 10.6% 723%
yes Count 0 5 [] 15 28
% within Recieved full 0% 19.2% 23.1% 57.7% 100.0%
amount
% within Loan amount 0% 16.1% 19.4% 60.0% 27.7%
applied for
% of Total 0% 5.3% 6.4% 16.0% 27.7%
Total Count 7 31 31 25 94
% within Recieved full 74% 33.0% 33.0% 266% 100.0%
amaount
% within Loan amount 100.0% 100.0% 100.0% 100.0% 100.0%
apptiad for
% of Total 74% 33.0% 33.0% 26 6% 100 0%
Chi-Square Tests
As p. Sig.
Value df (3-5! ed)
Pearson Chi-Square 18.873" 3 .000
Likelihood Ratio 19.361 3 .000
Linear-by-Linear 14.958 1 .000
Association
N of Valld Cases 94
a. 1 cells (12.5%) have expected countiess than 5. The
minimum expected countis 1.94.
Symmaetric Measures
Value Approx. Sig.
Nominal by Nominal Phi 448 .000
Cramer's V 448 .000
N of Valid Cases 04
Table 25: chi square test for Constraint status and Age
Crosstab
Age
Below 30ws | 30-45yrs 46-60yr 60ws + Jotal
Recieved fullamount  no Count 11 26 21 10 68
% within Recieved full 16.2% 38.2% 30.8% 14.7% 100.0%
amount
% within Age 61.1% 65.0% 84.0% 80.9% 72.3%
% of Total 11.7% 27.7% 223% 10.6% 72.3%
yes Count 7 14 4 1 26
% within Recieved full 26.9% 53.8% 15.4% 3.8% 100.0%
amount
% within Age 38.9% 35.0% 16.0% 8.1% 27.7%
% of Total 7.4% 14.9% 4.3% 1.1% 27.7%
Total Count 18 40 25 11 94
% within Recleved full 19.1% 42.6% 266% 11.7% 100.0%
amount
% within Age 100.0% 100.0% 100.0% 100.0% 100.0%
% of Total 19.1% 42.6% 26.6% 11.7% 100.0%
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Chi-Square Tests

As . Sig.
Yalue Jdf (é-aﬁjggg) |
Pearson Chi-Square 5.806" 3 121
Likelihood Ratio 6.327 3 087
Linear-by-Linear 6.1586 1 o233
Aasociation
N of vValld Cases 094
a. 2 ceaells (25.0%) have expected countlea- than 5. The
minimum expected countis 3.04
Table 26: chi square test for Constramt status and gender
Crosstab
Gender
male femalg Total |
Recieved full amount no Count 28 40 868
% within Recieved full 41.2% 58.8% 100.0%
amount
% within Gender 71.8% 72.7% 72.3%
% of Total 20.8% 42.6% 72.3%
ves Count 11 15 26
% within Recieved full 42.3% 857.7% 100.0%
amount
% within Gender 28.2% 27.3% 27.7%
% of Total 11.7% 16.0% 27.7%
Total Count 39 55 094
% within Recieved ful) 41.6% 58.6% 100.0%
amount
% within Gender 100.0% 100.0% 100.0%
% of Total 41.5% 58.8% 100.0%
Chi-Square Tests
Asgm Exact Sig. (2- Exact Sig. (1-
Value df Ided) sidad) sided)
Pearson Chi-Square .010* 1 921
Continuity Correction® .000 1 1.000
Likelihood Ratio 010 1 921
Fisher's Exact Test ’ 1.000 551
Linear-by-Linear 010 1 821
Association
N of valid Cases 04
a. 0 cells (.0%) have expected countless than 5. The minimum expected countis 10.79.
b. Computed onlyfor a 2x2 table
Table 27: chi square test for Constraint status and education
Crosstab
Education
secondanfvoc
no formal Basic ationalAechni tertinry
oducation ducath | cation ducation Jolal
Recievad fuli amount  no Count 12 31 19 6 68
% within Reciewed full 17.6% 458% 27.9% 8.8% 100.0%
amount
% within Education 60.0% 81.6% 87.9% 75.0% 72.3%
% of Total 12.8% 33.0% 20.2% 6.4% 72.3%
yas Count 8 7 9 2 286
% within Recieved full 30.8% 26.9% 34.6% 7.7% 100.0%
amount
% within Education 40.0% 18.4% 32.1% 25.0% 27.7%
% of Total 8.5% 74% 9.6% 2.1% 27.7%
Total Count 20 a8 28 8 94
% within Recieved full 21.3% 40.4% 208% 8.5% 100.0%
amount
% within Education 100.0% 100.0% 100.0% 100.0% 100.0%
% of Total 21.3% 40.4% 29.8% 8.5% 100.0%
Chi-Square Tests
As
Value daf 3 Ided)
Pearson Chi-Square 3.453* 3 327
Likelihood Ratio 3.476 3 324
Linear-byLinear 180 1 672
Association
N of Valid Cases 94

a. 1 cells (12.5%) have expected countless than 5. The
minimum expected countis 2.21.
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Table 28: chi square test for Constraint status and number of dependents

Crosstab
Dependants
below 5 5-10 +10 Total
Recieved full amount no Count 16 43 ] 68
% within Recieved full 23.5% 63.2% 13.2% 100.0%
amount
% within Dependants 57.1% 76.8% 00.0% 723%
% of Total 17.0% 45.7% 9.8% 72.3%
yes Count 12 13 1 26
% within Recieved full 46.2% 50.0% 3.8% 100.0%
amount
% within Dependants 42.9% 23.2% 10.0% 27.7%
% of Total 128% 13.8% 1.1% 27.7%
Total Count 28 56 10 04
% within Recleved full 29.8% 59.6% 10.6% 100.0%
amount
% within Dependants 100.0% 100.0% 100.0% 100.0%
% of Total 29.8% 59.6% 10.6% 100.0%
Chi-Square Tests
Asymp. Sig.
Value df (2-sided)
Pearson Chi-Square 5.344% 2 069
Likelihood Ratio 5433 2 .066
Linear-by-Linear 5.188 1 023
Association
N of Valid Cases 94

a. 1 cells (16.7%) have expected countless than 5. The
minimum expected countis 2.77.

Table 29: chi square test for Constraint status and monthly expenditure

Crosstab
Average monthly expenditure
Below GHC
300 GHC 300-500 | GHC 501.700 | +GHC 700 Total
Recieved fullamount no Count 18 28 14 8 68
% within Recieved full 26.5% 41.2% 20.8% 11.8% 100.0%
amount
% within Average monthly 78.3% 73.7% 609% 80.0% 72.3%
expenditure
% of Total 19.1% 29.8% 149% 8.5% 72.3%
yes Count ] 10 9 2 26
% within Recleved full 19.2% 38.5% 346% 7.7% 100.0%
amount
% within Average monthly 21.7% 26.3% 39.1% 20.0% 27.7%
expenditure
% of Total 5.3% 10.6% 9.6% 21% 27.7%
Total Count 23 as 23 10 84
% within Recieved full 24 5% 40.4% 245% 106% 100.0%
amount
% within Average monthly 100.0% 100.0% 1000% 100.0% 100.0%
expenditurs
% of Total 24 5% 40.4% 245% 10.6% 100.0%
Chi-Square Tasts
As_ym p. Sig.
Value df (2-sided)
Pearson Chi-Square 2.243* 3 524
Likelihood Ratio 2.182 3 536
Linear-by-Linear .368 1 544
Association
N of Valid Cases o4

a. 1 cells (12.5%) have expected count less than 5. The
minimum expected countis 2.77.
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Table 30: chi square test for Constraint status and lending institution

Proportion of loan amount recieved * Lending Institution Crosstabulation

a. 3 cells (30.0%) have expected count less than 5. The
minimum expected countis 2.45,

Lending Institution
Univers of
Rank ML T
Pro‘port:':‘on of loan amount 2aro parcent Count -] ] 10
rec
ave 9% within Proportion of £0.0% s800% | 1000%
loan amount racieved
% within Lending 21.7% 7.0% 10.8%
Institution
% of Total 5.3% 5.3% 10.6%
Below 50% Count 2 14 16
% within Proportion of 125% B87.5% 100.0%
loan amount recieved
% within Landing 8.7% 19.7% 17.0%
institution
% of Total 2.1% 14 9% 17.0%
50% - 75% Count a 23 31
% within Proportion of 258% 74.2% 100.0%
loan amount recieved
% within Lending 34.8% 324% 33.0%
Institution
% of Total 8.6% 24 .5% 33.0%
+76 butless than 100% Count 5 -] 1"
% within Proportion of 45.5% 54 .5% 100.0%
loan amount racieved
% within Lending 21.7% 8.5% 11.7%
nstitution
% of Total 5.3% 6.4% 11.7%
100% Count 3 23 28
% within Proportion of 11.5% 88.5% 100.0%
loan amaunt racieved
% within Lending 13.0% A24% 27.7%
Institution
% of Total 3.2% 24 5% 27.7%
Total Count 23 71 a4
% within Proportion of 24 5% 75.6% 100.0%
loan amount recieved
% within Lending 100.0% 100.0% 100.0%
Institution
% of Total 24 5% 75.5% 100.0%
Chi-Square Tests
p. Sig.
Value df (Z2-sided)
Pearson Chl-Square Q9.771s 4 044
Likelihood Ratio 8.528 4 049
Linear-by-Linear 23785 1 123
Association
N of Valid Cases B4

Table 31
obtain credit anytime needed
Cumulative
Frequency Percent Valld Percent Parcant
Valid strongly disagree 8 8.5 8.5 8.5
disagree 35 37.2 37.2 a45.7
neither agree not 23 245 24.5 70.2
disagree
agree 23 24.5 24.5 2047
strongly agree 5 53 5.3 100.0
Total 94 100.0 100.0
Table 32
Recievad full amount * obtain credit anyt ded Cr bulati
obtain creditanytime needed
strongly neither agree
disagree | disagree [ notdisagree | ree | stronglyagree | Total |
Recieved fullamount  no Count 8 25 19 14 2 68
% within Recieved full 11.8% 36.8% 279% 206% 29% 100.0%
amount
% within abtain credit 100.0% 71.4% 82.68% 60.9% 40.0% 72.3%
anyime needed
% of Tatal 8.5% 26.6% 20.2% 14.98% 21% 72.3%
yes Count [} 10 4 ] 3 26
% within Recieved fuill 0% 38.5% 15.4% 346% 11.5% 100.0%
amount
% within obtain credit 0% 28.6% 174% 39.1% 60.0% 27.7%
anytime neaded
% of Total 0% 10.6% 4.3% 26% 3.2% 27.7%
Total Count 8 35 23 23 8 84
% within Recieved full 85% 37.2% 24 5% 24 5% 53% 100.0%
amount
% within abtain credit 100.0% 100.0% 100.0% 100.0% 100.0% 100.0%
anygtime needed
% of Total 85% 37.2% 24 5% 24.5% 5.3% 100.0%
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Reported causes of the constraint faced by loan applicants

Table 33
main reason for unsucessful application * Lending institution Crosstabulation
Lending institution
Unihversal
bank MF{ Total
main reasfc:‘r: for cati Lack of guarantor Count 3 -] 12
unsucessful application
PP % within main reason for 250% 75.0% | 100.0%
unsucessful application
% within Lending 188% 17.3% 17.6%
Institution
% of Total 4.4% 13.2% 17.8%
Lack of landed property Count 5 13 18
% within main reasan for 27.8% 72.2% 100.0%
unsucessful application
9% within Lending 31.3% 25.0% 26.5%
fnstitution
% of Total 74% 19.1% 28.5%
Ins\;:fﬂclen’t funds In Count 2 3 8
savngs a/c % within main reason for 250% | 750% | 100.0%
unsucessful application
% within Lending 12.5% 11.5% 11.8%
Institution
% of Total 2.8% 8.8% 11.8%
poor cash fiow Count 3 8 1"
% within main reason for 27.3% 72.7% 1000%
unsucessful application
% within Lending 188% 15.4% 16.2%
Institution
% of Total 4.4% 11.8% 16.2%
repayment difficulties in Count Q 14 14
the past % within main reason for 0% | 1000% | 1000%
unsucessful application
% within Lending 0% 26.9% 20.6%
Institution
% of Total 0% 206% 206%
lack registered property Count 3 0 3
documents % within main reason for 100.0% 0% 100.0%
unsucessful application
% within Lending 18.8% 0% 4.4%
Institution
% of Total 4.4% 0% 4.4%
don't know Count 0 2 2
% within main reason for 0% 100.0% 100.0%
unsucessful application
% within Lending 0% 3.8% 29%
Institution
% of Total 0% 29% 2.9%
Total Count 16 62 68
% within main reason for 23.5% 76.5% 100.0%
unsucessful application
% within Lending 100.0% 100.0% 100.0%
Institution
% of Total 235% 76.5% 100.0%

Constraint status of non-applicants

Table 34
main reason for not applying for credit
Cumuliative
Frequency Percent 1 Valid Percent | rcent
valid Don't need it 10 7.6 7.6 7.6

Don't know where& how 2 1.6 1.5 9.2
to getit
think | dont qualify 3 2.3 2.3 116
takes too long to process 2 1.5 1.5 13.0
dont possess required 1 .8 .8 13.7
documents
cann't afford charges 11 84 84 221
terms don‘tmeetmy 8 6.1 6.1 28.2
requireaments
N/A 04 71.8 71.8 100.0
Total 131 100.0 100.0

SE credit constraint - Validation Output

Table 35

Age
Cumulative
Frequenc | _Percent | Valid Percent |
valid Below 30ys 4 14.8 14.8 14.8

30-45yrs 15 55.6 55.68 70.4
46-60yr a 29.6 2086 100.0
Total 27 100.0 100.0
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Table 36

Gender
Er ce Cumu‘lauv-
Valld male a 29.6 28.6 26.6
female 19 70.4 70.4 100.0
Total 27 100.0 100.0
Table 37
Education
Cumuiative
Frequency Parcant Valid Percent Parcont
Valid no formal education 8 29.6 298 29.6
Basic education 13 48.1 48.1 778
secondaryAocationaltach (] 22.2 222 100.0
nical education
Totat 27 100.0 100.0
Table 38
Dependants
Cumulative
Frequency Pearcent Valig Percent Peorcent
Valid below 5 5 18.5 18.5 18.56
5-10 18 86.7 66.7 8s5.2
+10 4 14.8 14.8 100.0
Total 27 100.0 100.0
Table 39
Employees
Cumuiative
Frequency Pearcent Valid Percent Percent
Valid less than § 20 74 .1 74.1 74.1
5-10 7 259 25.9 100.0
Total 27 100.0 100.0
Table 40
Cash per month
Cumulative
_Frequency Percent Valid Percent Percent
Valid Beiow GHC 500 8 29.6 29.6 29.6
GHC 500-1000 7 259 259 55.6
GHC 1001-1500 12 44 .4 44 .4 100.0
Total 27 100.0 100.0
Table 41
Average monthly expenditure
Cumulative
Fr ue Parcent Valigd Percent Percent
Valid Below GHC 300 4 14.8 14.8 14.8
GHC 300-500 14 519 51.9 ©6.7
GHC 501-700 8 296 20.6 96.3
+GHC 700 1 3.7 3.7 100.0
Total 27 100.0 100.0
Table 42
most important business problem
Cumulative
Frequency | Percent Valid Percent Percont
Valid lack of funds 15 55.6 £56 56.8
frequent price Increament 4 148 14.8 70.4
by suppliers
shop location not 3 111 11.1 815
conducive for businessa
high importt duties 5 185 18.5 100.0
Total 27 100.0 100.0
Table 43
Applied for loan In last 24 months
Cumulative
Frequency. Percent Valid Percent Percent
Valid No 5 18.5 18.5 18.5
Yes 22 81.5 81.5 100.0
Total 27 100.0 100.0
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Table 44

Lending Institution

Cumulative
Freque Percent Valid Percent
Valid Universal bank 7 25.9 25.9 269
Rural Bank [ 22.2 22.2 48.1
Savings and Loans o 33.3 33.3 81.5
Institution
N/A 5 18.8 18.5 100.0
Total 27 100.0 100.0
Table 45
Loan amount wanted
Cumulative
Freguency Peorcent Valld Porcent Peorcent
Valid Below GHC 500 2 7.4 7.4 7.4
GHC 500-1000 (] 22.2 22.2 29.6
GHC 1001-2000 (.} 22.2 22.2 51.9
+GHC 2000 8 29.6 29.6 81.56
N/A 5 18.5 18.5 100.0
Total 27 100.0 100.0
Table 46
Recieved full amount
Cumulative
Frequency Percent Valld Percent Percent
Valid no 19 70.4 70.4 70.4
yes 3 11.1 111 81.5
N/A 5 18.5 18.5 100.0
Total 27 100.0 100.0
Table 47
obtaln credit anytime needed
Cumulative
Frequency | Percent Valid Percent Percent |
Valid strongly disagree 5 18.5 18.56 18.56
disagree 14 51.8 51.9 704
nealither agres not (-3 18.5 18.5 889
disagree
agres 3 11.1 11.1 100.0
Total 27 100.0 100.0
Table 48
Proportion of loan amount recieved
Cumulative
Fregquency Percent Valid Percent Percent
Valid zero percent 3 11.1 11.1 11.1
Below 50% 7 25.9 25.9 ar.0
50% -75% 7 25.9 259 63.0
+76 butless than 100% 2 7.4 7.4 70.4
100% 3 11.1 111 81.5
N/A 5 18.5 18.5 100.0
Totatl 27 100.0 100.0
Table 49
main reason for unsucessful application
Cumulative
Frequency Percent Valid Percent Percent
Valid Lack of landed property 8 29.6 29.6 29.6
defaulted in the past 6 22.2 22.2 51.9
don't know 5 18.5 18.5 70.4
N/A 8 29.6 29.6 100.0
Total 27 100.0 100.0
Table 50
main reason for not applying for credit
Cumulative
Frequency Percent Valid Percent Percent
Valid Don't need it 1 3.7 3.7 3.7
cann't afford charges 4 148 14.8 18.5
N/A 22 81.5 81.5 100.0
Total 27 100.0 100.0
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Table 51

btain aredit ) ded * Recieved futl n C tati
Recie 1l amount
0e YOR N/A I
:bm‘;n‘;:redi( anytime strongly disagree Count 3 1) 2 Q.IA.IT
[.1:1
® % within obtain credit 60.0% 0% 40.0% 100.0%
anyime needed
% within Reclevad full 15.8% 0% 40.0% 18.5%
amount
% of Total 11.1% 0% 7.4% 18 5%
disagree Count 10 3 1 14
% within abtain credit 71.4% 21.4% 7% 100.0%
anytime needed
% within Recievad full 52.6% 100.0% 20.0% 51.9%
amaount
% of Total 37.0% 11.1% 7% 51.9%
gelvhar agrees not Count 4+ [«] 1 -]
isagree % within obtain credit 80.0% 0% 200% | 100.0%
anyimea needed
% within Recieved full 21.1% 0% 20.0% 18.8%
amount
% of Total 14.8% 0% 3.7% 18.6%
agree Count 2 ] 1 3
% within obtain credit 86.7% 0% 33.3% 100.0%
anytime needed
% within Recieved full 10.5% 0% 20.0% 11.1%
amount
% of Total 7.4% 0% 3.7% 11.1%
Total Count 19 3 5 27
% within obtain credit 70.4% 11.1% 18.5% 100.0%
anytime needed
% within Recieved full 100.0% 100.0% 100.0% 100.0%
amount
% of Total 70.4% 11.1% 18.5% 100.0%
Table 52: Proportion of Loan Amount Actually Received and Constraint Status — Ghana
Proportion of loan N=22 Valid % Constraint
amount received Status
zero 3 13.6 Fully constrained
applicants
< 50% 7 31.8 Partially
50-75% 7 31.8 constrained
applicants
>76% but <100% 2 9.0 PP
100% 3 13.6 Unconstrained
applicants
. . . .
Property Registration and Credit Access in Ghana and England
Respondents’ characteristics - Ghana
Tablel
wrs at current position * institution Typs Crosstabulation
ingtitution Type
Univeraal
bank ME) Iotal |
s at current position Bealow Syrs Count 14 25 39
% within yrs at currant 3A5.9% a4 .1% 100.0%
position
% within institution Type 24.8% 49.0% 38.1%
% of Total 13.0% 23.1% 36.1%
5-10yrs Count 28 18 46
9% within yrs at current 60.9% 39.1% 100.0%
position
% within Institution Type 49.1% 35.3% 42.6%
% of Total 25.0% 18.7% 42.6%
10yrs+ Count 18 8 23
9% within yrs at current 685.2% 34.8% 100.0%
Pposition
% within Institution Type 26.3% 18.7% 21.3%
% of Total 13.9% 7. 4% 21.3%
Totat Count 67 51 108
9% within yrs at current 52.8% 47.2% 100.0%
position
% within institution Type 100.0% 100.0% 100.0%
% of Total 52.8% 47.2% 100.0%
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Chil-Square Tests

An . Sig.
Value =14 (i—a&od)
Pearson Chi-Square 7.095° 2 029
Likelihood Ratio 7.188 2 028
Linear-by-Linear 5.846 1 018
Association
N of Valld Cases 108

a. 0 calls ((0%) have e)gaocted count less than 6. The minimum

expected countia 10.8

Table 2

yrs at institution * Institution Type Croastabulation

inntitution Type
Univeraal
Rl ME] I
yra atinatitution leas than &5 Count 14 20 34
% within yrs at institution 41.2% 88.8% 100.0%
% within Institution Type 24 . 8% 39.2% 31.8%
% of Total 13.0% 18.5% 21.5%
5-10 Count 27 18 42
% within yre at inetitution 64.3% 35.7% 100.0%
% within Institution Type 47 .4% 20.49% 38.9%
% of Total 25.0% 13 0% 38 0%
10+ Count 16 16 az
% within yrs at Institution 50.0% 50.0% 100.0%
% within institution Type 28.1% 31.4% 206%
% of Total 14.86% 14.8% 29.69%
Total Count 57 81 108
% within yrs at ins titution 82.8% 47.2% 100.0%
% within Inatitution Type 100.0% 100.0% 100.0%
% of Total 52.8% 47 .2% 100.0%
Chil-Square Tests
Asgom . Sig.
Value df (4 —sl%ed)g
Pearson Chi-Square 4.167* 2 124
Likelihood Ratio 4.208 2 122
Linear-by-Linear .563 1 453
Association
N of Valld Cases 108
a. 0 cells (.0%) have expected countiess than 5. The minimum
expected countis 15.11.
Table 3
position * Age Crosstabulation
Age
Below 30yrs 30-45yrs +45ys Total
position credit officer Count 186 28 10 54
% within position 29.6% 51.9% 18.5% 100.0%
% within Age 69.6% 53.8% 30.3% 50.0%
% of Total 14.8% 25.9% 9.3% 50.0%
loans manager Count [ 23 12 41
% within position 14.6% 656.1% 29.3% 100.0%
% within Age 26.1% 44.2% 364% 38.0%
% of Total 5.6% 21.3% 11.1% 38.0%
branch manager Count 1 1 11 13
% within position 7.7% 7.7% 84.6% 100.0%
% within Age 4.3% 1.9% 33.3% 12.0%
% of Totat 9% 9% 10.2% 12.0%
Total Count 23 52 33 108
% within position 21.3% 48.1% 30.6% 100.0%
% within Age 100.0% 100.0% 100.0% 100.0%
% of Total 21.3% 48.1% 30.6% 100.0%
Chi-Square Teats
As . Sig.
Value o4 (Zgﬁigd)
Pearson Chi-Square 23.873"° 4 .00
Likelihood Ratio 22.000 4 .000
Linear-by-Linear 14.803 1 .000
Association
N of Valid Cases 108

a.2 celis (22.2%) have expected count less than 5. The
minimum expected countis 2.77.
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Respondents’ characteristics — England

Table 4
yrs at current position * position Crosstabulation
positon
loans business branch
advisorg managery managorg Jotal
yrs at current position Below 5ys Count 10 15 1 26
% within yrs at current 38.5% 57.7% 3.6% 100.0%
position
% within position 26.3% 32.6% 9.1% 27.4%
% of Total 10.6% 18.8% 1.1% 27 4%
5-10yra Count 17 15 ] 41
% within yra at current 41.5% 36.6% 22.0% 100.0%
position
% within position 44.7% 3268% 81.8% 43.2%
% of Total 17.0% 15.8% 0.8% 43.2%
+10yrs Count 11 16 1 28
% within ys at current 39.3% 57.1% 3.6% 100.0%
position
% within pasition 28.9% 34.8% 1% 20.5%
% of Total 11.6% 16.8% 1.1% 29.5%
Total Count 38 46 1" -1
% within yrs at current 40.0% 48.4% 11.6% 100.0%
position
% within position 100.0% 100.0% 100.0% 100.0%
% of Total 40.0% 48.4% 11.6% 100.0%
Chil-Square Tests
Value df A ieay
Pearson Chi-Square 8831° 4 065
Likellhocod Ratio 9.145 4 058
Linear-by-Linear 008 1 029
Association
N of VValid Cases o5
a. 3 cells (33.3%) have expected countless than 5. The
minimum expected countis 3.01.
Table 5
vyrs at current position * genda Crosstabulation
gerrg
male formale Total
yrs at current pasition Below Sws Count 22 4 28
% within yra at current 84.6% 15.4% 100.0%
position
% within genda 324% 14.6% 27 4%
% of Total 23.2% 4.2% 27 4%
5-10yrs Count 28 13 41
% within yra at current 68.3% 31.7% 100.0%
position
% within genda 41.2% 48.1% 43.2%
% of Total 29.5% 13.7% 43.2%
+10yrs Count 18 10 28
% within yra at current 64.3% 35.7% 100.0%
position
% within genda 26.5% 37.0% 29.5%
% of Total 18.9% 10.5% 29.5%
Total Count 68 27 a5
% within yrs at current 71.6% 28.4% 100.0%
position
% within genda 100.0% 100.0% 100.0%
% of Total 71.6% 28.4% 100.0%
Chi-Square Tests
Value df As{nlded)
Pearson Chi-Square 3.122° 2 210
Likelihood Ratio 3.364 2 .186
Linear-by-Linear 2.659 1 103
As sociation
N of Valid Cases [=13

a. 0 celis (.0%) haveaegxpected count less than 5. The minimum

expected countis
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Table 6

yrs at current position * Age Crosstabulation

Age
Below 30yrs _| 30-45wg 245 Total
yrs at current position Below Syrs Count 17 7 2 26
% within yrs at current 68.4% 26.9% 7.7% 100.0%
position
% within Age 100.0% 20.0% 4.7% 27.4%
% of Total 17.8% 7 4% 21% 27 4%
5-10yrs Count [¢] 27 14 41
% within yrs at current 0% 65.9% 34.1% 100.0%
position
% within Age 0% 77.1% 326% 43.2%
% of Total 0% 28.4% 14.7% 43.2%
+10yrs Count (4] 1 27 28
% within yrs at current 0% 3.6% 06.4% 100.0%
position
% within Age 0% 2.9% 62.8% 29.6%
% of Total 0% 1.1% 28.4% 28 6%
Total Count 17 a5 43 o5
% within yrs at current 17.9% 36.8% 453% 100.0%
position
% within Age 100.0% 100.0% 100.0% 100.0%
% of Total 17.9% 36.8% 45.3% 100.0%
Chi-Square Tests
Value df l“( -S l%esdl)g'
Pearson Chi-Square 89.011* 4 .000
Likelihood Ratio 92.221 4 .000
Linear-by-Linear 56.605 1 .000
Association
N of Valid Cases o5
a. 1 cells (11.1%) have expected countless than 5. The
minimum expected countis 4.65.
Attitudes to collateral as a requirement for small business credit - Ghana
Table 7
How necessary is collateral
Cumulative
Freguency | Percent Valld Percent e
Valid not necessary 3 2.8 2.8 2.8
seldom necessary 13 12.0 12.0 14 .8
maostly necessary a7z 34.3 34.3 49.1
always necessary 55 50.9 50.9 100.0
Total 108 100.0 100.0
Table 8
How aryis 1l al * institution Type Crosstab ]
Institution Type
Universal
bank MF) Jotal
How necessaryis not necessary Count o 3 3
coliateral % within How necessary 0% | 1000% | 100.0%
is collataral
% within Institution Type 0% 5.9% 28%
% of Total 0% 28% 2.8%
seldom necessary Count 2 11 13
% within How necessary 15.4% 84.6% 100.0%
is collaterai
%% within institution Type 3.5% 216% 12.0%
% of Total 1.9% 10.2% 12.0%
mostly necessary Count 15 22 37
% within How necessary 40.5% 59.5% 100.0%
is collateral
% within instituion Type 28.3% 43.1% 34.3%
% of Total 13.9% 20.4% 34.3%
always necessary Count 40 15 55
% within How necessary 72.7% 27.3% 100.0%
is collaterai
% within Institution Type 70.2% 290.4% 50.9%
% of Total 37.0% 13.6% 50.8%
Totai Count 67 51 108
% within How necessary 52.8% 47.2% 100.0%
is collateral
% within institution Type 100.0% 100.0% 100.0%
% of Total 52.8% 47.2% 100.0%
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Chl-Square Tests

As-?m . Sig.
Value af £ —sf:ﬂed)g
Pearson Chi-Square 21.652* 3 000
Likelihood Ratio 23.809 3 .000
Linear-by-LInear 21.104 1 000
Association

N of valid Cases 108

a. 2 cells (25.0%) have expected count less than 5. The
minimum expected countis 1.42.

Table 9

Ranks
Institution Tvoa N Mean Rank | Sum of Ranks
How necessaryis Universal bank 57 66.40 3785.00
collateral
MF1 51 41.20 2101.00
Total 108
Tesat Statistics®
How
necessarylis
collateral
Mann-Whithey U 775.000
Wilcoxon W 2101.000
P-4 -4.594
Asymp. Sig. (2-tailed) 000
a. Grouping Variabla: institution
Type
Table 10
How aryis al * gender Crosstabulation
gender
male -Jlemale Jotal
How necessaryis notnecessary Count o 3
collateral % within How neceasary 100.0% 0% 100.0%
is collateral
% within gender 4.3% 0% 2.8%
% of Total 2.8% 0% 28%
seldom necessary Count a8 5 13
9% within How necessary a1.8% 38.5% 100.0%
is coliateral
% within gender 11.4% 13.2% 12.0%
% of Total 7.4% 4.68% 12.0%
moatly necessary Count 23 14 a7
% within How necessary 682.2% 37.8% 100.0%
is coliateral
% within gender 32.9% 36.8% 34.3%
% of Total 21.3% 13.0% 34.3%
always necessary Count a6 19 55
% within How nacesaary 858.85% 34.8% 100.0%
is collateral
% within gender 51.4% 50.0% 850.90%
% of Total 33.3% 17.6% 50.9%
Total Count 70 as 108
% within How necessary 64.8% 38.2% 100.0%
is cotiateral
% within gander 100.0% 100.0% 100.0%
% of Total 64.8% 35 2% 100.0%
Chi-Square Tests
Asrn . 8ig.
VYaluea df ( --E}ed)
Pearson Chi-Square 1.814° 3 812
Likellhood Ratio 2.785 3 428
Linear-by-Linear 114 1 7368
Asaociation
N of Valid Cases 108
a. 3 calls (37.5%) have expected count less than §. The
minimum expectaed countias 1.06.
Table 11
Correlations
How
necessaryis
Age collateral
Spearman's rho Age Correlation Coefficient 1.000 .009
Sig. (2-tailed) . 925
N 108 108
How necessaryis Correlation Coefficient .009 1.000
collate .
ral Sig. (2-tailed) 025 |.
N 108 108

260

e —a————— e <+



Table 12

Correlations

How
necessaryis yrs at
gollatgral Ingtitution
Spearman’s rho z;l\z'releclassaryis Correlation Coefficient 1.000 029
ra
Sig. (2-tailed) . .763
N 108 108
yrs atinstitution Carrelation Coefficient 029 1.000
Sig. (2-tailed) 763 .
N 108 108
Table 13
Correlations
How
necessaryls yrs at current
coliateral pOgiti
Spearman's rho How necessaryis Correlation Coefficient 1.000 0860
collataral
sig. (2-tatled) . 538
N 108 108
ws at current position Correlation Coefficlent .060 1.000
Sig. (2-tailad) 535 .
N 108 108

Table 14: collateral not sufficient to trigger loan supply (CONOSUFF)

CONOSUFF
Cumulative
Frequency Percent Valid Percent Percent
Valid disagree 7 6.5 6.5 8.5
Neither agree nor 23 21.3 213 27.8
disagree
agree 51 47.2 47.2 75.0
fully agree 27 25.0 25.0 100.0
Total 108 100.0 100.0
Table 15: Mann-Whitney test for CONOSUFF and type of lender
Ranks
Institution Tvpe N Mean Rank Sum of Ranks |
CONOSUFF Universal bank 57 54.58 3111.00
MFI 51 54 .41 2775.00
Total 108
Test Statistica®
CONOSUFF
Mann-Whitney U 1449.000
Wilcoxon W 2775.000
z -.030
Asymp. Sig. (2-tailed) 876
a. Grouping Variable: Institution
Type
Table 16: chi square test for CONOSUFF and gender
CONOSUFF * gendar Crosstabulation
Qender.
melo femele 1 __Total |
CONOSUFF disagreea Count 3 7
Expeactad Count 4.5 2.5 7.0
% within CONOSUFF 57.1% 42.9% 100.0%
% within gender 85.7% 7.9% a.5%
% of Total 3.7% 2.8% 68.5%
Neither agree nor Count 18 [:3 23
dimagres Expectad Count 14.0 8.1 23.0
9% within CONOSUFF e5.2% 34.8% 100.0%
% within gender 21.4% 21.1% 21.3%
% of Total 13.9% 7.4% 21.3%
agree Count 31 20 51
Expectad Count 33.1 17.9 810
% within CONOSUFF €60.8% 39.2% 100.0%
% within gendar 44.3% 82.60% 47.2%
% of Total 28.7% 18.6% 47.2%
fully agres Count 20 7 27
Expectead Count 17.8 9.5 27.0
% within CONOSUFF 74.1% 25.9% 100.0%
% within gender 28.6% 18.4% 25.0%
% of Total 18.5% 6.5% 25.0%
Total Count 70 38 108
Expectad Count 70.0 as.o 108.0
% within CONOSUFF c4.8% 35.2% 100.0%
% within gender 100.0% 100.0% 100.0%
% of Total 64.8% 35.2% 4100.0%
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Chi-Square Tests

!/mp Sig.
Vvalue Jf {e-sided) |
Pearson Chi-Square 1.561* 3 668
Likelihood Ratio 1.601 3 .859
Linear-by-Linsar 883 1 408
Aasociation

N of Valid Cases 108

a. 2 cells (25.0%) have expected count less than 5, The
minimum expected countis 2.4

Table 17: correlation between CONOSUFF and experience

Correlations

ws at current
position CONOSUFF
Spearman's rho yrs at current position Correlation Coefficient 1.000 -.045
Sig. (2-tailed) . .844
N 108 108
CONOSUFF Correlation Coefficient -.045 1.000
Sig. (2-tailed) 644
N 108 108
Table 18: correlation between CONOSUFF and age
Correlations
CONOSUFF Age
Spearman's rho CONOSUFF Correlation Coefficient 1.000 .000
Sig. (2-talled) . 996
N 108 108
Age Correlation Coefficient 000 1.000
Sig. (2-talled) 996 .
N 108 108
Table 19; correlation between CONOSUFF and number of years at institution
Correlations
ws at
CONOSUFF institution
Spearman's rho CONOSUFF Correlation Coefficient 1.000 -.090
Sig. (2-tailed) . 354
N 108 108
yrs atinstitution Correlation Coefficient -.090 1.000
Sig. (2-tailed) 354
N 108 108

Attitudes to collateral as a requirement for small business credit — England

Table 20
How necesasaryis collateral
Cumulative
Frequency Percent Valid Percent Percent
Valid seldom necessary 23 24.2 242 24.2
mostly necessary 52 54.7 54.7 78.9
always necessary 20 21.1 211 100.0
Total 95 100.0 100.0
Table 21
Correlations
How
necessaryis yrs at current
collateral poslition
Spearman’s rho How necessaryis Correlation Coefficient 1.000 -348
collateral Sig. (2-talled) . .001
N -1 o5
ws at current position Correlation Coefficient -.348" 1.000
Slig. (2-talled) 001
N as o8

** Correlation Is significant at the 0.01 level (2-tailed).
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Table 22

How necessary s collateral * genda Crosstabulation

a. 0 cells (.0%) havesexpected countless than 5. The minimum

expected countis 5.68.

genda
mal fomaileg Tota!
How necessaryis seidom necessary Count 15 8 23
collateral % within How necessary 65.2% 348% | 100.0%
is collateral
% within genda 22.1% 29.6% 24.2%
% of Total 15.8% 8.4% 24.2%
mostlynecessary Count 40 12 52
% within How necessary 76.9% 231% 100.0%
is collateral
% within genda 58.8% 44 4% 54.7%
% of Total 42.1% 126% 54.7%
always necessary Count 13 7 20
% within How necessary 65.0% 35.0% 100.0%
is coliateral
% within genda 19.1% 25.9% 21.1%
% of Total 13.7% 74% 21.1%
Total Count 68 27 85
% within How necessary 71.6% 28.4% 100.0%
is collaterat
% within genda 100.0% 100.0% 100.0%
% of Total 71.68% 28.4% 100.0%
Chi-Square Tests
Value af YT Reay
Pearson Chi-Square 1.613° 2 446
Likelihood Ratio 1.609 2 447
Linear-by-Linear 002 1 060
Association
N of Valid Cases o5

Table 23
Collateral Not sufficient
Cumulative
Frequency Percent Valid Percent Parcent
Valid disagree 11 11.6 11.6 11.6
Neither agree nor 14 14.7 147 26.3
disagree
agree 20 21.1 211 47 .4
fullyagree 50 52.6 526 100.0
Total o5 100.0 100.0
Table 24
Correlations
yrs at current Collateral Not
__position sufficient
Spearman's rho  yrs atcurrent position Correiation Coefficient 1.000 =177
Sig. (2-tailed) . .086
N 95 a5
Collateral Notsufficient  Correlation Coefficient =177 1.000
Sig. (2-tailed) 086 | .
N 95 g5
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Preferred forms of collateral — Ghana

Table 25

Friedman Test for different forms of collateral

Ranks

Moan Rank_§

Land

Stock
Automobiles
Machinery

LifePolicy
shares/bonds
T-Bills

Cash/fixad Deposit

AccountRecievables

third party Guarantees

8.60
7.00
4.20
5.84
4.99
3.35
a.21
3.88
7.01
6.95

Test Statistics®

N 108
Chi-Square 410.971
df 9
Asymp. Sig. .000

a. Friedman Test

Table 26: Wilcoxon test for landed property and T-bills

Ranks
N Mean Rank | Sum of Ranks
T-Bitls - Land Negative Ranks 59* 38.80 2289.00
Positive Ranks 15% 32.40 486.00
Ties 34¢°
Total 108
a. T-Bills < Land
b. T-Bills > Land
c. T-Bills = Land
Test Statistics®
T-Bills -
Land
z -5.065°
Asymp. Sig. (2-tailed) .000
a. Based on positive ranks.
b. Wilcoxon Signed Ranks Test
Tables 27: Friedman’s test
Test Statistics®
Ranks N 108
Mean Rank Chi-Square 17.319
T-Bills 2.63 ot 3
Cash/fixed Deposit 2.59 .
third party Guarantees 2.67 Asymp. Sig. -001
Automobiles 212 a. Friedman Test
Table 28: Friedman’s test
Test Statistics*®
Ranks N 108
Mean Rank Chi-Square 482
T-Bills 1.99 df 2
Cashffixed Deposit 197 Asymp. Sig. .786
third party Guarantees 2.04 a. Friedman Test
Table 29:
Ranks
N Mean Rank Sum of Ranks
Machinery - Automobiles Negative Ranks 49* 38.79 1949.50
Positive Ranks 26" 34.63 900.60
Ties 33°
Total 108

a. Machinery < Automobiles
b. Machinery> Automobiles
c. Machinery = Automobiles
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Test Statistics®

Machinery -

Automobiles
Z -2.862°
Asymp. Sig. (2-tailed) .004

a. Based on positive ranks.
b. Wilcoxon Signed Ranks Test
30: Friedman’s test

Test Statistics*

Ranks N 108

Mean Rank Chi-Square 2.116

Machinery 2.10 df 2

Stock 1.95 Asymp. Sig. 347
shares/bonds 1.94 a. Friedman Test

Table 31: Wilcoxon test for account receivables and life policy

Ranks
N Mean Rank Sum of Ranks
LifePolicy - Negative Ranks 318 30.81 855.00
AccountReclevables Positive Ranks 20° 30.17 875.00
Ties 48¢°
Total 108
a. LifePolicy < AccountRecievables
b. LifePolicy > AccountReclevables
c. LifePolicy = AccountRecievables
Test Statistics®
LifePolicy -
coun
Recigvables
F4 -.316*
Asymp. Sig. (2-tailed) 752
a. Based on positive ranks.
b. Wilco»on Signed Ranks Test
Table 32
Correlations
Land !nsymu?l‘on
Spearman's rho Land Correlation Coefficient 1.000 244"
Sig. (2-tailed) . 011
N 108 108
yras atinstitution Correlation Coefficient 244" 4.000
Sig. (2-tailed) 011 .
N 108 108
*. Correlation Is significant at the 0.05 level (2-tatled).
Table 33
Correlations
Land mpgts?tl}’ gﬁent
Spearman's rho Land Correlation Coefficient 1.000 072
Sig. (2-tailed) . 460
N 108 108
yrs at current position Correlation Coefficient 072 1.000
Sig. (2-tailed) 460 .
N 108 108
Table 34: Friedman Test
Ranks
Mean Rank
Universal bank Land 3.61
T-Bills 2.23
Cash/fixad Deposit 2.02
third party Guarantees 2.14
MFI Land 2.54
T-Bilis 2.35
Cash/fixed Deposit 2.54
third party Guarantees 257
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Test Statistics®

Universal bank N 57
Chi-Square 73.305
df 3
Asymp. Sig. 000
MFI N 51
Chi-Square 1.378
df 3
Asymp. Sig. 711

a. Frisdman Test

Preferred forms of collateral - England
Table 35: Friedman Test

Ranks Test Statistica®
Mean Rank N 95
Prefor Land 207 Chi-Square 1.730
df 2
Cash 2.01
Asymp. Sig. 421
T-bills 1.92
a. Friedman Test
Table 36: Friedman Test
Ranks
Test Statistica®
Mean Rank N o5
accout receivables 1.99 Chi-Square 192
Prefor Shares/bonds 1.98 df 2
Prefor third party 2.03 Asymp. Sig. -809
Guarantees a. Friedman Test
Table 37: Wilcoxon’s test
Ranks
N Mean Rank Sum of Ranks
machines and tools - Negative Ranks 27* 27.83 751.60
Prefor LifePolicy Positive Ranks 30° 30.05 801.50
Ties 38¢°
Total 95
a. machines and tools < Prefor LifePolicy
b. machines and tools > Prefor LifePolicy
¢. machines and too!s = Prefor LifePolicy
Test Statistics®
machines
and tools -
Prefor
LifePolicy __|
Z -619*
Asymp. Sig. (2-tailed) 5368
a. Based on negative ranks.
b. Wilcoxon Signed Ranks Test
Table 38: Wilcoxon’s test
Ranks
N Mean Rank | Sum of Ranks
Prefor Automobiles - Negative Ranks 182 25.06 451.00
Prefor Stock Positive Ranks 28° 22.50 630.00
Ties 49¢
Total 95

a. Prefor Automobiles < Prefor Stock
b. Prefor Automobiles > Prefor Stock
c. Prefor Automobiles = Prefor Stock
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Test Statistics®

Prefor
Automobiles -
Prefor Stock
z -1.101*
Asymp. Sig. (2-tailed) 271

a. Based on negative ranks.
b. Wilcoxon Signed Ranks Test
Table 39

Correlations

yrs at current
position Prefortand
Spearman's rho yrs at current position Carrelation Coefficient 1.000 137
Sig. (2-tailed) .185
N o5 o8
Prefor Land Correlation Coefficient 137 1.000
Sig. (2-talled) .185 .
N 95 25
Table 40
Correlations
Prefor Land Insyru-(u!tilzn
Spearman's rho Prefor Land Correlation Coefficiant 1.000 -.109
Sig. (2-talled) . 204
N o5 o5
yrs at institution Carrelation Coefficient -.109 1.000
Sig. (2-tailted) 204
N 85 e85
Table 41
Correlations
How
necessaryis
Prefor Land collateral
Spearman's rho Prefor Land Correlation Coefficient 1.000 -111
Sig. (2-talled) . 284
N o5 o5
How necessaryis Correlation Coefficient =111 1.000
coliateral Sig. (2-talled) 284 | .
N 95 95

APPENDIX D

Eligibility of landed property for use as collateral

Ghana
Table 1: Registration not necessary to make landed property eligible collateral (RENNEC)
RENNEC
Cumulative
Frequency Percent | Valid Percent Percent
Valid strongly disagree 18 16.7 16.7 16.7
disagree 31 28.7 28.7 45.4
Neither agree nor 18 16.7 18.7 62.0
disagree
agree 286 24 .1 24.1 86.1
strongly agree 15 13.9 13.9 100.0
Total 108 100.0 100.0
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Table 2

RENNEC * Inatitution Type Croastabulation

Institution Type
Univearsal
Lank MF] Total |
RENNEC strongly disagree Count 15 3 18
% within RENNEC 83.3% 16.7% 100.0%
% within Institution Type 26.3% 85.9% 16.7%
% of Total 13.9% 2.8% 16.7%
disagree Count 23 8 a1
% within RENNEC T74.2% 28.8% 100.0%
% within Institution Type 40.4% 18.7% 28.7%
% of Total 21.3% 7.4% 28.7%
Neither agree nor Count 7 11 18
disagree % within RENNEC 38.9% 61.1% 100.0%
% within Inatitution Type 12.3% 21.8% 16.7%
% of Total 6.5% 10.2% 16.7%
agrea Count -] 17 28
% within RENNEC 34.6% 65.4% 100.0%
% within Institution Type 18.8% 33.3% 24.1%
% of Total 8.3% 15.7% 24.1%
strongly agree Count 3 12 18
% within RENNEC 20.0% 80.0% 100.0%
% within inatitution Type 5.3% 23.5% 13.0%
% of Total 2.8% 11.1% 13.0%
Total Count 57 61 108
% within RENNEC 52.8% 47.2% 100.0%
% within Institution Type 100.0% 100.0% 100.0%
% of Total 52.8% 47.2% 100.0%
Chi-Square Tests Symmetric Measures
Value gt o %i)g‘
U -side .
Pearson Chi-Square 23.748° 3 000 Value _ | Approx Sig.
Likelihood Ratio 25152 4 00 Nominal byNominal  Phi 469 000
Linear-by-Linear 21.930 1 000
Aesadiation Cramers V 469 000
N of Valid Cases 108
8.0 calis (.0%) have expected count less than 5. The minimum N of Valid Cases 108
expected countis 7.08.
Table 3:
Correlations
RENNEC refor n
Spearman’s rho RENNEC Correlation Coafficient 1.000 -.180"
Sig. (2-talled) 049
108 108
Prefor Land Correlation Coefficient ~.190° 1.000
Sig. (2-talled) 049 .
108 108
*. Correlation is significant at the 0.05 level (2-tailed).
Table 4
Correlations
Documentatio
RENNEC N verification
Spearman’s rho RENNEC Correlation Coeflicient 1.000 -.208°
Sig. (2-tailed) . .031
N 108 108
Documentation Correlation Coefficiant -.208° 1.000
verification Sig. (2-tailed) 031 .
N 108 108

*. Correlation ia significant at the 0.05 level (2-taited).

268




Table 6

due to ownership diepute In past 2 yra Crosstabulation

Rep alon s due
to own: 177} dl-pu(. Inpa 2
[a1-] L% TY Jaiat
RENNEC atrangly disagree Count 13 [ 18
% within RENNEC T22% 27.8% 100.0%
% within Repo selon 10.3% 17.9% 16.7%
problams dus
ov\ylp.r‘hlp dispute in past
% of Totat 12.0% 4.6% 186.7%
disagree Count 24 k4 31
% within RENNEC 77 4% 22.6% 100.0%
% within Ropoll..nlan 30.0% 28.0% 28.7%
problems o
ownership dl.pul. In past
2 e
% of Total 22.2% 6. 8% 20.7%
slislthar agree nor Count 14 -4 18
sagree % within RENNEC 77.8% 22.2% 100.0%
% within Repossession 17.8% 14.3% 160.7%
problemas due to
ownerahip dispute In past
2 s
% of Total 13.0% 3. 7% 168 7%
agree Count 17 -] ae
% within RENNEC a8.4% 34 6% 100.0%
% within Repossession 21.3% 32.1% 24 .1%
problems due to
ownerahip dispute in past
2ys
% of Total 15.7% 8.3% 24 1%
strongly agree Count 12 3 16
% within RENNEC 80.0% 20.0% 100.0%
9% within Repo ssion 15.0% 10.7% 13.9%
problems d
ownerahip dl-put- in paat
2 yrs
% of Total 11.1% 2.8% 13.90%
Total Count 80 28 108
% within RENNEC 74.1% 28.9% 100.0%
% within Rapo----.lon 100.0% 100.0% 100.0%
problems due
ownarship dmpuh in pasat
2 s
% of Total 74.1% 25.9% 100.0%
Chi-Square Tests
I N
Yalue -1 (2 Eled b}
Pearson Chi-Square 1.638" -4 802
Likelihood Ratio 1.601 - 806
Linear-by-Linear .00 1 .888
Asasociation
N of Valld Cases 108
&. 3 celis (30.0%) have e>xpected count less than . The
minimum expected countis 3.80.
Table 7
RENNEC * verifying encumbrances Crosstabulation
verifing encumbrances |
_— ne —20 Jotoal
RENNEC strongly disagree Count 4 14 18
% within RENNEC 22.2% 77.8% 100.0%
% within verifying 21.9% 15.7% 16.7%
encumbrances
% of Total 3.7% 13.0% 18.7%
disagree Count 3 28 31
% within RENNEC 0.7% 20.3% 100.0%
% within verifying 1858.8% 31.86% 28.7%
encumbrances
% of Total 2.86% 25.9% 28.7%
Neither agres nor Count 5 13 18
disagree % within RENNEC 27.8% 72.2% 100.0%
2% within verifying 26.3% 14.6% 16.7%
encumbrances
% of Total 4.6% 12.0% 18.7%
agree Count ] 3 23 26
% within RENNEC 11.6% 88.5% 100.0%
% within verifying 15.8% 25.8% 24.1%
sncumbrances
% of Total 2.8% 21.3% 24.1%
strongly agree Caount 4 11 15
% within RENNEC 28.7% 73.3% 100.0%
% within verifying 21.1% 12.4% 13.9%
sncumbrances
% of Total 3.7% 10.2% 13.0%
Total Count 19 89 108
% within RENNEC 17.6% B2.4% 100.0%
% within verifying 100.0% 100.0% 100.0%
encumbrances
% of Total 17.68% 82.4% 100.0%
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Chi-Square Tests

a. 2 colls (20.0%) have expected countless than &. The
minimum expected countis 4.25.

270

An P. 8ig.
Value (<14 (<-sided)
Pearson Chi-Square 4.403" 4 254
Likelihood Ratio 4.428 4 351
Linear-bwLinear .138 1 712
Assoclation
N of Valid Cases 108
a.4 cells (40.0%) have expected count less than 5. The
minimum expected countis 2.64.
Table 8
Documentation verification
Cumulistive
Freguency | _Porcent | n L 2
Valtid extremely not easy o9 8.3 8.3 8.3
Nnoteasy 16 14.8 14.8 23.1
notsure 22 20.4 20.4 43 .8
eaasy 44 40.7 40.7 684.3
veryeasy 17 15.7 15.7 100.0
Totat 108 100.0 100.0
able 9
Documentation verification * Ir Type Cr
insitytion Type
Universal
bank MF) Iatal
Do.%umamallon axiremely noteasy Count 2 7 o
verification % wAithin Dacumentation 22.2% 77.8% 100.0%
e
% within Institution Type 3.6% 13.7% 8.3%
*% of Totat 1.9% 8.5% 6.3%
noteasy Count 4 12 16
% within Documentation 25.0% 75.0% 100.0%
varification
% within institution Type 7.0% 23.6% 14.8%
% of Total 3 7% 11.1% 14.8%
notsure Count 12 10 22
% within Docum.nuuon 54.5% 48 6% 100.0%
verificatio
% within ln-umuon Type 21.1% 19.68% 20.4%
% of Total 11.1% 9.3% 20.4%
easy Count 27 17 44
%’\_‘A:‘Itmn Documentation 81.4% 38.86% 100.0%
ve
% within Institition Type 47 4% 33.3% 40.7%
% of Totat 25.0% 18.7% 40.7%
veryeasy Count 12 a8 17
% wllhlr\ Dooum.nuuon 70.6% 20 4% 100.0%
varifica
% wlmln lnluluuon Twvpe 21.1% 9.8% 18.7%
% of Total 11.1% 4. 6% 185.7%
Total Count 87 81 108
% wm\ln Docum.nlauon 528% 47.2% 100.0%
verifica
*% wllhln ln-!ﬂuuon Type 100.0% 100.0% 100.0%
% of Total 52.8% 47.2% 100.0%
Chi-Square Tests
As_yrn . Sig.
Value eid { -s&ed)
Pearson Chi-Square 11.818° 4 019
Likelihood Ratioc 12.239 4 016
Linear-by-Linear 10.645 1 001
Associlation
N of Valid Cases 108




Table 10

Doct verificati * Doct $oa b1 !}'p..& o bt sl bl
Documentation types
Both
ONLY registerad &
registared unregistered
documents documents Total
Documentation exremelynoteasy Count 3 ] ]
verification
% within Documentation 33.3% 66.7% 100.0%
verification
% within Dacumentation 59% 10.5% 8.3%
types
% of Total 28% 56% 83%
not easy Count 5 1 16
% within Documentation 31.3% 68.8% 100.0%
verification
% within Documentation 8.8% 19.3% 14.8%
types
% of Total 46% 10.2% 14.8%
not sure Count 85 17 22
% within Documentation 22.7% 77.3% 100.0%
werification
% within Documentation 9.8% 29.8% 204%
types
% of Total 46% 15.7% 20.4%
easy Count 25 19 44
% within Documentation 66.8% 43.2% 100.0%
werification
% within Documentation 49.0% 33.3% 40.7%
types
% of Total 231% 17.6% 40.7%
veryeasy Count 13 4 17
% within Documentation 76.5% 23.5% 100.0%
verification
% within Documentation 255% 7.0% 15.7%
types
% of Total 120% 3.7% 15.7%
Total Count 51 57 108
% within Documentation 47.2% 52.8% 100.0%
verification
% within Documentation 100.0% 100.0% 100.0%
types
% of Total 47.2% 52.8% 100.0%
Chi-Square Tests
As . Sig.
Value df (2;-851§d9)
Pearson Chi-Square 15.092* 4 .005
Likelihood Ratio 15.748 4 003
Linear-by-Linear 10.055 1 002
Association
N of Valid Cases 108
a. 2 cells (20.0%) have ex:pected count less than 5. The
minimum expected countis 4.25
Table 11
Institution Type * verifying encumbrances Crosstabulation
verifing encumbrances
no yos |  Jotal _ |
Institution Type Universal bank Count 7 50 57
% within Institution Type 12.3% 87.7% 100.0%
% within verifying 36.8% 58.2% 52.8%
encumbrances
% of Total 6.6% 486.3% 52.8%
MFI Count 12 39 851
% within Institution Type 23.5% 76.5% 100.0%
% within verifying 63.2% 43.8% 47.2%
encumbrances
% of Total 11.1% 36.1% 47.2%
Total Count 18 89 108
% within Institution Type 17.6% 82.4% 100.0%
% within verifying 100.0% 100.0% 100.0%
encumbrances
% of Total 17.6% 82.4% 100.0%
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Chi-Square Tests

An . 8Sig. E 8ig. - t Sigy. -
Yalue of (2—8!%9(19 ’-.cl'dqs) = E,.-clglcg) «a
Pearson Chi-Square 2.349* 1 125
Continuity Carrection® 1.637 1 201
Likelihood Ratio 2.361 1 124
Fishers Exact Toest 138 .100
Linear-by-Linear 2.328 1 127
Association
N of valld Cases 108
a.0 celis (.0%) have sxpectsd count lsasa than 8. The minimum expectad count ie 8.97.
b. Computed only for a 2>2 table
Table 12
Documentation types * verifying sncumbrances Crosstabulation
worifying encumbran
nQ yoo | Total 4
Documaentatian types ONLY registered Count 10 41 51
documents
% within Documentation 18.6% 80.4% 100.0%
types
% within verifing 826% 46.1% 47 2%
encumbrances
% of Total 9.3% 38.0% 47.2%
Both r.eglatered & Count [*] 48 57
unregisiered documants % within Documentation 18.8% 84.2% | 100.0%
es
% within verifying 47 4% 53.9% 52.8%
encumbrances
% of Totat 8.3% 44 4% 528%
Total Count 19 89 108
% within Documentation 17.6% 824% 100.0%
types
% within verifying 100.0% 100.0% 100.0%
encumbrances
% of Total 17.6% 82.4% 100.0%
Chi-Square Tests
Yoilve [<14 (2 lded) E,‘-cl‘ds;‘gi - E_-ol‘di‘gi «a-
Pearson Chi-Square 271" 1 .8603
Continuity Correction® KeXg] 1 789
Likelihood Ratio 270 L] 603
Fisher's E>xmct Test a23 304
Linear-by-Linear 268 1 808
Asaociation
N of Valid Cases 108
®». O celis (.0%) have e>pected count less than 8. The minimurm expected count is 8.7,
b, Computad only for m 2x2 table
Table 13
Crosstab
yrs atinstitution
less than 8 5-10 10+ Total
Documentation types  ONLY registered Count 186 21 14 51
documents
?y(»pwlmln Documaentation 31.4% 41.2% 27.5% 100.0%
o8
%% within yrs atinstitution 47.1% 50.0% 43.8% 47.2%
% of Total 14.8% 19.4% 13.0% 47.2%
Both registered & Count 18 21 18 57
unregisiered documents o, unin Documentation 316% | 388% | 316% | 1000%
types
% within yrs at institution 52.9% 50.0% 56.3% 52.8%
% of Totat 18.7% 19.4% 16.7% 52.8%
Total Count 34 42 32 108
% within Documentation 31.5% 38.9% 29.6% 100.0%
types
9% within ys at institution 100.0% 100.0% 100.0% 100.0%
% of Total 31.5% 38.9% 29.6% 100.0%
Chi-Square Tests
?rn Sig.
Value df { &g)_
Pearson Chi-Square 285" 2
Likelihood Ratio 288 2 .867
Linear-byLinear 0867 1 798
Aasociation
N of Valid Cases 108

a. 0 cells (.0%) havwe © ecled count less than 5. The minimum

e xpectad countis 15.1
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Table 14

a. 0 cells (.0%) have @
expected countis 10.8

)gaected countless than 5. The minimum

Crosstab
yrs atcurrent position
Bolow Syrs | 5-10ws 10ys+ Jotal
Documentation types  ONLY registered Count 14 25 12 51
documents
:¢pwlthln Documentation 27.5% 49.0% 23.5% 100.0%
es
% within ws at current 35.9% 54.3% 52.2% 47.2%
position
% of Total 13.0% 23.1% 11.1% 47.2%
Both registered & Count 25 21 1" 57
unregistered documents % witin Documentation 439% | 368% | 193% | 1000%
es
% within yrs at current 64.1% 45.7% 47 8% 52.8%
position
% of Total 23.1% 19.4% 10.2% 528%
Total Count 39 48 23 108
&withln Documentation 368.1% 42.8% 21.3% 100.0%
es
% within ws atcurrent 100.0% 100.0% 100.0% 100.0%
position
% of Total 36.1% 42.6% 21.3% 100.0%
Chi-Square Tests
As p. Sig.
Value df (g-n;ided)
Pearson Chi-Square 3.170* 2 205
Likelihood Ratio 3.203 2 202
Linear-by-Linear 2.058 1 1581
Association
N of Valild Cases 108

Table 15
Repossession problems due to ownerahip dispute in past 2 yrs * Institution Type Crosstabulation
lnstitution Type
Universal
bank MF| Total
Repossession r%biem': no Count 46 34 80
due to ownership dispu % within Repossession 57.5% 42.5% 100.0%
In past2 yrs probiems dx?e to
ownership dispute in past
2ys
% within Institution Type 80.7% 66.7% 74.1%
% of Total 42.68% 31.5% 74.1%
yas Count " 17 28
% within Repoasession 30.3% 80.7% 100.0%
problems due
ownership dispute in paat
2 wyws
% within Institution Type 19.3% 33.3% 25.9%
% of Total 10.2% 15.7% 25.9%
Total Count 57 51 108
% within Repoaseasaion 52.8% 47.2% 100.0%
probiems due
ownaership dispute in past
2ys
% within Institution Type 100.0% 100.0% 100.0%
% of Total 52.8% 47.2% 100.0%
Chi-Square Tests
Asymp. Sig. Exact Sig. (2- Exact Sig. (1-
Value df {2-sided) sided) sided)
Pearson Chi-Square 2.761* 1 .097
Continuity Correction® 2.078 1 149
Likelihood Ratio 2.769 1 096
Fisher's Exact Test 125 075
Linear-by-Linear 2735 1 098
Association .
N of Valid Cases 108

a. 0 cells (.0%) hawe expected count less than 5. The minimum expected countis 13.22.
b. Computed only for a 2>2 table
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Table 16

Repossession problems due to ownership dispute in past 2 yrs * Documaentation types Crosstabulation

Documentation typas |
Both
ONLY registered &
registared unregistarad
docyments Tolal
gepzasseuaionh r%li)lem‘s no Count 46 34 80
inpast 2w P dispute % within Reposseasion 57.5% 425% | 100.0%
problems due
ownership dispute In past
2ys
% within Documentation 00.2% 59.8% 74.1%
types
% of Total 42.6% 31.5% 74.1%
yes Count 5 23 28
% within Reposseasion 17.9% 82.1% 100.0%
problems due to
ownership dispute in past
2ys
% within Documentation 8.8% 40.4% 25.9%
types
% of Total 4.6% 21.3% 25.9%
Total Count 81 57 108
% within Reposseasion 47.2% 52.8% 100.0%
probiems due to
ownership dispute In past
2wys
% within Documaentation 100.0% 100.0% 100.0%
types
% of Total 47.2% 52 8% 100.0%
Chi-Square Tests
p. Sig. E)act Sig. (2- Emct Sig. (1-
Value df (2-sided) g g
Pearson Chi-Square 13.078* .000
Continuity Correction® 11.538 .001
Likellhood Ratio 14.013 000
Fisher's Exact Test 000 .000
Linear-by-Linear 12.957 1 000
Association
N of Valid Cases 108

a. 0 cells (.0%) have expectad count less than 5. The minimum expected countis 13.22.
b. Computed only for a 2>2 table

Table 17: Friedman’s test

Ranks

Mean Rank_|

Location
Market value
Landrights
Land insurance
Registration
Documentation

3.66
462
1.83
2.90
3.43
4. 56

Teet Statistios”

N 108
Chi-Square 194.210
df 5
Asymp. Sig. _ 000

a. Friadman Test

Table 18: Wilcoxon’s test

Ranks
Mean Rank Sum of Ranks
Documentation - Market Negative Ranks 17 17.32 294.50
value ' Positive Ranks 15° 16.57 233.50
Ties 76°
Totg! 108

a. Documentation < Market value
b. Documentation > Market value
c. Documentation = Market value
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Tost Statistics®

Documentation
- Market value

z -.583"

Asymp. Sig. (2-tailed) .560
a. Based on positive ranks.
b. Wilcoxon Signed Ranks Test
Table 19:
Ranks
N Mean Rank Sum of Ranks
Market value - Location Negative Ranks 23 38.17 878.00
Positive Ranks 62° 44,79 2777.00
Ties 23°
Total 108
a. Market value < Location
b. Market value > Location
c. Market value = Location
Tost Statistics”
Market value -
Location
z -4.248"
| Asymp. Sig. (2-tailed) .000
a. Based on negative ranks.
b. Wilcoxon Signed Ranks Test
Table 20:
Ranks
N Mean Rank Sum of Ranks
Documentation - Location Negative Ranks 22° 38.75 852.50
Positive Ranks 59° 41.84 2468.50
Ties 27°¢
Total 108

a. Documentation < Location
b. Documentation > Location
c. Documentation = Location

Test Statistics®

Documentation

- Location

z

LAsymp. Sig. (2-tailed)

-3.882"
.000

a. Based on negative ranks.
b. Wilcoxon Signed Ranks Test
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Table 21:

Rarks
N Mean Rank  |Sum of Ranks
Registration - Location Negative Ranks  |50? 51.54 2577.00
Positive Ranks ~ |0° 37.95 1518.00
Ties 18°
Total 108
a. Registration < Location
b. Registration > Location
c. Registration = Location
Test Statistics®
Registration -
Location
Z -2.155°
Asymp. Sig. (2-tailed) [031
a. Based on positive ranks.
b. Wilcoxon Signed Ranks Test
Table 22:
Ranks
N Mean Rank  |Sum of Ranks
Land insurance - Location Negative Ranks  }54° 39.82 2150.50
Positive Ranks |21 33.31 699.50
Ties 33°
Total 108

a. Land insurance < Location
b. Land insurance > Location

c. Land insurance = Location
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Test Statistics®

Land insurance -
Location

Z -3.882°

Asymp. Sig. (2-tailed) ].000

a. Based on positive ranks.

b. Wilcoxon Signed Ranks Test

Table 23:
Ranks
Mean Rank  [Sum of Ranks

Registration - Land Negative Ranks  [35° 45.89 1606.00
insurance

Positive Ranks 52° 42.73 2222.00

Ties 21¢

Total 108

a. Registration < Land insurance
b. Registration > Land insurance
c. Registration = Land insurance

Test Statistics®

Registration -
LLand insurance

Z -1.320°

Asymp. Sig. (2-tailed) |.187

a. Based on negative ranks.

b. Wilcoxon Signed Ranks Test
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Table 24

Ranks
N Mean Rank  |Sum of Ranks
|Land rights - Land insurance Negative Ranks  Jo5* 48.70 3165.50
Positive Ranks ~ |20° 24.48 489.50
Ties 23°
Total 108

a. Land rights < Land insurance

b. Land rights > Land insurance

¢. Land rights = Land insurance

Test Statistics”
Land rights -
Land insurance
7 -5.930°
Asymp. Sig. (2-tailed) |.000

a. Based on positive ranks.

b. Wilcoxon Signed Ranks Test

Table 25: Man-Whitney test for the land attribute between UBs and MFIs

Ranks

Institution Type N Mean Rank Sum of Ranks

Location Universatl bank 57 61.31 3494.50
MFi 51 46.89 2391.50
Total 108

Market value Universal bank 57 56.75 3234.50
MFI 51 51.99 2651.50
Total 108

Land rights Universal bank 57 57.03 3250.50
MFi 51 51.68 2635.50
Total 108

Land insurance Universal bank 57 67.74 3861.00
MFI 51 39.71 2025.00
Total 108

Registration Universal bank &7 64.49 3676.00
MFI 51 43.33 2210.00
Total 108

Documentation Universal bank 57 55.80 3180.50
MFI 51 53.05 2708.50
Total 108
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Test Statistics"

Location | Market value Land rights | Land insurance | Registration | Documentation
Mann-Whitney U 1065.500 1325.500 1309.500 699.000 884.000 1379.500
Wilcoxon W 2391.500 2651.500 2635.500 2025.000 2210.000 2705.500
r A -2.468 -872 =911 -4.761 -3.576 -.501
Asymp. Sig. (2-tailed) .014 .383 .362 .000 .000 616

a. Grouping Variable: Institution Type

Table 26
Corrsiations
yrs at current
position Registration
Spearman's rho yrs at current position Correlation Coefficieant 1.000 -1986"
Sig. (2-tailed) . .043
N 108 108
Registration Correlation Coefficient -.105" 1.000
8ig. (2-tailed) .043 .
N 108 108
*. Correlation is significant at the 0.05 level (2-tailed).
Table 27
Correlations
_Registration RENNEC
Spearman's rho Registration Correlation Coefficient 1.000 -3317
Sig. (2-tailed) . .000
108 108
RENNEC Correlation Coefficient -.331" 1.000
Sig. (2-tailed) .000 .
108 108

** Correlation is significant at the 0.01 level (2-tailed).

Table 28
Correlations
Documentation
Registration verification

Spearman's rho Registration Correlation Coefficient 1.000 241
Sig. (2-tailed) .012
N 108 108
Documentation verification ~ Correlation Coefficient 241 1.000

Sig. (2-tailed) 012
N 108 108

*. Correlation is significant at the 0.05 level (2-tailed).

279




England

Table 29
Registration not necessary
Cumulative
frequency Percent Valid Percent Percent
Valid disagree 4 4.2 4.2 4.2
Neither agree nor 26 27.4 27.4 31.6
disagree
agree 42 44.2 44 .2 758
strongly agree 23 242 24.2 100.0
Total 95 100.0 100.0
Table 30
Correlations
Registration y's atcurrent
notnecessary position
Spearman's rho Registration not Correlation Coefficient 4.000 -.002
necessary Sig. (2-tailed) ; 088
N 05 o5
ys at current position Correlation Coefficient -.002 1.000
Sig. (2-tailed) 885
N a5 95
Table 31
Correlations
Registration
not necessary | PreforLand
Spearman's rho Registration not Correlation Coefficient 1.000 -.160
necessary Sig. (2-tailed) 121
N 95 95
Prefor Land Correlation Coefficient -.160 1.000
Sig. (2-tailed) 121 .
N 95 95
Table 32
Correlations
Registration Documentatio
notnecessary n verification
Spearman's rho Registration not Correlation Coefficient 1.000 .028
necessary Sig. (2-tailed) . 768
N 95 a5
Documentation Correlation Coefficient 028 1.000
verification Sig. (2-tailed) 788
N a5 95
Table 33
Documentation types
Cumulative
Frequency | Percent Valid Percent Percent
Valid registered documents 19 200 20.0 20.0
both registered and 76 80.0 80.0 100.0
unregistered documents
Total 95 100.0 100.0
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Table 34

Documaentation types * yrs at current p Cr bul
ys atcurrent position
Below Sws 3-10vs +10ws Jotal
Documaentation types  registered documents Count 5 6 8 19
% within Documentation 26.3% 31.6% 42.1% 100 0%
types
% within yrs at current 19.2% 14.6% 286% 200%
position
% of Total 83% 83% 8.4% 20.0%
both registered and Count 21 35 20 76
unragisiered documents % within Documentation 276% | 461% | 263% | 1000%
o8
% wllhln ys at current 80.86% 854% 71.4% 80.0%
position
% of Total 22.1% 36.8% 21.1% 80.0%
Total Count 26 41 28 95
% within Documantation 27.4% 43.2% 29.5% 100.0%
types
% within yrs at current 100.0% 100.0% 100.0% 100.0%
position
% of Totat 27 4% 43 2% 29 5% 100.0%
Chi-Square Tests
Value o Mﬁ’m&ed)
Pearson Chi-Square 2.033* 2 362
Likelihood Ratio 1.979 2 272
Linear-by-Linear 775 1 379
Association
N of Valid Cases 1.3
@. 0 cells (.0%) have expected count less than 5. The minimum
s pected count ls 6.20.
Table 35
Documentation types * yrs at institution Crosstabulation
ws atinstitution
less than § 5-10 10+ Total |
Documentation types  registered documents Count 7 10 2 19
% within Documentation 36.8% 526% 10.5% | 100.0%
types
% within yrs atinstitution 17.1% 27.8% 11.1% 20.0%
% of Total 7.4% 10.5% 21% 20.0%
both registered and Count 34 26 16 76
unregistered documents y, iuvin Documentation 447% | 342% | 214% | 1000%
types
% within yrs at institution 82.9% 722% 88.9% 80.0%
% of Total 358% 27.4% 16.8% 80.0%
Total Count 41 36 18 95
% within Documentation 43.2% 37.9% 18.9% 100.0%
types
% within ys atinstitution 100.0% 100.0% 100.0% 100.0%
% of Total 43.2% 37.9% 18.9% 100.0%
Chi-Square Tests
As
Value df zrguded)
Pearson Chi-Square 2.470° 2 .291
Likelihood Ratio 2.500 2 .286
Linear-by-Linear 019 1 892
Association
N of Valid Cases a5

a. 1 cells (168.7%) have expected count less than 5.

minimum expected countis 3.60

The
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Table 36

Documentation types * position Crosstabuiation

a. 3 cells (37.5%) have expected countless than 5.

minimum expected countis .80.
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The

position
loans businass branch
advisors managers Mmanagers Total
Documentation types  registered documents Count 7 10 2 18
mimin Documentation 368% 526% 105% | 100.0%
s
% within position 184% 21.7% 18.2% 20.0%
% of Total 74% 105% 21% 20.0%
both rgglste‘;e: and Count 31 36 9 76
unregistered documents I
g :cp:vnthm Documentation 40.8% 474% 118% | 100.0%
s
% within position 81.6% 78.3% 81.6% 80.0%
% of Total 326% 37.9% 9.5% 80.0%
Total Count 38 46 11 85
mlmm Documentation 40.0% 48.4% 116% | 100.0%
S
% within position 100.0% 100.0% 100.0% 100.0%
% of Total 40.0% 484% 116% | 100.0%
Chi-Squara Tests
As p. Sig.
Value df (g-slded)
Pearson Chi-Square 1692 2 819
Likellhood Ratio 169 2 819
Linear-by-Linear 024 4 877
Association
N of Valid Cases a5
a. 1 cells (16.7%) have expectaed count less than 6. The
minimum expected countis 2.20.
Table 37
Registration not y * D ion types Cr lath
Documaentation types
both
registered
and
registered unregistered
documents | | _TJotal |
Raegistration not disagree Count ] 4 4
necessary % within Registration not 0% 100.0% | 100.0%
necessary
% within Documentation 0% 5.3% 4.2%
types
% of Total 0% 4.2% 4.2%
Neither agree nor Count 7 19 28
disagree % within Registration not 26.9% 731% | 100.0%
necessary
% within Documentation 36.8% 25.0% 27.4%
types
% of Total 7.4% 20.0% 27.4%
agree Count ] 33 42
% within Registration not 21.4% 78.68% 100.0%
necessary
% within Documentation 47 4% 43.4% 44.2%
types
% of Total 8.5% 34.7% 44.2%
strongly agree Count 3 20 23
% within Registration not 13.0% 87.0% 100.0%
necessary
% within Documentation 15.8% 26.3% 24.2%
ypes
% of Tota! 3.2% 21.1% 24.2%
Total Count 19 76 o5
% within Registration not 20.0% 80.0% 100.0%
necessary
% within Documentation 100.0% 100.0% 100.0%
typas
% of Total 20.0% 80.0% 100.0%
Chi-Square Tests
As p. Sig.
Value df (.’xgided)
Pearson Chi-Square 2.528" 3 470
Likelihood Ratio 3.330 3 343
Linear-by-Linear 314 1 575
Association
N of Valid Cases a5




Table 38

Correlations

a. 3 celis (37.5%) have expected countiess than 5.

minimum expected countis 1.00.
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The

Documaentatio yrs at current
n wvarification position
Spearman's rho Documentation Correlation Coefficient 1.000 032
verification
Sig. (2-talled) . 757
N 85 85
yrs at current position Correlation Coefficient 032 1.000
Sig. (2-tailed) 757 .
N 05 95
Table 39
Correlations
Documentatio wrs at
nyerification [nstitution
Spearman's rho Dog;umﬁentatlon Correlation Coefficient 1.000 027
vertication Sig. (2-taited) . 792
N 85 -1
yrs at institution Correlation Coefficient 027 1.000
Sig. (2-tailed) 792 .
N 95 1.3
Table 40
D« verification * Doct typas Crosstabulation
Documentation types
both
regiastered
and
registerad unregistered
documents | documents | otal
Documentation noteasy Caunt o 5 5
Verification % within Documentation 0% 100.0% | 100.0%
verification
% within Documentation 0% 6.6% 53%
types
% of Total 0% 5.3% 53%
notsure Count o 21 21
% within Documentation 0% 100.0% 100.0%
verification
% within Documentation 0% 27.6% 22.1%
types
% of Total 0% 221% 22.1%
easy Count 8 17 25
% within Documentation 32.0% 68.0% 100.0%
verification
% within Documentation 42.1% 22.4% 26.3%
types
% of Total 8.4% 17.8% 26.3%
veryeasy Count 1" 33 44
% within Documentation 25.0% 75.0% 100.0%
verification
% within Documentation 57.9% 43 4% 46.3%
types
% of Total 11.6% 34.7% 46.3%
Total Count 19 76 95
% within Documentation 20.0% 80.0% 100.0%
verification
% within Documentation 100.0% 100.0% 100.0%
typas
% of Total 20.0% 80.0% 100.0%
Chi-Square Tests
Asymp. Sig.
Value df -sided)
Pearson Chi-Square 9.438* 3 024
Likelihood Ratio 14.247 3 .003
Linear-by-Linear 5.243 1 .022
Association
N of Valid Cases o5




Table 41

Repossession problems due to ownership dispute * Documaentation types Crosstabulation

Documentation types -
both
registered
and
registered unregistered
documents

Repossession problems no Count 18 73 a1
due to ownership dispute -

% within Repossession 19.8% 80.2% 100.0%

problems due to

ownership dispute

% within Documentation 94.7% 96.1% 095.8%

types

% of Total 18.9% 76 8% 95.8%

yes Count 1 3 4

% within Repossession 25.0% 75.0% 100.0%

problems due to

ownership dispute

% within Documentation 53% 39% 4.2%

types

% of Total 1.1% 32% 4.2%
Total Count 19 76 a5

% within Repossession 20.0% 80.0% 100.0%

problems due to

ownership dispute

% within Documentation 100.0% 100.0% 100.0%

types

% of Total 20.0% 80.0% 100.0%

Chi-Square Tests
Asymp. Sig. Exact Sig. (2- Exact Sig. (1~
Value df (2-sided) ;jg_gg) siqgg)_

Pearson Chi-Square .065* 1 798
Continuity Correction® .000 1 1.000
Likelihood Ratio 062 1 804
Fisher's Exact Test 1.000 597
Linear-by-Linear .065 1 799
Association
N of valid Cases 95

a. 2 cells (50.0%) have expected countless than 5. The minimum expected count is .80.

b. Computed only for a 2x2 table

Table 42

Hypothesis Test Summary

Null Hypothesis Test Sig. Decision
Related-
Samples !
The distributions of Market value , Friedman's Retain the
Land insurance , Documentation  Two-Way 167 null {
and Location are the same. Analysis of hypothesis.
Variance by
Ranks

Asymptotic significances are displayed. The significance level is .05.

Table 43

Hypothesis Test Summary
Null Hypothesis Test Sig.
Related-
The median of differences between Samples
1 Registration and Land insurance  Wilcoxon
equals 0. Signed Rank

Test

Docloln

Asymptotic significances are displayed. The significance level is .05.
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Table 44

Hypothesis Test Summary

Null Hypothesis Test
Related-
The median of differences between Samples
1 Registration and Land rights Wilcoxon
equals 0. Signed Rank

Test

Asymptotic significances are displayed. The significance level is .05

Table 45

Correlations

Spearman's rho

Prefor Land Registration
Prefor Land Correlation Coefficient 1.000 -.085
Sig. (2-tailed) 412
N 95 95
Registration Correlation Coefficient -.085 1.000
Sig. (2-tailed) 412
N 05 95

Table 46

Correlations

yrs at current
Registration position
Spearman’'s rho Registration Correlation Coefficient 1.000 .006
Sig. (2-tailed) 953
N o5 95
yrs at current position Correlation Coefficient .006 1.000
Sig. (2-tailed) 953 .
N 95 05
Table 47
Correlations
Rggistration yrs at institution
Spearman's rho Registration Correlation Coefficient 1.000 .039
Sig. (2-tailed) .709
N 95 95
yrs at institution Correlation Coefficient .039 1.000
Sig. (2-tailed) .709
N 95 95

Table 48

Correlations

Documentation
Registration verification
Spearman's rho Registration Correlation Coefficient 1.000 -.040
Sig. (2-tailed) .703
N 95 95
Documentation verification Correlation Coefficient -.040 1.000
Sig. (2-tailed) .703
N 095 95
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Table 49

Registration * Documentation types Crosstabulation

Documentation types
both registered
and
registered unregistered
documents documents Total
Registration Least important Count 3 ° 12
% within Registration 25.0% 75.0% 100.0%
% within Documentation 15.8% 11.80% 12.6%
types
% of Total 3.2% 9.5% 12.6%
Less important Count [} 21 27
% within Registration 22.2% 77.8% 100.0%
% within Documentation 31.6% 27.6% 28.4%
types
% of Total 6.3% 22.1% 28.4%
Quiet Important Count [} 20 26
% within Registration 23.1% 76.9% 100.0%
% within Documentation 31.6% 26.2% 27.4%
types
% of Total 6.3% 21.1% 27.4%
Important Count 2 14 18
% within Registration 12.8% 87.5% 100.0%
% within Documentation 10.5% 18.4% 18.8%
types
% of Total 2.1% 14.7% 168.8%
Very Important Count 1 [] 7
% within Registration 14.3% 85.7% 100.0%
% within Documentation 5.3% 7.9% 7.4%
types
% of Total 1.1% 8.3% 7.4%
Most important Count 1 ] 7
% within Registration 14.3% 85.7% 100.0%
% within Documentation 5.3% 7.9% 7.4%
typeas
% of Total 1.1% 6.3% 7.4%
Total Count 19 76 85
% within Registration 20.0% 80.0% 100.0%
% within Documentation 100.0% 100.0% 100.0%
Chi-Square Tests
Asymp. Sig. (2-
Value df sided)
Pearson Chi-Square 1.273° 5 .938
Likelihood Ratio 1.346 5 .930
Linear-by-Linear .849 1 357
Association
N of Valid Cases 95

a. 4 cells (33.3%) have expected count less than 5. The minimum

expected count is 1.40.
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APPENDIX E

Property Registration and Loan Conditions

Ghana
Table 1: Friedman’s test
Ranks Test Statistics®
Mean Rank N 108
Interest 2869 Chi-Square 5.498
fees 254 df 3
Amount 243 Asymp. Sig. 139
repaymenttime 234 a. Friedman Test
Table 2
Crosstab
Documentation types
Both
ONLY registered &
registered unregistered
documents documents Total
interest strongly disagree Count 7 14 21
9% within Interest 33.3% 68.7% 100.0%
9% within Documentation 13.7% 24 8% 10 4%
types
% of Total 8.5% 13.0% 19.4%
disagree Count 18 21 39
9% within interest 48.2% 53.6% 100.0%
9% within Documentation 35.3% 36.8% 36.19%
types
9% of Total 18.7% 19.4% 36.1%
Nelther agree nor Count 14 14 28
disagree % within Interest 50.0% 60.0% | 100.0%
9% within Documentation 27.5% 24.6% 25.9%
types
% of Total 13.0% 13.0% 25 9%
agree Count 1 5 16
9% within Interest 68.8% 31.3% 100.0%
9% within Documentation 21.6% 8.8% 148%
types
9% of Total 10.2% 4.6% 14.8%
strongly agree Count 1 3 4
9% within interest 25.0% 75.0% 100.0%
9% within Documentation 2.0% 53% 3.7%
types
% of Total 8% 2.8% 3.7%
Total Count 51 57 108
9% within Interest 47.2% 52.8% 100.0%
% within Documentation 100.0% 100.0% 100.0%
types
% of Total 47.2% 52 8% 100 0%
Chi-Square Tests
Asymp. Sig.
Value df (2-sided)
Pearson Chi-Square 5.4982 4 240
Likelihood Ratio 5.629 4 229
Linear-by-Linear 1.894 1 158
Association
N ofvalid Cases 108

a. 2 cells (20.0%) have expected count less than 5. The
minimum expected count is 1.89.
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Table 3

Crosstab
Documentation types
Both
ONLY registered &
registered unregistered
documents documents Totml
fees strongly disagree Count 1M1 14 25
% within fees 44 0% 56.0% 100 0%
9% within Documentation 21.6% 24.6% 23.1%
types
9% of Total 10.2% 13.0% 23 1%
disagree Count 20 22 42
9% within fees 47 8% 52.4% 100 0%
3% within Documentation 38.2% 38.86% 38 0%
types
9% of Total 18.5% 20.49% 38 8%
‘r;llelther agree nor Count 11 12 23
sagree 9% within fess 47.8% 62.2% 100.0%
9 within Dotumentation 21.8% 21.1% 21.3%
types
9% of Total 10.2% 11.1% 24.3%
agree Count 8 2 8
9% within Tees 75.0% 25.0% 100.0%
9% within Documantation 11.8% 3.5% 7.4%
types
9% of Total 5.8% 1.0% 7.4%
strongly agree Count ] 7 10
9% within fees 30.0% 70.0% 100.0%
96 within Documentation 5.9% 12.3% 9 3%
types
% of Total 2.8% 6.5% 9.3%
Total Count 51 o7 108
% within fees 47.2% $2.8% 100 0%
9% within Documentation 100.0% 100.0% 100 0%
tvpes
9% of Total 47.2% 52 8% 100 0%
Chi-Square Tests
Asgmp 8ig
Value dr sldsd)
Pearson Chi-Square 3.777" 4 437
Likelihood Ratio 3.805 4 419
Linear-by-Linear .001 1 871
Associlation
N ofvalid Cases 108

a.3 celis (30.09%) have expected count less than 5. The
mintmum expected count is 3.78.

Table 4
Crosstab
Documentation types
Both
ONLY registered &
registered unregistered
documents documents Total
Amount  strongly disagree Count 11 23 34
% within Amount 32.4% 87.8% 100.0%
9% within Documentation 21.8% 40.4% 31.5%
types
% of Total 10.2% 21.3% 31.5%
disagree Count 17 13 30
9% within Amount 56.7% 43.3% 100.0%
9% within Documentation 33.3% 22.68% 27.6%
types
9% of Total 15.7% 12.0% 27.86%
Nelther agree nor Count 11 14 25
disagree % within Amount 44.0% 56.0% | 100.0%
9% within Documentation 21.6% 24.6% 23.1%
types
% of Total 10.2% 13.0% 23.1%
agree Count 12 7 19
9% within Amount 63.2% 36.6% 100.0%
9% within Documentation 23.5% 12.3% 17.6%
types
9% of Total 11.1% B8.5% 17.6%
Total Count 61 57 108
9% within Amount 47.2% £2.8% 100.0%
9% within Documentation 100.0% 100.0% 100.0%
types
% of Total 47 2% $208% 100 0%
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Chi-Square Tests

Value [-14 As;Tl%esdl)
Pearson Chi-Square 6.130* 3 .105
Likelihood Ratio 8.222 3 101
Linear-by-Linear 3.319 1 .08
Assoclation
N of Valid Cases 108

&.0 cells (0%) haveage;(pected countless than 6. The Mminimum

expected count s

Table §
Crosstab
Documentation types
Both
ONLY registered &
registered unregistered
documents documents Total
repayment time strongly disagree Count 18 16 33
9% within repayment time 54.5% 45 5% 100 0%
% within Documentation 35.3% 28.3% 306%
types
9% of Total 16.7% 13.8% 30 6%
disagree Count 11 20 31
9% within repayment time 35.8% 84.59% 100.0%
9% within Dacumentation 21.8% 351% 280 7%
types
9% of Total 10.2% 168.5% 28 7%
Nelther agree nar Count 21 18 39
disagres % within repsyment time 63.8% 462% | 1000%
9% within Documentation 41.2% 31.6% 38 1%
types
9% of Total 19.4% 18.7% 36.1%
agree Count 1 4 -1
9% within repayment time 20.0% 80.0% 100 0%
9 within Documentation 2.0% 7.0% 408%
types
% of Total 9% 3.7% 4 8%
Total Count 51 57 108
9% within repayment time 47.2% 52.8% 100.0%
9% within Documentation 100.0% 100.0% 100.0%
types
9% of Total 47.2% 62 8% 100.0%
Chi-Square Tests
Asymp. Sig.
Value df gsldsd)
Pearson Chi-Square 4.5972 3 .204
Likelihood Ratio 4.749 3 181
Linear-by-Linear .290 1 590
Assoclation
N of Valid Cases 108
a. 2 celis (25.0%) have expected count less than 5. The
minimum expected countis 2.36.
Table 6: Friedman’s test
Ranks Test Statistics®
Documentation types Mean Rank ONLY registered N 51
gNLY regtlslered Interest 279 documents Chi-Square 6.305
0
cuments fees 247 df 3
Amount 254 Asymp. Sig. .098
repayment time 223 Both registecll'ed & X N 57
© nre red documents
Both re%lsteved & X Interest 260 unragiste ¢ Chi-Square 1.911
unregistered documents
’ foes 261 df 3
Amount 235 Asymp. 8ig. 591
repayment time 245 a. Friedman Test
England
Table 7;
Correlations
yrs at current
Interest position
Spearman’s rho Interest Correlation Coefficient 1.000 -.094
8lg. (2-tailed) 367
N a5 85
yrs at current position Correlation Coefficient -.094 14.000
Sig. (2-tailed) 367
N 85 a5

289




Table 8

Correlations

yrs at
Interest institution
Spearman'srho  Interest Correlation Coefficient 1.000 .023
8ig. (2-talled) . .827
N 95 85
yrs at institution  Correlation Coefficient .023 1.000
Sig. (2-tailed) .827
N 85 85
Table 9
Interest * D ation types Cr.
Documentation types
both
registered
and
registered unregistered
documenis documents Total
Interest strongly disagree Count 3 16 19
% within Interest 15.8% 84.2% 100.0%
% within Documentation 15.8% 21.1% 200%
types
% of Total 3.2% 18.6% 20.0%
disagree Count " 26 35
9% within Interest 25.7% 74.3% 100.0%
9% within Documeantation A7.4% 34.2% 38 8%
types
% of Total 8.5% 27.4% 38.8%
Neither agree nor Count 3 17 20
disagree % within Interest 15.0% 85.0% | 100.0%
% within Documentation 15.8% 22.4% 21.1%
types
% of Total 3.2% 17.9% 21.1%
agree Count 4 14 18
9% within Interest 22.2% 77.8% 100.0%
9% within Documentation 21.1% 18.4% 18.9%
types
% of Total 4.2% 14 7% 18.9%
strongly agree Count 0 3 3
9% within Interest .0% 100.0% 100.0%
% within Documentation .0% 3.9% 3.2%
types
% of Total 0% 3.2% 3.2%
Total Count 19 76 95
% within Interest 20.0% 80.0% 100.0%
9% within Documentation 100.0% 100.0% 100.0%
types
9% of Total 20.0% 80.0% 100.0%
Chi-Square Tests
As}/mp. 8sig.
Value df (2-sided)
Pearson Chi-Square 2.0432 4 .728
Likelihood Ratio 2.621 4 .623
Linear-by-Linear 077 1 781
Association
N of Valid Cases 95

a. 5 cells (50.0%) have expected count less than 5. The
minimum expected count is .60.

Table 10
Correlations
fees/commis yrs at current
sion position

Spearman's rho fees/icommission Corralation Cosflficient 1.000 -.045
Sig. (2-tailed) . .662
N 95 o5
yrs at currant position Corrseiation Coeflicient -.045 1.000

8ig. (2-taited) 682 N
a5 a5

N
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Table 11

Correlations

fees/commis yrs at
sion tnstitution
Spearman's rho feesfcommission Correlation Cosflicient 1.000 124
Sig. (2-talled) . 231
N 85 85
yrs at institution Correlation Coefcient 124 1.000
Sig. (2-taited) .231 .
N 95 a5
Table 12
fees/commission * Documentation types Crosstabulation
Documentation types
both
registered
and
registered unregistered
documents documents Total
feesicommission  strongly disagree Count 7 15 22
9% within 31.8% 68.2% 100.0%
fees/icommission
9% within Documentation 36.8% 19.7% 23.2%
types
% of Total T.4% 168% 23.2%
disagree Count 4 29 33
% within 121% 87.6% 100.0%
feasfcommission
9 within Documentation 21.1% 36.2% 34.7%
types
9% of Total 4.2% 30.5% 34.7%
Neither agree nor Count 4 16 20
disagree % within 20.0% 80.0% | 100.0%
feesfcommission
9% within Documentation 21.1% 21.1% 21.1%
types
% of Total 4.2% 16.8% 21.1%
agree Count 2 9 11
9% within 18.2% 81.8% 100.0%
fees/commission
% within Documentation 10.5% 11.8% 11.6%
types
% of Total 21% 95% 11.6%
strongly agree Count 2 7 9
9% within 22.2% 77.6% 100.0%
fees/commission
96 within Documentation 10.5% 9.2% 9.5%
types
% of Total 21% 7.4% 8.5%
Total Count 19 76 95
9% within 20.0% 80.0% 100.0%
feesfcommission
96 within Documentation 100.0% 100.0% 100.0%
types
9% of Tota! 20.0% 80.0% 100.0%
Chi-Square Tests -
As%/mp‘ Sig.
Value df (2-sided)
Pearson Chi-Square 3.25114 4 517
Likellhood Ratio 3.197 4 525
Linear-by-Linear .248 1 .619
Association
N of Valid Cases g5

a. 4 ceils (40.0%) have expected count less than 5. The
minimum expecied countis 1.80.
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Table 13

Correlations
yrs at
institution Amount
Spearman's rho yrs at institution Correlation Coeflicient 1.000 -.0786
8ig. (2-talled) 462
N o8 o5
Amount Correlation Coeflicient -.078 1.000
Sig. (2-talled) .462
N a5 o5
Table 14
Correiations
yre at current
Amount position
Spearman’'s rho Amount Correlation Coemcient 1.000 -.046
8ig. (2-talled) 858
N 95 05
yrs at current position Correlation CoeMclent -.048 1.000
8ig. (2-tailed) .856 .
N 25 05
Table 15
Amount * Docur types Cr builation
Documentation types
both
registered
and
reglstered unregistered
documaents documaents Total
Amount strongly disagree Count 5 24 29
% within Amount 17.2% 82.8% 100.0%
% within Documaentation 26.3% 31.6% 30.5%
types
% of Total 53% 25.3% 30.5%
disagree Count 8 21 29
% within Amount 27.6% 72.4% 100.0%
% within Documentation 42.1% 27.6% 30.5%
typos
% of Total 8.4% 22.1% 30.5%
Neither agree nor Count [-] 15 21
disagree % within Amount 28.6% 714% | 100.0%
% within Documentation 316% 18.7% 22.1%
types
% of Tota! 63% 15.8% 22.1%
agree Count (4] 16 16
% within Amount 0% 100.0% 100.0%
% within Documentation 0% 21.1% 16.8%
types
% of Total 0% 16.8% 16.8%
Total Count 19 76 o5
% within Amount 20.0% 80.0% 100.0%
% within Documentation 100.0% 100.0% 100.0%
types
% of Total 200% 80.0% 100.0%
Chi-Square Tests
As p. Sig.
value of (2-aided)
Pearson Chi-Square 6.145" 3 108
Likelihood Ratio 9.125 3 028
Linear-by-Linear 827 1 .383
Association
N of Valld Cases 05

a. 2 cells (25.0%) have expectad count less than 5. The
minimum expeactad countia 3.20.

Table 16

Correlations

yrs at current
maturity position
Spearman's rho maturity Correlation Coefficient 1.000 -221°
Sig. (2-tailed) . 031
N a5 85
s at current position Correlation Coefficient -221° 1.000
Sig. (2-tailed) 031 .
N a5 o5

*. Correlation is significant at the 0.05 level (2-tailed).
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Table 17

Correlations

wrs at
maturity institution
Spearman's rho maturity Correlation Coefficient 1.000 037
Sig. (2-tailed) 725
N 95 95
yrs atinstitution Correlation Coefficient 037 1.000
Sig. (2-tailed) 725
N 95 a5
Table 18
maturity * Documentation types Crosstabulation
Documentation types
both N
registered
an
registered unregistered
documents documents Total
maturity stronglydisagree Count 7 26 33
% within maturity 21.2% 78.8% 100.0%
% within Documentation 36.8% 34.2% 34.7%
types
% of Total 7.4% 27.4% 34.7%
disagree Count 4 22 26
% within maturity 15.4% 84 6% 100.0%
% within Documentation 21.1% 289% 27.4%
types
% of Total 4.2% 23.2% 27.4%
z‘iolther agree nor Count 6 25 a1
BAGCes % within maturity 19.4% 806% | 100.0%
% within Documentation 31.6% 329% 32.6%
types
% of Total 6.3% 26.3% 32.6%
agree Count 2 3 5
% within maturity 40.0% 60.0% 100.0%
% within Documentation 10.5% 39% 5.3%
types
% of Total 21% 32% 5.3%
Total Count 19 76 95
% within maturity 20.0% 80.0% 100.0%
% within Documentation 100.0% 100.0% 100.0%
types
% of Total 20.0% 80.0% 100.0%
Chi-Square Tests
As . Sig.
Value df (mﬁied)
Pearson Chi-Square 1.635* 3 652
Likelihood Ratio 1.454 3 693
Linear-by-Linear 145 1 .703
Association
N of Valid Cases 95
a. 2 cells (25.0%) have expected countless than 5. The
minimum expected countis 1.00.
Why Lenders Turn down Small Business Credit Applications
Ghana
Table 1: Friedman’s test
Hypothesis Test Summary
Null Hypothesis Test Sig. Decision
Related-
KR 3 Samples 3
The distributions of Past Default, Friedman's Retain the
1 Poor Cashfiow, High Vulnerability Two-Way .125  null
and Poor profitability are the same. Analysis of hypothesis.
Variance by
Ranks

Asymptotic significances are displayed. The significance lewel is .05.
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Table 2: Wilcoxon’s test

Ranks
N Mean Rank Sum of Ranks
Lack guarantors - Lack Negative Ranks 24° 13.96 335.00
property Positive Ranks 20 8.00 16.00
Ties 82°
Total 108
a. Lack guarantors < Lack property
b. Lack guarantors > Lack property
c. Lack guarantors = Lack property
Test Statistics®
Lack
guarantors -
Lack property
z -4.185°
Asymp. Sig. (2-tailed) 000
a. Based on positive ranks.
b. Wilcoxon Signed Ranks Test
Table 3: Friedman’s test
Ranks Test Statistics®
Mean Rank N 108
New customer 1.95 Chi-Square 2.182
Lack records on 2.09 df 2
business transactions
inadequate borrower 1.95 Asymp. Sig. 336
equity a. Friedman Test
Table 4: Friedman’s test
Ranks Test Statistics®
Mean Rank N 108
Chi-Square 5.666
Lack experience 1.89 ar >
Lack registered title 1.94 Asymp. Sig. 059
Lack required documents 2.16 a. Fiedman Test
Table 5: Wilcoxon’s test
Ranks
N Mean Rank Sum of Ranks
Business type - High Negative Ranks 33* 28.82 951.00
Transaction cost Positive Ranks 3 36.42 1129.00
Ties 44°
Total 108

a. Business type < High Transaction cost

b. Business type > High Transaction cost

c. Business type = High Transaction cost
Test Statistics®

Business type
- High
Transaction
cost
z -.641*
Asymp. Sig. (2-taited) 521

a. Based on negative ranks.
b. Wilcoxon Signed Ranks Test
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Table 6

Lack registerad title * Docu typeas Cr bul v
Documantation typeas
Both
ONLY registered &
registered unregistered
documents documaents Totatl
Lack regiatered title unimpaortant Count o 24 24
?‘i&wlthln Lack registarad 0% 100.0% 100.0%
L
% within Documentation 0% 42.1% 222%
types
% of Total 0% 22.2% 22.2%
leastimportant Count o 24 24
3‘6 within Lack raglistered 0% 100.0% 100.0%
o
% within Documaentation 0% 42.1% 22.2%
types
% of Total 0% 22.2% 22.2%
important Count 13 ] 19
:“:' within Lack registered a8.4% 31.6% 100.0%
o
% within Documentation 25.5% 10.8% 17.6%
types
% of Total 12.0% 5.6% 17.6%
veryimportant Count as 3 41
;A;I within Lack registered 02.7% 7.3% 100.0%
-
% within Documentation T74.8% 8.3% 38.0%
L-11
% of Total 35.2% 28% 38.0%
Total Count 51 57 108
Z?I within Lack ragistered 47.2% 52.8% 100.0%
Y
% within Documentation 100.0% 100.0% 100.0%
types
% of Total 47.2% 852 8% 100.0%
Chi-Square Tests
As P. Sig.
Value of (mlded)
Pearson Chi-Square 80.372* a 000
Likelihood Ratio 104.223 3 000
Linear-by-Linear 72417 1 .000
Asasociation
N of Valid Caseans 108
a. 0 cells ((0%) have expected countiess than 5. The minimum
expected count ias 8.97.
Table 7
Correlations
Lack
registered title Prefor Land
Spearman's rho Lack registered tile Correlation Coefficient 1.000 .066
Sig. (2-tailed) B 497
N 108 108
Prefor Land Correlation Coefficient .068 1.000
Sig. (2-tailed) 497 .
N 108 108
Table 8
High Transaction cosat * D lon types Cr bulati
Documentation types
Both
ONLY registered &
registeread unregistered
documents documents Total
High Transaction cost  unimpartant Count 28 36 64
% within High 43.8% 56.3% 100.0%
Transaction cost
% within Documentation 54.9% 63.2% 58.3%
tyes
% of Total 25.0% 33.3% 598.3%
leastimportant  Count 22 20 42
% within High 52.4% 47 6% 100.0%
Transaction cost
% within Documentation 43.1% 351% 38.8%
types
% of Total 20.4% 18.5% 38.8%
important Count 1 1 2
% within High 50.0% 50.0% 100.0%
Transaction cost
% within Documentation 2.0% 1.8% 1.8%
types
% of Tatat 0% 8% 1.8%
Total Count 51 57 108
% within High 47.2% 52.8% 100.0%
Transaction cost
9% within Documentation 100.0% 100.0% 100.0%
types
% of Total 47 2% 528% 100.0%
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Chil-Square Tests

As Sig.
Value df (2-8 )
Pearson Chi-Square 764+ 2 682
Likelihood Ratio 764 2 682
Linear-by-Linear 678 1 410
Association
N of vValid Cases 108

a. 2 cells (33.3%) have expected count less than 5. The
minimum expected countis .94,

Mann-Whitney test for type of lender and reasons for turning down loan applications - Ghana

Ranks

Institution. Tvoe N Mean Rank | Sum of Ranks

Lack property Universal bank 57 63.61 3625.50
MFI 51 44 32 2260.50
Total 108

Past Default Universal bank 57 56.41 3215.50
MFt 51 52.36 2670.50
Total 108

Poor Cashflow Universal bank 57 55.71 3175.50
MFI 51 53.15 2710.50
Total 108

Poor profitabliity Universal bank 57 56.71 3232.50
MFI 51 52.03 2653.50
Total 108

Lack records on Universal bank 57 59.46 3389.50

business transactions MF1 51 48.95 2496.50
Total 108

New customer Universal bank 57 60.20 3431.50
MFI 51 48.13 2454.50
Total 108

Lack required documents Universal bank 57 62.79 3579.00
MFI 51 4524 2307.00
Total 108

Lack guarantors Universal bank 57 59.00 3363.00
MFI 51 49.47 2523.00
Total 108

Business type Universal bank 57 54 .87 3127.50
MFI 51 54.09 2758.50
Total 108

Lack registered title Universal bank 57 70.71 4030.50
MFI 51 36.38 1855.50
Total 108

High Vulnerability Universal bank 57 53.96 3075.50
MFI 51 55.11 2810.50
Total 108

High Transaction cost Universal bank 57 58.38 3327.50
MFI 51 50.17 2558.50
Total 108

Lack experience Universal bank 57 63.43 3615.50
MFI 51 44.52 2270.50
Tota! 108

inadequate borrower Universal bank 57 62.04 3536.00

equity MFI 51 46.08 2350.00
Total 108
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Rotated Component Matrix*

Component i —

1 2 3 4 S
Poor profitability 971

Poor Cashflow 870
High Vulnerability 945
Past Default 942
Lack guarantors 047
Lack property 920
Lack required documents 793
Lack registered title 765

Lack records on 741
business transactions

inadequate borrower o18
equity
Lack experience 881

Extraction Method: Principal Component Anal is.
Rotation Method: Varimax with Kaiser Normalization.

a. Rotation converged in 5 iterations..
England

Table 9: Friedman’s test
Test Statistics”

Ranks N 95
Mean Rank Chi-Square 36.200
poor cash flow 2.63 df 3
poor profitability 2.71 Asymp. Slg. 000
high vulnerability 2.48
pastdefault 2.18 a. Friedman Test
Table 10: Wilcoxon’s test
Ranks
N Mean Rank Sum of Ranks
pastdefault - Lack Negative Ranks 1e 21.50 21.50
property Positive Ranks 74° 38.22 2828.50
Ties 20¢
Total 95

a. past default < Lack property

b. past default > Lack property

c. pastdefault = Lack property
Test Statistics®

astdefault -
Eack property
Z -7.627°

Asymp. Sig. (2-tailed) .000

a. Based on negative ranks.
b. Wilcoxon Signed Ranks Test

Table 11: Friedman’s test
Test Statistics”®

Ranks N o5

Mean Rank Chi-Square 4.532

inadequate experience 2.03 df 2

inadequate equity 2.11 Asymp. Sig. .104
New customer 1.86 a. Friedman Test

Table 12: Wilcoxon’s test

Hypothesis Test Summary
Null Hypothesis Test Sig. Decision
Related-
The median of differences between Samples
1 inadequate equity and Lack Wilcoxon .000
property equals 0. _Srigned Rank
est

Asymptotic significances are displayed. The significance level is .05.
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Table 13: Friedman’s test

Ranks Test Statistics®
Mean Rank N 93
Lack of guarantor 237 Chi-Square 61739
Lack required documents 149 of 2
Lack records on 2.14 Asymp. Sig. 000
business transactions a. Friedman Test
Table 14:
Ranks Test Statistics®
Mean Rank N 95
- - Chi-Square 2.149
High transaction cost 2.08 df 2
Business type 198 Asymp. Sig. 342
Lack registered title 1.93 a. Fiedman Test

Table 15: Chi square test

Lack registered title * Documentation types Crosstabulation

Documentation types
both
registered
and
registared unregistered
documents documaents Total
Lack registered tittie  unimportant Count 15 54 69
9% within Lack registerad 21.7% 78.3% 100.0%
title
9% within Documentation 78.9% 71.1% 72.6%
types
9% of Total 15.8% 66.6% 726%
|sast important Count 4 16 20
9% within Lack registered 20.0% 80.0% 100.0%
title
9% within Dotumentation 21.1% 21.1% 21.1%
types
% of Totat 4.2% 16.8% 21.1%
important Count [+] [} []
9% within Lack registerad 0.0% 100.0% 100.0%
title
9% within Documentation 0.0% 7.9% 6.3%
types
% of Total 0.0% 6.3% 6.3%
Total Count 19 76 85
9% within Lack registerad 20.0% 80.0% 100.0%
title
9 within Documaentation 100.0% 100.0% 100.0%
types
9% of Total 20.0% 80.0% 100.0%
Chi-Square Tests
Asymp. Sig.
Value df {2-sided)
Paarson Chi-Square 1.630* 2 443
Likelihood Ratio 2.805 2 .2486
Linear-by-Linear 1.072 1 .300
Association
N of Valid Cases a5

a. 3 colls (50.0%) have expected count less than 5.
minimum expected count is 1.20.
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Table 16: Chi square

test

High transaction cost * Dacumentation types Crosstabulation

Documentation types
both
registered
and
registered unregistered
documaents documents Total
High transaction cost  unimportant Count 13 44 67
9% within High transaction 22.8% 77.2% 100.0%
cost
9 within Documaentation 668.4% §7.0% 60 0%
types
9% of Total 13.7% 48.3% 80.0%
least important  Count 6 32 38
% within High transaction 15.8% B4.2% 100.0%
cost
9% within Documentation 31.6% 42.1% 40.0%
types
9% of Total 8.3% 33.7% 40.0%
Total Count 18 76 a5
% within High transaction 20.0% 80.0% 100.0%
cost
% within Documentation 100.0% 100.0% 100.0%
types
% of Total 20 0% 80 0% 100 0%
Chi-Square Tests
Asymp. Sig. Exact Sig. (2- Exact Sig. (1-
Value df {2-sided) sided) sided)
Pearson Chi-Square .702* .402
Continuity Correction® .332 565
Likelihood Ratio 718 .397
Fisher's Exact Test 445 286
Linear-by-Linear .694 408
Association
N of valid Cases 85

a. 0 cells (0.09%) have expecied count less than 5. The minimum expected count is 7.60.
b. Computed only for a 2x2 table

Table 17
KMO and Bartlett's Test
Kaiser-Meyer-Olkin Measure of Sampling Adequacy. 533
Bartlett's Test of Approx Chi-Square 238.865
Sphericity df 55
Sig. .000
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Table 19

Component Matrix®

Component

1 2 3 4
Lack of guarantor 689
Lack property 649 =404
inadequate experience 610 .561
poor cash flow -455 650
poor profitability -533 617
Lack records on .528 429
business transactions
New customer 459
high wilnerability 817
pastdefault 775
inadequate equity .591 .601

Extraction Method: Principal Component Analysis.
a.4 components extracted.

Final Factor analysis - England

Correlation Matrhx*
poor high Lack of poor cash inadequate Inadequate
Lack property profitability winerability | pastdefault | _quarantor flow ewerience equity
Corelation  Lack property 1.000 -203 -104 -032 555 -185 A9t 146
poor profitability -203 1.000 075 =117 -157 6§40 -036 =112
high winerability -104 <075 1.000 £43 08 =117 038 049
past default -032 =17 843 1.000 096 -094 L7 -040
Lack of guarantor 585 -157 018 096 1,000 =073 kil 235
poor cash flow -185 840 =17 -094 -073 1.000 -002 -017
inadequate experience 191 -036 038 vy 314 002 1.000 87
inadequats equity 146 =112 049 -040 235 -017 617 1.000
Sig. (1-tailed)  Lack property 024 A57 381 000 037 032 079
poor profitability 024 23 430 064 000 365 14
high winerability A57 235 000 A0 RY:] 358 319
pastdefault 381 430 000 78 183 3% 351
Lack of guarantor 000 064 A 478 240 001 oM
poor cash flow 037 000 129 483 240 493 KX ]
inadequate experience 032 365 359 3% 001 493 000
Inadequate equity o A4 318 351 o1t AU 000
. Determinant=.114
Inverse of Correlation Matrix
poor high Lack of poor cash inadequate inadequate
Lack property rofitabili winerability | pastdefault | _ guarantor flow experience equity |
Lack property 1.535 068 182 038 -820 204 -039 -003
poar profitability 068 1.779 113 A7 A% 41109 -140 237
high winerability 182 -113 1.775 -1.139 003 204 048 -197
past default 038 479 1139 1778 72 -083 -102 243
Lack of guarantor -820 A34 003 -172 1.590 -138 -291 -069
poor cash flow 204 -1.109 204 -083 -138 1752 042 -130
inadequate experience -039 -140 046 -102 -291 042 1.M18 -1,008
inadequate equity -003 237 -197 243 -069 -130 -1.006 1.681
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KMO and Bartlett's Test

Kaiser-Meyer-Olkin Measure of Sampling Adequacy. 542
Bartlett's Test of Approx Chi-Square 196.846
Sphericity of 28
Sig. .000
Antldmage Matrices
Lack property gromliy wlnhg.rga':)ilig past defautt gglg.f;nog'r po?l'oe:.h ‘m.g: m.:g.qw um..
Antiimage Covariance  Lack proparty 652 025 067 014 -336 078 -018 -00%
poor profitability 025 562 -038 067 047 -358 -048 079
high winerability 067 -036 564 -361 001 066 o013 -068
past default 014 057 -36t 563 -061 -027 -034 081
Lack of guarantor -336 047 001 -081 829 -050 -107 -026
paor cash flow 078 ~356 066 -027 -050 E-14] 014 ~044
inadequate experience -015 -.048 015 -034 =107 014 583 349
inadequate equity -.00t 079 -066 081 -026 - 044 -349 595
Antdmaga Comelation  Lack property 5970 044 110 023 -525 124 -024 -002
poor profitability 041 535 -084 A01 080 -828 -080 REY
high winerabitity A10 ~.064 A498* - 842 002 A16 027 «114
past default 023 101 -642 A495° «102 ~047 «059 140
Lack of guarantor -525 080 002 -102 602 ~083 -176 - 042
poor cash flow 24 -628 16 =047 -083 518 024 -076
inadequais experience -024 «.080 027 -058 -176 024 564° =593
inadequate equity -.002 137 -114 140 -042 -076 -593 536°
a of Sampli MSA)
Communalities
Initial Extraction
Lack property 1.000 797
poor profitabllity 1.000 816
high vulinerability 1.000 822
pastdefault 1.000 .830
Lack of guarantor 1.000 794
poor cash flow 1.000 .825
inadequate experience 4.000 799
inadequate equity 1.000 .825
Extraction Method: Principal Component
Analysis.
Component Matrix*
Component
1 2 3 4
Lack of guarantor .84 525
Lack property 626 531
inadequate e>xperience 804 443
Inadequate equity 579 -.469
poor profitability -.560 8537
pastdefault - 724 453
high wilnerability -721 .508
poor cash flow -483 433 572

Extraction Method: Principal Component Analysis.
a. 4 components extracted.
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Reproduced Correlations

poor high Lackof poor cash inadequaie | Inadequate
Lack property [ proftabifty { winerabiliy | pastdefaut | _guarantor flow __experiance qui

Reproduced Comeiation  Lack property RETY ~241 ~150 033 153 «185 134 108
poor profitability -241 B816* -098 -099 -133 815 -050 118
high winerability =150 -098 822 8t 029 -107 068 07
past default 033 -099 811 830 A3 109 007 048
Lack of guarantor 753 133 029 A3 T4 -084 U6 24
poor cash flow -185 815 ~107 -109 -064 825 033 -038
Inadequate experience A%4 ~050 068 007 M 033 J89* 199
inadequate equity 108 -116 037 « 046 244 -038 799 828

Residual® Lack property 038 046 001 -198 001 -002 037
poor profitability 038 023 <017 -025 -175 014 004
high winerability 046 023 «168 010 -010 -030 012
past default 001 -017 -168 -038 015 020 008
Lack of guaranior -198 -025 <010 -038 -008 -032 -008
poor cash flow 001 -175 <010 015 -009 035 o
inadequate experience -002 fit] -030 020 -032 035 -181
inadequate equity 037 004 012 006 009 021 -181

Extraction Method: Princi

ipal Component Analysis.

2. Reproduced communalities
b. Residuals are computed between observed and reproduced comelations. There are 4 (14.0%) nonredundant residuals with absolule velues greater han 0.05.
Rotated Component Matrix®

Component

1 2 3 4

past default 807

high winerabitity 899

poor cash flow 804

poor profitability 892

inadequate equity 804

inadequate experience 874

Lack property 871

Lack of guarantor .861

Extraction Method: Principal Component Analysis.

Rotation Method: Varimax with Kaiser Normalization.
a. Rotation converged in § iterations.
Total Variance Explained
Initial Eigenvalues Exraction Sums of Squared Loadings Rotation Sums of Squared Loadings

Component | Total % of Variance | Cumulative % Total % of Variance | Cumulative % Total % of Variance } Cumulative %
1 2203 27.542 27.542 2203 27.542 27542 1.658 20.729 20.729
2 1.743 21.788 49.330 1743 21.788 49330 1.651 20639 41.368
3 1483 18.538 67.869 1483 18.538 67.869 1.636 20449 61.817
4 1.081 13.507 81375 1.081 13.507 81375 1.565 19.558 81.375
5 4N 5383 86.758
6 400 4998 91.756
7 369 4612 86.369
8 291 3631 100.000

Extraction Method: Principal Component Analysis.
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APPENDIX G

Comparison between Ghana and England

Ranks
Counioy N Mean Rank Syum of Ranksg
Land Ghana 108 104.23 112567.00
England -1.3 89.48 9449.00
Total 203
Cash/fixed Deposit Ghana 108 87.31 8430.00
England [=1.] 118.89 112768.00
Total 203
Stock Ghana 108 118.11 12755.560
England o5 83.69 7950.50
Total 203
Automobiles Ghana 108 131.77 14231.60
England o5 68.18 6474 .50
Total 203
Machinery Ghana 108 99.37 10731.60
England o5 104 .99 9974.50
Total 203
AccountRecievables Ghana 108 76.27 8237.60
England o5 131.25 12468.50
Total 203
LifePolicy Ghana 108 82.75 8837.00
England o5 123.88 11769.00
Total 203
shares/bonds Ghana 108 85.44 8228.00
England o5 120.82 11478.00
Total 203
T-Bills Ghana 108 90.23 9744.60
England 85 115.38 10961.60
Total 203
third party Guarantees Ghana 108 112.88 12191.00
England 25 89.63 8515.00
Total 203
Tost Statistics"
Cashfoed Account third party
Land Deposit Stock Automobiles | Machinery | Recievables | LifePolicy shareshonds | T-Bills Guarantees
Mann-WhimeyU 4389.000 3544.000 | 3390.500 1914500 | 4845.500 2351500 | 3081.000 3342.000 { 3858.500 3955.000
Wilcoson W 9449000 §430.000 { 7950.500 6474.500 1 10731500 8237.500 | 6937.000 9228.000 | 9744.500 8515000
b4 -676 4019 -4.529 -8.156 =120 639684 -5.300 4475 <3260 2946
Asymp. Sig. (2-tailed) 499 000 000 000 A1 000 000 000 001 003
4, Grouping Variable: Country
Documentation types * Country Crosstabulation
Country
Ghana England Total
Documentation types  ONLY registered Count 51 18 70
documents % within Documentation 729% 27.1% | 100.0%
os
% within Country 47.2% 20.0% 34.5%
% of Total 251% 8.4% 34.5%
Both registered & Count 57 76 133
unregisierad documants % within Documentation 420% | 67.4% | 100.0%
es
% within Country 52.8% 80.0% 65.6%
% of Total 28.1% 37.4% 65.5%
Total Count 108 85 203
% within Documaentation 53.2% 46.8% 100.0%
types
% within Country 100.0% 100.0% 100.0%
% of Total 53.2% 46.8% 100.0%
Chi-Square Tests
vaiue ar YRS | SeSRe % | SRt
Pearson Chi-Square 16.678* 1 000
Continulity Corraction® 18.365 1 000
Likalihood Ratio 17.077 1 .000
Fishers Exact Test .000 .000
Linear-by-Linear 16.497 1 000
As sociation
N of Valid Cases 203

a. 0 cells (0%) have expectad count less than 5. The minimum expected count is 32.76.

b. Computed only for a 2x2 table
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Symmetric Measures

—Value Approx Siq.
Nominal by Nominal Phi 286 .000
Cramer's V 286 .000
N of Valid Cases 203
Ranks
Country N Mean Rank Sum of Ranks
Documentation Ghana 108 85.20 8202.00
verification England o5 121.09 11504.00
Total 203
Registration not Ghana 108 81.78 8832.50
necessary England s 124.98 11873.60
Total 203
How necessaryis Ghana 108 115.96 12523.50
collateral England o5 86.13 8182.50
Total 203
Collateral not sufficient Ghana 108 92.72 10013.50
England 95 112.55 10692.50
Total 203
Test Statistics®
How
Documentatio Registration necessaryis Collateral not
n verification notnecessary collateral sufficient
Mann-Whitney U 3316.000 2946.500 3622.500 4127.500
Wilcoxon W 9202.000 8832.500 8182.500 10013.500
r4 -4.521 -5.393 -3.893 -2.536
Asymp. Sig. (2-tailed) 000 .000 .000 011

a. Grouping Variable: Country
verifying encumbrances * Country Crosstabuiation

Country
Shana a | Total __J
verifying encumbrances no Count 19 o 19
% within vearifying 100.0% 0% 100.0%
encumbrances
% within Country 17.6% 0% 9.4%
% of Total 09.4% 0% 9.4%
yos Count 89 a5 184
Y% within verifying 48.4% 51.6% 100.0%
encumbrances
% within Country 82.4% 100.0% 80.8%
% of Total 43 .8% 46.8% 90.6%
Total Count 108 85 203
%% within verifving 53.2% 48 8% 100.0%
encumbrances
% within Country 100.0% 100.0% 100.0%
% of Total 53.2% 46 8% 100.0%
Chi-8quare Tests
Value Jr 2 v et oy - Sxmct 819, O
Pearson Chi-Square 18.439* 1 .000
Continuity Correction® 16.423 1 .000
Likellhood Ratlo 25.702 1 000
Fisher's Exact Test 000 000
Linear-by-Linear 18.348 1 .000
Asasoclation
N of Valid Cases 203

8.0 celis (.0%) have expected count less than 5. The minimum expected countis 8.89.
b. Computed only for a 2>2 table
Symmetric Measures

Value Approx Sl
Nominal by Nominal Phi 301 .000
Cramer's V 301 .000
N of valid Cases 203
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Ranks

Country N Mean Rank Sum of Ranks
Interest Ghana 108 101.88 11003.00
England es5 102.14 8703.00
Total 203
fees/commission Ghana 108 100.20 10822.00
England o5 104.04 29884 .00
Total 203
Amount Ghana 108 102.31 11049.60
England 85 101.65 9656.50
Total 203
repayment ime Ghana 108 103.93 11224.50
England o5 98.81 9481.50
Total 203
Test Statiatics®
fees/commis repayment
Interest sion Amount tim
Mann-Whitney U 6117.000 4936.000 50986.500 4921.500
Wilcoxon W 11003.000 10822.000 89656.500 9481.500
P4 -.032 -483 -.083 -.526
Asymp. Sig. (2-tailed) 074 629 .834 .599
a. Grouplng Variable: Country
Ranks
Country N Mean Rank Sum of Ranks
Location Ghana 108 86.37 8327.50
England o5 119.77 11378.50
Total 203
Market value Ghana 108 09.62 10748.00
England 95 104 .82 9958.00
Total 203
Land rights Ghana 108 102.33 11051.50
England o5 101.63 8654.50
Total 203
Land Insurance Ghana 108 83.38 9004.50
England 85 123.17 11701.80
Total 203
Registration Ghana 108 119.76 12034.50
England 95 81.81 ?7771.80
Total 203
Documentation Ghana 108 106.68 11521.50
England [-1-] 96.68 292184.50
Total 203
Test Statistics®
Land Documentatio
Location Market value Land rights insurance Ragistration n
Mann-Whitney U 3441.500 4862.000 5094.500 3118.500 3211.500 4624.500
Wilcoxon W 8327.500 10748.000 9654.500 9004.500 7771.500 9184.500
4 -4.221 ~715 -.088 -4.980 -4.674 -1.304
Asymp. Sig. (2-talled) .000 475 830 .000 .000 192

a. Grouping Variable: Country

Repossession problems due to ownership dispute in past 2 yrs * Country Crosstabulation

Country
Ghana England tal
Reposseesion problems no Count 80 o1 171
due to ownsrship dispute % within Repoasession 46.8% 53.2% 100.0%
pas o problems duae to
ownerahip dispute in past
2wys
% within Country 74.1% 95.8% 84.2%
% of Total 39.4% 44.8% 84.2%
yos Count 28 4 az2
% within Repossession 87.5% 12.8% 100.0%
problems due to
ownership dispute in past
2wys
% within Country 25.9% 4.2% 158%
% of Total 13.8% 2.0% 15.8%
Total Count 108 a5 203
% within Repossession 53.2% 48.8% 100.0%
problems due to
ownership dispute in past
2yrs
% within Country 100.0% 100.0% 100.0%
% of Total 53.2% 46 8% 100.0%
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Chil-Square Tests

Exact Sig. (1~
sldeg)(

Asgm p. Sig. BExact Sig. (2-
Value daf ( —sided)g sideg) ¢
Pearson Chi-Square 17.949° 1 .000

Continuity Correction® 16.351 1 .000

Likelihood Ratio 20.123 1 000

Fisher's Exact Test 000
Linear-by-Linesar 17.860 1 .000

Association

N of vValid Cases 203

.000

a. O cells (.0%) have expected countless than §. The minimum expected countis 14.98.
b. Computed only for a 2x2 table

Symmetric Measures

Value Approx Sig.
Nominal by Nominal Phi -.297 .000
Cramers V 297 .000
N of Valid Cases 203
Ranks
Country N Mean Rank Sum of Ranks
Documaentation Ghana 108 106.68 11521.50
England a5 26.68 9184.50
Total 203
Lack property Ghana 108 126.19 13629.00
England a5 74.49 7077.00
Totat 203
Past Defauit Ghana 108 105.756 11421.50
England 25 97.73 9284.50
Total 203
Poor Cashflow Ghana 108 101.10 10919.00
England o5 103.02 2787.00
Total 203
Lack records on Ghana 108 137.07 14804.00
business tranaactions England s 62.13 69002.00
Total 203
Business type Ghana 108 105.53 11397.00
England i-1-3 97.99 8309.00
Total 203
Lack guarantors Ghana 108 143.69 15508.00
England a5 54.72 5198.00
Total 203
Leck experience Ghana 108 95.67 10332.00
England o5 109.20 10374.00
Toiat 203
High Vulnerability Ghana 108 101.02 10810.00
England o5 103.12 8796.00
Total 203
Poor profitability Ghana 108 98.22 10608.00
England o5 106.29 10098.00
Total 203
Lack registered title Ghanas 108 133.04 14368.00
England 13 668.72 6338.00
Total 203
inadeaquets borrower Ghanas 108 107.76 11638.50
equity England o8 ©5.45 9067.50
Total 203
New customaer Ghana 108 122.79 13261.50
England o5 78.36 7444.50
Total 203
Leck required documents Ghana 108 140.08 18129.00
England o5 58.71 5577.00
Total 203
High Transaction cost Ghana 108 102.70 11092.00
England o5 101.20 9614.00
Yotal 203
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