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ABSTRACT

,.

Population growth and housing provision has lately gained global attention. With

limited state and individual resources especially in developing countries, this calls for attention

on how housing needs for the population are met. This study therefore focuses on the effects of

population growth on housing demand in Wa. The study used a Mixed Study Design. The study

employed multiple tools and techniques such as structured questionnaires and focused group

interviews in collecting data. Some other data was obtained from secondary documentary

sources. The sample size of the study was 100 respondents, constituting landlords and tenants.

Analysis. of data involved descriptive statistics, techniques such as the use of frequencies,

correlation and descriptions.

The study found out that population of Wa since 1948 has been on the rise, but the

period between 2000 and 2010 witnessed an astronomical increase in population due to factors

such as the establishment of higher educational institutions; the improvement in infrastructure;

positive net migration and natural increase and improved economic activities accounting for the

growth. Furthermore, the study also found that housing demand in the Wa Municipality has

been on the increase leading to it outstripping supply. Again, it was found that the rent before

the establishment of higher educational institutions were lower, but rose sharply with their

establishment and is estimated to continue to rise further in the future if the present trend

continuous. In addition, the stakeholders in the housing sector have not been able to address the

housing demand challenges. Finally, the study found out that alternative strategies to meeting

the deficit housing supply include individual provision, private sector involvement and public-

private partnership. The study recommends that encouraging public-private partnership in

housing provision, making of mortgage loans available, and enforcing rent control policies is

right to make rent rates affordable.
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CHAPTER ONE

1.0 INTRODUCTION

The state of increasing population growth became a prominent twentieth century

phenomenon and was responsible for rapid increase in the number of large urban centres

(Ekanem, 1982). The experiences of developing countries of the world in the 21"century have

not departed from this observation. Of special development interest in population dynamics is

the impact on the growth and development of spatial units or urbanization. This linkage was

clearly expressed by Udo (1975), when he noted that the rate at which towns became urbanized

was influenced by a number of factors such as population growth, increasing and varied

functions in the areas of administration, industrialization and commercialization which further

attract people and generate more growth.

This study is focused on how rapid increases in administrative, industrial, and

commercialization influence population growth and the responsive effect on the supply of

housing and accommodation services. More specifically, the target is on investigating how

improvements in social services, such as education and health, serve as population 'demand-

pull' factors at one end and housing developers as 'supply-push' factors on the other using the

Wa Municipality of the Upper West Region of Ghana as a case study.

1.2 BACKGROUND TO THE STUDY

Population growth and the associated urbanization are some of the processes that have

affected human societies starting from the advanced countries down to the developing nations,

and particularly sparked off by the industrial revolution (Getis et al, 2006). Globally, more

than 75% of the population of Europe, North America, Japan and Australia live in urban
2
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centres by the close of the 1980's. It is therefore estimated that by 2025 about 80% of the

inhabitants of these countries would live in urban areas (United Nations, 2010).

According to United Nations (2010), the year 2009 marked the first time the world

became more urban than rural as the number of people residing in urban areas (3.42 billion)

exceeded those living in rural areas (3.41 billion) by mid-2009. The projections by UN

forecast that this is only the beginning and that population growth and urbanization will

continue to dominate the scales with an estimate that by the year 2050, the urban population

will be almost doubled from 3.4 billion by mid-2009 to 6.3 billion in 2050. Of the total urban

growth projection, it is estimated that most of it will take place in developing regions (Cohen,

2004; Chirisa, 2008; United Nations, 2010).

Population growth therefore implies a situation where the percentage of the population in

the world or a given country living in areas with a population of more than 2,500 is increasing

more than expected (Miller, 1999). This study therefore focuses on population growth as a

determinant for influencing the demand for housing services.

Ghana like many African countries is experiencing population growth which has made

housing one of the critical challenges, especially in the largest urban centres. Housing in

Ghana is a major problem to the point that there is even a deficit for the high-end market.

Demand far outweighs supply and as a result, informal settlements have grown exponentially.

Rent values are very high and unaffordable to low income urban dwellers. However, the degree

of awareness and adaptation to the situation varies according to the degree of centrality of the

urban areas. In other words, whereas the housing problems of older cities and metropolises

have been diagnosed and strategies are being put in place to mitigate them through relocation

and affordable housing schemes in areas like Accra, Kumasi, Cape Coast, Tamale among

3
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others, there appears to be little attention on the effects of some socio-economic developments

and artificial population growth on housing demand in the relatively urban centres like Wa in

the Upper West Region of Ghana. For instance, many Latin American countries have effective

national housing programmes to deliver affordable housing, thus reducing the proliferation of

informal settlements and improving living conditions.

For example, Chile's National Housing Programme launched in 1977 focuses on

finance subsidies, obligatory savings and housing loans. Likewise, Brazil's Multi-billion dollar

National Housing Plan relies on a combination of national housing policies and public finance

for increased housing provision. In Ghana, it is projected that urban households will grow from

1.7 million in 2000 to 3.7 million in 2020 under current population growth trends. In 2000,

nearly 60 per cent of all urban households already lived in a single room experiencing high

levels of overcrowding with an average of 3 persons per room. Taking the unit of rooms as a

point of departure to estimate current and future needs, it is estimated that there will be a need

between 4.2 to 7.2 million rooms to accommodate the increase in urban population, depending

on the occupancy rate one would take. This means that between 170 and 300 new rooms must

be built every hour of the working day up to 2020 (UN Habitat, 2010)

The Wa Municipality, as the capital town of the youngest region in Ghana (Upper West

Region) has not departed from this story as it is experiencing an increasing degree of centrality

as a higher order service centre, such as public health care, health and teacher training colleges,

polytechnic and university education which are all drawing increasing numbers of the youth

from all over Ghana for further education and training, job seekers and investors into the

Municipality, which account for population growth. It becomes necessary to determine how

4
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this level of population growth is influencing housing demand to clearly investigate the

situation, for informing policy, of any identified challenges.

1.3 PROBLEM STATEMENT

The Wa Municipality is one of the fast growing urban centres where development

efforts have gone beyond planned, but apparently being faced by unbalanced housing and

accommodation services in relation to the growing population. The population of Wa

Municipality was 5,558 in 1948, 14,342 in 1960,21,374 in 1970,36,374 in 1984, and 66,644 in

2000 while in 2010; the population was given as 71,051. Approximately the growth rate per

annum within the period 2000 and 2010, that is the ten year period was 2.44% (GSS, 2000,

20l0).The housing supply for the year 1948 was 250, 1970 was 1,212,2,012 in 1984 and 5,539

in 2000.The challenge accompanying this growth trend indicates that the population growth has

not kept pace with the housing needs with the people living in and those migrating to the

Municipality. The individuals who are the dominant housing providers are said to be adding

new housing units each year but that is far below what is actually needed to be provided to

meet the housing demand.

From 1984, Wa became a regional capital up to Municipal status. Wa gained Regional

Status in 1983 and became a Municipality in 2004. This change in status resulted in the setting

up of all ministries, departments and agencies that a region will require. All department heads

will need accommodation. The change in status also resulted in the improvement of

infrastructure, particularly the tarrying of the Wa trunk road that links Wa and the southern part

enhancing commercial activities. This has also attracted many job seekers into the

Municipality. Between 1999 and 2000 Wa Polytechnic and University for Development Studies

were established. These institutions have limited or no hostel facilities at all but their enrolment

5
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figures keep on increasing as more programmes are introduced year by year. For instance

according to the 2013 report of University for Development Studies out of a Student Population

of 12,001 only 710 live in Student hostels. Also all students ofWa Polytechnic (1506) and Wa

Health Assistants Training schools (69) live in private hostels within this same period.

This also brought an increase in the number of economic activities such as stores,

hotels, guest houses, restaurants as well as financial institutions like Stanbic Bank, Barclays;

Group Nduon Bank (GN) among others. The result is what is seen to be disadvantageous to the

Municipality as it becomes more urban as population growth exceeds social infrastructural

development such as housing. This brought about housing demand. Thus, as population

increases and cities develop, the effects can include a dramatic increase in costs of social utility

services among others, often pricing the local working class out of the market, including such

functionaries as employees of the local municipalities and students of higher-level institutions

of learning. For example, Hobsbawm (1962) noted that urban development between 1789 and

1848 was a gigantic process of class segregations, which pushed the new neighboring poor into

great morasses of misery outside the centers of government and business and the newly

specialized residential areas of the bourgeoisie. The almost universal European division into a

'good' west and a 'poor' east of larger cities developed in this period. This is a European story,

but in Ghana, though housing problems are known to exist in the major cities, the pictures often

presented are based on intuitive explanations without much empirical basis.

The lack of well-planned and purposive research to examine the urban population-

housing relationship has failed to spell out adequately, the classifications of various interest

groups in housing at different spatial locations on the basis of special functions; what the

housing market is composed of; the factors that influence the dynamics of demand and supply

6
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for housing; and which groups are the most vulnerable to housing shortages and the resultant

higher rents. Despite various studies, population growth in urban areas and the effects on

residential facilities including housing, not enough attention has been given to the examination

of specific sectors such as tertiary educational development on housing demand in urban

settlement. For instance, according to Adarkwa (2012) statistics obtained from Ministry of

Works, Housing and Water Resources indicate that there is an insufficient housing stock to

meet the ever-increasing demand for housing in urban areas. He says recent estimates indicate

that there is an absolute shortage of 400,000 units of houses nationwide.

According to Adarkwa (2012) in Ghana high cost of land, over reliance on imported

materials etc are the underlining causes of population problems. In view of Farvacque- Vitkovi

(2008) he noted that what is evident in the Ghanaian context is that population growth has led

to rapid increase in the consumption of land in the past two decades. He stated that the factors

that have influenced the increase of land values are population growth, inefficient town

planning, and the monopoly of landlords and activities of the central government. Mvuyana's

(2010) also investigated and analysed the relationship between rural-urban migration and

housing delivery in Clerment Township and found out that rural-urban migration is an ongoing

process which affect housing delivery. Attention should therefore be paid to the effects of rural-

urban migration in housing delivery. This study therefore seeks to investigate the extent of

housing problems as a result of population growth and the factors responsible for the sudden

increase in the growth rate of the population between 2013 to date.

7
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1.4 RESEARCH QUESTIONS

1.4.1 Main Research Question

The main research question is, what are the effects of population growth on housing demand?

1.4.2 Sub-research questions

1. What is the trend of population growth in the Wa Municipality and what factors account for

the growth pattern?

2. How is population growth affecting housing demand?

3. What are the contributions of the housing stakeholders in addressing the challenges

emanating from population growth on housing demand?

4. What alternative strategies are available for addressing the challenges of housing demand?

8
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1.5 RESEARCH OBJECTIVES

1.5.1 Main Research Objective

The main research objective is to examine the effects of population growth on housing demand.

1.5.2 Sub-Research Objectives

1. To identify the trend of population growth in the Wa Municipality and the factors

accounting for the growth pattern.

2. To examine the effects of population growth on housing demand.

3. To find out the contributions of the housing stakeholders in addressing the challenges

emanating from housing demand.

4. To determine and suggest alternative strategies available for addressing the challenges of

housing demand.

•• 5. To investigate whether population growth has a positive relationship with housing demand.

9
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1.6 JUSTIFICATION FOR THE STUDY

The results of this study would not only fill the research niche of assessing the effects of

population growth on housing demand in relation to a particular social groups most affected by

the situation rather than broad-based consideration of the phenomenon, but could also be of

benefit to the various stakeholders. The various stakeholders in the fields of Town and Country

Planning, Estate Housing developers, Hotel and Guest House Organizations and Individuals,

Land and Survey Departments, the Wa Municipal Assembly among others, who may lay hands

on the results of this study, would find it useful in their decision making and investment

strategies. It would also fill the gap in the existing body of literature and inspire further

research in related fields of study.

1.7 ORGANIZATION OF THE REPORT

The thesis report consists of five chapters; chapter one presents the following sections:

introduction; background to the study; the research problem; the research questions and

objectives; Justification for the study; and the organization of the thesis report. Chapter two

focused on the literature review, in which the conceptual and empirical issues are covered.

Chapter three covers the methodological procedures that regulate the study been expressed,

while Chapter four presents he analysis and presentation of data. The thesis ends with chapter

five as the key findings, conclusions and recommendations.

10
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CHAPTER TWO

LITERATURE REVIEW

2.0 INTRODUCTION

This chapter reviews existing literature on conceptual issues regarding the effects of

population growth on housing in order to provide an adequate basis on which the work will be

established and to gain deeper insight into the conceptual issues of the study. This section also

encapsulates review of empirical literature.

2.1 THEORETICAL FRAMEWORK

Twumasi (200 1:10) defines a theory as "a coherent group of general propositions used

to explain a phenomenon." A theoretical framework on the other hand, is the foundation and

structure or scaffolding of a study (Yin, 1993), and can be considered as a lens. This means you

can take a theory and design a study based on the tenets of the theory. This enables a researcher

to get what is appropriate. Like Yin (1993), Twumasi (2001) also adds that a social scientist

needs a body of theory to build research design to guide the analysis. This study draws a

number of population theories such as the Declining Mortality Theory of Population Growth;

the Theory of Changing Family Structure, Malthusian Theory of Population Growth to explain

the population growth trend and housing provision in Wa. These are discussed in the ensuing

sections.

11
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2.1.1 Theories on Population Growth

Three population theories have been employed to explain the factors accounting for the

population growth trend in Wa. These theories encompass the Declining Mortality Theory of

Population Growth, the Theory of Changing Family Structure and the Malthusian Theory of

Population Growth. These theories are all combined to explain this phenomenon because

none of them provides a comprehensive explanation to the event. The details of the

theories are provided in the subsequent sub-sections.

2.1.1.1 The Declining Mortality Theory of Population Growth

The Declining Mortality Theory of Population Growth (DMTPG) is used to explain the

causes of population growth. According to the DMTPG, the explanation of the drop in death

has two main claims (Lekganyane-Maleka, 2004). The first claim opines that declining

mortality implies a need for fewer children to be born, in order to assure a desired family size.

It also means that children will survive to look after their elderly parents, or that, a given

number of children will survive to continue the family line. This signifies that parents no longer
YlO .0{

have to give birth to large"children so that some will die and some survive (Lekganyane-

Maleka, 2004).

The second reason is that falling mortality leads to hardships on families, as they have

to support and educate an ever-larger number of surviving children (Tietenberg, 2000). With

children surviving, it means that the population would increase naturally. As there is cost for

taking care of children and the elderly who are the dependents, it might also influence people to

go in for family planning. The DMTPG would aid in explaining the cause of population growth

in Wa through natural increase.
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2.1.1.2 The Theory of Changing Family Structure

The Theory of Changing Family Structure (TCFS) proffers explanation to the growth of

human population. The family takes two forms namely the extended and nuclear family

systems. The nature of the family system is, therefore, a basis for population growth or

otherwise. With reference to the family structure influencing population trends, Lekganyane-

Maleka (2004) reports that the TCFS postulates that urbanisation is connected with the

destabilisation and collapse of the extended family system. Considering the fact that in the

extended 'family structure where the decision as to marriage, childbearing and rearing of

children are usually the responsibility of the family head or elders and not that of the child

bearing couple. This situation could influence the couple to have many children since they

incur little or no cost at all in the upbringing of their children. This situation is usually common

in rural Africa.

In terms of nuclear family system, couples are relatively independent; make their own

" decisions before and after marriage (Lekganyane-Maleka, 2004). According to Matras (1977), a

person may decide to marry or not, each may choose his or her own spouse, and jointly the

couple may make residential, occupation, and childbearing decisions. Such decisions may be

made wholly on the premise of tradition, rationality or some combination of these properties.

When making these choices, the couple's consider their socio-economic background factors, for

instance, women's level of education, level of income and participation of women in decision-

making (Hussen, 2000). According to Matras (1977), industrialisation causes and sustains the

institutionalisation of the conjugal and relatively small family. This implies that the individual

makes decision concerning his life. Under this situation the responsibility of children's

upbringing rest on the couple alone, this may make them reduce the number of children they
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·.

would have in order to cut expenditure on them. This theory as explained above will also help

in explaining population growth in the Wa Municipality.

2.1.1.3 Malthusian Theory of Population Growth

The Malthusian theory of population growth is a theory used to explain the causes of increase in

population. Lekganyane-Maleka (2004) notes that according to the Malthusian theory a large

population might only be a reflection of earlier prosperity and a warning of imminent danger of

falling living standards. Malthus took his stand point on three assumptions (Lekganyane-Maleka,

2004). Firstly, the population cannot increase without the means of sustenance, secondly, that

population invariably increases when the means of sustenance are available, and thirdly, that the

population cannot be checked without producing misery or vice (Winch, 1987). Malthus's

assumption suggests that population tends to increase faster than the means of sustenance

(Lekganyane-Maleka, 2004). That is, unless checked in some way, population tends to grow in a

geometric progression: 1, 2, 4, 8, 16 and it is expected to double every 25 years. In contrast, there is

no such likelihood for the means of sustenance to expand by geometric progression. Sustenance

rather expands by an arithmetic progression: 1, 2, 3, 4, 5. In addition, where the means for

sustenance are finite and limited, such as arable land in an already populated country, then the

principle of diminishing returns will apply (Hornby and Jones, 1993; Nafziger, 1997). This signifies

that output of farm produce will continuously dwindle in such a situation.

Schnore (1975) has noted that Malthus indicated that population may increase or decline

due to checks (i.e., births and deaths).According to Winch (1987), there are two kinds of checks,

which are the positive and the preventive. The theory suggest that population is kept within the

limits of the means of sustenance mainly by positive checks, which operate through the death rate

(Schnore, 1975; Lekganyane-Maleka, 2004). When the means for sustenance are inadequate to take
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care of population expansion, the mortality rate goes up until the population has reached a

supportable level. This could be triggered by diseases, war and famine (Winch, 1987; Hornby and

Jones, 1993; Lekganyane-Maleka, 2004).

By the same mark, whenever there is a surplus in the means of sustenance, this tends to

reduce the death rate and increases the rate of natural growth until the population has grown to the

limits of the new means of sustenance. This is called the Malthus dilemma. Hypothetically, the way

out of the dilemma is through the application of preventive checks on population growth, which

limits birth rate (Schnore, 1975; Yaukey, 1990). The preventive checks operate through voluntary

restraints on birth rates (Taylor, 1988). For instance, moral restraint is seen as a deliberate decision

by men to marry later in life than usual. They only marry at a stage when fully capable of

supporting a family. It is anticipated that this would give rise to smaller family sizes. In the view of

Lekganyane-Maleka (2004), abortion and infanticide may contribute to reducing birth rate. This

would invariably limit the birth rate. This theory would help to account for the population growth in

the Wa Municipality ..'

2.1.2 A Review of Concepts and Approaches to Housing Provision

Housing refers to buildings or structures that individuals and their family may live in that meet

certain federal regulations. Housing Provision is the housing supply in a particular State.

Housing Provision has taken a particular pattern since time immemorial.

The Traditional System of Housing Provision took a form in which houses were

provided by the people in the form of mud, wood, caves among others. These efforts to meet

the housing needs have been influenced by geographical location, ethnicity and national policy

direction .Following this the Government supported initiatives by providing houses to civil and
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Public Servants .The Gold Coast Government direct involvement in the provision of housing

was in 1920s during Governor Guggisberg reign (1999- 1927).

Dispossessed Person's Housing Scheme was introduced to provide housing for the

natives dispossessed as a result of government development programmes. The scheme begun in

1923, where affected persons were given building material loans to begin constructing their

own houses. By 1933, about one hundred and eighteen (118) loans with a total of £9,280 had

been approved and given. The scheme could not continue because it was perceived by the

government to be very expensive (Agyemang, 2001). The June 22nd earthquake that hit Ghana

in 1939 brought about the then intervention of the government to provide affordable housing

for the population that was affected. Funding was provided the government to build a one

thousand (1000) two (2) - bedroom unit houses at some suburbs of Accra namely; Osu,

Mamprobi, Chorkor, North-West Korle Gonno, Kaneshie and Abbosey-Okai (Kwofie et aI.,

2011 ).

By 1955, one thousand two hundred and five (1205) housing units were completed.

These houses still exist and are occupied by civil and public servants and the Armed Forces.

The Alan Bums government (1942- 1947) introduced a four (4) year Development Plan in 1943

as housing was needed most. The plan was to construct inexpensive houses that were well built

with local material (Agyemang, 2001). In 1946, two (2) housing schemes under the government

plan and policies were published. Scheme A was under the direction of Department of Social

Welfare. Under this scheme 3, 2, and 1 bedroom dwellings were to be constructed and rented to

all people at economic cost (Kwofie et aI., 2011). Only labourers were required.

In the 1960s and 1970s, housing was provided by the state in mass provision. Therefore,

squatter and other informal settlements began appearing. Reactions in this period tended to the
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eradication of informal settlements and re-house the people elsewhere. In the early 1970s, the

informal settlements were reconsidered as being part of the solution rather than the problem.

From the mid-1970s, the state encouraged self-help ownership by providing plots, services,

technical assistance, and cheap material, but tended to be mostly beneficial to the middle

income groups (who could afford to build to formal standards, Therefore, in order to improve

the housing of the poorest households, the government attempted to provide a very small

proportion of housing which was always not enough to solve the problem.

Although, policies were concerned with the supply of housing units or land, the

expenditure of the state was very high. Therefore, the first policy could not cope with

increasing demand of housing and there was a lack in housing provision for the poor. The

second policy in order to cover the costs, housing provided was not affordable to the poor, and

subsidies did not go to the merited

From the above it is evident that most governments were being unsuccessful in their

role as housing providers. John Turner was one of the strongest critics of the policy and he

argued that governments should cease doing what they did badly, i.e., building and managing

housing. He proposed that instead of central institutions providing housing, users should be one

of the principal actors.

In the last three decades, the dilemma of creating policy that should include effort to

articulate a framework for slum prevention, developing land tools to implement pro poor land

policies, promoting a range legislations to address housing, land and property issues emerged.

By the late eighties, international development agencies said that in order to achieve progress in
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the housing sector, it was necessary to work more closely with market-actors and further reduce

the involvement of the state. This was to be the "enabling" strategy adopted to explain housing

provision called the Enabling framework for housing. The Enabling framework for housing is a

framework that shows how housing should be provided to the populace. Umoh (2012) adduces

that enabling framework for housing has lately gained universal currency as the major approach

to tackling availability, access and challenges in the housing sector. In addition, enabling

framework goes against past housing policies where the government was directly involved in

housing provision, but argues that housing provision should be left to the market forces to

determine (Abdullah, 1995; Umoh, 2012). In the opinion of Abdullah (1995: 49), "the basic

concept of the enabling shelter policy is the removal of obstacles that have been strangling

housing supply." Under this approach, the role of the state in the supply of housing is reduced

drastically with the private sector taking the centre stage (Umoh, 2012). Turner (1982) points

out that the role of the government is providing support to the individual to enable them have

easy access to the necessary resources for building their houses. The state only focuses on

activities that lay the grounds for the private sector to carry out the role of housing provision

with ease.

The enabling framework is premised on the econorrnc principles of privatization,

deregulation and demand driven development (World Bank, 1993; Mukhija, 2001). They add

that housing provision should be perceived as an economic standpoint and not as social good.

The individuals take up the responsibility themselves in the form of self-help housing (Turner,

1982; Abdullah, 1995). Turner (1982) recommends that people should be allowed the freedom

and the independence to provide shelter for themselves.
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According to Turner (1982), the approach he promotes would be progressive in nature

and produce cheap housing of variable standards, but high in use value. Marxist writers

(Burgess, 1977; Lea, 1979; Conway, 1982; Harms, 1982) that the housing problem is but part

of the capitalist mode of production criticized this view. They argued that this problem should

be solved by the state where it provides quality housing accessible to the entire populace.

Accordingly, the success of the housing policy is based on the less expenditure and the more

beneficiary's .The idea of the enabling approach was the best way to supply housing for all. It

addresses the housing system not just projects. The enabling approach is that it is not

government's job to provide housing but to generate an environment which enables the housing

market to work effectively. In 2008 UN-Habitat declares that the development objective of the

UNHRP is to assist States and other stakeholders to ensure the full and progressive realization

of the right to adequate housing as provided for in international instruments considering

affordability, accessibility, and sustainability. UN-Habitat addresses issues that cover the

multiplicity of approaches and disciplines that aim;

(1) To support enabling land and housing reforms

(2) To support increased security of tenure

(3) To promote slum improvement and slum prevention policies.

Despite the criticisms leveled against the Enabling framework for housing, it would serve as a

basis for assessing the housing provision in the study area, Wa.
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2.2 CONCEPTUAL FRAMEWORK

Neuman (2007: 26) notes, "A concept is an idea expressed as a symbol or in words". A

conceptual framework examines the relevant concepts that form the driving force for this

research. According to Kumar (1999: 32), "the conceptual framework is the basis of your

research problem". After examining the literature of all relevant variables, the main

components of the conceptual framework are as follows:

Causes of population growth, housing situation, and social groups affected by the

housing situation, strategies to manage the housing challenge and effectiveness of strategies to

manage housing problem. The explanations of each of these constructs is illustrated in the

conceptual framework (Figure 2.1) provided in the subsequent sections.
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Figure 2.1: Conceptual Framework
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2.2.1 Trends of Urban Population growth and the Influencing Factors

Factors such as natural increase of population (increase in birth rates as death rates

decrease), migration: both intra-national (rural-to-urban and urban-to-urban) and international

and the development in socio-economic activities, such as educational expansion and

commercialization among other factors stimulate population growth. It has been proven that

such factors have influenced urban population trends at the global, national, and local levels.

For instance, according to the UN (1986), between 1950 and 1085, the number of people living

in cities almost tripled, increasing by 1.25 billion. In the more developed regions, the urban

population nearly doubled, from 447 million to 838 million. In the less developed world, it

quadrupled, growing from 286 million to 1.14 billion. In Ghana over the years, whereas only

9.4% of the total Ghanaian population lived in urban settlements in 1931, this proportion

shifted to 13.9% in 1948,23% in 1960,28.9% in 1970,31.3% in 1984,43.9% in 2000 and

estimated to be about 51% in 2009 (GSS, 2005; ISSER, 2007; UNFPA, 2007; Farvacque-

Vitkovic, Raghunath, Eghoff and Boakye, 2008; Songsore, n.d.)

With Wa Municipality as the youngest regional capital in Ghana and which constitutes

an urban town as well, an examination of its population growth trend over a period reveals

conformity to this overall national urban population growth picture portrayed above.

2.2.2 Population Growth and Urban Development

Gradual increases in population by natural means and other factors identified in the

previous section leads to increased demand for goods and services, and there are efforts to

satisfy these through governmental and private sector interventions, creativity and innovations

and increasing industrialization; which are in themselves further factors for population
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attraction. Population growth means an increase in the number of people that reside in a

country, state or city, characterized by greater population numbers, more houses, more

infrastructure, while urban development refers to further spatial expansion and the development

in the socio-economic infrastructure from lower to higher order services. In other words, it has

to do with increasing centrality of the urban settlements (Getis, Getis and Fellmann, 2005).

The framework (Figure 2) provides grounds for investigating into how the causal

factors of population growth and urban development, such as spatial expansion and increasing

land use activities including housing, as well as the roles of various stakeholders in these

aspects actually stimulate population growth, and also paves the way to examine the nature of

population growth in the Wa Municipality. In other words, is it mainly driven by population

growth, industrialization, increasing market size, expansion in social services (such as

education) or infrastructural development (Getis et al. 2006)? How do such aspects of

population growth influence the nature of housing and housing demand? As the arrow in Figure

2.1 indicates, once evidences of population are detected, spatial expansion and housing

situation would obviously be affected, which in turn, also dictate the pace of population growth

also affected by these issues. The challenges associated with in terms of housing and increasing

population growth, and how stakeholder activities serve as strategies to the challenges

examined.

2.2.3 Spatial Expansion and Housing Situation

According to Lundell (1997), spatial expansion is a process by which an expanding

region is identified in terms of a local variable responsible for the expansion, and the specific

direction and rate of expansion of such a region are known. In the context of population

23

www.udsspace.uds.edu.gh



growth, the mere size of a geographical location is irrelevant; other factors such as population

agglomeration and the growth of settlement areas in terms of housing are other indicators,

which Lundell (1997) refers to as the specific local variables which must be identified as the

causes of the expansion. This implies that every expanding urban settlement should have a

particular variable or immediate cause of the expansion. Thus in the framework in Figure 2, the

arrows indicate that population growth could lead to spatial expansion and at the same time,

spatial expansion could also lead to population growth.

The most crucial element that calls for further investigation is the identification of the

specific local variable responsible for population growth and the spatial expansion in the Wa

Municipality. Is it the development of population pull factors like tertiary education as

component of social development, or what specific residential and industrial development are

shaping or are being shaped by the processes of population growth and spatial development?

This study seeks to examine the exact case of the Wa Municipality in terms of the identification

of how a broader local variable like increasing land use activities including expansion in

secondary and tertiary, industrial activities like the building/supply of housing and education

respectively influence each other. As indicated in Figure 2.1, changes in residential and

industrial activities as aspects of spatial expansion would definitely have challenges. The task

of the researcher is therefore to identify such challenges and the most affected segments of the

population. Birth rates as death rates decrease, in-migration of population and increasing socio-

economic activities, could lead to population growth, which in turn, could influence spatial

expansion as housing supply and demand increase among other socio-economic factors.
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2.2.4 Urban Housing Challenges in Developing Countries

Population growth and inadequate controls on urban population growth in developing

countries are breeding situations where state and local efforts to provide houses for the people

are becoming a major development problem. In the view of Getis et al. (2006), between one-

third and two-thirds of the population of most developing world cities is crowded into

shantytowns and squatter settlements built by the inhabitants often in defiance of officialdom,

which is the result of population growth.

According to the UN-Habitat (2012), the most important factor limiting progress in

improving housing and living conditions of low-income groups particularly in informal

settlements and slums in developing countries is the lack of sufficient political will to address

the issue in a fundamentally structured, sustainable, and large-scale manner. The agency further

observed that another crucial and common shortcoming in the housing sector is the inadequacy

and limitations of housing finance mechanisms. It laments that conventional housing finance

usually works in favour of middle and high-income groups in developing countries, which

reflects a highly segmented housing market. This leads to situations where the poor, low-, and

even middle-income majority of the population in most developing countries cannot afford a

loan even for the least expensive commercially built housing units, and remain tenants for

several years.

Of special interest in the above expressions are the issues of lack of political will and

inadequate financing of state housing projects. These needed a broader look at, instead of

concentrating only on high, middle, and low income ordinary urban residents. Formal

education at the pre-tertiary and tertiary levels is the liabilities of the state, and the housing or

accommodation of the teaming number of students in urban towns for educational services is
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negatively impacted by inadequate residential facilities. This is leading to stiff competition for

urban housing facilities between the ordinary natives, in-migrant working class, and non-

residential students as the case is in the Wa Municipality.

How this apparently high demand for urban housing and the associated effects of

profiteering, inadequate housing market regulation, lack of special conditions for different user

groups, poor partnership between stakeholders and the resultant high rent values on the user

groups are issues that this study shall unfold. Once a general look at the challenges has been

taken, the framework in Figure2.1 suggests that a more comprehensive look at the most

affected groups' needs to be done if policy recommendations for the identified groups need to

be specific.

2.2.5 Social Groups Most Affected

The UN (1986), notes that while several factors influence the level of population growth

and spatial expansion, the social groups most affected by housing constraints as population

grows are usually classified under low income households who rent rooms, middle income

working class who rent someone else's house, temporary residents who rent cheap boarding-

houses and high income groups who are capable of building or buying a house in a settlement.

Thus, this study does not only intend to examine how population growth in the Wa

Municipality affects the housing situation, but also to identify the specific social groups whose

activities are contributory to the spatial expansion and population growth in the first place, and

how population growth in turn affects their housing demand. For instance, questions such as

how the influx of tertiary education level students who are temporary residents in the

municipality affects the institutional and private sector hostel development and the demand for
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such services, as well as how the resultant increase in educational staff and attraction to

business investors also influence the situation of housing demand are worth answering in this

study.

2.2.6 Providers of Housing in Urban Areas

There are varied categories of stakeholders in urban housing depending on the local

variables that dictate the level of population growth in a given urban settlement. For instance,

the European Commission (2010) identifies social housing corporations and private

homeowner associations as the major stakeholders in urban housing, while the UN (1986)

includes national urban housing institutions, local authorities, the ordinary citizens, and

international urban development agencies.

The identification, role assessment and the target beneficiaries of stakeholder activities

in the housing market becomes imperative when a specific study location such as the Wa

Municipality is being considered. This is because urban development takes many different

forms with varying players, as such; a presentation of the exact picture of a specified location

becomes necessary if the outcome of a study is to make significant impact on future planning

for such an area. Such an understanding could also reveal specific challenges and the

appropriate remedial strategies as considered in other parts of this chapter.

2.2.7 Urban Housing Strategies

Urban housing strategies are usually determined by the state, which also defines the

rules for other stakeholders to follow. The Urban Strategy (2010) expressed that Public

Housing Authorities of countries creatively design and implement services that address
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specialized needs of individuals and families and link them to a variety of relocation services.

Such strategies are often incorporated into various national development plans and policies.

There are often provisions for the roles of other stakeholders like private sector, public-private

partnerships, and individuals in the housing industry. The Urban Strategy (20 I0) adds that the

purpose of the roles of the state and the collaborative efforts with other stakeholders is to

ensure that housing strategies are designed comprehensively so that they reflect the

communities' values and vision for future strength.

In a contextual view, the report of the Urban Strategy (2010) maintains that a

comprehensive urban housing development strategy should also make provision of schools,

believing that improving school accommodation facilities is central to every re-emerging

community. These strategies are universal in every country's urban development agenda. What

remains for assessment is the actual situation at the local level in Ghana; how effective have the

implementation of the strategies for meeting the needs of specific groups been, and to what

extent have they contributed to addressing existing challenges. Figure 2.1 is a summary of the

conceptual framework explained above.

28

www.udsspace.uds.edu.gh



2.3 EMPIRICAL REVIEWS

This section contains previous research findings, relevant issues and major debates

related to the thematic areas of the research as derived from the research objectives.

2.3.1 Factors Accounting for Population Growth

Mirkin (2010) notes that the world's urban population is projected to gain nearly 3

billion persons, passing from 3.5 billion in 2010 to 6.4 billion by 2050. The author further

assert that the urban areas of the world are expected to absorb all the population growth

expected over the next four decades, while at the same time drawing in some of the rural

population. Furthermore, most of the population growth expected in urban areas will be

concentrated in the cities and towns of the less developed regions (Mirkin, 2010).

Evidence suggests that the key cities in Ghana such as Accra, Tema, Sekondi- Takoradi,

Kumasi and Tamale (Farvacque- Vitkovic, Raghunath, Eghoff and Boakye, 2008) as well as Wa

are rapidly urbanizing. Whereas only 9.4% of the total Ghanaian population lived in urban

settlements in 1931, this population shifted to 13.9% in 1948, 23% in 1960, 28.9% in 1970,

31.3% in 1984,43.9% in 2000 and estimated to be about 51% in 2009 (GSS 2005; ISSER

2007; UNFPA 2007; Farvacque-Vitkovic et al., 2008; Songsore, n.d.).This increasing trend in

population growth will invariably have an impact on housing demand in Ghana. That is,

population growth might be a blessing or a bane. It might be blessing when increase demand

for more housing facilities translates into improved housing systems with affordable housing

system. It might be bane where the increase in demand lags behind supply thereby triggering
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poor construction of houses, higher rents, overcrowding in housing units and development of

slumps.

The reviews of several empirical researches show that population growth derives its

source from a myriad of factors. The following empirical studies attest to this fact. Kasarda and

Crenshaw (1991) assert that the proximate determinants of urban growth can be grouped into

three categories: (a) the natural increase of urban populations; (b) migration, both intranational

(rural-to-urban and urban-to-urban) and international; and (c) boundary redefinition through

annexation of surrounding areas. In fact, no single definitive statement can be made about the

proportionate demographic contributions to city building. The UNDESA (1985) as cited in

Kasarda and Crenshaw (1991) claims that approximately 60% of urban growth can be

attributed to natural increase and the remainder to migration, a finding more or less supported

by empirical research (Rogers 1982, Kasarda and Crenshaw, 1991)

In Brockerhoff's (2000) study, the researcher argues that population growth is occurring

because there is a large pool of potential migrants to the cities living in the countryside, and

because rates of natural increase (an area's birth rate minus its death rate) are not substantially

lower in urban than in rural areas. In a related study, Mirkin (2010) states that in many

developing countries, natural increase (the number of births minus the number of deaths)

accounted for at least 60 per cent of urban population growth, with internal migration and

reclassification accounting for the rest. According to Leckie (2002), armed conflicts and

economic stagnation together have led to population growth. The writer adds that Tirana's

population, for instance, has almost tripled in the past decade and that the lack of economic

opportunities in rural areas might have facilitated urban growth.
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Farvacque- Vitkovicet al. (2008) observes that in Accra, a large conurbation has been

created with Tema, which has taken in La, Teshie and Nungua. Areas like Madina, Adenta,

Taifa, Ofankor and Pokuase, which only a few years ago were classified as Ga Rural District,

have now firmly become part of the Accra - Tema conurbation has contributed in population

growth. The authors indicate that Tema has also expanded to now include Ashaiman. The

situation is not different in Sekondi- Takoradi where areas like Kojokrom, Ketan, Fijai and

Anoe that only about ten years ago were outlying villages have now effectively become integral

parts of the city. Similarly, Wa seems to have annexed some nearby villages such as Bamahu,

Loho, Sombo, Danku, Nakore and Kunbiehi. This means that the annexation of outlying areas

by some settlements as illustrated above has contributed to population growth in Ghana. This is

consistent with the findings of Kasarda and Crenshaw (1991) that boundary redefinition

through annexation of surrounding areas also contributes to population growth.

Eja et al. (2011) point out that the population of the cities appears to grow through

naturally; much of the growth has been affirmed through migration from rural areas. Calabar as

a case study, which shares this experience has assumed more educational, administrative and

commercial functions thereby distinguishing from the pre-urban and early urbanizing

population phases within the area (Eja et al., 2011). These new functions have stimulated more

growth by attracting a heterogeneous population.

2.3.2 The Effects of Population Growth on Housing Demand

A lot of empirical literature about effects of population growth on housing has

consistently shown that population growth triggers high demand for housing. The following

studies support this view. According to Delport (1998), the increasing urbanization and
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population growth contributes greatly to the increasing demand for urban housing in South

Africa. Similarly, Tatlidil (n.d.) claims that a problem, which the influx of migrants has brought

to urban areas, is the development of squatter communities. The squatting problem may be

viewed as part of the larger problem of inadequate urban housing.

In the view of (Ftadzo et al, 2001) while there are no room density standards in Ghana,

most advanced countries (e.g., United States) use more than one person per room to be the

standard for overcrowding. Room density in Ghana is about 2.5 persons per room, on the

average. Ftadzo et at. (2001) suggests that, in Ghana, having two people in a room indicates

less crowding, and overcrowding ensues when there are 2.5 or more people per room. By this

definition, the CWIQ survey fou nd that roughly 44.5% of all households live in overcrowded

housing in Ghana, a situation that has serious implications for health and urban planning in the

short and the long runs (Ftadzo et al, 2001).

According to Leckie (2002), population growth is occurring in South East Europe often

to cities, which are not capable of coping with the housing requirements of the new urban

dwellers. The author observes that sufficient Government investment in providing the public

infrastructure and housing required to ensure that all urban dwellers are able to exercise their

housing rights, however, has not matched this growth. Housing quality has declined throughout

the region in recent years, and Government responses towards improving housing adequacy

have not been forthcoming or sufficient. With privatization, housing renovation and

maintenance has fallen on the new owners of formerly social housing resources, but few have

the financial means to do so. For many people, housing supply is not the problem. Rather, the

problem is housing quality. Analysts of the region widely agree that the maintenance and

renewal of the existing privatized multi-family housing units must be a priority. Throughout the
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region, however, In practice, housing maintenance IS not recognized as a priority housing

concern.

In the study by Moreno and Warah (2006/2007), they stated that growth of slums in the

last 15 years has been unprecedented and that in 1990, there were nearly 715 million slum

dwellers in the world. By 2000 - when world leaders set the target of improving the lives of at

least 100 million slum dwellers by 2020 - the slum population had increased to 912 million.

The writers said that today, there are approximately 998 million slum dwellers in the world.

The cause of this situation could be the result of population growth in the world where housing

demand seems to out strip supply thereby causing people to live in slum.

In Cameroon, Ghana, Guinea, Namibia, and Zimbabwe, most slum households are

individual dwellings in different neighbourhoods. Some also exist within serviced, middle- and

high-income areas (Moreno and Warah, 2006/2007). In 2001, the slum population for Ghana

was estimated at 4,993,000 people growing at a rate of 1.83% per annum scattered in all the

major cities in the country and is expected to reach 5.8 million by 2010 (Adarkwa, 2010).This

goes to prove that slums can develop at any part of an urban area and not location specific.

In the view of Getis et al. (2006), between one-third and two-third of the population of

most developing world cities is crowded into shantytowns and squatter settlements built by the

inhabitants often in defiance of officialdom, which is the result of population growth. The

unofficial communities usually have little or no access to publicly provided services such as

water, sewers and drains and garbage removal. The writers add that in megacities as Rio de

Jeneiro, Mexico City, Bangkok, and Lagos, millions find refuge in the shacks and slums of the

informal housing sector. The presentation of Getis et al. (2006) demonstrate that population
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growth has a toll on housing as it leads to the creation of slums as proper housing are

inadequate for the inhabitants.

Mukiibi (n.d.) notes that in 1991, it was estimated that the city of Kampala had a

housing backlog of 44,228 housing units to house its population. It was also estimated that the

public and private formal sector provides between 50 and 70 units, while the informal sector

provides 200-300 units per year (Mukiibi, n.d.).It was expected that, by 2006, the city's

population would rise to 1,607,000 persons, with 244,400 housing units needed to house this

population (Mukiibi, n.d.). On the other hand, this need was found to have outstripped the

estimate, reaching a figure of302,136 housing units in addition to the existing 251,780 units, of

which 25,178 needed replacements (Mukiibi, n.d.).

This is an indication that demand for housing is rising but the rate of increase in housing

units is not able to match with the requirement. This situation has the potential of leading to

overcrowding, higher rents, and development of shantytowns .Also in a brief review of the

Global Housing Problem, it is stated that about Fifty five million new slum dwellers have been

added to the global population since 2000. Sub-Saharan Africa has a slum population of 199.5

million, South Asia 190.7 million, East Asia 189.6 million, Latin America and the Caribbean

110.7 million, Southeast Asia 88.9 million, West Asia 35 million and North Africa 11.8

million. It is unacceptable today that about 1 billion people live in slums and other sub-standard

housing, with precarious security of tenure and inadequate water and sanitation. By 2030 about

3 billion people, or about 40 per cent of the world's population, will need housing, basic

infrastructure and services. This translates into the need to complete 96,150 housing units, with
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serviced documented land, per day from now till 2030. Unprecedented growing housing needs

coupled with high rates of slum formation and rapid urbanisation.

The scale of urban informality manifested in slum growth is immense with one out of

every three urban dwellers living in slum Conditions. Although globally the percentage of slum

dwellers is decreasing, the absolute number of slum dwellers is increasing and this poses

significant long-term challenges to the political stability, social cohesiveness and

environmental sustainability of cities. Unless radical and concerted action is taken to provide

serviced land and affordable and adequate housing opportunities at scale, the 21st century will

be the century of slums, with serious negative consequences for health, wellbeing, and

economic prosperity.

According to the Research Department of Bank of Ghana (2007), Ghana's housing

industry is at a rudimentary stage. It states that high properties prices particularly in the urban

centers such as Accra, Tema, Kumasi and Takoradi are fuelled by a rapidly growing middle-

class, as well as rapid and uncontrollable population growth have turned the housing industry

into one of the critical developmental issues facing policymakers. The team says that other

schools of thought argue that housing have the potential of becoming an engine of economic

growth because of its high yield on invested resources, a high multiplier effect and a host of

beneficial forward and backward linkages in an economy.

For instance, the writers posit that increased housing activities could give impetus to the

economy with enhanced capacity utilization of related industries such as steel, cement, and

transportation. This could in turn lead to an increase in government revenues by way of excise,

stamp duty and other taxes. Also, demand for building materials, jobs and professions of
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builders and developers, architects, civil engineers, property valuers, contractors, plumbers and

furnishers; all thrive when housing activities are booming. Indeed, the economic impact of

housing does not end when a home is sold. Housing continues to be an economic force long

after the sale is closed through ancillary services such as decorating, property alterations, and

repairs.

Owoade (2007) state that housing, one of the essentials of life is a serious problem in

rapidly growing less developed countries and this does not only relate to the provision of

houses but also the basic infrastructure of a neighbourhood as well as schools, clinics,

recreation facilities and other amenities. In the city of Lagos over 90% of the housing stock is

provided by the private sector and individual effort, therefore the considerable gap between

demand and supply has found expression in the astronomical cost of rented dwellings leading

to overcrowding, growth of slums and rise in the number of substandard housing (Owoade,

2007). The housing situation in many less developed cities has not improved with the rapid

growth and a greater percentage now live in high-density, overcrowding, and multi-family

occupancy, which is characteristic of Lagos and have intensified in recent years (Owoade,

2007). From the favelas of Rio de Janeiro and the Pueblos Jovenes of Lima to the Bustees of

Calcutta and the Bidonvilles of Dakar, such makeshift communities have been doubling in size

every five to ten years. Today slum settlements represent more than one-third of the urban

population in all developing countries; in many cases, they account for 60% or more of the

urban total (Owoade, 2007). This situation is alarming since such slums do not have the

appropriate social amenities for a healthy life. Hence, the people living in slums are more prone

to diseases than people living in better suburbs. The slums also destroy the settlements beauty.
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In the view of Farvacque-Vitkovicet al., (2008), they note that what is evident in the

Ghanaian context is that Population growth has led to rapid increase in consumption of land in

the past two decades. The writers report that the factors that have influenced the increase of

land values are a combination of the following: population growth, inefficient town planning,

activities of the Central Government, and the monopoly of land-holdings. The spatial

distribution of activities is following the path outlined in existing literature, which suggests

poor spatial patterns can cause diseconomies of agglomeration.

Boamah (2010) argues that Ghana suffers from a severe housing deficit because of low

housing delivery relative to households' growth. The writer states that the Home Finance

Company Limited (HFC-now HFC Bank Ltd) estimated in 2002, that the country had an

estimated unsatisfied housing need of 1,232,835 units, with an estimated new annual demand of

133,000 units. Boamah (2010) indicates that, nonetheless, only 25,000 units are produced

annually leaving an unsatisfied annual demand of 108,000 units. More than 52% of houses in

Ghana accommodate between two (2) and four (4) households (Boamah, 2010). The author

suggested that the housing deficit in Ghana stood at 1,526,275 housing units. In 2000 the

housing deficit in Kumasi was 164,219 and that of Tamale was 18,690 (Boamah, 2010)

housing units. Because of the insufficiency of housing in the country, a great number of urban

dwellers lack decent accommodation.

Adarkwa (2010) points out that the Ghanaian housing problem is one of a national

development crisis with a current annual need of 70,000 units and an accumulated delivery

deficit of 250,000 units needed to de-crowd urban households from over 10 to a household

occupancy rate of 7. An average annual delivery of 133,000 units will be needed to provide

adequate housing within the next twenty years, as against the current annual delivery of 28,000
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units which yields a performance rate of 21 percent (GPRS II) (Adarkwa, 2010). According to

Adarkwa (2010), statistics obtained from the Ministry of Works, Housing and Water Resources

indicate that there is an insufficient housing stock to meet the ever-increasing demand for

housing in the urban areas. The author notes that recent estimates indicate that there is an

absolute shortage of 400,000 units of houses nationwide. It is further estimated that to replace

this shortfall, annual national housing delivery should be approximately 120,000 housing units.

The supply capacity nationally is 42,000 units per annum. Thus 60 percent of the national

requirement remains unsatisfied each year. In short, attempts to provide adequate housing has

been unsatisfactory and represents a real crisis.

In the study of Adarkwa (2010), the researcher found that it is estimated that for every

ten thousand dollars (USS 10,000) spent on housing construction, more than seven jobs, are

created in related industries and enterprises. The author states that though data are not available

for the Ghanaian situation but the impact could even be greater considering the labour intensive

nature of operations within the construction industry. In Ghana, like many developing

countries, high cost ofland (especially in urban areas), land litigation/disputes, over reliance on

imported materials, inadequate conceptualization of the dynamics of the population growth

including urban population; among others, are traditionally considered the underlining causes

of the housing problems (Adarkwa, 2010). The writer further asserts that some other

consequences of the high cost of building materials and low incomes relative to increasing

demand for houses are congestion, overcrowding and pressure on existing amenities,

accelerated deterioration of existing stock, and consequential higher maintenance and

replacement rate.
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According to Beattie et al (2010), the exponential growth of the global population and

the increasing rate at which societies are urbanizing presents a monumental challenge to all

major cities of the developing world. They add that growth of urban populations is happening

at a rate many times faster than the capacity to plan, build, and manage urban settlements to

meet this demand. This means the majority of new housing stock in the developing world is

being built informally; a piecemeal development process that can result in hazardous

neighbourhoods lacking the basic conditions to create economically vibrant communities and

strong societies. Informal settlements are often built with substandard materials and without

sufficient infrastructure to ensure standards for the health, safety, and sanitation of its residents.

In Mvuyana's (2010) study, she investigated and analysed the relationship between

rural-urban migration and housing delivery in Clermont Township in the Province of KwaZulu-

Natal. The participants included the residents of Clermont Township and the representatives of

the kwini Municipality. Among others, the study found that rural-urban migration is an on-

going process, which affects housing delivery in urban areas. As a result, it continues to make

the objective of ensuring that adequate housing for South Africans is unattainable. Hence,

attention should be paid to the effects of rural-urban migration in housing delivery.

Eja et at. (2011) study examined the consequences of population growth on housing in

Calabar. About 180 questionnaires were distributed to different households randomly to assess

the housing occupancy ratio, distribution of houses and housing types. Findings show a high

negative value of -0.67 at 95% confidence level, which also shows a calculated value of 2.57

greater than the tabulated value of 2.31. This indication reveals that there is a significant

relationship between housing supply and population increase in the area.
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However, it was observed that the area weakest urban problems such as squalor

settlements and high occupancy rates also attributed to high population growth. Despite these

problems, there was a significant improvement in housing development and quality in the area.

This means that in the mist of demand of housing out striping supply, there is no rush to put up

shoddy buildings in an attempt to meet the demand but that building of housing units are done

diligently and better quality houses are provided. This means that despite the pressure for more

accommodation, quality is not compromised. In the opinion of Eja et al., (2011), many writers

hold the view that housing has not been able to cope with the persistent population growth and

that this has resulted in the deterioration of environmental conditions. However, Gilbert and

Perte (1978) as cited in Eja et a!. (2011) disagreed with this idea. They contend that even if it

can be demonstrated that housing conditions have deteriorated or improved, accurate

interpretation is difficult. This is because there is no accurate statistics to back the claim. The

spiral growth of population has affected many urban facilities especially in the housing sector.

In the past few years, the demand and usage of architectural designs of housing have changed

so radically in response to the process of growth. This significant change has been more

apparent in the underdeveloped countries of the world (Eja et al., 2011). In Nigeria, population

growth especially in urban cities has given rise to high demand for residential housing.

Animashaun (1981) as cited in Eja et al. (2011) writing on urban residential migration,

argues that the housing shortage in Nigeria Cities must not be taken as an isolated case but as a

common feature of most Cities in the developing world, where available financial,

technological and institutional facilities are not adequate to provide sufficient housing. He

observes that one factor that aggravates housing problems in the cities of the third world is the
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rapidly increasing complexity of man's requirements in housing as regards size, quality in terms

of user amenities and environment setting in relation to his aspirations and goals.

Robi (2011) studied population growth and housing shortage in Africa: the opportunity

within the problem for Ethiopia. The purpose of this paper was to find ways of how best to

direct population growth in Ethiopia towards becoming a resource rather than a source of

chaos. A comprehensive literature review complemented by a questionnaire survey distributed

to real estate developers in Ethiopia was conducted as part of the qualitative research method

adapted. The finding of the research show that Ethiopia has one of the highest proportions of

urban population living in slums and housing deficit is at an all-time high. This finding concurs

with that of (2007) and Owoade (2007) slums develop because of the increasing urbanization

where demand for housing lags behind its supply.

In a study on urban growth, globalization, and access to housing in Ghana's Largest

Metropolitan Area, Accra, Owusu (n.d.) argues that as result of the interplay of city, national

and global factors the housing delivery system (supply) in Accra is unable to meet effective

demand resulting in a straining on the existing housing stock and infrastructure in the city.

Consequently, the housing needs of many residents of Accra are increasingly being restricted to

areas of the city where much of the housing stock is characterized by overcrowding, declining

quality, and absence of basic services such as in-house water supply, toilet, bathrooms, etc.

Consequently, slums and squatter neighbourhoods are becoming very common in Accra.

Mukiibi (n.d.) conducted a study on the effect of Population growth on the housing

conditions of the urban poor in Kampala, Uganda. Findings show that the housing environment

for low-income earners in Kampala is: far from satisfactory, characterized by sub-standard

housing that is lacking in both quality and quantity. Population growth in Kampala has led to
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increased housing demand, rising land prices and growing urban poverty in the city, thereby

reducing low-income earners' accessibility to decent shelter.

For Lelkes and Gasior (2012), they showed that in 2009, 18% of the EU27 population

lived in overcrowded conditions. The writers added that the problem is much more prevalent in

Eastern European countries: in Bulgaria, Estonia, Lithuania, Poland and Slovakia the

overcrowding rate reached 40% or more, and in Hungary, Romania, and Latvia it was over

50%. The lowest percentages were recorded in Cyprus (1%) and the Netherlands (2%). This

situation is an indication that it is not only the developing countries that face housing

challenges but that the developed world also equally faces similar problems.

2.3.3 The contribution of Housing Providers in Addressing the Challenges Emanating

from Housing Demand

Since housing supply seems not to match demand, different researchers have proposed

several approaches as the way out of this hectic challenge. These strategies are certainly not

without their shortcomings. The following are some of the efforts embarked on or suggested to

remedy the inadequacy of housing units for all social groups. Many proposals for solving the

problem of housing shortages in urban areas of the developing countries were seen to focus on

four strategies: the provision of public or subsidized housing, urban renewal, the establishment

of new towns and dispersal of economic activities (Ali, 2002).

However, none of these strategies has been successful in alleviating the problem and

particularly the latter three strategies have been very difficult to apply due to a number of

complex problems (Ali, 2002). Subsidized public housing according to Ali (2002) turns out to
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be too expensive for the poorest people and in the end the occupants may not be those for

whom it was intended: this has been a common phenomenon in Ghana.

Doebele (1987) observes that the problem of housing shortages In urban areas of

developing countries could only be solved if dwellers are able to construct their own houses

and, according to him, this could be achieved through the provision of easy access to housing

land for the needy individuals. The critique of Doebele's (1987) proposal is that, access to land

alone will not be a guarantee for individuals to build their own houses since the cost of the

building materials, building requirements among others equally affect people's ability to put up

housing units.

Getis et al. (2006) point out that "no more than 20% of the new housing in developing

countries' urban areas is produced by the formal housing sector; the rest develops informally,

ignoring building codes, zoning restrictions, property rights and infrastructure standards". This

is also an indication that the formal and informal methods are the systems of provision of

residential housing units with the informal sector being dominant (despite the fact that such

housing systems are not conducive for residential purposes as they are not well planned and

lack basic amenities).

Owoade (2007) indicates that the government of Nigeria has intervened at different

times to solve housing problems with particular focus on Lagos (this is due largely to the city's

position as the nation's capital until 1991) with physical provision of housing units as well as

establishment of site and service programmes to make available serviced plots of lands to

individuals to build their own houses. It has been concluded that these schemes achieved only

limited success as it only added about 6,000 housing units to the housing stock under the 1975-

1980 and 1981-1985 planning periods. In addition, the federal government-housing programme
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for Lagos, which was launched in 1994 under the National Housing Scheme, has stalled,

amongst other reasons because of high cost of building materials (Owoade, 2007).

The research department of the Bank of Ghana (2007) notes that the First Medium-

Term Development Plan of Ghana's Vision 2020, 1997-2000, targeted the provision of low-

income housing units, which is affordable and within the purview of the poor to improve their

living conditions. The Plan introduced a new facility under the social security (or provident)

scheme which would permit contributors to withdraw part of their contributions to purchase

houses. In the view of Research Department of Bank of Ghana (2007), the New Patriotic Party

focused on attracting foreign capital to fund housing development and that this quest was

boosted by Ghana's participation in the Highly Indebted Poor Country debt relief programme

of the World Bank, which allocated some funds for the housing sector. The study team

indicated that the GPRS II (2006-2009) also has a special programme targeted at the vulnerable

and excluded, to upgrade slums for the benefit of urban slum dwellers most of whom are poor.

In addition, the Ministry of Water Resources, Works and Housing is currently pursuing various

affordable housing programmes through agencies such as the Tema Development Company

(TDC), and the State Housing Company (SHC). Under the National Housing Programme,

apartments and unit flats are currently being constructed in Accra, Tema, Cape Coast, Sekondi-

Takoradi and Tamale.

Mulok and Kogid (2008) looked into the influencing factors of low-cost housing in

Sabah. They also showed the implications of the development and the economic crises that

occurred during the period 1971 to 2000 towards the provision of low cost houses in Sabah.

Empirical analyses were conducted using the multiple linear regression method, stepwise and

the dummy variable approach in demonstrating the link. The empirical result shows that the
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government's budget for low-cost housing was the main contributor to the provision of low-

cost housing in Sabah. The empirical study also revealed that economic growth namely Gross

Domestic Product (GDP) did not provide a significant effect to the low-cost housing in Sabah.

Boamah (2010) points out that post-independence housing policy in Ghana focused

primarily on direct housing construction, provision of subsidized housing loans, the provision

of subsidized construction finance and housing market liberalization. The government

intervened through public housing provision and either demand or supply side subsidy. Public

sector housing in Ghana was delivered through the State Housing Corporation (SHC -now the

State Housing Company Limited) and the Tema Development Corporation (TDC). The author

further reports that housing subsidies was another avenue through which the government of

Ghana provided affordable housing. The government established the defunct Bank for Housing

and Construction (BHC) to provide concessionary construction finance to housing developers

and concessionary loans to homebuyers. Boamah (2010) says that during Ghana's economic

crisis in the 1980s it influenced the state to liberalize the housing sector in 1987 leading to the

inauguration of the Ghana Real Estate Developers Association (GREDA) in 1988 and the

establishment of the Home Finance Company (HFC) in 1991: The onus of housing delivery

was therefore vested in the private sector.

Adarkwa (2010) points out that in the third development plan of the Nkrumah era was

the Seven - Year Plan for National Reconstruction and Development (1963/64-1969/70), the

housing policy objective was to be generated by the productive sectors of the economy through

a rational balance in investments. The writer adds that during the period of 1979, there was a

rent policy, which capped rent prices in order to create affordable housing, but it had the

unintended consequence of dissuading developers from creating rental units, and made rental
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accommodation more difficult to locate. It was that same year that Old Fadama was first settled

in Accra by people from the north of Ghana, giving birth to a slum phenomenon. As the

financial crisis peaked in the 1980s, Ghana, like many other developing nations, signed on to

the Structural Adjustment Programmes, which allowed for the trade liberalization initiatives;

Ghana subsequently opened her market to imported building materials. This necessitated the

loosening of rent control regimes.

Adarkwa (2010) notes that in the late 1980s, the Social Security and National Insurance

Trust (SSNIT) expanded on its existing programme to build housing for its staff. In 1988,

SSNIT began a significant investment in housing at social and not market prices providing a

lower rental option for the public. The author adds further that in the latter part of 2005, the

Government of Ghana started the Affordable Housing Project in some parts of the country.

Some of the sites are located in Accra, Tamale, and Wa. The main objective of the project was

to provide affordable rental housing for the low and middle-income workers in the country

(Adarkwa, 2010).

For Robi's (2011) study, its purpose was to find ways of how best to direct Population

growth in Ethiopia towards becoming a resource rather than a source of chaos. A

comprehensive literature review complemented by a questionnaire survey distributed to real

estate developers in Ethiopia was conducted as part of the qualitative research method adapted.

The study revealed that the government had introduced a number of policies and was trying to

provide housing for low-income people while the private sector in the real estate industry was

mainly meeting the needs of high-income people.
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2.3.4 Alternative Strategies and their Effectiveness in Addressing the Urban Housing

Challenges

The public housing programme has been suggested as one major way of alleviating the

problem of urban housing in developing countries. It has been very inadequate in dealing with

the problem since the growth of the urban population is massive (United Nations Centre for

Human Settlements/Habitat, 1990). The concentration of government as the sole provider of

housing will mean that other social amenities will have to be foregone since the governments

does not, have unlimited resources at their disposal. This calls for prioritization by the

governments. Where housing units provision is not on top of the scale of preference of a

government, it means that it will receive less funding and so the problem will still persist. This

calls for private sector involvement to ensure that they collaborate with the state to provide

housing needed.

According to the Research Department of the Bank of Ghana (2007), the Ghana Vision

2020 was also an avenue for provision of affordable housing in the urban areas. The Plan

introduced a new facility under the social security (or provident) scheme which would permit

contributors to withdraw part of their contributions to purchase houses. Unfortunately, none of

the housing strategies under the Medium-Term-Development-Plan was implemented due to

lack of funds, private sector participation, and political will (Research Department of Bank of

Ghana (2007). The failure of this Vision 2020 is due probably to the change of government as

well as the then government not devoting enough resources for it.

Mulok and Kogid's study (2008) looked into the influencing factors of low-cost housing

in Sabah. The writers found that almost all major crises that have beset Malaysia's economy

caused a significant and consistent effect to the low-cost housing in Sabah especially the
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financial crisis, which occurred in mid- 1997. The authors therefore suggest that government

should encourage and provide incentives to the firms or companies who are investing in the

housing market especially low-cost housing such as giving subsidies and tax exemption for a

certain period. This is to ensure that housing developers or contractors are not burdened with

high costs due to the rise in expenses for raw material, labour and other costs involved in the

housing projects.

According to Adarkwa (2010), the third development plan of the Nkrumah era was the

Seven - Year Plan for National Reconstruction and Development, which spanned the period

between 1963/64 to 1969170. This plan made provision for the building of affordable housing

and this resulted in the building of such structures. In the view of Adarkwa (2010), the policy

caused slum clearance and slower growth of slums in urban areas. Boamah (2010) claims that

between 1957 and 1966 the TDC and SHC respectively delivered 10,700 and 1,052 low-cost

housing units. Also from 1972 to 1979, the TDC delivered 7,380 subsidized housing units.

Konadu-Agyemang (2001) as cited in Boamah (2010) reported that the SHC produced

23,000 housing units between 1955 and 1981. Examples of the public housing units are the

North Suntreso, South Suntreso and Patasi estates in Kumasi; Kalpohini and Vitting Estates in

Tamale; Twumasen quarters at Offinso; and the TDC estates in Tema (Boamah, 2010). Either

all the public housing units have been sold to the sitting tenants or to the public and the

institutions fully or partially liberalized; there is no public housing in Ghana now. The SHC for

instance currently builds a limited number of middle-income housing units for sale to the

public. Despite this modest gain, the overthrow of the Nkrumah regime in 1966 led to the

collapse of the project since the new military and police government did not want to continue

anything the previous government embarked on.
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Boamah (2010) reports that housing subsidies was a strategy through which the

government of Ghana provided affordable housing units to residents in urban areas in Ghana.

The researcher indicated that the government established the defunct Bank for Housing and

Construction (BHC) to provide concessionary construction finance to housing developers and

concessionary loans to homebuyers. The author pointed out that BHC granted a total of

¢223,895,588 as housing loans to 363 mortgages by 1988. In spite of this significant

achievement by the BHC, the housing requirement of Ghana was still unmet.

During Ghana's economic woes in the 1980s, Boamah (2010) says that this triggered

the liberalization of the housing sector in 1987 leading to the inauguration of the Ghana Real

Estate Developers Association (GREDA) in 1988 and the establishment of the Home Finance

Company (HFC) in 1991. The onus of housing delivery was therefore vested in the private

sector. The HFC for instance granted a total of US$44.4 to 3,639 mortgages by 2001. GREDA

members have for the past 8 years constructed about 10,954 housing units (Boamah, 2010).

In Adarkwa's (2010) study, it was stated that in the late 1980s, the Social Security and

National Insurance Trust (SSNIT) expanded its existing programme to build housing for its

staff. In 1988, SSNIT began a significant investment in housing at social and not market,

prices providing a lower rental option for the general public. This housing policy of SSNIT led

to the building of housing units in Accra, Kumasi, Tamale, Wa among other urban areas. These

housing units came at the appropriate time since housing deficit was high in the country. Some

staff of the department had accommodation and the public had the opportunity to rent some of

the flats at affordable rates. Despite the SSNIT Housing scheme increasing the housing stock in

the country, the demand for housing still out striped the supply.
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Currently SSNIT has pulled out of the provision of housing. Again, to make matters

worse, recently the houses are being sold at higher prices. This means that those occupants who

cannot pay are evicted from the house and the house sold to the rich. In the end, the poor seem

to be the losers. In terms of the Affordable Housing Project that was started in 2005 by the

government of Ghana, on completion of some of the housing units in Accra, the target

beneficiaries (i.e., poor, middle income and some government workers) did not get them. The

politicians and the rich members rather went and bought the apartments. The rest of the housing

unit construction has come to the stand still due to inadequate finance for the project and the

fact that there was a change in government. The new government did not have the interest in

completing the rest of the housing units around the country; this means that the rest have

become sunk cost to the state. The new government also has an interest in carrying out its own

housing policy.

Robi's (2011) study was to find out on how best to direct population growth in Ethiopia

towards becoming a resource rather than a source of chaos. The study revealed that the

government had introduced a number of policies and was trying to provide housing for low-

income people while the private sector in the real estate industry was mainly meeting the needs

of high-income people. The study also found that this division in task would eventually lead to

the segregation of the city into rich and poor neighbourhoods that will ultimately make matters

worse. The study also showed that with policies that allow for the integration and collaboration

of the government, the private sector, and the people; opportunities of creating a living

environment conducive for all income groups exist. However, in the light of inadequate and

consistent government funding, it will mean that the poor will not be able to get descent houses

to live in and this might force them to live in squatter settlement as they will not be able to
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purchase the houses built by the private sector as they appear to be built to meet the taste of the

high class only.

2.4 SYNTHESIS ANALYSIS

From the literature review it is evident that the world all over is experiencing population

growth and that it is unprecedented in the developing countries. The population growth is said

to have been accounted for by natural increase of population, migration: both intra-national

(rural-to-urban and urban-to-urban) and international and boundary redefinition through

annexation of surrounding areas. In terms of the effects of population growth on housing, it has

been found that population growth has resulted in high demand for housing unit; demand for

housing outstripping its supply, beautiful buildings springing up, higher prices of building

materials and development of slum.

The literature shows that social groups are impacted differently by the housing situation

and that the worst affected in this condition are the poor. With regards to the strategies for

tackling the housing challenges, the literature shows several models have been adopted but the

public provision has failed woefully. Finally, the effectiveness of the strategies for addressing

the housing challenge is clear despite the fact that some of the strategies made modest gains the

housing deficits still existed and that some of the strategies were just a fiasco due to the fact

that they lacked government support and continuity, the target beneficiaries were not covered,

high pricing of housing and lack of consistency in policy.

In terms of grey areas, it has been noticed from this literature that most of the studies

have failed to identify the impact of population growth on tertiary educational development. It

has also been observed that there is no effective strategy for managing the housing problem in
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Ghana. Finally, in the study area, Wa, there seem not to have been a study that has attempted to

assess the impact of population growth on housing. This study, therefore, is timely and will fill

these literature gaps in this study location.
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CHAPTER THREE

METHODOLOGY

3.0 INTRODUCTION

This section gives detailed account of how data was obtained for the study. It gives a

description of the study area as well as the research methods. Specifically, the research methods

considered include the research design, techniques of data collection and limitations to the

study.

3.1 THE RESEARCH LOCATION

The study focuses on Wa Municipality as a district settlement within the Wa Municipal

Assembly. The Municipality is one of the eleven (11) districts in the Upper West Region,

which constitutes the central place of the Upper West Region, where inadequacies of housing

facilities are most felt, was the focus. The five zones were selected in the municipality by the

use of probabilistic methods as described in the sampling design section of this chapter.

The suburbs selected for the study are namely Kpaguri, Sombo, Zongo, SSNIT, and

Bamahu. These are indicated in Figures 3.1 and 3.2. The choice of these localities in the

municipality is justified by the fact that they are fast growing in terms of population numbers,

sparked off by increasing socio-economic activities, especially education and trading. These

have led to the increase in demand for housing facilities for residential and commercial

purposes. This study does not only seek to determine how the nature of demand for housing is

influencing supply, but how it contributes to further population growth and the associated
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problems on future housing requirements, with a view to emerge with remedial proposals to

address the situation.

A preliminary survey was conducted in the Wa municipality to identify zones of

population concentration by observation, the reasons for the higher population densities in

those areas, and how these factors influence the demand for housing (Twumasi, 2011). Table

3.1 shows the selected localities for the study, the number of houses counted from a cross-

section taken from each locality and the proportionate share of the total population of houses in

the cross-sections. This information was later used in the sampling stage, for the distribution of

the sample size over the five locations.
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Figure 3.1-=.Map Showing W..aMunicipality in the context of Wa Municipal Assembly and

Upper West Region
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Figure 3.2; Map Showing Study Areas
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Table 3.1: Cross-sectional Distribution of Houses for Sampling

Locality Number of houses Percentage (%) Number of
counted houses
from cross-section Selected

Bamahu 120 23.3 28
Kpaguri 112 17 19
Zongo 118 23 27
SSNIT 20 50 10
Sombo 90 18 16
Total 460 100

Source: Field Study (2013)

3.2 THE RESEARCH DESIGN

According to Creswell (2009), research designs are the plans and procedures for research

that span the decisions from broad assumptions to detailed methods of data collection and

analysis. A research design is therefore a plan that structures how the researcher intends to

address the research problem from the data collection process to the discussion of findings. The

design involves qualitative and quantitative methods of inquiry. According to Bryman (2012),

quantitative research constitutes a research strategy that emphasizes quantification in the

collection and analysis of data. With the quantitative approach, structured interviews and

questionnaires were used to collect data from different socio-economic groups that have to do

with population and housing issues. Data was also collected from secondary documentary

sources. This method was used because it provided measurable evidence and yielded numeric

data that can be analyzed statistically.

One other advantage is that the quantitative research strategy helps in eliminating or

minimizing subjectivity of judgment ensures the application of rigorous statistical methods in

the analysis of data and assists in achieving reliability (Balsley, 1970; Kealey and Protheroe,

1996). This influenced the study's adoption of the strategy. The quantitative data this study
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made use of was on population growth pattern, area of land cover occupied by vegetation and

settlement, housing supply and demand, rent rates, accommodation type people occupy,

duration of tenancy, providers of housing, and efforts of stakeholders in addressing the housing

problems.

On the other hand, qualitative research refers to a research strategy that usually

emphasizes words rather than quantification in the collection and analysis of data. It involves

collecting data by observing participants, interviewing, gathering documents from private or

public sources. The analysis is by aggregating the words into categories of information and

presenting the diversity of ideas during data analysis.

Qualitative approach was used because information was needed on people's opinions.

Data was collected using observations, interviews, gathering and reviewing documents from

private or public sources such as lands Commission, survey Department, District Assembly,

State Housing, Landlords, Tenants to get the needed information. Key informant interviews

were used for officials from Lands Commission; Survey Department, District Assembly, State

Housing, Rent Control Department, and Statistical Department to get information concerning

population and housing issues in the municipality. This method helped in understanding

processes especially those that emerged overtime, and provided detailed information and

emphasized the voices of participants' through quotes. Bryman (2012) adds that the qualitative

research strategy places emphasis on an inductive approach to the relationship between theory

and research; Priority is on the ways in which individuals interpret their social world, and

embodies a view of social reality as a constantly shifting emergent property of individuals'

creation. Some merits of qualitative research strategy are that it provides details about human
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behaviour, emotion and personality characteristics (Madrigal and McClain, 2012) which made

it relevant for this study.

3.2.1 Data collection

This section discusses the detailed approaches used in collecting data for each objective.

Details are provided in Table 3.2. Factors accounting for population growth, perceptions on the

expansion of Wa, land use, challenges in housing provision, and policies adopted to address the

housing challenge were considered.The details are outlined under each objective in the ensuing

sections.

3.2.1.1 Objective and Research Question One (1)

The first objective and research question focus on the trend of population growth arid

the factors that influence it. The indicators for the measurement of these include the population

growth rate per annum (projected), the size of the population, the vital factors (migration and

difference between birth and death rates), and the trend in school enrolment figures among

others. The data on these was obtained from the Statistics Department, Births and Deaths

Registry, Ghana Immigration Service, second cycle and tertiary educational institutions,

through interviews with relevant officials of such institutions, who were selected purposively.

The quantitative methods entail tabulation, and absolute numbers. The qualitative methods of

analysis include descriptions and narrations.
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3.2.1.2 Objective and Research Question Two (2)

The second objective and research question focus on how population growth affects

housing demand in the Wa Municipality. The indicators for the measurement of these include

increasing trends in rent values, trends in housing supply relative to population growth rate,

increasing trends in the search for accommodation (based on landlords' observation). The data

required include data on population growth trends over 10 years, increasing trends in the

number of people looking for accommodation, and trends in housing supply.

The sources of data are the records of the Rent Control Department, Statistics

Department, as well as primary information from landlords, tenants and State Housing

Company who were selected. Questionnaires were administered to landlords and tenants, who

were selected by quota sampling technique. The respondent from the state housing and schools

were selected by purposive sampling and interviews were used to gather the data. Both

quantitative and qualitative methods have been used in the presentation and analysis of the

.' data, using housing demand as the dependent variable and population growth as the

independent variable.
~
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Table 3.2: The Mixed Research Design

Research Research Indicators Variables Data Required Data Source Data Type of
Question Objectives Collection Analysis

Technique
1. What is the 1. To - Growth rate Population -Births and deaths -Births and Questionnaire Frequencies
trend of identify the - Size of population growth, records for 10 Death registry. , Interview presented in
population trend of - Migration Births, years -Immigration and Table, line
growth in the Wa population - Natural rate of deaths, -In-rnigration data office. institutional graphs,
Municipality and growth in the mcrease. migration, for 10 years -Municipal reports descriptions,
what factors Wa -Trend in school social -School education narrations
account for the Municipality enrollment figures institutions, enrolment. officelUDSIW a
growth pattern? and the econorruc -Data on health. Polytechnic

factors that institutions. -Data on economic -Ghana Health
account for activities Service.
the growth -Financial
pattern. !Marketing

institutions.
2. How is 2.To - trends in rent values Housing -Data on rent -Rent Control Questionnaire Graphs,
population examine the -Nature of housing units demand, values Department and Interview Percentages,
growth affecting effects of Increasing -Population -Statistical means,
housing demand? population population growth trend over Department. descriptions

growth on growth and 10 years -house owners and
housing housing - Perceptions on -Tenants. narration.
demand supply changes in

housing
development
-Perceptions on
increasing number
of people seeking
housing services
-Perceptions on
changing rent
values in response
to demand
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3. What are the 3. To find -Status of housing Contributio -Type of housing -Statistics Questionnaire Graphs,
contributions of out the supply ns of providers Department. And percentages,
the housing contributions -Quality of houses. housing -Nurnber of -State Housing Interview descriptions
stakeholders in of the -Population growth providers in housing providers Company. and
addressing the housing trend. the -Role of housing -Rent Control narrations
challenges stakeholders -Identification and provision of providers Department.
emanating from in addressing activities of houses. -Type of houses -Tenants
population the stakeholders in housing Challenges provided -house owners
growth on challenges supply of housing -Challenges they -Schools
housing demand? emanating -Implernentation of demand face.

from housing Government policy on
demand. housing

4. What 4. To -Government policy. Alternative -Prospective -State Housing Interview Descriptions
alternative determine -Evidences of strategies to information on Company and
strategies are and suggest institutional activities making housing strategies -Rent Control narrations
available for alternative for implementation housing from public and Department
addressing the strategies provision private sector -Municipal
challenges available for affordable organizations, e.g. assembly
emanating from addressing and proposed housing
increasing the available, schemes, the target
housing demand? challenges e.g. tri- beneficiaries

emanating sector -Managernent
from partnerships models to be used
increasing for housing -Identified
housing supply providers
demand.

Source: Author's Construct (2013)
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3.2.1.3 Objective and Research Question Three (3)

The third objective and research question focus on the contributions of housing

providers in addressing the challenges emanating from population growth on housing demand.

The indicators for the measurement of these include trends in population growth, deficit in

housing supply, evidence of housing provider's activities in housing supply and evidence of the

implementation of existing government policy on housing. The data required include data on

average population growth per annum; average number of houses supplied per annum;

identification of housing providers in housing, including public, private, and public-private and

individual levels of participation.

The sources of data on these include the records of the Statistics Department, schools

and State Housing Company, as well as primary information from landlords and tenants. These

were done through interviews with relevant officials of the institutions, who shall be selected

purposively and by questionnaires administration to the household respondents, including

-" landlords and tenants, who were selected by quota sampling technique. Both quantitative and

qualitative methods are used in the presentation and analysis of the data, using Challenges of

housing demand as the dependent variable and the contributions of stakeholders as the

independent variable.

3.2.1.4 Objective and Research Question Four (4)

The fourth objective and research question focus on alternative strategies available for

addressing the challenges of housing demand. The Indicators for the measurement of these

include existing government policy for addressing housing challenges and evidences of

institutional activities for policy implementation. The data required include prospective
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information on housing strategies from public and private sector organizations, e.g. proposed

housing schemes, the target beneficiaries, the management model used and the identified

housing providers. The sources of data on these include the records of the State Housing

Company, journals, books, internet, information on housing policies and strategies. These were

obtained through interviews with officials of the State Housing Company, Municipal

Assembly, Rent Control, Town and Country Planning who were selected purposively.

3.2.2 The Study Design

The Cross-sectional study design was employed by taking a representative sample from

a cross-section of the population of the Wa Municipality. Details are provided in table 3: I,

from which data was obtained and analysed by building from more general to the specific in an

inductive style as a feature of the qualitative design, and merging this up with clearly identified

variables which are measured to show numerical strengths as a characteristic of quantitative

design (Kumar, 1999). The final write up portray a structure that combines numerical methods,

explanations, narrations, literature and theory on issues of population growth and housing

demand, dictated by the themes of analysis.
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3.3 DATA ANALYSIS

The quantitative data was entered into Statistical Package for Social Scientists (SPSS)

and analysed while the qualitative data were described. The quantitative data was presented in

graphs, tables and charts for the purpose of visual impression, and interpretations made using

absolute numbers and percentages. Statistical correlations between variables were established

using nominal scales. Qualitative data drawn from sources such as the questionnaire, and

interviews, which added meaning to the quantitative forms, were analysed through detailed

explanations and narrations making use of relevant literature.

3.4 LIMITATIONS TO THE STUDY

Some limitations that arose and could affect the quality of the research findings were

managed well.

3.4.1 Ethical Issues

Failure of the researcher to undertake adequate reconnaissance survey for appropriate

timing for the administration of research instruments to various categories of respondents could

affect the ability to obtain maximum participation of the respondents. The schedules of the

various respondents were therefore adequately studied during the reconnaissance phase to

avoid such situations. In addition, failure to train research assistants where applicable, could

lead to serious errors that could affect the quality of the research findings. The research

assistants were therefore adequately trained, followed by pre-testing of instruments and the

competence of the assistants to minimize errors.
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3.4.2 Respondent Behavioral Limitations

Some respondents were not willing to give some expected information with the fear

that they might betray themselves, or felt that after all their participation in the process will not

be gainful. The researcher therefore disclosed to the respondents that the exercise was merely

an academic one and that their contributions were treated confidentially. They were also made

aware that there are no financial benefits for participants, but their participation will contribute

to the growth of knowledge in the phenomena under investigation for future policies that could

benefit all, before the administration process. This erased any wrong expectations from

respondents' minds, which could negatively affect the quality of the information they gave.
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CHAPTER FOUR

DATA PRESENTATION AND ANALYSIS

4.1 INTRODUCTION

This chapter is about the Presentation and Analysis of the data obtained from the field.

It answers the research questions by the separation of the research data into constituent parts

that have been logically ordered, by following the analytical themes derived from the research

questions' and objectives. The major areas in the chapter include the background of

respondents; trend and factors accounting for population growth, effects of population growth

on housing demand, roles of stakeholders in addressing the problem of the effects of population

growth on housing demand, extent to which the housing providers have succeeded in solving

the housing problems in the Wa municipality; and the relationship between population growth

and housing demand. Both quantitative and qualitative approaches have been used in the

anal ysis and presentation of the results.

4.2 BACKGROUND OF THE RESPONDENTS

This section looks at the relevant aspects of the socio-economic background of the

respondents, which have influences on population growth and housing demand in the Wa

Municipality. Consideration was given to the locality, age; sex, education, occupation,

household income and household size. The details are expressed in the subsections that follow.

4.2.1 Sex Distribution of Respondents

The results in Figure 4.1 show the sex distribution of landlords and tenants. From the

figure Male landlords are 23% and tenants 42%.Female tenants constitute 18% and land lords
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17%. This suggests tenants are in the dominant category. The results also indicate that 60% of

the respondents are tenants while landlords constituted 40% of the total household sample

population of 100. The excess of the proportion of tenants over that of landlords means that the

number of people demanding accommodation is higher than those who are able to supply

accommodation in \Va. Again, the dominance of males over females among both tenants and

landlords is a manifestation of gender roles in patriarchal societies; where the provision of

shelter is a productive role, and is reserved f01" male landlords (Moser, 1993).

Figure 4.1: Sex Distribution of landlords and Tenants

I 45% 4-2-%

40%

35%

30%

25%

20%

15%

10%

0%

• Landlords/landladies

• Tenants

Males Females

Source: Field Survey, 2013

4.2.2 Age Distribution of Respondents

Table 4.1 displays the age ranges of the household respondents. The classification is

based on that of the US National Centre for Health Statistics (2006). In general, the ranges

could be further grouped under the youthful age (20-49), the middle age (50-69) and the aged

(70 and above). If we make further summations based on this categorization, we obtain 26%,

11% and 3% of landlords for the youthful, middle age and the aged year groups respectively.
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On the other hand, among the tenants, the corresponding proportions are 61% for youthful age

group, 9% for middle age and 1% representing the aged. The results suggest that majority of

both the tenants and landlords fall within the youthful age brackets. As most of the respondents

are in the youthful age group, it is an indication that they fall in the active reproductive group

and so there is a high potential of it leading to population growth.

Table 4.1: Age Distribution of Respondents

-"

Age group Landlords/ladies (%) Tenants (%)

20-29 0% 20%

30-39 1% 24%

40-49 3% 8%

50-59 13% 6%

60-69 8% 1%

70-79 6% 1%

80-89 5% 0%

90+ 4% 0%

Total 40% 60%

Source: Field Survey, 2013

Information from the table above indicates that the dominant age groups of the

landlords are between 50-59 and 60-69. Majority of the tenants are between the ages of 20-39,

which is the most economically active persons. In the case of tenants, it is further deduced

from the data that their relatively high proportion is because most of them are migrants from

other parts of the Upper West Region and the country at large, for purposes such as education,

formal and informal sector employment opportunities.
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4.2.3 Educational Background of Respondents

In terms of educational background of landlords, it is evident from Figure 4.2 that 3% had basic

school education, 14% had senior high school education, 13% had tertiary education, and 1%

had vocational education while 9% had no formal education. The facts presented here about the

landlords' educational status illustrate that most of them have had formal education with a

slight majority having senior high school educational experience. As majority of them are

educated, they are critical in taking decisions regarding payment of their house rents by their

tenants because they consider the current economic conditions before deciding on their house

rent rates. With regard the tenants, it is seen from the figure below that 7% obtained basic

education, 8% had senior high school education, 42% obtained tertiary education, and the

remaining 3% had vocational education. It is clear from the figure that all the tenants are

literates with the largest group being those who reached tertiary level. This gives the signal that

the migrants who are into higher education are more likely to be renting. This is because most

of them are students who are coming from other parts of the country and beyond. The results

show clearly that both landlords and tenants have more educated people than the uneducated

with tenants having the highest levels of education.
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Figure 4.2! Educational Background of Landlords and Tenants
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4.2.4 Occupational Distribution

Evidence from the occupational distribution of landlords presented in Table 4.2 show

that the dominant professions in this category of respondents include farming (5%), labourers

(4%), security services (6%), trading (12%) and students (5%).Since trading is the most

significant on the list of occupations for the landlords, it is an indication that such people make

much profit from their business and then use the money to invest in housing for rent.
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Table 4.2: Presentation of Occupational Distribution of Respondents

Occupation Landlords Tenants
Chief 1% 0%
Electrician 1% 0%
Engineer 1% 0%
Mechanic 0% 1%
Welder 0% 1%
Mason 1% 0%
Quarrying 1% 0%
Driver 0% 1%
Farmer 5% 3%
Laborer 4% 2%
Security 0% 1%
Nurse 1% 2%
Teacher 6% 11%
Secretary 1% 1%
Banker 1% 2%
Trader 12% 4%
Tailor 0% 1%
Student 5% 29%
Retired 0% 1%
Total 40% 60%

Source: Field Survey, 2013

For the case of the tenants, the results on their occupational status reveal that teaching

(11%), trading (4%) and students (29%) were the major ones. Students are mostly those that

rent residential accommodation in the Wa Municipality as they migrated from other places to

school and have no option but to rent. Traders are the dominant landlords.
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4.2.5 Estimated Household Income

It was considered necessary to group the household monthly incomes of the 40

landlords and 60 tenants by ranking them as low, medium and high, based on the national

average monthly income of GHSlO1.42 (GSS, 2008). This classification was necessary as it

laid the foundation for determining whether the tenants could afford to pay rent or not. Using a

class interval of 44, incomes with upper class limits below half of the national average (e.g. 49)

were ranked Low, those with upper class limits above half but below the national average (94)

were ranked Medium, and those with upper class limits up to, and above the national average

(139) were ranked High (Sirkin, 1999).From Table 4.3, it is evident that majority of both

Landlords and tenants fall within the high average monthly income group.

Table 4.3: Estimated Household Incomes of both Landlords and Tenants

Rank Range of household monthly Landlords Tenants
income (Y)

Low GHS 5-49 1 1

Medium GHS 50-94 2 2

High GHS 95-139+ 37 57

Total 40 60

Source: Field Survey, 2013

The monthly average income for all the respondents (i.e., landlords and tenants) was

GHS393.07while for the specifics, the average monthly income for the Landlords is

GHS472.38 and that of tenants is GHS340.20.These figures show that the landlords have

higher incomes than the tenants do, which illustrates why they are able to build houses for rent.

73

www.udsspace.uds.edu.gh



The high monthly income of the landlords is due to the income they get from tenants as they

charge high rent.

4.2.6 Household Size

With reference to household size of landlords, the results from Figure 4.3 illustrate that

the largest sector of the pie chart which is 45% represents a household of 4 to 6 people while

the smallest household constituting 18% of the pie chart comprise 1to 3 people. Juxtaposing the

household size of the landlords, which are 4 to 6 persons to that of the Upper West Regional

Figure of 5.4 persons (GSS, 2010); it is observed that they are both within a similar range. With

Landlords having larger households, it means that they will occupy most of the rooms that they

would have rented out to tenants. In short, the large household size of the landlords will

contribute to a reduction in the number of rooms available for rent.
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Figure 4. 3: Household Size of Landlords

.1-3 people
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Source: Field Survey, 2013

It is noticed from Figure 4.4 that in terms of household size for the tenants, the largest

sector of figure 4:4, which constitutes 50% of tenants, corresponds with 1 to 3 people whereas

the smallest sector representing 10% make up 8 or more people. The results indicate that

majority of the tenants have smaller households sizes than the landlords as compared to 5.4

household size for the Upper West Region (GSS, 2010). The reason for the differences in the

household sizes is that, in the case of the landlords they are permanent residence where their

entire family lives. However, with respect to the tenants most of them are students that mostly

live alone. Ironically, the Tenants are those that demand for more rooms for residential

purposes therefore making their expenditure on rent very high since most of the landlord's

increase the rent every year. Comparing the 2 respondent categories (i.e., tenants and

landlords), it is obvious that the landlords have larger households than the tenants.
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Figure 4.4: Household Size of Tenants

.1-3 people

.4-6 people

7+ people

Source: Field Survey, 2013

4.2.7 Locality of Respondents

On the issue of the locality of landlords, the results from Table 4.4 illustrate that 20% of

them are from Kpaguri, 15% from Sombo, 25% from Bamahu and 30% from Zongo while the

remaining 10% reside in (SSNIT). The results denote that most of the landlords are from the

Zongo community. This might have been so because Zongo is an old suburb in the municipality

where most of the people over the time have been able to build their own houses, hence, they

became landlords

Table 4.4: Locality of Respondents

I
Location Landlords Tenants

Frequency Percent Frequency Percent
(%) (%)

I Kpaguri J 8 20 11 18
Sombo 6 15 10 17
Bamahu 10 25 18 30
Zongo 12 30 15 25
SSNTT 4 10 6 10-- --
Total 40 100 60 100

Source: Field Survey, 2013
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Taking the locality of tenants into account, 18% of them are from Kpaguri, 17% live in

Sombo, 30% of them stay at Bamahu and 25% reside in Zongo while 10% of the tenants are

resident in SSNIT. The results demonstrate that majority of the tenants live in the Bamahu

community of the Wa Municipality. This is due to the location of the University for

Development Studies' campus within the Bamahu area where most of the students because of

inadequate accommodation on campus, rent places of residents in the community.

4.3 TRENDS OF POPULATION GROWTH IN THE WA MUNICIPALITY

The field Survey indicates that many factors account for population growth in the Wa

Municipality. The factors include: Child bearing; the geographical location; the upliftment of

Wa Town to District, Municipal and Regional ; and establishment of Tertiary educational

Institutions such as University for Development Studies, Wa Polytechnic, Wa Health Assistant

Training School, and Jahan Teacher Training College which are all pull factors that account for

population growth.
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4.3.1 Trend of Population Growth

Population growth of any settlement may take the pattern of increasing, decreasing or

being stagnant or fluctuating. The trend of population growth in Wa Township from 1948 to the

year 2020 has been on the increase. Table 4.5 and Figure 4.5 give details of the trend in

population growth in Wa.

Table 4.5: Population Trends in Wa from 1948 to 2020

Population/Y ear 1984 1960 1970 1984 2000 2010 2020

Total population 5,558 14,342 21,374 36,374 66,644 71,051 75,740

Percentage increase

178.2 49.0 70.1 83.2 6.6 6.6
(%) -

Source: GSS (2013), GSS-Wa (2013)
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Figure 4.5: Population Trends in Wa from 1948 to 2020
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The general trend of population growth in Wa is illustrated in Table 4.5. A look through

the table shows that the population of Wa is increasing steadily. This is because in 1948 the

population was 5,558 that increased to 14,342 in 1960 and further rose to 21,374 in 1970. Same

is the trend shown in Figure 4.5. The 1970 population increased further to 36,374 in 1984,

which rose to 66,664 in 2000, and this increased again to 71,051 in 2010. The population is

expected to increase further to 75,740 by the year 2020. The intercensal populations were 9, 186

(1948/1960); 7,032 (196011970); 15,000 (1970/1984); 30,270 (1984/2000); 4,407(2000/2010).

The intercensal population illustrate that it was only the period from 1960 to 1970 that the

intercensal period recorded a decline even though the period showed an increase in population.

The highest intercensal population growth occurred from 2000 to 2010 with a

percentage increment of 83.2%, which is attributed to the establishment of the University for

Development Studies, Wa Polytechnic and Wa Health Assistant Training School. This implies
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that every year there is an addition to the population ofWa Town. From the table it can also be

seen that the growth of Wa from 1984 onwards coul,d be as a result of the creation of Upper

West Region with Wa being the Capital and its upgrading to Municipal Status. This has

brought about the setting up of financial institutions such as Stanbic Bank, Agricultural

Development Bank, Group Nduon (GN) Bank among others all enhancing business activities

thereby attracting' more people into the municipality. Infrastructural improvements that had to

do with road tarring that linked a number of routes such as Wa- Sombo road.Wa- Bamahu

road, Wa -Kaleo road and the major trunk road linking Wa and the southern part further

enhanced commercial activities.

As can be seen from the line graph in Figure 4.5, the general pattern of the population

shows a continuous increase in population from 5,558 in 1948 to 71,051 in 2010. The line

further shows a continuous increase in population per the 2020 projected figure, but the rise is

at a decreasing rate. It is necessary that the challenges (i.e., demand for housing outstripping

supply, development of slumps and shantytowns, and over stretching of social amenities-

schools, health centres, water services etc.) associated with rising populations are anticipated

and remedies put in place. Similarly, the benefits (i.e., large labour force, increase in demand

for goods and services) linked with increasing population growth should equally be forecast

and structures developed to harness them maximally. The growth of the population of Wa is

also attributed to improved social development, which attracted both students and in-migrant

business persons from other parts of the country. Section 4.3.2 gives details of this.
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4.3.2 Factors that Contribute to Population Growth

This section presents a discourse on the factors that contribute to population growth in

the Wa Township. Specifically, this sub-theme encapsulates change of status from district to

regional, expanded infrastructure, expanded educational institutions, positive net migration,

birth and death rates as well as expansion in economic activities.

4.3.2.1 Change of Status from District to Regional Capital

It was evident from the interviews with some key informants that the change in the

status of Wa has accounted for its population growth over the past years. In this regard, the

Assistant Coordinating Director (June, 2013) at the Wa Municipal Assembly indicated that

"the continuous phenomenal increase in the population of the municipality is tied to its gaining

a district status and finally rising to the top in the region as having the regional capital.'

Similarly, during the interview with the Regional Director of Town and Country Planning

(June, 2013) it was noted that the creation of the Upper West Region with Wa as the regional

capital and the elevation of the Wa District to a Municipality with additional government

resources has contributed to its population growth as it serves as a centre of attraction for

people.

4.3.2.2 Expanded Infrastructure

Expansion in the infrastructure base of Wa has been a propeller of population growth.

In terms of this, the Assistant Coordinating Director (2013) at the Wa Municipal Assembly

indicated that the increase in population of the Municipality can be traced to the expansion of

social infrastructure by the assembly in the form health facilities, potable water supply,

electricity, recreational facilities, and telephone service. Furthermore, in the interview with the
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Regional Director of Town and Country Planning (2013) it was revealed that the rehabilitation

of the Wa-Techiman-Kumasi trunk road with corresponding improvement in transport services,

the availability of some basic social services like hospitals, senior high schools, electricity,

water and telecommunication contributed to the population increase in the Wa Municipality.

The Senior Hall Tutor ofUDS (20106/2013) pointed out that "The rise in the population

of Wa Municipality is attributed to the availability of infrastructure such as potable water,

electricity, health facilities and better road network."

In the case of the Principal of the Wa Health Assistants Training School (2010612013),

he noted that "The population of Wa is increasing because of the availability of electricity,

good drinking water, better roads, health facilities and telephone facilities that attract them to

the settlement with the anticipation to enjoy these services."

The Assistant Registrar Academic for Wa Polytechnic (2010612013) has pointed out

that:

"The population of the Wa Township is on the rise because of the availability of good roads,

potable water, electricity and health facilities that serve as forces of attracting people. These

people are motivated to relocate in Wa so as to enable them enjoy these services"

The current finding that expansion in infrastructure is consistent with the views of Getis et al.

(2006).

4.3.2.3 Expanded Educational Institutions

The expansion of educational infrastructure in Wa surfaced as a cause of the population

growth in the Wa Municipality. In connection with this, the Assistant Coordinating Director

(June, 2013) at the Wa Municipal Assembly indicated that the increase in the population of the
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Wa Municipality is as a result of the establishment of the University for Development Studies,

Wa Polytechnic and Wa Health Assistant Training School in the 2000s. The Assistant

Coordinating Director notes that the contribution of these schools to the population of the

municipality is evident during vacation where there is a visible reduction in the population as

the students travel back to their hometowns.

On the same issue, the Regional Director of Town and Country Planning (20/06/2013)

said,

"The establishment of higher educational institutions such as University for Development

Studies - Wa Campus, Wa Polytechnic and Nusirat Jahan Training College of Education have

triggered a rise in the population of the Wa Township as students from far and near travel to

attend those schools. s

Also, the Secretary of the State Housing Company Limited (20/06/ 2013) has pointed

out that' 'the presence of educational facilities such as the University for Development Studies

and Wa Polytechnic have contributed to the increase in the population of the Wa Township."

For the Senior Hall Tutor ofUDS (20/0612013), he noted that:

"The rise in the population of the Wa Municipality is as a result of the establishment of

UDS which attract population from all comers of the country into the Municipality. These

people are either students or staff of the institution." The assertion of the Senior Hall Tutor of

UDS is supported by the facts in Table 4.6. Per the enrolment figures, it is an indication that the

establishment ofUDS has resulted in an increase in the population ofWa.
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Table 4.6: Student Enrollment at DDS, Health Assistant Training School and Wa Polytechnic from

2006 to 2013

YEAR SCHOOL

University for Health Assistants Wa Polytechnic
Development Studies Training School
CUDS)

Enrolment Percentage Enrolment Percentage Enrolment Percentage
(%) (%) (%)
Increase or increase or increase or
decrease decrease decrease

200612007 45 -
20007/2008 109 142
200812009 . 4714 - 117 7 638 -
200912010 7906 68% 115 -2 881 38%
2010/2011 10963 39% 59 -49 1272 44%
201112012 3620 -67% 70 19 1601 26%
2012/2013 2022 -44% 69 -1 1506 -6%
TOTAL 29,225 584 5,260

Source: The Registry Department, UDS, 2013; Wa Health Assistants Training School Registry,

2013; The Registry Department, Wa Polytechnic, 2013
."

In the case of the Principal of the Wa Health Assistants Training School (2010612013),

he noted that "the establishment of Wa Health Assistants Training School has led to the

increase in population. The population is on the rise due to people coming to the Municipality

to attend the school." Table 4.6 gives the facts to back the Principal of the Wa Health

Assistants Training School's claim that the establishment of the training school contributed to

the growth in the population of Wa.The data from Table 4.6 has shown that the Wa Health

Assistants Training School from the period 2006 to 2009 in terms of admission numbers

indicates a continuous increase. This signifies that the students' population is contributing to

population growth. However, between 2009 and 2010, the number of students admitted reduced
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figures rose in 2011 but fell slightly again in 2012 and this was still because of the inadequacy

significantly and this was because the accommodation facilities the government said it was
,

going to provide was not fulfilled resulting in a slash in admission of students. The admission

of accommodation for the students. In a whole, since people are admitted into the school, and

since not all the students come from Wa Municipality but across the entire length of the

country, it will certainly lead to increase in population of the Municipality. As the school has

no residential accommodation for the students, they will have to rent in town and this adds up

to increasing housing demand.

The Assistant Registrar Academic for Wa Polytechnic (2010612013) has stated that:

"The population of Wa is increasing as a result of the establishment of Wa Polytechnic. This is

because people come to Wa to attend the school. The staff of the institution also adds up to the

population of the Municipality." Table 4.6 provides evidence to that effect. Table 4.6 presents

the student population records for Wa Polytechnic for a period of five academic years. Table

4.6 shows that with the enrolment of the first batch of the Higher National Diploma students at

r the Wa Polytechnic in the 200812009 academic year, the total number of students was 638. In

the 2009/2010 and 201012011 academic years, the figure increased by 38% and 44%

respectively. From the 201112012 to the 201212013 academic years, there was an observed

increase at a decreasing rate, as the percentage increase fell to 26% and in the 2012/2013, it

fell further to -6%. The finding that the establishment of educational institutions translates into

population growth is consistent with Getis et al. (2006) findings.
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4.3.2.4 Positive Net Migration

Migration into Wa was considered as one of the prominent factors that has contributed

to its population growth. In terms of positive net migration acting as a factor that cause

population growth in Wa, the Assistant Coordinating Director (2013) at the Wa Municipal

Assembly indicated that there is increased in-migration over out-migration. In a like manner,

the Regional Director of Town and Country Planning (June, 2013) also indicated that Wa

Township seem to be the place in the region which receive many migrants into it than any of

the towns in the region. It was further noted that those leaving the Wa Township for other

destinations are less than those coming to stay and that this has resulted in a rise in the

population.

With respect to the senior hall tutor ofUDS (2010612013), he has stated that:

"The rise in the population oj Wa Municipality can be traced to the Jact that those who

are migrating Jrom the Municipality are Jar less than those coming in. This leads to an increase

in population. "

For the Principal of the Wa Health Assistants Training School (2010612013), he noted

that:

"The population oj Wa is increasing because more people are coming into the

Municipality than people leaving. This creates a net positive migration, leading to the rise in

the population. "

The Assistant Registrar Academic for Wa Polytechnic (20106/2013) has pointed out

that:

"The population oj Wa Township is on the ascendancy due to more people migrating

into Wa than those leaving. "
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The present finding that positive net migration contributes to population growth

supports what was discovered by Rogers (1982), Kasarda and Crenshaw (1991) and

Brockerhoff (2000).

4.3.2.5 Birth and Death Rates

The level of birth and death rates in Wa was perceived as one of the factors that

promoted population growth. On the issue of birth and death rate influencing the population

growth in the Wa Municipality, the Assistant Coordinating Director ( 2013) at the Wa

Municipal Assembly indicated that the increase in birth rate coupled with reduction in death

rate (Table 4.7) in recent times in the Municipality led to an increase in population and this

was made possible because of better health services making people to live longer and the

increased fertility making people to be able to give birth to more children. The Senior Hall

Tutor of UDS (2010612013) has stated that "The rise in the population of Wa Municipality is

r attributed to the fact that there is excess birth over death. This naturally leads to increase in the

population. "

For the Principal of the Wa Health Assistants Training School (2010612013), he said that

"The population of Wa is increasing because women are giving birth to many children and that

the death rate has also declined. This situation leads to an increase in the population of the

municipality. "

The Assistant Registrar Academic for Wa Polytechnic (2010612013) has pointed out that

"The population of the Wa Township is on the ascendancy due to high birth rates coupled with

low death rates. "The discoveries of Kasarda and Crenshaw (1991), Mirkin (2010) and Eja et

al. (2011) that natural increase in population results in population growth corroborates this

study's finding.
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Table 4.7 shows how the difference between births and deaths in the Wa Municipality

r
also influences population increase. The differences between births and deaths from 2006 to

2012 have remained positive values, meaning that more people are added to the population of

the Wa Municipality each year. The average number of people added per year is calculated to

be about 3823.This together with the absolute population projection figures discussed earlier,

support the validity of the subject of population growth and its relationship to the other aspects

of social development such as housing, as the basis of this study

Table 4.7: Wa Municipal Births and Deaths Records from 2006 to 2012

,..

Year Total births Total deaths Difference

2006 3814 158 3656

2007 4377 130 4247

2008 4126 132 3994

2009 3708 205 3503

2010 3851 205 3646

2011 3943 159 3784

2012 4075 145 3930

Source: Births and Deaths Registry, Wa (2006-2012)

4.3.2.6 Expansion of Economic Activities

The expansion of economic activities in Wa surfaced as a cause of its population

growth. With respect to expansion of economic activities as causing population growth in the

Wa Municipality, the Assistant Coordinating Director (2013) at the Wa Municipal Assembly

pointed out that the expansion of the Wa Market, high demand for goods and services, opening

of many banks and financial institutions have been the driving force. For the Regional Director

88

,.

www.udsspace.uds.edu.gh



;

of Town and Country Planning (2013), the boost in trade, commerce and the hospitality

services have led to the drastic increase in the population of the Wa Municipality as people

troop there to do business. More so, the Secretary of the State Housing Company Limited

(2013) has noted that availability of employment and trading opportunities have contributed to

the growth of population of the Wa Municipality. Getis et al. (2006) found out that expansion

in economic activities led to population growth.

4.3.3 Perception on Expansion ofWa and Associated Reasons

With regard to the issue of whether the Wa Municipality is expanding or not, an

Assistant Coordinating Director at the Wa Municipal Assembly (20/06/ 2013) pointed out that:

"The Municipality is indeed expanding at a fast rate. The Assistant Coordinating

Director noted that the trigger of the expansion in the municipality is traced to the

existence of educational facilities (i.e., University, Polytechnic, Distance Learning

Programme Centres, Vocational and Technical Institutions). "

The Regional Director of Town and Country Planning (2013) of the Upper West

Region, noted that Wa is expanding and that the growth is engineered by natural and migration

factors. In the interview of the Secretary of the State Housing Company Limited (2013), the

secretary endorsed the opinion that the population of Wa Municipality was increasing and that

this would be depicted by the rising demand for housing and the corresponding building of

more houses in the Municipality.
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4.3.4 Land use and Housing Demand in Wa

There is a general perception that the population ofWa is growing. In an interview with

an Assistant Coordinating Director at the Wa Municipal Assembly (2013), the director noted

that the land uses that are indicative of population growth include provision of hotels, guest

houses, hostels and private bungalows. It came out clear from the interview with the Regional

Director of Town and Country planning that:

"Uncontrolled settlement expansion; increase in housing demand; increase in land values

especially at Bamahu, Napogbakole and Kpaguri residential areas; conversion oj residential

houses along the major roads into shops or banks; and conversion oj residential houses into

hostels, guest houses or hotels particularly around Bamahu, Airstrip, Kpaguri and Kambali

Residential Areas were evidences that the population oj Wa Municipality is rising" (Regional

Director of Town and Country planning, 2010612013).

The Secretary of the State Housing Company Limited (2013) has noted that "the use of

land for building more residential houses is an indication that the population of Wa is

growing."

4.3.5 Spatial Expansion ofWa

In the 1960s, Wa was a small town with suburbs clustered around the Djagbeyiri, Nayiri,

Limanyiri, Tuomuni and Suuriyiri. Other suburbs lay outside these clusters in patches: Dondoli

appeared at a distance away from the clustered settlement to the North-east whilst kabanye and

Zongo lay south of the cluster. All these settlements were surrounded by farms and within a

proximal distance to the central market. Figure (4.6) is a reproduced map of 1960 based on the
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survey by the planning office of the then Northern territories. This was used because satellite 

images were not available for Wa area until the I 98Cis 

Figure ..6: Map or Wa Town in the 1960 

Source: Wilks (1989) 

To determine the nature and trends in the spatial expansion, Satellite image taken between the 

periods 1986 to 2013 were used. 
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Figure 4.7: Land Cover Maps of IvIra of 1986, 200 and 2013 

Source: Image data from USG&gov, 2013 

92 

www.udsspace.uds.edu.gh



0 11002200 	f,400 	6,600 	8,000 
Meleo 

Roads 
SettlementOuilt Up __ 	Bateland 

Mocleimelyiihick vegetation 

Thick v 	artion 	--Grassiginth 
4 	 

Figure 4,8: Land COVer maps of Wa for the years 1986 and 2013 

Source: Image data from USGS.gov, 2013 

Since the scope of this work is about population, which the settlements represented in  

these images translates; much attention would be paid to this grass land cover type for the 

respective years. By visual inspection, one can easily see the changes in the red colour, which 

represents the settlements, as the years, progressed. The red colour has increased progressively 

with time reflecting the increase in population in the Wa township as years went by. In 1986, 

the settlement/huilt up area was only found in the central part of Wa, thus around Liman Yiri, 

Zongo and Fongu. It increased in intensity and coverage, extending to surrounding areas like 
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Bamahu, Kambali, Sombo, Kpaguri, Chokor, airstrip and others, hitherto covered by other land

cover types. Settlement would only increase if there is high demand for residential facilities

(accommodation). Property owners and businesspersons would take opportunity of the demand

for housing to build more rooms for rent and/or build new housing for rent. Since there is

assurance of ready market, capable property owners and other business people would not

hesitate to invest in this venture.

Figure 4.8 represents this change in settlement coverage in Wa Township. The houses

increased gently from 1986 to 2006 after which the town recorded a sharp rise in the number of

houses. Relating this to the enrolment rate of UDS and Wa polytechnic, one can conclude that

the large number of intake of students by these institutions might have informed landlords to

build more houses especially outside the centre and close to these Institutions - Bamahu,

Sombo, Mango, Konta, Kpaguri and (SSNIT). Quantities of the total land area in hectares

taken by the various land cover types for the respective years are represented by Table 4.8 and

their percentages. The study reveals significant land cover change in Wa Township over the

years. Increment in population has a direct relationship with housing demand as can be seen in

the progressive increase in the total area of land covered by houses (settlement). Housing has

been on the increase since 1986.1t has taken up about 18.44% more of the land area in Wa -

about 3,321.8 hectares of land has been converted to houses between 1986 to 2013. In 1986,

when UDS and Wa Polytechnic were non-existent and when administrative agencies and

departments were few in Wa, housing took only a smaller portion of the area - about 490.15

hectares of land. This increased to about 3.83% (685.58Ha) in 2000. The rate of increase then

doubled in 2006, i.e. 6.16% (1114.61Ha) and rose rapidly especially at the later part of this

94

www.udsspace.uds.edu.gh



decade with 2013, recording about 3811.95ha of land surface covered by houses, which is

about 21.16% of the township area.

Table 4.8: Total Areas of Land Cover in Hectares for 1986, 2000, 2006 and 2013

Land 1986 2000 2006 2013 Difference(2013
cover/ &1986)
Year

(ha) 0/0 (ha) 0/0 (ha) 0/0 (ha) 0/0 (ha) 0/0

Settlement 490.2 2.7 685.5 3.8 1114 6.1 3811. 21. 3321. 18.44
.6 6 9 16 8

Moderately 7225.8 40.1 4915.9 27. 3716 20. 866.1 4.8 - -35.30
thick 4 .9 6 1 6359 .
vegetation 7
Thick 3987.9 22.l 3492.9 19. 2603 858.1 4.7 - -17.37
vegetation 5 .4 4.4 6 3129.

0 9
Bare land 975.5 5.4 2133.8 11. 1727 1311. 7.2 336.5 1.87

9 .7 .55 0 8
Grass/shru 5336.2 29.6 6684.2 37. 8921 9154. 50. 3818. 21.19
bland 3 .6 9.3 6 8 8

3
Totals 18015. 17912. 1808 18014

7 4 4.2 .7
Source: Field Survey, 2013
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Figure 4.9: Trend of Spatial Expansion of Wa
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Spatially, the expansion has been more concentrated in the South, West and south- .

western part of the town. Thus, close to UDS (both Old campus and New Campus) and Wa

Polytechnic. The expansion moved from the central part of the town (Zongo, limanyiri, Siriyiri

and Fongo) to include Konta, SSNIT area and Barnahu towards the south, Kpaguri, Mango and

Sombo to the west and to the south-western area towards Wa- Polytechnic. This is logical

because as population increased, demand for housing increased leading to an increase in

housing. In addition, economic activities demand more business space, hence the building of

stores and containers for commercial purposes. Relating this spatial findings to the housing

numbers in Table 4.8 and Population in Table 4.S,is a fact that there has been consistent

increase in housing within the township owing to increase in housing demand from identified

factors.
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In this section, the objective is to examine the link between the rapid growth of Wa and

4.4 POPULATION GROWTH AND HOUSING DEMAND

-. housing demand. The following are discussed: housing situation in Wa Municipality; factors

that influence the determination of rent; trends in rent situation before and after the

establishment of the Wa Campus of the University for Development Studies in 2002 and Wa

Polytechnic in 1999; rent situation from the perspective of landlords and tenants satisfaction

with rent levels; categories of people mostly in need of accommodation as tenants; tenancy

situation in the Wa Municipality- room occupancy, tenancy agreement, content of agreement,

duration of tenancy agreement and duration of tenancy; challenges faced by landlords and

tenants observation on the demand for residential housing; areas experiencing high demand for

land for housing in the Wa Municipality; views on effects of population growth on housing

demand; and associated land use.

4.4.1 Housing Situation in the Wa Municipality

As the population of the Wa Municipality is growing, there is the need to determine the

housing situation in the municipality to determine whether there is a match or mismatch

between population growth and housing supply. Table 4.9 gives details of housing demand and

supply situation in the Wa Municipality from 1970 to 2020. In the demand for housing, the

results in the table show that the demand increased from 4,191 in 1970 to 7,072 in 1984 and

further to 21,022 in 2010 and is projected to increase to 28,977 in 2020.

From the table, between the period 1970 and 2010 the supply of housing units in the Wa

Municipality has consistently been on the increase. That is, the supply of housing was 1,212 in

1970 but rose to 9,592 in 2010. However, the supply has not been able to match the demand
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(demand here refers to the number of people that need accommodation or housing units) and

this has resulted in deficit housing supply in the study site. The results show that the deficit in

the supply of housing units has been on the increase from a figure of 2,979 in 1970 to 5,060 in

1984 and further to 11,430 in 2010. Considering the supply of housing, it is observed that

though the providers of accommodation are doing their best to increase the supply of houses,

their efforts are not adequate to address the situation. This calls for strategic interventions to

improve the current situation

Table 4.9: Housing Demand, Supply and Deficit in Wa from 1970 to 2020

Years Population Housing Units
Demand Supply Deficit

1970 21,374 4,191 1,212 2,979

1984 36,374 7,072 2,012 5,060

2000 66,644 13,068 5,539 7,529

2010 71,051 21,022 9,592 11,430

2020 75,740 28,977

Source: GSS (2002,2013)
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Figure 4.10: Trend of Population growth, Housing Demand and Supply in Wa

Trend of population growth, Housing demand and Supply
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From Figure 4.10 it is further seen that as the population continuous to increase without

a corresponding increase in housing supply the housing demand will increase. Increase in

demand for housing will mean that rent will increase, and as rent increases landlords will take

advantage of this to increase the price of their lands and this could further lead to land disputes

as people will be struggling to get more land to build. Housing demand is the ability and

willingness to pay for it and demand is affected by income which influences housing

consumer's behaviour - defined by what individuals are actually looking for in terms of

housing quality and price, location, and what they are prepared or able to pay. This is directly

influenced by the purchasing power, the available income and the amount committed to

housing as part of household monthly recurrent expenditures. It is therefore clear that housing

demand is influenced by social groups in household formation processes. As those needing

housing are mostly students that are not working and adding to the poor settlers who are
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majority and cannot build their own houses it becomes clear that rent will continue to increase

making life unbearable.

Housing supply is the total unit of houses that can be put up and made available on the

markets for consumers to buy. The quantity of supply is determined by the cost of the building

materials as well as the land and labor. From the figure, demand on top of housing means that

those who need housing are more than the supply of housing. With higher rents, inability to

afford will force people into various types of slums and unauthorized informal settlements.

According to the estimates of the UN about 924 million people are living in such settlements,

which is a clear indication of urban poverty. This could be a clear indication in the case of Wa

Municipality as higher rents could lead people into poverty.

In the interview with the Senior Hall Tutor ofUDS (20/06/2013) he stated that:

"Out of a student population of 12,001 (constituting both undergraduate and postgraduates)

only 710 are living in school hostels. This clearly illustrates that the remaining 11291 live

outside the school hostel. Some live in private hostels, private houses or with relatives. Huge

number of students living outside the school hostels shows that there is inadequate residential

accommodation for students. This indicates that there are deficits in supply of residential

facilities. "

For the Principal of the Wa Health Assistants Training School (20106/2013), he said that "All

students of the school live outside the school because they do not have a single hostel for the

students."

The Assistant Registrar Academic for Wa Polytechnic (20106/2013) has pointed out

that:
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"Due to lack of accommodation for residential purposes, all the students of the school are

living outside the school campus. They live in private hostels, in private rented houses or perch

with relations in the Wa Townships. This depicts that there is great deficit of residential

accommodation supply in the institution"

4.4.2 Factors that Influence the Determination of Rent

Landlords who want to rent their houses do so because they know that people who do

not have their own houses will have to rent. It is therefore important to know the factors they

take into consideration before determining their rent. This section presents a discourse on those

factors the landlords take into account when they are fixing rent for tenants (Figure 4.10).

From the figure, it is noticed that 65% of landlords consider the demand, 15% think that

building material cost determines the rate to charge, a further 3.3% say rent regulation is a

factor to take into account when deciding on rent, 10% of them indicated the quality of the

building, while 6.7% view location of the house as a factor determining how much rent to

charge. It is clear from the determinants given that the demand and cost of building material are

the major factors that determine rent rates in the Wa Municipality. This implies that the higher

the demands for residential housing, the higher will the rent. It is the same for cost of building

materials. From the key informant interview with the Rent Control Manager (20/06/ 2013), he

noted that:

"The rent values for domestic housing in the Wa Municipality are determined through

an agreement between tenants and landlords. The Rent Control Department only comes in to

carry out an assessment of the rent value upon an application from any of the parties involved.

The Rent depends on the value of the land, rateable value, rate of repairs and maintenance,
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'. accessibility of the area (i.e., road network), availability of social amenities, availability of

security network (i.e., fencing) and type of structure.'

Figure 4.11: Determinants of Rent Values in the Wa Municipality
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4.43 Causes and Trends of Rent Increases

Since the population of the Wa Municipality IS on the increase (Table 4.5), it is

important to find out whether these increases will cause changes in the rent rates or otherwise.

The major benchmark for the study of the trends in rent 1S the situation before and after the

establishment of University for Development Studies- Wa campus, Wa Polytechnic and Wa

Health Assistant Training School. On the issue of whether changes exist in rent rates in the Wa

Municipality, the details of the views of the tenants are in Table 4.10. The accommodation type

for Bamahu, Kpaguri, Sombo and Zongu are mostly compound houses whilst that of SSNlT is

self-contained.
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It is, observed from the table that in Bamahu from 2001 to 2013 the rent rate increased

from GHS5 to GH¢600. This shows that the rent rate has been on the increase. In the case of

" Kpaguri, the rent rate in 1992 was GHS 1 per annum which increased to GHS300 in 2004. The

rent values increased further to GHS500 per annum in 2013. The details of the rent values for

Kpaguri depicts that the rent rates have been increasing continuously. For Sombo, in 1995 the

rent per annum was GHSI which rose to GHS50 in 2004 and further to GHS400 in 2013. The

rent situation of Sombo also illustrates an increasing trend in the rent values. For SSNIT, in

1980 the rent per annum was GHS 10 which increased to GHS 100 in 1992. The values further

rose to GHS800 per annum in 2004 and in 2013 the rent increased to GHS2000. Concerning

SSNIT, it is clear that the rent has been on the increase. With respect to Zongo, in 1980 the rent

was GHS2 which rose to GHS20 in 1992 and further to GHS 100 in 2004. The rent continued to

rise up to GHS350 in 2013. This also shows that the rent has been on the increase in Zongo.

Generally, it is observed that the rent in the Wa Municipality has been on the increase

across all the study suburbs. The suburb with the highest rent per annum is SSNIT followed by

Bamahu. The area with the least rent per annum is Zongo. The periods within which the rent

rates begun to rise was in 2001 and 2004 by which time Wa Polytechnic and University for

Development studies were established already in 1999 and 2002 respectively. Areas such as

Bamahu, Kpaguri and Sombo have high rent rate due to the concentration of students who

demand the accommodation, as the schools are unable to provide them hostel facilities (Figure

In the case of the high rent rate in SSNIT, it is accounted for by the fact that since it is a

4.10).

residential area for the affluent in the Municipality, the demand is high with the supply being

fixed and that they are self-contained houses (Figure 4.10). In the case of Zongo having the

103

www.udsspace.uds.edu.gh



lowest rent rate, this is because the place has low student density and most of the buildings are

old and lacking social amenities. In a whole, it is clear that before the establishment of the

t: University for Development Studies, Wa Polytechnic and Wa Health Assistant School, the rent

in the Wa Municipality was very low but increased drastically after their establishment. With

the current trend, it is expected that the rent rates would continue to skyrocket if the schools are

still unable to provide hostel facilities. According to the Rent Control Manager (20/06/ 2013),

"the rent rate in the Wa Municipality was very low before the establishment of the University

for Development Studies, Wa Polytechnic and Wa Health Assistant School. However with their

establishment it has led to increases in the demand for residential housing forcing rent rates to

go up continuously in the Wa Municipality. "

Table 4.10: Rent Rates in Wa from 1980 to 2013 in Ghana Cedi (GHS) per Year
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4.4.4 Rent Situation from the Perspective of Landlords and Tenants

On the issue of increase in rent, the details are presented in Figure 4.12. From the

figure, it is observed that 40% of the landlords point out that rent is increased every year, 35%

of them said that they increased the rate every 2 years whereas the remaining 25% noted that

they increased their rent each time they renovate their houses. However, it is obvious from the

figure that the increase in rent every year is the option supported by most of the respondents:

implying that in the Wa Municipality landlords increase rent every year. This denotes that

every year tenants will have to pay more for the same accommodation that they occupy.

Figure 4.12: Views of Landlords on Regularity in Rent
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Source: Field Survey (2013)

On the issue of tenants' views on regularity of increase of rent, it is presented in Figure

4.13. From 4: 13 it is realized that 58.3% of the tenants indicated that rent is increased every

year, 26.7% of them said that rent is increased every two years and 15% of the tenants noted

that the landlords increase their rent each time the house is renovated. From the results, it can
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be deduced that majority of the tenants endorsed the idea that a large proportion of the

landlords increase their rent every year. This indicates that at the end of each year tenants will

have to prepare to pay higher rent. The landlords (Figure4.12) equally share the assertion held

...

by majority of the tenants that every year rent increased.

Figure 4.13: Views of Tenants on Regularity ofIncrease in Rent
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According to the tenants previously the annual rent per room ranged from GHS48.00 to
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GHS1,800.00 and that the average annual rent stands at GHS369.97. With reference to the

Source: Field Survey (2013)

current rent per room, tenants gave the annual range as GHS100.00 to GHS2000.00 and that the

average current rent per room was GHS459.83.The reason for the wide variation is because

people rent their houses based on certain parameters. The location, the number of people

looking for accommodation, the quality of the house among others are taken into consideration
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For example the fact that SSNIT been a high class residential area could attract high rent as

compared to Zongo which is located at an old suburb ofWa . Comparing the previous range of

r. rent (GHS48.00 to GHSl,800.00) and the current range of rent (GHSI00.00 to GHS2000.00)

given by the tenants, it is noticed that there is great difference as the current rent range seem to

encompass higher values.

Juxtaposing the previous average annual rent rate per room (GHS369.97) against that of

the current average annual rent rate per room (GHS459.83), it is again realized that there is an

increase of GHS89.86 supporting the point made in the earlier part of this subsection (4.4.4)

that rent increased every year. In addition, according to the landlords, in terms of rent value per

room per annum, it currently ranges from GHS60.00 to GHS2400.00 and that the average

annual amount charged per room is about GHS462.75. Comparing that of the current rent rate

per room as given by tenants to that of landlords, it could be noticed that they are both within

the same range. With an annual average rent per room of GHS462.75/ GHS459.83 (rent per

landlords and tenants) against an average monthly income of tenants that stand at GHS340.20,

it suggests that the tenants will at least be able to afford the rent now. Nonetheless, as the rent

continuous to increase, it will come to a point where the tenants will find it difficult to pay due

to rent hikes.

In the opinion of the tenants, rent rates varies according to the suburb that the house is

located. The specific details of opinions of tenants about the rent they pay per room per year are

in Table 4.11. According to the tenants, 9.1% of people renting in Kpaguri pay rent per annum

of GHS200.00, 27.3% of those who live in Kpaguri pay a rent of GHS350.00, 36.4% of the

tenants in Kpaguri pay a rent ofGHS400.00 per year while 27.3% of the tenants in Kpaguri pay

rent of GHS500.00 per annum for a room. It is clear from the rent paid per room per year in
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Kpaguri that the majority of tenants in the Kpaguri section in the Wa Municipality pay

GHS400.00. With regard to Sombo, 10% of the tenants that live in that area pay an annual rent

of GHS 100.00 per room, 30% of them pay GHS300.00, 20% of the tenants pay GHS400.00,

10% pay GHS450.00 and 10% paid GHS500.00.

It is deduced from the rent paid by tenants in Sombo that GHS300.00 is the amount

commonly paid as rent. From Table 4.11, it is also noticed that 33.3% of tenants in Bamahu

paid rent per room per year of GHS400.00, 20% of them paid GHS450.00, 26.7% of them paid

GHS500.00 whereas 6.7% of the tenants paid GHS600.00. The evidence from the results on

rent paid in Bamahu depicts that majority of the tenants paid GHS400.00 per room per annum.

In the case of Zongo, the results illustrate that 27.8% of the tenants say they pay GHS 100.00

per room for a year, 11.1 % indicated that they paid GHS 120.00, 5.6% paid GHS 150.00, 5.6%

of them said they paid GHS200.00, 27.8% paid GHS300.00, 5.6% of the tenants said they paid

GHS360.00, 11.1% of them paid GHS400.00 and 5.6% of them paid GHS500.00.The results in

Zongo show that tenants mostly paid GHS300.00 for a room per annum.

Considering SSNIT, the results reveal that 16.7% of the tenants said that they paid

GHS240.00 per room for a period of one year, 16.7% of them paid GHSI200.00, and 16.7%

paid GHS1500.00 while 50% said they paid GHS2000.00 per annum. A look at the results for

SSNIT illustrates that majority of the tenants paid GHS2000.00 for accommodation per annum.

Comparing the rent paid by tenants across all the five localities in the Wa Municipality, it is

realized that tenants in the SSNIT suburb pay the highest rent (GHS2000.00) per year while

those in Sombo and Zongo pay the lowest amount of rent of GHS300.00. The tenants in SSNIT

pay high rent because the locality is a high-class residential area and such areas have higher

rents. Sombo has low rent because it is located at the outskirts of Wa and it is still a new
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developing area lacking many social services. Zongo also has low rent because it is a low class

residential area with inadequate social amenities: If rent is high, people will not be willing to

rent in those areas.

Table 4.11: Tenants Views on Rent Rates in Wa

Rent charged Locality Total
per room (GHS) Kpaguri Sombo Bamahu Zonj!o SSNIT
100 f 0 1 0 5 0 6

% .0 10.0 .0 27.8 .0 10.0
120 f 0 0 0 2 0 2

% .0 .0 .0 ILl .0 3.3
150 f 0 0 0 1 0 1

% .0 .0 .0 5.6 .0 1.7
200 f 1 0 0 1 0 2

% 9.1 .0 .0 5.6 .0 3.3
240 f 0 0 0 0 1 1

% .0 .0 .0 .0 16.7 1.7
300 f 0 3 1 5 0 9

% .0 30.0 6.7 27.8 .0 15.0
350 f 3 2 1 0 0 6

% 27.3 20.0 6.7 .0 .0 10.0
360 f 0 0 0 1 0 1

% .0 .0 .0 5.6 .0 1.7
400 f 4 2 5 2 0 13

% 36.4 20.0 33.3 ILl .0 21.7
450 f 0 1 3 0 0 4

% .0 10.0 20.0 .0 .0 6.7
500 f 3 1 4 1 0 9

% 27.3 10.0 26.7 5.6 .0 15.0
600 f 0 0 1 0 0 1

% .0 .0 6.7 .0 .0 1.7
1200 f 0 0 0 0 1 1

% .0 .0 .0 .0 16.7 1.7
1500 f 0 0 0 0 1 1

% .0 .0 .0 .0 16.7 1.7
2000 f 0 0 0 0 3 3

% .0% .0 .0 .0 50.0 5.0
Total f 11 10 15 18 6 60

% 100.0 100.0 100.0 100.0 100.0 100.0

Source: Field Study (2013)

f=Frequency; % =Percent
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The landlords gave their opinions on the rent they charged tenants who rent their

houses. The details of the views of the landlords are in Table 4.12. With respect to the

~f landlords, 50% in Kpaguri said that they charged GHS300.00 per annum per room while the

other 50% of landlords said they rent their rooms at a rate of GHS400.00 per year. It is obvious

from the rent charged per room per year in Kpaguri that there is a split in support of the amount

charged. While half of them said they charged GHS300.00 per room per annum the same

proportion said they took GHS400.00.In Sombo, 16.7% of the landlords said that they charged

an annual rent of GHS300.00 per room, 66.7% of them said they charge a rent of GHS350.00

and 16.7% of them said they rent out their rooms at a rate ofGHS400.00 per year. I

t is clear from the results that most of the landlords in the Sombo suburb in the Wa

Municipality charge a rent of GHS350.00 per annum. In terms of Bamahu, it is also noticed that

10% of the landlords said they charge an amount of GHS250.00 rent per room for a period of

one year, 10% of them said they charge GHS350.00, 40% of them charge GHSS400.00, 30%

charge GHS500.00 while 10% of them said they charge a rent ofGHS2400.00 per year.

The results show that majority of the landlords in Bamahu charge GHS350.00 per room

per annum. In the case of Zongo, the results illustrate that 16.7% of the landlords said they

charge a rent of GHS60.00 per room for a year, 8.3% charge GHS200.00, 33.3% charge

GHS300.00, 16.7% of them said they charge GHS350.00 and 8.3% charge GHS400.00. It is

deduced from the results from Zongo that a greater proportion of the landlords charge a rent of

GHS300.00 for a room per annum. For the case of SSNIT, the results reveal that 25% of the

landlords said that they charge a rent of GHS400.00 per room for a period of one year, 25% of

them charge GHS450.00 while 50% charge GHS2400.00. A look at the results for SSNIT

illustrates that most of the landlords charge GHS24 00.00 for accommodation per annum.
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Table 4.12: Landlords Views on Rent Rates in Wa

Rent charged Locality Total
per room
(GHS) Kpagur] Sombo Bamahu Zonzo SSNIT
60 f 0 0 0 2 0 2

% .0 .0 .0 16.7 .0 5.0
200 f 0 0 0 1 0 1

% .0 .0 .0 8.3 .0 2.5
250 f 0 0 1 0 0 1

% .0 .0 10.0 .0 .0 2.5
300 f 4 1 0 4 0 9

% 50.0 16.7 .0 33.3 .0 22.5
350 f 0 4 1 2 0 7

% .0 66.7 10.0 16.7 .0 17.5
400 f 4 1 4 1 1 11

% 50.0 16.7 40.0 8.3 25.0 27.5
450 f 0 0 0 0 1 1

% .0 .0 .0 .0 25.0 2.5
500 f 0 0 3 1 0 5

% .0 .0 30.0 8.3 .0 12.5
700 f 0 0 0 1 0 1

% .0 .0 .0 8.3 .0 2.5
2400 f 0 0 1 0 2 2

% .0 .0 10.0 .0 50.0 5.0
Total f 8 6 10 12 4 40

% 100.0 100.0 100.0 100.0 100.0 100.0
Source: Field Survey (2016)

j=Frequency; % =Percent
:.

Comparing the rent charged by landlords across all the five localities in the Wa

Municipality, it is noticed that landlords in the SSNIT community charge the highest rent of

GHS2400.00 per year which is consistent with the view held by the tenants. The lowest rent of

GHS300.00 per room per annum is charged by landlords at Zongo which is in line with the

tenants claim as indicated in this section. The landlords in SSNIT charge high rent because the

area is a high-class residential area. Zongo has lower rent because the houses are substandard

and so the demand for housing in that area will reduce drastically if the rent were high: The low

nature of the rent in that area has influenced tenants to rent there more, only being second most

rented place to Bamahu ( Table 4.4).
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With regard the category of people who the landlords and tenants claim mostly need

accommodation; their views are captured in Figure 4.14. The results from the figure illustrate

that 75% of students, 15% of migrant formal sector workers, 6% of traders, and 4% of natives

need accommodation in the Wa Municipality as tenants. It is evident from the results that

students are the largest category of people who mostly need accommodation from landlords as

tenants. This is so because the tertiary institutions do not have adequate hostel facilities to

house the students as such the only option left for these students is to rent outside campus.

Figure 4.14: Views of Tenants and Landlords on Category of People who need Accommodation as Tenants in

the Wa Municipality

6% 4%
• Student

• Migrant formal sector
workers

• Traders

• Natives

Source: Field Survey (2013)

Accommodation type is crucial when people are to rent. It is therefore important to

know the types of houses tenants in Wa Municipal rent as dwelling places. The housing types

tenants occupy are presented in Figure 4.15. The results from the figure show that 73.3% of

tenants occupy compound houses, 6.7% of them live in hostels, 10% of them occupy

apartments whereas the remaining 10% occupy bungalows. From the results, it is obvious that

most of the tenants in the Wa Municipality live in compound houses and this could be because

112

www.udsspace.uds.edu.gh



of communal living arrangements. The results also suggest that probably compound houses are

the dominant types of houses and that rent rates for them are lower than the other housing types

hence inducing most tenants to opt for them. According to GSS (2005), the major types of

dwellings in Ghana consist ofseparate/detached (23.3%), semi-detached (15.3%) and rooms in

compound houses (44.5%) which corroborate the fmdings of this study on the accommodation

types the tenants claim they live in.

Figure 4.15: Accommodation Types Tenants in Wa Municipality Occupy

80.00%

4.4.5 Categories of People Mostly in Need of Accommodation as Tenants
In terms of accommodating other people apart from the landlords, the illustration in

70.00%
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Figure 4.16 gives a vivid picture of that situation. The pie chart depicts that 80% of the

compound apartment

landlords said they have other people apart from their families being accommodated in their

Source: Field Survey (20l3)

house while 20% said they do not accommodate any other person apart from their own families
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in their houses. The results indicate that large groups of the landlords in the Wa Municipality

have other people living in their houses apart from their own families. These categories of

people are most likely to be relatives, friends, and tenants. The admission of the landlords that

they live with other people in their houses that are not part of their families is in line with GSS

(2005) fmding that only about 60% of houses are owner- occupied.

Figure 4.16: Accommodating other People apart from Household Members

• Yes

Source: Field Survey (2013)

Those landlords that said, they accommodate other people apart from their families in

their homes gave details of the category of people that stay with them in their houses and this is

presented in Figure 4.17. The results illustrate that landlords indicated they live with anyone

who needs accommodation and can afford and that 12.5% who live with them are married

people whereas the remaining 12.5% said they live with students. It is obvious from the results

provided in the pie chart below that the landlords tend to accommodate any person who need

accommodation and can afford it as it represent the largest sector with 75%. This implies that
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the single most influential factor in deciding who the landlords considers in accommodating

people is their ability to pay.

Figure 4.17: Category of People who live with landlords in the Wa Municipality

• Any person who needs
accommodation and can
afford

• Married people

• Students

Source: Field Survey (2013)

On the issue of whether tenants live with their landlords or alone, evidence on it is

shown in Figure 4.18. From the figure, it is realized that 61.7% said, they lived with their

landlords in the same house whereas 38.3% said no, meaning they do not live in the same

house with their landlords. Since most of the tenants live with their landlords, it implies that the

landlords will be able to monitor effectively how the tenants use their accommodation in order

to ensure that the house is not abused to facilitate its easy deterioration .It also implies that

these houses were initially built for their private uses but because of the rush for

accommodation translating into higher rents they release some of the rooms for rent. The result
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also goes to confirm the claim of most of the landlords that they do not live alone in their

houses but share it with other people who are invariably tenants

Figure 4.18: Tenants living with landlords or alone

70

As people rent houses for residential purposes, it is necessary to take their views on the

can afford it than any category of people.
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kind of people they think landlords will want to have as tenants. The details of tenants' views
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on categories of people landlords rent their houses to are presented in Figure 4.19. The results
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from Figure 4.19 reveal that tenants think that 51.7% of housing facilities are rented to any

Source: Field Survey (2013

person who needs accommodation and can afford, 13.3% of them indicate that landlords prefer

to rent their houses to married people and the remaining 35% of the tenants hold the view that

landlords like to rent their residential facilities to students. From the results, it is deduced that

most of the tenants think that landlords are most likely to rent their houses to any person who
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Figure 4.19: Tenants Opinions Oil Category of People Landlords allow to rent their Houses

Students

• Any person who needs
accommodation and can
afford35%

• Married people

Source: Field Survey (2013)

,.
4.4.6 Tenancy Situation in the Wa Municipality: Room occupancy, tenancy agreement,

content of agreement and duration of tenancy agreement

Since people rent places to stay they must be aware of whether there are restrictions on

room occupancy or not so that they may not encounter problems with their Landlords. The

views of the landlords on whether room occupancy rates are there or not are presented in Figure

4.20. From the figure, it is seen that 72.5% of the landlords noted that a room occupancy rate of

1 to 2 are accepted, 7.5% of them indicate that they allow a room occupancy rate of 3 to 4

people while 20% of them noted that they do not limit their room occupancy. It is evident from

the figure that majority of the landlords in the Wa Municipality limit the room occupancy rate

of their houses to tenants from I to 2 people in a room. This is probably to ensure that more

pressure is not mounted on the room to speed up its deterioration.
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Figure 4.20; Landlords Opinions on required Room Occupancy 

Source: Field Survey (2013) 

Ill to 2 

1. 3 to 4 

No limit 

In view of tenants as illustrated in Figure 4.21, it is indicated that 55% of them say that 

the room occupancy rate given is 1 to 2 people. 6.7% of them indicate that they are given a 

room occupancy rate of 3 to 4 people while the rest of the 383% of the tenants note that they 

were not given any room occupancy rate as they rented their apartments. It is obvious from the 

results that majority of the tenants point out that they are given a room occupancy rate of 1 to 2 

people to adhere to which is in line with the view of the landlords indicated in the early part of 

this section and both views of tenants and landlords support the findings of Ftadzo et z/. (2001) 

that in Ghana, having two people in a room indicates less crowding, and overcrowding ensues 

when there are 2.5 or more people per room. 
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ill to 2 people 

■ 3 to 4 people 

■ No limit 

Figure 4/1: Tenants Opinions on Required Room Occupancy 

Source: Field Survey (2013) 

As people rent apartments for residential purposes, it is important to know if the 

prospective tenant enters into any form of agreement with the landlords. The bar chart in Figure 

4,22 gives the views of landlords as to whether they enter into agreement with the tenants or 

not. From the figure, 82.5% of the landlords said that they enter into a sort of agreement with 

the tenant whereas 17-5% said they do not enter into agreement with tenants. It is obvious from 

these results that majority of the landlords enter into agreement with their tenants. The 

agreements are established to protect the interest of both parties involved. 
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Figure 4. 22: Agreement between Landlords and Tenants
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Source: Field Survey (2013)

As tenants rent residential accommodation, it is necessary to know if they enter into any

sort of agreement with their landlords. This is necessary because in case of any problem, the

tenancy agreement will serve as an effective point of reference for solving any problem

between the parties (i.e., tenant and landlords). For the views of tenants on any agreement with

their landlords, the results are presented in Figure 4.23. It is observed from the figure that

83.3% of tenants said that they have an agreement with their landlords whereas 16.7% of them

said that they do not enter into any agreement with their landlords. The results clearly depicts

that most of the tenants assert that they usually enter into agreement with their landlords which

is consistent with the opinion of the landlords on the same issue presented in the earlier part of

this section.

."

Agreement No Agreement
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Figure 4.23: Agreement between Tenants and Landlords
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The content of an agreement is usually critical in every contractual process and so it is

Source: Field Survey (2013)

important to know what goes into the agreement that the tenants normally have with their

landlords. On the issue of content of the agreement, the opinions of tenants are represented in

Figure 4.24. A look through Figure 4.24 shows that 12% of the tenants say that the content of

the agreement with the Landlords centres on the amount of rent only, 26% of them pointed out

that the amount of rent and occupational duration is what is basically contained in the

agreement deed while 62% of them noted that the agreement encompasses mainly amount of

rent, occupational duration and rules of occupying and exiting the house. The results presented

here clearly shows that a large proportion of the tenants assert that the content of a deed of

agreement between them and their landlords centres primarily on amount of rent, occupational

duration and rules of occupying and exiting the house.
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Figure 4.24: Content of Agreement

• Amount of rent only

• Amount of rent and
occupational duration

Source: Field Survey (2013)

In terms of duration of validity of agreement between the landlords and tenants, Figure

4.25 presents those details. From the figure, it is observed that the landlords that said they have

an agreement with their tenants, 48.5% of them say they give their tenants one year, 36.3%

indicate the agreement is for a duration of two years, a further 6.1% say that the agreement

span for three or more years while 9.1% note that they do not give duration limit. Evidence

from the result shows clearly that most of the landlords point out that the agreement between

them and their tenants is usually for duration of one year followed by that of two years. This

means that after the duration of the agreement has expired, the agreement could be renewed if

the landlords are satisfied with the conduct of the tenant.
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Figure 4.25: Duration of Tenancy Agreement
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Source: Field Survey (2013)

In terms of how long the respondents have been tenants, the duration of their tenancy

ranged from one year to thirty-four years (Table 4.13). From the table it is observed that about

65% of the tenants indicated that they have been tenants for one to four years while 1.7% of

them said they have been tenants for 15-19 years, 25years, or 30-34 years. The results show

that most of the people have been tenants for one to two years. This probably is so because

majority of the tenants are students and their duration for their courses is usually two to four

years. The minimum number of a person being a tenant is one year while the maximum is

seven years. The mean number of years a person has been a tenant is 1.75. What these results

suggest is that most people on the average do not stay as tenants. This could be because at the

end of the course, they leave or they are then able to provide their own houses.

.'
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Table 4.13: Duration of Tenancy in Years

Number of Years Frequency Percent Minimum Maximum Mean

of Being a (%)

Tenant in

Ranges

1-4 39 65.0 1 7 1.75

5-9 11 18.3

10-14 4 6.7

15-19 1 1.7

20:-24 3 5.0

25-29 1 1.7

30-34 1 1.7

TOTAL 60 100.0

Source: Field Survey (2013)

Challenges Faced by Landlords and Tenant

The landlords assert that the challenges they face renting their houses to tenants include

noise making, poor sanitation around the house, delay in the payment of rent by tenants, delays

in the payment of light and water bills, failure to abide by tenancy agreement, destruction of

fittings in the rooms and inadequate capital for rehabilitation. Some of the landlords claim that

due to some of the problems they face they are thinking of not renting out their houses. This

therefore means that it is important that tenants humble themselves to ensure that the landlords

are satisfied with their behaviours and will still like to renew their tenancy agreement if it

expires. With reference to the challenges tenants encounter, some of them include the landlords

being too noisy, landlords not respecting tenancy agreement, quarrels between tenants and

landlords, problems with payment of utility bills, problems with cleaning the places of

convenience and around the house.
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4.4.8 Observation on the Demand for Residential Housing and Areas Experiencing High

Demand for Land for Housing in the Wa Municipality

On the above issue, an Assistant Land Administration Officer (20/06/ 2013) said that:

"The demand Jor land Jor residential purposes is on the increase and hence, the springing up

oj new structures in all sections oj the Wa Municipality is mainly Jor rental purposes. As the

population oj the municipality increases there is a corresponding increase in the demand Jor

land Jor residential purpose. "

For the Rent Control Manager (20/06/ 2013), he indicated that

"The demand Jor housing is increasing in the Wa Municipality and this is as a result oj the

influx oj students into the tertiary institutions. This has led to the use oj land Jor residential

purpose mainly in areas such as Bamahu and Sombo. "

In terms of areas that demand for land in the municipality, from the key informant

interview held with Town and Country Planning Director (20/06/ 2013), he stated that:

_':.. \
I

"Areas such as Bamahu, Sombo, Kanbali, Airstrip and Kpaguri are where there is a high

demand Jor land Jor residential purposes. The reasons triggering land grabbing and the

corresponding increases in land value in these mentioned suburbs are due to the influx oj

students to such areas in search Jor hostel facilities, general housing deficit, and growth oj the

city into an economic hub which attract people and existence oj social amenities (i.e.,

education, health and recreational facilities). "

The Assistant Coordinating Director of the Wa Municipal Assembly (20/0612013) has

noted that: "Areas such as Bamahu, Sombo and Wa polytechnic areas are places that new

houses are springing up quickly in the municipality and are the places where demand Jor

residential accommodation is increasing. "
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For the Secretary of the State Housing Company (20/0612013), she indicated that

"Bamahu, Mangu and Samba are areas where demand for housing for rent is high and the

demand for land for residential purposes is also very high."

4.4.9 Views of Tenants on Effects of Population Growth on Housing Demand

As population grows, the demand for housing also invariably rises and so are other land

uses. Most of the tenants gave different effects of population growth on housing demand. For

example,a male tenant (20/06/ 2013) said that "population growth will mean there will be

more people that must be housed. This will call for the building of more houses. "

Another male tenant (20/06/ 2013) indicated that "with population in the municipality

increasing very fast, it will lead to people who have money to provide more houses to meet the

demand. "

Furthermore, a female tenant (20/06/ 2013) pointed out that 'with population growth

where the schools are unable to provide hostel facilities Jor them, private individuals and estate.'

companies would build more houses to meet that need. "

More so, male tenant (20/06/ 2013) noted that "with population growth demand Jor

housing would correspondingly rise and this will lead to people rushing to build poor quality

houses to meet the demand. "

Another male tenant (20/06/ 2013) pointed out that "with population growing it will

lead to a high demand Jor land Jor residential purposes. The demand Jor land Jor residential

purposes comes with its challenges such as land litigation. "

Other tenants indicated that population growth will lead to more demand for

accommodation. With this situation, landlords will be placed at an advantageous point, as they
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will be able to increase their rent knowing well that people will still rent because they have no

choice.

In a key informant interview the Assistant Coordinating Director of the Wa Municipal

Assembly (20/06/ 2013), noted that:

"Population growth has an effect on demand for residential housing and other land uses. In

the recent past, renting of rooms was something that was very affordable to the low-income

earners but due to population growth, landlords now charge exorbitant rents. There is now

high demand for plots for residential purposes, which has also triggered off land litigation

issues.

According to the Regional Director for Town and Country Planning (20/06/2013),

"Population growth has a direct effect on housing demand and land use activities. This

situation has led to haphazard and disorderly physical development (urban sprawl,

unauthorized development, building extensions and change of land use), overcrowding and

environmental degradation; rampant erection of kiosks, containers, and other temporary

structures within road reservations; encroachment of open spaces, public lands and reserved

areas; difficulty in getting easy access to certain places in the neighbourhoods with vehicles,

logistics and utilities; loss of large tract of farmlands for buildings, roads and utilities;

increase in land litigation cases; and hikes in rent were given to support the assertion that

population growth impacts on housing demand and land use activities. "

The Secretary of the State Housing Company Limited (20/06/ 2013) indicated that

"Population growth has an increasing effect on the demand for housing and land use. As the

population rises, there will be more people and so more accommodation that is residential will

be demanded. "
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4.5 ROLES OF HOUSING PROVIDERS IN ADDRESSING THE PROBLEMS OF THE

EFFECTS OF POPULATION GROWTH ON HOUSING DEMAND IN THE WA

MUNICIPALITYS

Since housing is a necessity of life, it is relevant that the appropriate stakeholders in its

provision be known for the purposes of ensuring that they perform their tasks. Under this

theme, the sub themes for analysis encapsulate providers of housing, efforts of Housing

providers in addressing housing challenge, challenges in housing provision, policies adopted to

address housing provision challenge, categories of people vulnerable to housing problems in

the Wa Municipality, effects of interventions for addressing vulnerable groups to housing

challenges and proposed strategies for addressing future housing administration problems.

4.5.1 Providers of Housing

In every activity, there are always people that must see to the success of that activity.

On that basis, it is critical to identify people who are usually involved in the provision of
.f

housing. This section focuses on people in the provision of housing in the Wa Municipality.

Figure 4.26comprise the people providing housing. From Figure 4.26, the results show that

77.5% of the landlords said that individuals constitute providers of housing while 7.5% of them

indicated that the public (government) sector partners with the real estate companies in housing

provision.

Furthermore, 10% of the landlords noted that private sector is the provider of housing

and 5% of landlords say government (SSNIT, state housing) is the provider of housing. The

results show that the biggest providers of housing according to the landlords in the Wa

Municipality are the individual providers, which is closely followed by private sector (real

estate companies). The finding of Owoade (2007) that in the city of Lagos over 90% of the
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housing stock is provided by the private sector and individual effort is in line with this study's

finding.

Figure 4.26: Landlords Opinion on Housing Provision
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Source: Field Survey (2013)

For the tenants, their views on the providers of housing in the Wa Municipality are

presented in Figure 4.27. From the figure, it is indicated that in the tenants opinion, 45% of

individuals constitute the providers of housing, 14% of the providers represent public-private

sector, 30% make up private sector providers while 11% of tenants say that the public sector

(government) is into housing provision. The result show that the major player in the provision

of housing in the Wa Municipality according to the tenants are the individual providers that is

represented by the longest bar (45%) and this opinion is similar to that held by the landlords

(Figure 4.26).
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Figure 4.27: Tenants Opinion about Housing Providers in the Wa Municipalit)
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It came out prominently from interview with the Senior Hall Tutor (June, 2013) for.' .

University for Development Studies that the public sector is the main provider of residential

facilities for the students and the agents specifically include Municipal Assembly and Ghana

Education Trust Fund (GETfund). The Senior Hall Tutor (20/06/2013) noted that: "No private

sector organizations and public-private partnerships exist in the provision of residential

facilities for University for Development Studies students on the Wa Campus."

The Assistant Registrar Academic (201061 2013) of Wa Polytechnic pointed out that

"No other housing providers including public, private or public-private partnerships exist in

the provision of residential accommodation for students of the Wa Polytechnic."

In the case of the Wa Health Assistant Training School, the Principal (201061 2013)

indicated that "Government is the only provider of residential facilities for both students and

lecturers.' ,

DO
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The Senior Hall Tutor of UDS also said that "the absence of any effective public,

private or private- public partnership in the provision of residential accommodation for the

schools have resulted in the limited residential facilities in the University for Development

Studies- Wa Campus" For Wa Polytechnic there is virtually no hostel accommodation on the

campus, but the Ghana Education Trust Fund (GETfund) is currently putting up a hostel facility

for the students"(Assistant Registrar Academic), for University for Development Studies- the

activities of the Wa Municipal Assembly and the Ghana Education Trust Fund (GETfund) have

in a small way increased the residential facilities. For Wa Health Assistant Training School "no

single accommodation unit has been put up as hostel facility nor is any construction of such a

facility underway"(Principal- Wa Health AssistantTraining School). This means that a larger

proportion of both University for Development Studies and all the students of Wa Polytechnic

and Wa Health Assistant Training School will depend on private hostels and houses for their

residential needs. This places them at the mercy of the hostel and landlords who hijack the

opportunity to charge very high rent.

4.5.2 Efforts of Housing Providers in Addressing Housing Challenges

As the housing demand is on the rise, the various actors who are into the provision of

housing are taking the appropriate actions to remedy the situation. The degree of efforts put in

by the various landlords in the provision of housing needs of the residents of the Wa

Municipality is presented in Figure 4.28. In the views of the landlords and tenants as illustrated

in the pie chart, they note that the efforts of the house providers in addressing the housing

challenges are distributed as follows: 15% are into provision of subsidized housing, 1% say

efforts are geared towards dispersal of economic activities, 20% of efforts are channelled into
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provision of subsidized housing loans, 27% of efforts are directed towards controlling rent rate

whereas 37% of efforts are put into housing market liberalization. Evidence from the results

shown in the pie chart point to the fact that housing market liberalization is the dominant effort

as it represents the largest (37%) portion of the pie chart.

Figure 4.28: Efforts of Housing Providers in meeting the housing needs in the Municipality

• Provision of subsized
housing

• Dispersal of economic
activities

• Subsized housing loans

• Controlling rent rates

Source: Field Survey (2013)

4.5.3 Challenges in Housing Provision
Housing Developers in the Wa Municipality are confronted with several challenges in

their drive to provide houses. The subsequent sections provide a detail discourse on the

challenges the housing providers face.

4.5.3.1 Land Acquisition and Security of Tenure

Land acquisition difficulties surfaced as a challenge to the provision of housing in Wa.

The key challenges associated with the increasing demand for residential purposes in the study

location include multiple sale ofland, bad layouts of suburbs, springing up of unauthorized
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structures and litigations (Assistant Land Administration Officer, 2013). In view of the above

challenges, provision of housing becomes difficult to execute. The Assistant Land

Administration Officer (20/06/ 2013) pointed out that:

"In order to ensure that land Jor residential purposes are genuinely acquired, the land

administrative challenges should be remedied through proper identification oj land owners,

enforcing land use regulations and information on sold lands should be easily made available

to people who want to purchase land to prevent them Jrom being duped. "

The Assistant Coordinating Director of Wa Municipal Assembly (20/06/ 2013) has

noted that "Some chiefs do not always want to give out large tracks of land for building

projects, land litigation and bottle necks in the acquisition of land are some of the issues

surrounding land security in the Wa Municipality."

4.5.3.2 Unplanned Development of Land

Unplanned development of land is a worry in the provision of housing in Wa. On the

issues of unplanned development ofland, it was pointed out that:

"The Wa Municipal Assembly has issued notices on several occasions to developers who have

not Jollowed the appropriate site plans to have their buildings demolished or structures

removed Jrom their current location or produce permit to prove that they have the permission

to put up such structures. This has become necessary due to the encroachment oj roads and

service lines in the Municipality" (Assistant Coordinating Director- Wa Municipal Assembly,

20/06/2013).

From the interview, the Regional Director for Town and Country Planning (20/06/

2013) indicated that:
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"People do not follow the area plans in building, building without leaving the appropriate feet

between adjoining plots, building in un-surveyed areas, attacks on them as they survey lands

and encroaching on open spaces by developers are some of the challenges they face in the

discharge of their duties. "

From the interview, the Secretary of the State Housing Company Limited (20/06/2013),

noted that "We receive very small government subvention and so are unable to build more

housing, renovate the existing structures as well as not being able to collect rent due them."

The Assistant Land Administration Officer stated that:

"The key challenges associated with increasing demand for land for residential purposes are

bad layouts of suburbs, springing up of unauthorized structures and encroaching on roads"

(Assistant Land Administration Officer, 20/06/2013).

The Assistant Land Administration Officer (20/06/ 2013) pointed out that "In order to ensure

that land for residential purposes are genuinely acquired and used for the required purposes, the

Town and Country Planning must be proactive in the discharge of its duties."

4.5.3.3 Inadequate Financing

It also emerged from the interviews that inadequate finance to the housing sector to start

construction of houses is a stumbling block to the provision of housing to meet the demand. For

example, the Assistant Coordinating Director of the Wa Municipal Assembly (20/06/ 2013)

pointed out that:

"Because of inadequate funding from the central government and their inability to raise

enough internally generated funds, they are unable to renovate their existing bungalows or

even build new ones for their staff. Securing loans from the banks is difficult, as they require
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collateral security that is difficult to get. This has resulted in the assembly not borrowing from

the banks. Similarly private individuals do not also borrow from the banks to embark on

building projects because of the collateral needed and even if they are able to get the security

the loan repayment time is usually too short making it not possible for people to access it. "

In the key informant interview, the Rent Control Manager (20/06/ 2013) advances that

"The Rent Control Department encounters low staffing and inadequate logistics in the

discharge of their duties. This is because of inadequate funding."

The Secretary of the State Housing Company Limited (20/06/ 2013), has indicated that:

"Lack of funding from central government has resulted in the company's inability to

rehabilitate its existing housing stock as well as put up new structures. This has resulted in our

inability to contribute our quota to the housing market in recent times. "

4.5.4 Policies to Address Housing Provision challenges

The respondents enumerated a number of policies adopted to address challenge of

housing provision in Wa. In this respect, the Regional Director of Town and Country Planning

(20/06/2013) noted that:

"In order to solve the problem of unplanned development of buildings, the Municipal Assembly

must put its foot on the ground by ensuring that anybody without a site and building plan be

allowed to build. People who build without observing the right building regulations should

have their houses pulled down to serve as a deterrent. "

In addition, from the key informant interview with the Regional Director of Town and

Country Planning (June, 2013), it was revealed that they are collaborating with the Wa
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Municipal Assembly to enforce its building codes to ensure that developers follow the site

plans of areas when building.

The Secretary of the State Housing Company Limited (20/06/ 2013), stated that:

"We have not been getting adequate finance to run our administration let alone to rehabilitate

existing housing stock that have deteriorated or build new stock. We are appealing to the

government to come to our aid by providing us with adequate funding to conduct our duties as

required. "

The Secretary of the State Housing Company Limited (20/06/2013) advanced that:

"The company has adopted announcement of the names of those defaulters of rent on air,

printing of bills for defaulters and tracing of defaulters to redeem the money. The municipal

assembly should collaborate with the land owners to ensure that they flash out the charlatans

that sell the same land to many people. "

In the key informant interview, the Rent Control Manager (20/06/ 2013) noted that:

"If much attention is paid to the Rent Control Department, it will also do its best in order to

bring sanity in the manner the landlord's increase rent exorbitantly every year, mostly without

basis. Banks could also make mortgage financing available to the individuals and estate

companies to enable them put up more houses to meet the demand. "

According to the Assistant Coordinating Director of the Wa Municipal Assembly

(2013), on several occasions they have invited landlords to meetings to discuss issues of their

charging higher rents. In such meetings, they appeal to the landlords to charge moderate rents

and not to sack their tenants because they want to hire their houses to people who are willing to

pay higher rents than their current tenants are.
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The Rent Control Manager (2013) indicated that several appeals have been made to the

government to ensure that the prices of building materials are moderate to ensure that people

are able to buy and build their own houses in order to reduce the number of people who rent.

In the view of the Assistant Land Administration Officer (2013), land acquisition

procedures should ensure that charlatans in the system are weeded out. This could be done by

demanding that the original site plans of plots to be sold are produced to the prospective buyer

to ascertain their authenticity before proceeding to make payment.

4.5.5 Categories of People vulnerable to Housing Problems in the Wa Municipality

In any problem, the degrees to which people are affected usually vary. On that basis it is

necessary to identify the groups in the Wa Municipality that are mostly affected by housing

problems to be able to put in appropriate measures to lessen their burden. Figure 4.29 presents

the opinions of tenants on categories of people they considered vulnerable to housing demand

in the Wa Municipality. The results illustrate that 3.3% of tenants say that natives are most

vulnerable, 28.3% of them noted that low income migrant workers are mostly affected, 6.7% of

the tenants indicate that middle income migrant workers are vulnerable, a further 1.7% of

tenants point out that high income groups are those that are vulnerable while the remaining

60% of tenants think that higher educational level students are those that are mostly vulnerable

to challenges associated with housing demand.

From the pie chart, it is clear that majority of the tenants support the view that higher

educational level students are the most vulnerable in the housing problems in the Wa

Municipality and this is represented by the largest (60%) sector in the pie chart. The students

are vulnerable because most of them are usually migrants and so once the schools cannot
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provide them with accommodation they do not have any other alternative of meeting their

accommodation needs apart from accepting the demands of private hostel owners and

Landlords.

,-

Figure 4:29 Tenants Views on groups mostly affected by Housing Demand
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Source: Field Survey (2013)

In the view of the Assistant Coordinating Director (June, 2013) of the Wa Municipal

Assembly, people within the low income brackets and tertiary education students (i.e., Wa

Polytechnic, Wa Health Assistant Training School and University for Development Studies

Students are vulnerable to/housing problems. Similarly, the Secretary (June, 2013) of the State

Housing Company Limited pointed out in the key informant interview that students and low

income earners are the most vulnerable to housing problems in the \Va Municipality. In the

case of the Rent Control Manager (20/061 2013), he pointed out that "students are the tenants

that are most affected when it comes to challenges of rent values."
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4.5.6 Interventions to Addressing Vulnerable Groups 'on Housing Challenges

With respect to addressing the groups considered as vulnerable to housing challenges,

the Assistant Coordinating Director of the Wa Municipal Assembly (20/06/2013) noted that:

"On a number oj occasions they have urged the landlords to be compassionate and fix

their rents at moderate rates to ensure that people are able to afford. "

The Secretary of the State Housing Company Limited (20/06/ 2013), indicated that:

"The company has been appealing to the central government to increase their subvention to

enable them invest in building new affordable houses and that the company has also embarked

on a rent collection campaign Jrom their deJaulters to enable them get more money to renovate

the old houses as well as build new ones. When this happens the housing stock will increase.

Hence, the categories oj people considered to be vulnerable will have accommodation at

affordable rates"

For the Rent Control Manager (20/0612013), he stated that:

" Their department has addressed the challenges associated with rent Jor the vulnerable

groups by providing security oj tenure Jor them as well as created rent stabilization through

preventing landlords Jrom arbitrary and unduly increasing rent. "

4.5.7 Proposed Strategies for Addressing Future Housing Problems

From the interview with the Assistant Coordinating Director of the Wa Municipal

Assembly (2013), he notes that constant engagement with landlords and land management

agencies will help curb future housing and land use problems. The Regional Director of Town

and Country Planning (20/06/ 2013) has pointed out that:

"Embarking on public awareness creation on basic land acquisition and development

procedures; strict enforcement oj the existing building, planning and environmental laws;
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ensuring appropriate demarcation and registration of land; and strengthening of inter-

institutional collaboration among the major stakeholders in land acquisition and development

will help in solving future housing challenges. "

The Secretary of the State Housing Company Limited (20/06/ 2013), states that:

"Strategies such as effective stakeholder involvement when dealing with housing, effective rent

control measures put in place and government enacting favourable policies to help speed up

construction of more houses to meet the demand is necessary in addressing future land and

housing problems. "

.-

4.6 ALTERNATIVE STRATEGIES FOR SOLVING THE HOUSING PROBLEMS IN

THE WA MUNICIPALITY

This subsection presents a discourse on the alternative strategies to solving the housing

problems in the Wa Municipality. It focused specifically on the role of the public sector, the

private sector, public-private sector, and the individual as providers of housing in the Wa

Municipality.

4.6.1 The Public Sector

The public sector that is represented by the government of the state is also engaged in

provision of housing. However, of late its ability to play a major role in the provision of

housing has always been questioned. This is because the government is not seen to be proactive

when it comes to provision of housing. In addition, even when it tries to provide affordable

housing for the people, the common people who actually need the houses do not get them. The

houses normally end up in the hands of party loyalist and people in government. When the
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Secretary of the State Housing Company Limited (20/06/ 2013), was asked on whether the

government could be relied on as a major provider of housing, she responded that:

"The government could be a major player in the provision of housing but only that it is saddled

with a lot of demands from all corners of the country and the economy. The attitude of the

government by it not providing enough funds for the construction of new houses and repair of

existing stock is an indication that the government will not be the appropriate means for the

provision of housing to ameliorate the shortfall in supply in the study area. This is due to

inadequate resources and lack of commitment"

In the case of the Rent Control Manager (20/0612013), he stated that:

"The government will not be able to provide the housing needs for people within the Wa

Municipality since it has failed with a lot of its housing policies. This is due to poor planning

and use of technology of building that is expensive. At the end, the buildings, which are

constructed, are few and more to the point very expensive. What the government can do is to

rather focus on provision of hostels for the higher institutions and leave the general provision

of housing to other housing providers. "

For the Assistant Coordinating Director of the Wa Municipal Assembly (20/06/2013) he

said that:

"The government does not have the resources and expertise to provide housing on a scale to

the masses. This is due to the inefficiency in the public sector's execution of projects and the

associated corruption. In addition, other sectors are competing with housing for attention. As

housing is capital intensive, and with limited government budget little attention is paid to it.

This is why the government cannot be relied on as a source for provision of housing to meet the

demand. "
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In respect to the opinions given by the various respondents, it is evident that the state still has a

limited role to play when it comes to provision of housing in Wa.

4.6.2 The Private Sector

The private sector has in recent times been considered as one of the best providers of

housing units in both the developed and developing countries alike. On that basis, the interview

conducted with some key personalities confirms this stand. The Secretary of the State Housing

Company 'Limited (20/06/ 2013), points out that:

"Since government do not have adequate resources to put up many affordable housing

units to meet the rising demand for housing in the Municipality, it is appropriate that it creates

the right environment Jor the private sector to invest in real estates. She noted that this could be

done by giving tax holidays to real estate companies that use technologies that are less

expensive, reducing tax on imported materials Jor housing, promoting the establishment of

companies in Ghana to produce building materials that are cheap, making registration oj

estates companies less cumbersome, and laying the appropriate condition Jor the private sector

to be able to acquire vast tracks of land to build. "

In response to the above issue, the Regional Director of Town and Country Planning

(20/06/2013), noted that

"The government should create the necessary environment Jor the private sector to come in

and invest in the sector. He indicated that the government could do that by ensuring that tax

holidays are given to the companies and that land acquisition procedure should be made less

difficult. If this happens, it will lead to the houses being constructed at affordable prices as well

as them building more houses. "
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For the Rent Control Manager (20/06/2013), he advanced that:

"The government should ensure that the banks give loans to estates companies at low interest

rates, reduce their collateral requirements for loans and make provisions for the companies to

be able to access long term loans. Imports on building materials should be given tax reduction

and the clearing of building materials at the ports should be made easy. "

Assistant Coordinating Director of the Wa Municipal Assembly (20/06/2013) said that:

"The government should put in strategies such as tax holidays for companies that want to put

up housing units in the municipality, facilitate the process of land acquisition for the residential

housing, encourage banks to give the estate developers long term loans, urge the companies to

use cheap local materials in building and use technologies that are economical in the use of

building materials. The clearing of building materials should be made easy for the real estate

companies. He indicated that if this is done the cost of building the housing units will be lower

and they will be in a position to build more housing units. "

The views provided by the respondents illustrate that the private sector is an actor that can be

relied on to provide the housing demands of the people in Wa.

4.6.3 Public-Private Sector

Public-private partnership surface as one of the strategies for the provision of housing in

Wa. On the above, the Assistant Coordinating Director of the Wa Municipal Assembly

(20/06/2013) pointed out that:

"As the government is saddled with many challenges and it has to pay attention to all the

sectors of the economy, its resource will not be adequate to provide housing alone. He

indicated that this makes it necessary for the government to collaborate with the private sector
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Jar them to pool their resources together. Here, the government can use its influence to secure

land at very low prices while the private sector provides the funding. This collaboration will

remove the bottlenecks that are associated with government alone executing projects as well as

the waste oj resources. With this collaboration, it will lead to a lot oj houses being built at

affordable prices. "

In the case of the Rent Control Manager (2010612013), he noted that:

"Government collaborating with the private sector to provide the housing is a way to

increasing the housing units and making them affordable. When the government partners with

the private sector it will make them credit wordy to enable them secure substantial loans Jrom

the banks to construct the houses. The private sector, which is efficient, will ensure that there is

value Jar money. The government will also make sure that cheap technologies are used in the

building process to ensure that they are able to build affordable houses which will also be

available Jar people to either rent or buy. "

In tenus of the Secretary of the State Housing Company Limited (201061 2013), she

stated that" Public-private partnership is one of the most reliable strategies of ensuring that

more houses are added to the existing housing stock in the Wa Municipality and that the houses

will be available for rent at affordable rates." She added that their major problem making them

unable to provide housing to meet the demand is due to government's inability to finance their

budget. With this collaboration, the amount that will come from the government added to what

the private sector will provide, they would be placed in a better position to provide affordable

housing to the public (especially students of the tertiary institutions in the Wa Municipality)

that need houses to rent or buy. The government being credit worthy could lay the foundation

for easy access to loans to finance the housing project which would not have been so if the
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private sector was to act alone (as they may not be able to provide the needed collateral for the

loan) (Secretary of the State Housing Company Limited, 20106/2013).

From the key informant interview held with Senior Hall Tutor for University for

Development Studies (20/0612013), he pointed out that:

"Public-private collaboration is the surest way to meeting the demand of hostel

accommodation for both students and staff of the institution. Since the government has different

sectors of the economy that it must assist, it is unable to provide adequate funds for investment

in the sector. However, with partnership with other providers such as the private sector, they

would both contribute their resources together to execute the projects. Once this is done, the

university would have increased residential facilities. "

For the Assistant Registrar Academic of Wa Polytechnic (2010612013), he has noted

that:

"Public-private collaboration is the ultimate way to meeting the residential accommodation

needs of the polytechnic. This partnership will ensure that adequate funding is available to

construct the housing units. If this happens, the supply of residential accommodation in the

school will increase and there will not be a situation where construction will come to a halt due

to lack of resources. "

With respect to the Principal of the Wa Health Assistant Training School (2010612013), he

stated that:

"Adopting the public-private partnerships will lay the foundation for the provision of

residential accommodation for students and staff of the institutions alike. The partnership will

make available many resources to the collaborators that will ensure that they are able to
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construct housing units without running out of money. This would not be possible with either of

the partners acting alone. "

In the case of a particular tenant (2010612013), she indicated that:

"In order to tackle the deficit housing supply, public private collaboration should be promoted.

This is necessary because each of the providers may not have the needed capital to stand alone

in the provision of the housing units. With a partnership, they would be able to accumulate

adequate financial resources to provide affordable housing units for purchase or rent. "

Another tenant (2010612013) has noted that:

"Public- private collaboration is what is needed in the Wa Municipality in solving the housing

supply deficit, The collaboration will make adequate funds available for the partners to put up

the housing units. The collaboration will ensure that there is efficiency in the delivery of the

housing units and this will translate in low cost of operation. As this occurs, houses constructed

can be rented at lower rates and more housing units will be built. "

A landlord (2010612013) has indicated that:

"The private- public partnership could be a way to meeting the housing demand in the

municipality. This partnership promotes efficiency in construction leading to low cost of

building. This leads to the building of more housing units and so the supply will increase. "

All these go to buttress the point that public-private partnership is a viable option for provision

of the housing needs of people in Wa.
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4.6.4 The Individual

From the key informant interviews and from the responses from the questionnaire, it is

deduced that the respondents see the individual as a critical provider of housing in Wa. In

connection with this, the Secretary of the State Housing Company Limited (20/06/ 2013)

stated:

"The individual could be the source oj provision oj housing. In order to solve the problem oj

inadequate accommodation coupled with high rent rates, the government creating the

environment conducive Jor the individual to be able to have access to mortgage financing could

be the surest way. If they have access to this funding, they would be able to build their own

houses, which will meet their need. The building materials should also be made available and

affordable to the individual. Government should also create the environment that will facilitate

the individual's access to land that is Jree oj litigation. If these conditions are available, the

individuals will be able to build more houses thereby increasing the housing stock. Those

rooms that their households do not occupy will then be available Jor rent"

The Rent Control Manager (20/06/2013), states that:

"The promotion oj individual building their own dwelling places could be a remedy to solving

the housing needs oj the permanent residents oj the municipality. When banks are able to give

long-term mortgages to individuals, they would either be able to build their own houses or be

in position to buy houses Jrom estate companies. In the situation where they want to build, they

would use a technology that is cost effective to ensure that they are able to reduce the cost

involved in the construction. As the individuals build their own houses, the housing stock would

increase. The availability oj more houses would lead to rent rates being moderate as tenants

would now have a lot oj choices at their disposal. "
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With regard to a tenant (2010612013), he indicated that:

"Creating the necessary condition to enable the individual provides his/her own house is the

best alternative way oj meeting the housing demand. This requires that the state ensure that

cost oj building materials are reasonable to ensure that the individual can afford. Long-term

mortgage loans should be made available by banks to individuals. If this is done, the individual

will be in the position to provide their housing needs. As they provide their housing needs they

will increase the supply oj houses. "

Another tenant (20106/2013) has pointed out that:

"The individuals should be encouraged to provide their own housing. This could be done by

making long- term loans available to them. With the resources, they will be able to put up their

own houses to meet their needs at a lower cost. With this, the supply oj the housing stock will

increase.

Most of the landlords have noted that the individual should be the conduit for supplying
.r-

housing in the municipality. They indicated that what the individual needs is access to land,

long-term loans and favourable cost of building materials. With all these available, the

individual will make effective use of the resources available to build the house at a low cost.

When this happens, the supply of housing will increase.
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4.7 RELATIONSHIP BETWEEN POPULATION GROWTH AND HOUSING

DEMAND

This subsection touches on effects of population growth on housing demand and

determination of the relationship between population growth and housing demand.

4.7.1 Effects of Population Growth on Housing Demand

It has been established in subsection 4.3.1 that the population of Wa Municipality is

growing. Since it is evident that the population is on the increase, it is necessary to find out if

"

the population growth will have any impact on housing demand. Figure 4.30 presents the views

of tenants on the effect of population growth on housing demand. Evidence from the figure

illustrate that 95% of tenants said that population growth had an impact on housing demand,

1.7% of them said that population growth did not affect the demand for housing whereas 3.3%

of the tenants said did not know the 'effect of population growth on housing demand. The

results show clearly that the growth in population has an effect on housing demand. The

findings of this study on this current issue is consistent with GSS (2005) assertion that the

population growth without corresponding increase in housing stock has contributed to the

current acute housing shortage in Ghana.
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Figure 4.30: Effect of Population Growth on Housing Demand on the view of Ten ants
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4.7.2 Determination of the Relationship between Population Growth and Housing
Demand

As population of a place is increasing, it is obvious that it will have an impact on the

housing demand situation, This makes the determination of the direction of the impact

necessary to ensure that the right precautions are in place to forestall any unforeseen

eventualities. On that note, the relationship between population growth and housing demand

has been determined and presented in Table 4.14.

From the table, it is observed that the Contingency Coefficient value is 0.244 while the

level of significance is 0.434. It is observed from the table that the Contingency Coefficient is

positive signifying that there is a linear positive correlation between population growth and

housing demand. This implies that as the population of Wa Municipality is on the rise, there

will be corresponding rise in demand for housing. Despite the Contingency Coefficient being

3.3% 1.7%

Yes Don't know No

Source: Field Survey (2013)

150

www.udsspace.uds.edu.gh



positive, the degree of association between the two variables is weak since the value of 0.244 is

not close to plus one (+ 1) which is considered as a stronger correlation. In addition, with a

significance level [probability (P)] of 0.434, which is greater than the chosen level of

significance of 0.05, it implies that the relationship between population growth and housing

demand in the Wa Municipality is not significant despite the fact that there is a positive

association as illustrated by the Contingency Coefficient.

This might have been so probably because the population of the Wa Municipality is

increasing at an increasing rate (4.3.1 for more details on nature of the population growth). The

finding of this study that there is a positive relationship between population growth and housing

demand is consistent with what the Assistant Land Administration Officer (2013) and Rent

Control Manager (2013) said.

Table 4.14: Relationship between Population growth and Housing Demand

Value Approx. Sig.
Nominal by Nominal Contingency Coefficient

.244 .434

N of Valid Cases 60
Source: FIeld Survey, 2013
*p~O.05

,/
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CHAPTER FIVE

5.0 KEY FINDINGS, CONCLUSIONS AND RECOMMENDATIONS

5.1 INTRODUCTION

This chapter encompasses the major findings, recommendations reached by the study for

stakeholders to act and some conclusions on the key issues.

5.2 KEY FINDINGS AND DISCUSSION

This study concentrated on population growth and housing demand in the Wa

Municipality with special focus on identifying the pattern of population growth in the Wa

Municipality and the factors accounting for it, examining the effects of population growth on

housing demand, finding out the contributions of stakeholders in addressing the challenges

emanating from housing demand, determining and suggesting alternative strategies available

for addressing the challenges of housing demand and investigating whether population growth

has a positive relationship with housing demand. On that basis, the following beneath were the

major findings obtained.

Population of the Wa Municipality since 1948 has been on the increase. However, the

period between 2000 and 2010 witnessed an unprecedented population rise with an intercensal

population of 4,407 which corresponds to the period when University for Development Studies,

Wa Polytechnic and Wa Health Assistants Training Schools were established.

In terms of factors contributing to population growth, the following were discovered:

That change of status from district to municipal and then to regional capital.

Expansion in infrastructure (i.e., electricity, health facilities, potable water and roads).
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Expansion in educational institutions (i.e., establishment of University for Development Studies,

Wa Polytechnic and Wa Health Assistants Training Schools).

Positive net migration, birth and death rates (i.e., more births over deaths) and Expansion

of economic activities (i.e., trade, commerce and hospitality) were those responsible.

Housing demand in the Wa Municipality has been on the increase since 1970 to 2010 and

is projected to increase further by 2020. However, though the supply of housing has also been

increasing, it falls short of demand leading to deficit housing supply.

Factors that determine rent include:

• The demand for accommodation

• Cost of building materials

• Nature of the accommodation unit

• Value of the land

• Rate of repairs and maintenance of the house

• Accessibility of the area (i.e., road network)

• Availability of social amenities and

• Security network (i.e., fencing)

The results show that from 1980 to 2013 the rent in Wa (i.e., study locations: SSNIT,

Sombo, Zongo, Kpaguri, and Bamahu) has been on the rise. Nonetheless, the rates of increase in

the rent values were astronomical from 2001 onwards after the establishment of University for

Development Studies, Wa Polytechnic and Wa Health Assistant School. Bamahu, Kpaguri and

SSNIT have the highest rent rates with Bamahu and Kpaguri having a high concentration of

tenants who are mostly students.
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Concerning rent increases, 40% of the landlords and 58.3% of the tenants noted that rent

in the Wa Municipality increases annually. According to the tenants, the previous average annual

rent rate per room was GHS369.97 while that of the current average annual rent rate per room is

GHS459.83 which shows an increase in rent of GHS89.86. For the case of the landlords, they

gave the current annual average rent rate per room as GHS462.75 which is within the same range

of that is given by the tenants as the current rent. In terms of geographic distributions of rent

rates, comparing the rent paid by tenants across all the five localities in the Wa Municipality

selected for the study, it is realized that the tenants pointed out that people renting at SSNIT pay

the highest rent (GHS2000. 00) per year while those in Sombo and Zongo pay the lowest amount

of rent of GHS300.00.

With regard to the landlords, they indicated that SSNIT community is where the highest

rent (GHS2400.00) per year is charged while the lowest rent (GHS300.00) per room per annum

is charged at Zongo. In a whole, the results suggested that in the Wa Municipality SSNIT has the

highest rent rate whereas Zongo and Sombo suburbs tend to have the lowest rates. Concerning

accommodation occupied by the tenants, they said they occupied compound houses, hostels,

apartments, and bungalows with compound houses being the dominant.

It was found that students, migrant formal sector workers, traders, and natives are those

that need accommodation in the Wa Municipality as tenants with the students being the most

dominant category. Most of the landlords pointed out that they do not live alone with their

families in the house but live with other people. They live mostly with students, married people

and those who can afford. The housing type tenants occupy include compound houses, hostels,

apartments and bungalows, but with most of them living in compound houses.
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It was found that there are room occupancy restrictions with the most acceptable being a

maximum of two persons per room. With regard to tenancy agreement, both landlords and

tenants noted that they usually sign a tenancy agreement. The content of the tenancy agreement

normally centre on the rent amount, occupational duration and rules of occupying and exiting the

house. In terms of duration of validity of agreement between the landlords and tenants, it mostly

last for a maximum of two years. The results illustrate that the tenants have been tenants for a

maximum of four years.

In the view of the landlords, they claimed that the challenges they face in renting their

houses to tenants include noise making in the house, poor sanitation around the house, delay in

the payment of rent by tenants, delays in the payment of light and water bills, failure to abide by

tenancy agreement, destruction of fittings in the rooms and inadequate capital for rehabilitation.

With reference to the challenges tenants encounter, some of them include the landlords being too

noisy, landlords not respecting tenancy agreement, quarrels between tenants and landlords,

problems with payment of utility bills, problems with cleaning the places of convenience and

around the house.

The findings from the results show that land acquired in the Wa Municipality especially

In suburbs such as Bamahu, Sombo, Kambali, Airstrip and Kpaguri mostly are meant for

construction of residential housing units to meet the ever-increasing demand.

It was discovered that population growth leads to a corresponding increase in demand for

residential accommodation. As the demand for residential housing units is on the rise it usually

leads to building of poor quality houses; increase in land litigation cases; exorbitant rents;

haphazard and disorderly physical development; rampant erection of kiosks, containers, and

other temporary structures within road reservations; encroachment of open spaces, public lands
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and reserved areas; and difficulty in getting easy access to certain places in the neighborhoods

with vehicles, logistics and utilities.

The providers of housing units in the Wa Municipality include the individual, public

sector, private sector and public-private sector collaboration. Both the tenants and landlords

perceive the individual as the major provider of housing units in the Wa Municipality. For

University for Development Studies, Wa Polytechnic and Wa Health Assistant Training School,

the providers of housing or residential accommodation on their campuses have been only the

public sector (government of Ghana- through GETfund)

In terms of efforts of housing providers in addressing the housing challenges, it is found

that they are into provision of subsidized housing, provision of subsidized housing loans and

controlling rent rate.

It was found that to improve on the housing supply in the Wa Municipality then

government partnership with the private sector, government policies enabling effective private

sector participation in housing and the exploration of alternative housing funding opportunities

for individuals is the solution. From the key informant interviews, it was found that government

collaboration with the private sector was the most favoured approach to tackling the

accommodation deficit that students are facing.

The challenges associated with the provision of housing include land acquisition

problems (e.g., land litigation, bottle necks in acquisition process, land owners not wanting to

sell large tracks of land), unplanned development of land (not following site plan when building,

springing up of kiosks, encroachment of roads, open spaces and service lines), and funding

challenges (e.g., difficulty in accessing loans from banks).
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Policies such as not allowing people to build without permit, pulling down houses that

have not followed building requirements, enforcing building codes, appealing to government to

provide adequate funding, tracing defaulters to pay their rent, appealing to landlords to charge

realistic rent, banks making mortgage loans available to people and companies who needs them,

and ensuring land litigation free and appealing to the government to ensure that prices of

building materials are moderate.

The categories of people that are vulnerable to housing challenges are low-income

migrants and students. Measures such as appealing to landlords to be compassionate in fixing

their rent to make it affordable, ensuring stability in rent values, appealing to government to

provide more funding for building of new housing units, and providing security of tenure of stay

of tenants have been used to reduce people's vulnerability to housing challenges.

The results show that alternative strategies that are needed to meet the housing demand in

the Wa Municipality is through the adoption of private sector provision, public-private

partnership, and promotion of individual provision of housing units. For the private sector, it is

found that they have the expertise, resource and will use the appropriate technology to ensure

that they cut down cost in order to make profit as well as to be able to build more houses. For the

public-private partnership, they are able to pool resources together in order to build more houses.

The government can grant for them to pick huge loans and use its influence to secure large tracks

of land for the construction. The private sector will also provide its expertise in the management

of the construction to ensure that the housing units are produced at a lower cost. For the

individual, the making of long-term mortgages will ensure that they are able to construct their

own houses and this will help to increase the housing stock in the municipality.
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The results showed that 95% of the tenants say that population growth has an impact on

housing demand. In terms of the relationship between population growth and housing demand,

the Contingency Coefficient (0.244) is positive signifying that there is a positive correlation

between population growth and housing demand but that the degree of association is weak. In

addition, with a significance level [probability (P)] of 0.434, which is greater than the chosen

level of significance of 0.05, it implies that the relationship between population growth and

housing demand in the Wa Municipality is not significant despite the fact that there is a positive

association as illustrated by the Contingency Coefficient.

5.3 CONCLUSIONS

The population of the Wa Municipality since 1948 has been on the increase. However

the period between 2000 and 2010 witnessed an astronomical increase in population which

corresponds to the period when University for Development Studies, Wa Polytechnic and Wa

Health Assistants Training Schools were established; the improvement in infrastructure;
.'

positive net migration; high birth rate coupled with low death rate; and improved economic

activities.

The housing demand in the Wa Municipality is on the increase because of population

growth and that the rent rates before the establishment ofUDS, Wa Polytechnic and Wa Health

Assistant Training Schools were quite affordable but this increased significantly after they were

established. It is forecast that the rent values would continue to rise further in the future. On the

whole, SSNIT and Bamahu have the highest rent rate whereas Zongo and Sombo suburbs tend

to have the lowest rates. Low-income earners and higher educational level students were those

vulnerable to housing challenges. Bamahu, Sombo, Kambali, Airstrip and Kpaguri in the Wa

Municipality are the suburbs where there is rise in demand for housing which have resulted in
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haphazard and disorderly physical development (urban sprawl, unauthorized development,

building extensions and change of land use), overcrowding and encroachment of open spaces.

The individuals, public-private sector, private sector, and public sector do housing

provision in the Wa Municipality with the individual provider as the major provider. However,

for University for Development Studies, Wa Polytechnic and Wa Health Assistant Training

School, the public sector is the only provider of housing (hostels). The housing providers are

into the provision of subsidized housing, dispersal of economic activities, and provision of

subsidized housing loans, controlling rent rate, and housing market liberalization with housing

market liberalization being the dominant effort. The challenges faced by the housing providers

include land petitions from land developers, developers not following the area plans in

building, building without leaving the appropriate distance between adjoining plots, building in

un-surveyed areas, attacks on surveyors as they survey lands, encroaching on open spaces by
<

developers, funding limitations, rising cost of building materials and multiple sale ofland.

In terms of alternative strategies to meeting the deficit housing supply, individual

provision, private sector involvement and public- private partnership are the favoured strategies

for tackling the situation in the Wa Municipality.

Finally, with reference to the relationship between population growth and housing

demand it is realized that there is a positive correlation between the variables (but that the

association is weak) with an insignificant probability level.
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5.4 RECOMMENDATIONS

Government to support housing providers with long term loans as housing is capital

intensive so that they could buy land as well as building materials. The government could also

liaise with financial institutions to provide loans to housing providers at affordable interest

rates and long term payments to enable them construct more houses. Also provision of housing

loans for the individuals to construct their own houses is an important strategy in solving the

housing demand challenge. Since the individual is the one making major effort to provide

his/her own housing need, the government in partnership with financial institutions could assist

the individuals by providing them mortgage loans. As the individuals get these loans at

moderate interest rates, they will be in position to build their own houses. As they put up their

own houses, the housing stock in the Wa Municipality will increase. With an increase in the

housing units, the number of people who will need residential accommodation for rent will

reduce and this will trigger a corresponding decline in the rent rates. With the rent rates falling,

the low-income group and students will now be able to rent with ease.

The Government could also provide a conducive environment for real affordable

housing for the poor and low-income groups. Rent Control Act (act220) should be

strengthened enough to protect the tenants who are the majority from the high cost of

accommodation and unpardonable payment terms by some landlords since those into renting

are the majority in the municipality. This act established in 1963 mandates the rent Control

Division to monitor and establish guidelines to manage Tenant-Landlord relationship. The act

regulates the eviction of tenants by landlords .The act procures the tenant a period of time to

search for accommodation normally three months. The act seeks to protect tenants from

arbitrary increases in rent and frequent evictions by landlords.
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The Rent Control Board exist but it is unable to enforce its rules and regulations

especially in respect of fixing rents because in a market economy it is not realistic to fix prices

which must be determined by demand and supply. The Board could adopt measures that will

protect tenants from the arbitrary increases in rent and frequent evictions by landlords. The

Department should provide general tenancy agreement that defines the relationship between

landlords and tenants which must be strictly enforced.

Enforcement of building regulations is necessary as the demand for housing is on the

rise and developers are rushing to put up housing facilities. The Wa Municipal Assembly in

partnership could do the enforcement of the building rules with the Town and Country

Planning. In this collaboration, the Town and Country Planning will have to draw the plans of

all the suburbs before developers go there to put up their structures. When the site plans are

developed, the Municipal assembly must ensure that the developers have a valid site plan and

permit to put up such a structure before any constructional work starts. The assembly should

fine developers who put up structures without following the due process and such structures

demolished to serve as warning to others. When that happens, unauthorized structures will not

spring up blocking roads and destroying the beauty of the city as standard housing facilities

will now be built with all the necessary requirements adhered to.

The promotion of Public-private partnership in housing provision is necessary in order

to increase the housing stock in the Wa Municipality. It is obvious that the housing supply in

the Wa Municipality is unable to match with the demand, which requires strategies to tackle

this supply deficit. In order to meet the housing shortfall, it is important that the government

partner with the private sector estate housing providers to provide hostel facilities on school

campuses, build staff accommodation, build affordable housing for sale and rent. With such
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collaboration, the funds available for building of the housing facilities will increase

significantly and so, more houses will be built. As the housing stock increases, the rent rates

will reduce significantly thereby reducing the vulnerability of the low-income earners and

students who are tenants.
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Appendix I

APPENDICES

UNIVERSITY FOR DEVELOPMENT STUDIES, SCHOOL OF GRADUATE STUDIES

FACULTY OF PLANNING AND LAND MANAGEMENT

Semi Structured Household Questionnaire for Tenants

To the prospective respondent:

This questionnaire is being administered to obtain data for an assessment of the effects

of population growth on housing demand in the Wa municipality of the Upper West Region of

Ghana. It is purely an academic exercise leading to the award of the degree of Master of

Philosophy in Development Management. All responses shall therefore be treated

confidentially and so your cooperation and contributions are needed for the growth of

knowledge and prospective solutions to existing challenges in this sphere of urban

development.

BACKGROUND OF RESPONDENTS

1. Locality (01) Kpaguri (02) Sombo (03) Bamahu (04) Zongo (05) SSNIT

2. Sex (01) Male (02) Female

3. Age (Please, specify) .

4. Educational status (01) No formal education (02) Basic education

(03) Secondary (04) Tertiary (05) Vocational

5. Occupation (Please, specify) .

6. Estimated monthly income GHC: .

7. Household size (01) 1-3 (02) 4-6 (03) 7+
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THE EFFECTS OF POPULATION GROWTH ON HOUSING DEMAND IN THE WA

MUNICIPALITY

8. What are the causes of housing demand in your area? .

9. Previously how much did you pay as rent per year? .

10. How much do you pay as rent per year currently? .

12. How often do rent increase? (01) each year (02) every two years (03) each time the house is

renovated

13. Which categories of people mostly need accommodation to rent? (01) Students (02) migrant

formal sector workers (03) traders (04) natives

14. Which of these accommodation types do you occupy? (01) compound/rooming houses

(02) hostels (03) apartments (04) bungalows

15. Do you live in your rented accommodation with your house owner? (01) yes (02) no

16. Which group of people does your landlord prefer to rent their houses to? (01) any person

who needs accommodation and can afford (02) married people (03) students

17. What is the room occupancy rate given by your landlord? (01) 1-2 people (02) 3-4 people

(03) no limit

18. Do you enter into tenancy agreement with your landlord with respect to your rent? (01) yes

(01) no

19. What does the agreement normally contain? (01) amount of rent only (02) amount of rent

and occupational duration (03) amount of rent, occupational duration and rules of occupying

and exiting the house

20. How long does the tenancy agreement last? (01) 1 year (02) 2 years (03) 3 or more years

(04) no duration limit
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21. How long have you being a tenant? .

22. List the challenges you face as a tenant? .

ROLES OF HOUSING PROVIDERS IN ADDRESSING THE PROBLEMS OF THE

EFFECTS OF POPULATION GROWTH ON HOUSING DEMAND IN THE WA

MUNICIPALITY

.-

23. Who are the providers of housing in the Wa Municipality?

(01) Individual (02) Public sector (03) Private sector (04) Public-private sector partnership

24. What are the efforts of these Stakeholders in addressing housing?

(01) Provision of subsidized housing (02) dispersal of economic activities (03) provision of

subsidized housing (04) controlling rent values (05) housing market liberalization

25. How do you think housing supply could be improved in the Wa Municipality?

(01) government partnership with the private sector (02) private sector participation (03)

alternative housing funding opportunities for individuals

26. Which categories of people are vulnerable to housing challenge? (01) natives (02) low

income migrant workers (03) middle income migrant workers (04) high income groups (05)

students

27. Does population growth have an effect on housing demand? (01) yes (02) no (03) not sure

ALTERNATIVE STRATEGIES FOR SOLVING THE HOUSING PROBLEMS IN THE

WA MUNICIPALITY

28. How can the housing problems be solved in the Wa Municipality?

Thank you.
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Appendix II

UNIVERSITY FOR DEVELOPMENT STUDIES, SCHOOL OF GRADUATE STUDIES

FACULTY OF PLANNING AND LAND MANAGEMENT

Semi-Structured Household Questionnaire for Landlords

To the prospective respondent:

This questionnaire is being administered to obtain data for an assessment of the effects of

population growth on housing demand in the Wa municipality of the Upper West Region of

Ghana. It is purely an academic exercise leading to the award of the degree of Master of

Philosophy in Development Management. All responses shall therefore be treated

confidentially and so your cooperation and contributions are needed for the growth of

knowledge and prospective solutions to existing challenges in this sphere of urban

development.

BACKGROUND OF RESPONDENTS

1. Locality (01) Kpaguri (02) Sombo (03) Bamahu (04) Zongo (05) SSNIT

2. Sex (01) Male (02) Female

3. Age (Please, specify) .

4. Educational status (01) No formal education (02) Basic education (03) Secondary

(04) Tertiary (05) Vocational

5. Occupation (Please, specify) .

6. Estimated monthly income GHS: .

7. Household size (01) 1-3 (02) 4-6 (03) 7+
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THE EFFECTS OF POPULATION GROWTH ON HOUSING DEMAND IN THE WA

MUNICIPALITY

8. What do you consider when setting your rent for your house? (01) demand (02) building

material cost (03) rent regulation (04) quality of the building (05) location of the house

9. How often do rent increase? (01) each year (02) every two years (03) each time the house is

renovated

10. How much do you currently charge as rent per annum? .

11. Which categories of people mostly need accommodation to rent? (01) Students (02) migrant

formal sector workers (03) traders (04) natives

12. Do you have other people who are not part of your household living in your house? (01)

Yes (02) no

13. Which group of people do you rent your house to? (01) any person who needs

accommodation and can afford (02) married people (03) students
.'

14. What room occupancy rate do you give your tenants? (01) 1-2 people (02) 3-4 people (03)

no limit

15. Do you enter into tenancy agreement with your tenants? (01) yes (01) no

16. How long does the tenancy agreement last? (01) 1 year (02) 2 years (03) 3 or more years

(04) no duration limit

17. List the challenges you face as a tenant? .
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ROLES OF STAKEHOLDERS IN ADDRESSING THE PROBLEM OF THE EFFECTS

OF POPULATION ON HOUSING DEMAND IN THE WA MUNICIPALITY

18. Who are the providers of housing in the Wa Municipality?

(01) Individual (02) Public sector (03) Private sector (04) Public-private sector partnership

19. What are the efforts of these Stakeholders in addressing housing?

(01) Provision of subsidized housing (02) dispersal of economic activities (03) provision of

subsidized housing (04) controlling rent values (05) housing market liberalization

ALTERNATIVE STRATEGIES FOR SOLVING THE HOUSING PROBLEMS IN THE

W A MUNICIPALITY

20. How can the housing problems be solved in the Wa Municipality?

Thank you .

.'
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Appendix III

UNIVERSITY FOR DEVELOPMENT STUDIES, SCHOOL OF GRADUATE

STUDIES

FACULTY OF PLANNING AND LAND MANAGEMENT

INTERVIEW GUIDE FOR HIGHER EDUCATIONAL INSTITUTIONS (UDSIW A-

POLYIWA HATS)

To the prospective respondent:

This questionnaire is being administered to obtain data for an assessment of the effects of

population growth on housing demand in the Wa municipality of the Upper West Region of

Ghana. It is purely an academic exercise leading to the award of the degree of Master of

Philosophy in Development Management. All responses shall therefore be treated

confidentially and so your cooperation. and contributions are needed for the growth of

knowledge and prospective solutions to existing challenges in this sphere of urban

development.

1. Name of tertiary institution:

2. Location:

3. Position of respondent:

4. What factors account for population growth in the Wa Municipality?

5. How many students are housed into the school hostels?

6. How many are housed outside?

7. Who are the providers of residential facilities for your institution?

8. How effective have the interventions of the housing providers identified above being?
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9. What changes would you like to see for the improvement in the provision of residential or

housing facilities for students and staff of your institution?

10. What strategies should be implemented to improve the housing supply in the school?

Thank you
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Appendix IV

UNIVERSITY FOR DEVELOPMENT STUDIES, SCHOOL OF GRADUATE STUDIES

FACULTY OF PLANNING AND LAND MANAGEMENT

INTERVIEW GUIDE FOR MUNICIPAL ASSEMBLY OFFICIALS

To the prospective respondent:

This questionnaire is being administered to obtain data for an assessment of the effects of

population growth on housing demand in the Wa municipality of the Upper West Region of

Ghana. It is purely an academic exercise leading to the award of the degree of Master of

Philosophy in Development Management. All responses shall therefore be treated

confidentially and so your cooperation and contributions are needed for the growth of

knowledge and prospective solutions to existing challenges in this sphere of urban

development.

1. Name of institution:

2. Location:

3. Position of respondent:

4. What factors account for population growth in the Wa Municipality?

5. Which aspects ofland use and housing demand signals population growth in Wa?

6. Which place in Wa is demand for housing rising?

7. Which areas in Wa are buildings springing up quickly?

8. Do you agree that population growth has effects on the demand for housing and land use

activities? Give reasons.

9. What challenges does your organization face in housing provision in Wa municipality?

10. What administrative policies have you adopted for addressing the housing provision challenges

identified above (9, if any)?
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11. Which categories of people are usually vulnerable to housing problems In the Wa

Municipality?

12. To what extent have the interventions of your organization contributed to addressing the needs

of the vulnerable groups in terms of housing problems in the Wa Municipality?

13. What strategies would you recommend for addressing housing supply deficit In the Wa

Municipality?

Thank you.
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Appendix V

THE UNIVERSITY FOR DEVELOPMENT STUDIES, SCHOOL OF GRADUATE

STUDIES

FACULTY OF PLANNING AND LAND MANAGEMENT

INTERVIEW GUIDE FOR TOWN AND COUNTRY PLANNING OFFICIALS

To the prospective respondent:

This questionnaire is being administered to obtain data for an assessment of the effects of

population growth on housing demand in the Wa municipality of the Upper West Region of

Ghana. It is purely an academic exercise leading to the award of the degree of Master of

Philosophy in Development Management. All responses shall therefore be treated

confidentially and so your cooperation and contributions are needed for the growth of

knowledge and prospective solutions to existing challenges in this sphere of urban

development.

1. Name of institution:

2. Location:

3. Position of respondent:

4. What factors account for population growth in the Wa Municipality?
5. Which aspects ofland use and housing demand signals population growth in Wa?

6. Which place in Wa is demand for housing rising?

7. Which areas in Wa are buildings springing up quickly?

8. Do you agree that population growth has effects on the demand for housing and land use

activities? Give reasons

9. What challenges does your organization face in housing provision in Wa?

10. What administrative policies have you adopted for addressing the housing provision challenges

identified above (9, if any)?
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11. Which categories of people are usually vulnerable to housing problems III the Wa

Municipality?

12. ~o what extent have the interventions of your organization contributed to addressing the needs

of the vulnerable groups in terms of housing problems in the Wa Municipality?

13. What strategies would you recommend for addressing housing supply deficit III the Wa

Municipality?

Thank you.

,..
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Appendix VI

THE UNIVERSITY FOR DEVELOPMENT STUDIES, SCHOOL OF GRADUATE
STUDIES

FACULTY OF PLANNING AND LAND MANAGEMENT

INTERVIEW GUIDE FOR STATE HOUSING COMPANY OFFICIALS

To the prospective respondent:

This questionnaire is being administered to obtain data for an assessment of the effects of
population growth on housing demand in the Wa municipality of the Upper West Region of
Ghana. It is purely an academic exercise leading to the award of the degree of Master of
Philosophy in Development Management. All responses shall therefore be treated
confidentially and so your cooperation and contributions are needed for the growth of
knowledge and prospective solutions to existing challenges in this sphere of urban
development.

1. Name of institution:

2. Location:
.-..:

3. Position of respondent:

4. What factors account for population growth in the Wa Municipality?

5. What aspects of land use and housing supply activities are indicative of increasing
population growth in Wa?

6. Which place in Wa is demand for housing rising?

7. Which areas in Wa are buildings springing up quickly?

8. Do you agree that population growth has effects on the demand for housing and land use
activities? Give reasons

9. What challenges does your organization face in housing provision in Wa?

10. What administrative policies have you adopted for addressing the housing provision
challenges identified above (9, if any)?
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11. Which categories of people are usually vulnerable to landlhousing problems in the Wa
Municipality because of population growth?

12. To what extent have the interventions of your organization contributed to addressing the
e

needs of the vulnerable groups in terms of housing problems in the Wa Municipality?

13. What strategies would you recommend for addressing housing supply deficit in the Wa
Municipality?

Thank you

..-
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Appendix VII

THE UNIVERSITY FOR DEVELOPMENT STUDIES, SCHOOL OF GRADUATE
STUDIES

FACULTY OF PLANNING AND LAND MANAGEMENT

INTERVIEW GUIDE FOR LANDS COMMISSION OFFICIALS

To the prospective respondent:

This questionnaire is being administered to obtain data for an assessment of the effects of
population growth on housing demand in the Wa municipality of the Upper West Region of
Ghana. It' is purely an academic exercise leading to the award of the degree of Master of
Philosophy in Development Management. All responses shall therefore be treated
confidentially and so your cooperation and contributions are needed for the growth of
knowledge and prospective solutions to existing challenges in this sphere of urban
development.

1. Name of institution:

2. Location:

3. Position of respondent:

.- 4. Which place in Wa is demand for housing rising?

5. Which areas in Wa are buildings springing up quickly?

6. What land administrative challenges emerge because of high demand for land for residential
purposes in the affected areas?

7. Suggest ways of addressing the challenges population growth is posing to land use and
administration in the municipality.
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Appendix VIII

THE UNIVERSITY FOR DEVELOPMENT STUDIES, SCHOOL OF GRADUATE
STUDIES

FACULTY OF PLANNING AND LAND MANAGEMENT

INTERVIEW GUIDE FOR OFFICIALS OF THE RENT CONTROL DEPARTMENT

This questionnaire is being administered to obtain data for an assessment of the effects of
population growth on housing demand in the Wa municipality of the Upper West Region of
Ghana. It is purely an academic exercise leading to the award of the degree of Master of
Philosophy in Development Management. All responses shall therefore be treated
confidentially and so your cooperation and contributions are needed for the growth of
knowledge and prospective solutions to existing challenges in this sphere of urban
development.

1. Name of institution:

2. Location:

3. Position of respondent:

4. What factors influence the determination of rent in the Wa Municipality?

,...r - 5. How is the rent rates situation in the Wa Municipality before the establishment of University
for development studies, Wa Polytechnic and Wa Health Assistant School and after their
establishment?

6. Which place in Wa is demand for housing rising?

7. Which areas in Wa are buildings springing up quickly?

8. What challenges does your organization face in housing provision in Wa?

9. What administrative policies have you adopted for addressing the housing provision
challenges identified above (8, if any)?

10. Which categories of tenants are most affected by the challenges of rent values?

11. To what extent have the interventions of your organization contributed to addressing the
needs of the vulnerable groups in terms of housing problems in the Wa Municipality?

13. What strategies would you recommend for addressing housing supply deficit in the Wa
Municipality?

Thank You
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