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Abstract

Housing is considered a basic human need. Yet deficit housing supply plagues Ghana. Studies
on housing concentrate mainly on offering accommodation that neglects the problem of its
affordability. As a result, this study examines factors influencing housing affordability using
the Tamale Metropolis as a case study. Using stratified random sampling methodology, 271
renters and homeowners was chosen. Data analysis utilized descriptive statistics. The study
showed inflation, rapid urbanization, and building material costs were the dominant factors
that influence housing affordability. Rent was also found to be relatively affordable for all
categories of housing units. Furthermore, it emerged that the efforts of homeowners, the
private sector developers, and the state in the provision of housing were insufficient in
providing affordable housing. Consequently, tenants are forced to invest over longer years for
constructing or buying a home. The private sector should use less-cost building materials in
its projects to provide housing for rent and/or sale, and still present minimum quality
standards. It will mean that construction costs will not be too high to justify a high rent once
the building is completed. Rent will be on the low side when this happens so tenants can
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afford to. Equally, it is precarious that the government joins forces with the private estate
developers to put up flats at reasonable prices using cheap local building materials.

Keywords: Housing, affordability, housing demand, supply factors, Tamale Metropolis,
Ghana

1. Introduction

Affordable housing is one of the most significant urban problems in the world's developing
economies (Chowdhury, 2013). It comes in a range of shapes including compound houses;
semi-detached; tents, kiosks, and containers; flats/apartments, and huts. Housing is a basic
human right and a life-need (Awuvafoge, 2013; Bank of Ghana, 2007; Chowdhury, 2013; Fu,
2007; UN Habitat). It's also the single largest spending item in many households and
individuals' budgets (Chowdhury, 2013; Litman, 2016). Household should therefore be able
to afford a decent home without impairing its ability to spend on other necessities
(Chowdhury, 2013).

Ghanaians are very preoccupied with owning their own home. The urban population of
Ghana is very poorly built, relative to other countries in sub-Saharan Africa (Tipple, 2011).
Single rooms occupy around 60 per cent of all urban households. This is because there was a
housing deficit of 736,657 in Ghana as of 1970, which increased to 1,184,636 in 1984 to
1,526,275 in 2000. The supply deficit rose further in 2010, to 1,600,000. Approximately 35%
of households can afford only GH12,000 or less (one room) and 85% of all households can
afford less than GH772,000 (Tipple, 2011).

The Tema Development Corporation (TDC), the State Housing Company, the National
Shelter Strategy, the National Housing Strategy, the Home Finance Company (HFC), and the
Ghana Vision 2020 (Awuvafoge, 2013; Boamah, 2014; Konadu-Agyemang, 2001,
Nsiah-Gyabaah, 2009) were among some of the policies instituted to promote housing
provision in Ghana. In addition, the formation of the Ghana Real Estate Developers
Association (GREDA) in 1988 was timely, and its core intention was to promote the
development of residential estates to increase the stock of housing units as a means of
ensuring adequate provision of affordable housing for all socioeconomic groups (Awuvafoge,
2013; Tipple, 2011). Notwithstanding these major interventions in Ghana’s housing sector,
the situation of housing provision still leaves much to be desired.

Inadequate stock, overcrowding, housing decay and neighbourhood blight still characterise
housing in Ghana (Boamah, 2014). The efforts have also been unsuccessful in providing
middle- and low-income communities with affordable housing in the country (Awuvafoge,
2013; Boamah, 2010b, 2014; CHF International, 2004). The housing projects mostly
benefited the upper class (Benjamin, 2007). Similarly, housing is characterized by high rental
unit costs and high prices are for those in middle-class residential areas (Bank of Ghana,
2007). For example, most commercial properties in Ghana's major cities such as Accra, Tema,
Sekondi-Takoradi and Kumasi are overpriced and largely dollar quoted. Beyond the
dollarization of the property market in Ghana, many several other challenges make this effort
to providing affordable housing ineffective. Equally important is that these invariably affect
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the living conditions of the people within the low socioeconomic group.

In the Metropolis of Tamale, the population in 2001 was 293,881, but decreased to 223,252 in
2010 (GSS, 2005b, 2014). This population reduction was due to the carving of the Tamale
Metropolis from the Municipality of Sagnarigu. In 1984, the Tamale Metropolis was
urbanized by 42 percent, but this decreased to 40.7 percent in 2000 and subsequently to 80.8
percent in 2010 (GSS, 2005b, 2014). By 2000, 65.5 percent of the Tamale Metropolis
residents owned their homes, 27.3 percent leased while 6.7 percent lived in rent-free homes
and the remaining 0.4 percent was perched (GSS, 2005b).

For 2010, 55 percent lived in their own dwellings while the rest were renting, perching or
living in rent-free dwellings (GSS, 2014). This data tend to suggest that most people are not
able to own their housing and are probably renting suggesting problems in housing
affordability. Lower and middle-income earners are greatly disadvantaged in accessing
affordable housing units, as housing prices far exceed their financial capacity (Yirenkyi,
2014). That makes it necessary to investigate how housing influences these categories factors
in Ghana's Tamale Metropolis.

An examination of the literature on housing suggests that the concentration of most prior
studies on housing were on its supply, demand, conditions and policies in the sector (Boamah,
2014; Tipple, 2011; Yakubu, Akaateba & Akanbang, 2014) with little attention on factors
influencing housing affordability. This creates a knowledge gap that requires an assessment.
Although in the Tamale Metropolis some earlier studies (Boamah, 2010b; Biitir, 2009) have
looked at affordability in housing, these studies have generally failed to consider factors
influencing housing in the Tamale Metropolis of Ghana. These situations produce grey areas
that require an empirical assessment. As such, it is worthy to investigate housing affordability
in the Tamale Metropolis.

2. Overview of Affordable Housing in Ghana

In 2000 the population of Ghana was 18,912,079 but increased to 24,658,823 in 2010 (Ghana
Statistical Service, 2005a, 2013). As of 2000, Ghana was further increased to about 51 per
cent in 2010 by 44 per cent urbanized (GSS, 2005a, 2013). These population growth and
urbanization trends statistics illustrate that the need for housing is on the rise. For the housing
situation in Ghana, there was a housing demand of 1,678,296 (supply = 941,639) by 1970,
which in 1984 increased to 2,410,096 (supply = 1,226,360) and in 2000 to 3,708,250 (supply
= 2,181,975) (Tipple, 2011). By 2010 the demand for housing continued to increase to
7,417,607 with a supply of 5,817,607. This suggests that housing demand is steadily
outweighing its supply (Boamah, 2010a; Mahama & Antwi, 2006). This is because the
housing industry in Ghana is at an elementary stage leading to high housing prices [i.e., for
rent and/or purchase] (Ghana Bank, 2007).

To meet the housing needs of the various socio-economic classes, particularly the middle and
low-income earners who do not have funds to meet their housing needs (Boamah, 2010b,
2014), it has resulted in the establishment of various steps. For individuals who largely
provide housing, they do so at a slow pace as their finances are usually inadequate
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(Awuvafoge, 2013), as they rely mostly on their own resources with few of them going to
mortgage (Ghana Bank, 2007).

Despite the efforts of both government and private organizations to provide affordable
housing, these have been plagued by some challenges that limit their impact. Some of the
challenges posed by the provision of affordable housing include high land construction costs,
high labour costs, persistent land litigation, poor land tenure system, high borrowing costs,
difficulty in obtaining funds and a shortage of building materials (Ghana Bank, 2007; Otiso,
2003; Tipple, 2011). These circumstances have tended to restrict housing supply in the
Tamale Metropolis, which is one of Ghana's most populated metropolises (GSS, 2012).

3. Factors Influencing Affordability of Housing

Literature show that demand and supply related factors individually or jointly influence
affordability of housing (Trimbath & Montoya, 2002). The demand factors include rapid
urbanization, household formation rates, household demographic characteristics, house-cost
financing, and the country's macroeconomic conditions (Senayah, 2015). For the supply
factors may include the availability and cost of land, labour, building materials, social
infrastructure availability and housing finance. Housing affordability is shaped and
determined by house prices, household income, household spending patterns and mortgage
interest rates, according to Trimbath and Montoya (2002) and Norazmawati (2007) as cited in
Ismail et al. (2015).

According to UN-Habitat (2011), the affordability of a house is mainly affected by capital
variables (house purchase costs) and occupation variables (housekeeping costs). Thus, in the
main, whether the household is a rented one or owner — occupied, the house's affordability is
seen in two components: pre-acquisition affordability (capital variables) and post-acquisition
affordability (occupation variables) (Senayah, 2015). The capital variables are seen in terms
of the cost of property, services, building materials and labour, and the ability to fund the
purchase, while the occupation variables are seen in terms of land lease and prices, service
costs, and construction maintenance and financial inputs such as: loan repayment duration
and interest rates, and household income minus non-housing expenditure (UN-Habitat, 2011).

A Bank of Ghana report (2007) found that 86 percent of respondents suggested that high cost
of building raw materials was the most significant driving factor behind the rising prices of
residential properties in the country on the causes of sustained increases in house prices. It is
further noted that land costs have also been identified as the second largest factor behind the
appreciable house price rises in Ghana, followed by labour costs, interest rates and obsolete
technology.

Ismail et al. (2015) revealed that Bumiputera's major factors influencing housing affordability
included banking restrictions, high patterns of expenditure, housing policies, and income. In
addition, house prices are driven by economic growth, inflation, spreads across long-term
maturities of short-term interest rates and bank loans between government bonds (Zainal,
2010). Higher lending rates, for example, would increase the cost of securing housing loans
(Zainal, 2010). Macro- and micro-factors also influence the inability to own a house (Iman,
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2006). Factors which are considered a global macro factor or the overall economy to affect
affordability of housing are economic, demographic, social and political (Iman, 2006). It is
further noted that the micro factors consist of various aspects of financing, employment,
income, expenditure on housing, house prices, monthly instalments, deposit or down payment,
loan amount, loan term, interest rates and cost of financing. Assaf et al. (2010) found that
some of the factors that significantly affect the cost of construction of affordable housing in
Saudi Arabia include insufficient supply of labour, lack of planning, standard materials,
length of the contract period, quality of design, material costs, changes in design, on-site
conflicts, weak on-site financial management and previous experience. Moreover, questions
like zoning, permits and densities affect housing affordability (Assaf et al., 2010).

4. Materials and Methods

Legislative Instrument 2068 (L.I. 2068) instituted the Tamale Metropolitan Assembly. It is
currently one of the country’s six Metropolitan Assemblies, and the only Metropolis in
Ghana’s three former northern regions. Two regions were carved out of the Northern Region
in June 2018, namely: The Savannah Region and the Northeast Region.

Tamale is the metropolitan as well as the northern region's provincial capital. It is situated in
the central part of the area and shares borders with the Municipality of Sagnarigu to the
North-West, Mion District to the East and East Gonja to the South and Central Gonja to the
South-West as shown in Figure 1. The Metropolis is the hub for local goods, particularly the
agricultural and commercial goods from the other districts in the region and the southern part
of Ghana, through this strategic location of Tamale. Several nearby West African countries
such as Burkina Faso, Niger, Mali and Togo also stand to benefit in trade.

The Metropolis has an approximate total land area of 646.9sqkm (GSS, 2010). There are 116
communities in the Metropolis, 41 (35%) of which are metropolitan, 15 (13%) are peri-urban
and 60 (52%) are rural in nature. The rural parts of Tamale are the areas where land continues
to predominate for agricultural activities and function as the Metropolis food basket.

During the rainy season, the Metropolis is filled with naturally grown, tall grasses used to
make 'Zanamat' (GSS, 2002). After many people with different ethnic backgrounds started
migrating from other areas to settle there, this area started experiencing high population
growth, making it a cosmopolitan area (GSS, 2010). The Dagombas are the majority and
other ethnic groups such as Gonjas, Mamprusis, Akan, Dagaabas and Frafras also reside in
the Metropolis (GSS, 2010) among others. Other nationals from Africa and other countries
around the world are also found in the Metropolis (GSS, 2010).
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Figure 1. Map of Tamale Metro showing aerial view of the study areas

For this review the mixed methods analysis methodology has been adopted. Mixed methods
investigation combines qualitative and quantitative research hypotheses (Creswell, 2003;
Zohrabi, 2013). This research strategy allows many approaches to be used to answer research
questions, rather than to limit the choices made by researchers (Johnson & Onwuegbuzie,
2004). This method is deemed suitable for this study because it allows the simultaneous
collection of both quantitative and qualitative data on this study. This helps to give a holistic
picture of the study question. It also makes use of both quantitative and qualitative analytical
approaches concurrently to help in providing clear explanation of issues. In terms of the study
design, the case study design was employed.

The research proposed area is the Tamale Metropolis. The target population included renters
who resided in the Metropolis of Tamale, officials of State Housing Company, Rent Control
Unit and some Real Estate Developers who supplement the supply of housing units in Ghana.
The reason was simply to profile their views with respect to their experiences in accessing
housing and the professional experiences of the officials in the area of housing supply in
Tamale and to see how those challenges they faced affect the affordability of the units they
provide.

The analysis employed both probability and non- probability sampling techniques; this is due
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to the study's use of the mixed method approach. Simple and purposeful random sampling
techniques were employed. Purpose sampling technique was used to gather data from
officials with the required knowledge and information on the topic. Thus, the selection of
these respondents was based on their expert knowledge on this study. Two (2) personnel from
the Rent Control unit, 3 marketing officers from private real estate developers, and 3 officials
from State Housing Company were purposively selected. Data from the respondents was
triangulated to ensure the internal validity of the study.

Fisher, et al. (1998) formula for determining sample size was used to get a sample size of the
household respondents. This formula is given as: Necessary sample size= ((z-score)?
*standard deviation * (I-standard deviation))/(margin of error)? z-score= 1.645; standard
deviation= 0.5; margin of error= 0.05. Consequently, the sample size for the study was 271
renters. Tamale Metropolis was stratified based on low, middle, and high-income
categorization areas. Warizehi, Tishigu, and Vittin- Target emerged as low, middle, and
high-income zones respectively, according to the Ghana Statistical Service poverty mapping
report 2015. The sample distribution for the three locations was proportionally based. For
Warizehi the distribution was 129, for Tishigu 89 and for Vittin- Target 53.

Primary and secondary data were used in the study. Primary data were collected using
interview guide. The primary data was collected through face-to-face interviews from the
respondents in the study field. Secondary data were also collected to support the primary data
from policy documents, journals, articles, and archival materials. This was needed to ensure
triangulation of both the methodological and the source of data.

The design of instruments that the researchers employed in the collection of primary data was
interview guide, an interview guide aided in the collection of data from renters. The
justification for using this instrument was that not all the renters are literate and so the
researcher and the enumerators had to administer the instruments personally. The interview
guide covered the various arrangements put in for meeting housing need. The interview guide
was structured into four sections with closed as well as open-ended questions. The instrument
had instructions to guide the interviewer with respect to each section’s expectations. Since the
study methodology was the mixed method approach, it employed both quantitative and
qualitative data analysis methods. The quantitative data was included in the Social Sciences
Statistical Package and analysed. The analysis involved using descriptive statistics such as
tables to understand demand-related factors that were endorsed as influencing affordability of
housing by the renters from the Likert scale items. Using thematic analysis, it was analysed
for the qualitative data. The thematic analysis helped segregate the factors into the factors in
demand and supply. The analysis involved a detailed description of how each of the factors
impacts the ability of individuals to rent and/or buy a house.

5. Results and Discussion
5.1 Socio-Demographic Characteristics of Renters in Tamale Metropolis

The study examined four background features of the respondents. These background
characteristics included gender, age, location, and household size. Table 1 presents outcomes
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of respondents' background characteristics. The first feature of the context considered has
been gender. 62.7 percent of the 271 respondents were males, while the remainder were
females. That suggests most of the respondents were males. This is so because males who are
normally household heads are culturally supposed to provide housing for their families in
Tamale Metropolis. Another background feature examined was age of respondents. From
Table 1, it is observed that of the 271 respondents, 50.6 percent of the respondents who
constituted the majority were between the ages of 25 and 34, while 8.1 percent of the
respondents who fell between the ages of 15 and 24 were of the least category, the reason
being that they are students in the areas. These findings indicate that most respondents are in
the periods of productive age when they will work to earn an income and pay for their
housing needs.

Furthermore, location of residences was considered. The results in Table 1 revealed that 47.6
percent of the respondents out of the 271 were from Warizehi, 32.8 percent from Tishigu and
the rest (19.6%) were from Vittin Target. This insinuates that most of the respondents of this
study were from Warizehi. This result suggests that there are more renters in Warizehi
compared to the other suburbs of the Tamale Metropolis. The last background characteristics
looked at household size. Of the 271 respondents, the minimum number of people in a
household was 3 whereas the maximum was 30. The median household population was 5
(Mean = 8.43; Std. Deviation = 7.46; Skewness = 1.19). This household size of 5 is less than
the household size of 6.3 for the Tamale Metropolis discovered by the GSS (2014).

Table 1. Background features of respondents

Variable Number Percent
Sex

Male 170 62.7
Female 101 37.3
Total 271 100
Age

15-24 22 8.1
25-34 137 50.6
35-44 74 27.3
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45 and above 38 14.0
Total 271 100
Location

Warizehi 129 47.6
Tishigu 89 32.8
Vittin Target 53 19.6
Total 271 100

Source: Field Data (2020)

5.2 Factors that Influence Affordability of Housing

Housing is a basic human need, as such, it is crucial to determine the issues bordering on all
groups of people's accesses to it. In this regard, this section focuses on rented type of housing,
rental duration, rented house facilities and factors that determine affordability of housing.
Details of these issues will be presented in the subsections that follow.

5.2.1 Characteristics of Rental Housing in Tamale Metropolis

The types of housing rented by respondents were considered and the results are presented in
Table 2. The types of housing respondents rented were varied. They included detached house,
semi-detached houses, flats/apartments, compound houses, huts and containers. The results
show that major types of housing rented in a descending order were compound houses
(67.5%), flats/apartments (11.1%) and detached house (10.7%). This finding is consistent
with that of GSS (2014) which also found that in the Tamale Metropolis, the major dwelling
places constituted compound houses, flats/apartments, and detached houses, which is
characteristic of urban areas.
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Table 2. Housing type rented

Housing Type Number Percent
Detached house 29 10.7
Semi-detached houses 21 7.7
Flats/apartments 30 11.1
Compound houses 183 67.5
Huts 6 2.2
Container 2 0.7
Total 271 100

Source: Field Data (2020)

The compound house type dominated as the most rented housing type in all three study areas.
This is because it is generally the dominant type of housing in the metropolis.

In the Tamale area, renting of flats/apartments and semi-detached houses were dependent on
the location of the suburb. However, in both Tishigu and Vittin Target the next important
types of housing rented after compound houses were flats/apartments while that of Warizehi
were semi-detached houses, depicting variation in the housing types rented in table 3.

10
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Table 3. Housing type rented by residential areas

Housing Type Location

Warizehi Tishigu Vittin Target
Detached house (7.0%) (14.6%) (13.2%)
Semi-detached houses (8.5%) (2.2%) (15.1%)
Flats/apartments (3.9%) (7.9%) (34.0%)
Compound houses (75.2%) (75.3%) (35.8%)
Huts (4.7%) (0%) (0%)
Container (0.8%) (0%) (0.9%)
Total (100%) (100%) (100%)

Source: Field Data (2020)

The number of rooms rented was also examined. This was critical in the determination of
room occupancy level. In connection with the number of rooms rented, out of the 271
respondents, the minimum number of rooms rented was 1 while the maximum was 15. The
median number of rented rooms was 1 (Mean = 1.66; Std. Deviation = 1.28; Skewness =
7.10). With a total household size of 2258 and 418 rooms rented, it gives room occupancy of
5.4 persons per room. This room occupancy is higher than the standard 1.5
persons-per-room (PPR) and/or 2 persons-per-bedroom (PPB) (Blake, Kellerson & Simic,
2007). This shows that renters live in overcrowded accommodation in the Tamale Metropolis.

5.2.2 Renting Duration

The rental period was evaluated; the findings were first viewed from an aggregate point and
subsequently disaggregated. From the general perspective, the results showed that the mean
duration for respondents’ renting was 2 years (Mean = 2.97; Std. Deviation = 2.73; Skewness
= 2.91). The minimum period for renting was 0.17 years with the maximum being 24 years.
The median duration of period for renting of 2 years suggest that on the average; most of the
respondents have not been renting for longer periods.

As regard to Warizehi, the results showed that the minimum duration for renting was 0.17
years while the maximum was 14 years with an associated median of 2 years (Mean = 2.78;
Std. Deviation = 2.40; Skewness = 2.04). In Tishigu, median duration for renting was 3 years
(Mean 3.25; Std. Deviation = 2.89; Skewness = 4.52) with a maximum period of renting of

11
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24 years and a minimum of 0.80 years. Pertaining to Vittin Target, it had a minimum period
for renting of 0.20 years whereas the maximum was 12 years with an associated median of 2
years (Mean = 2.96; Std. Deviation = 3.21; Skewness = 1.70). Using the median duration for
renting, it is observed that Tishigu has a higher duration (Median = 3) for renting compared
with that of both Warizehi and Vittin Target which is 2 years. This accounted for the
difference in the Tishegu region due to the 2015 Ghana Statistical Service Poverty Mapping
Study that classified Tishegu as a middle-income city.

Table 4. Location by duration of renting

Location Sample Minimum Maximum Mean Standard Median Skewness
Deviation

Warizehi 129 0.17 14.00 2.78  2.40 2.00 2.04

Tishigu 89 0.80 24.00 325 2.89 3.00 4.52

Vittin 53 0.20 12 296  3.21 2.00 1.70

Target

Source: Field Data (2020)

Note: Rent duration is in years

5.2.3 Facilities in Rented House

The kind of housing that renters would go for would depend on the type of facilities that such
an apartment has and the comfort and security that is obtainable. In this respect, this section
focuses on looking at the specific facilities in rented houses, comfort derived from the
facilities and cost associated with maintaining the facilities.

On the issue of the facilities available in rented houses the respondents enumerated a myriad
of them. The results are presented in Table 5. The results indicate that of 76 multiple
responses for those renting separate houses, toilet facilities (30.3%), bathroom (26.3%),
electricity (21.1%) and pipe borne water (22.3%) were the facilities available in them. The
results depict that most of the separate houses rented have toilet facilities with few having
electricity. For the 55 multiple responses on facilities in rented semi-detached houses,
respondents noted that they have toilet facilities (23.6%), bathroom (25.5%), electricity
(21.8%) and pipe borne water (29.1%). With respect to the 113 multiple response for those
renting flats/apartments, the results denotes that toilet facilities (26.5%), bathroom (26.5%),
electricity (26.5%) and pipe borne water (20.5%) were some of the facilities in the
accommodation. It is clear from the results that pipe borne water is the least facility in the
flats/apartments. Equally, the results on 173 multiple responses on facilities in compound

12
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houses included toilet facilities (6.9%), bathroom (26.5%)), electricity (26.5%) and pipe borne
water (20.5%). The results indicate washrooms in the compound houses rented by the
respondents are restricted. This might lead to open defecation due to the bad sanitation
situation that could arise, which comes with its cholera health challenges.

Table 5. Housing type rented by facilities available

Housing Type Facilities Available Total
Toilet Bathroom Electricity Pipe Borne
Facilities Water
Detached house (30.3%) (26.3%) (21.1%) (22.3%) (100%)
Semi-detached (23.6%) (25.5%) (21.8%) (29.1%) (100%)
Flats/apartment (26.5%) (26.5%) (26.5%) (20.5%) (100%)
Compound house (6.9%) (13.3%) (71.1%) (8.7%) (100%)
Hut (0%) (100%) (0%) (0%) (100%)
Container (0%) (0%) (100%) (0%) (100%)

Source: Field Data (2020)

*more than sample size due to multiple response

The cost of maintaining the facilities in a house is crucial because it has an impact on the
money that will be available for meeting the basic needs of renters. In the light of this, it was
deemed important to examine respondents’ perception about the cost associated with
servicing the facilities in their rented houses. It was considered from the general point and
then disaggregated using housing type. Table 6 presents respondents’ general views about the
cost aligned with maintenance of facilities in the house. It is evident from Table 6 that out of
the 271 respondents, 35.8 percent indicated that maintenance of the facilities in the rented
houses was expensive whereas 64.2 percent of them held a contrary view. This means that
though renting a house comes with extra cost of servicing the facilities in it, the renters are
however able to cope.

13
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Table 6. Housing type rented by perception on cost of maintenance of facilities

Housing Type Maintenance of Facilities are Expensive Total
Yes No

Detached house (20.7%) (79.3%) (100%)
Semi-detached house (52.4%) (47.6%) (100%)
Flats/apartment (56.7%) (43.3%) (100%)
Compound house (31.7%) (68.3%) (100%)
Hut (66.7%) (33.3%) (100%)
Container (50.0%) (50.0%) (100%)

Source: Field Data (2020)

The perception of comfort obtained from the facilities in rented accommodation was
disaggregated using housing type to determine renters’ opinions on the issue. The results are
presented in Table 7. It is observed from the results that majority of the respondents renting
detached house (79.3%), semi-detached house (85.7%), flats/apartment (86.7%), compound
house (78.1%), and hut (100.0%) are of the view that the facilities in such accommodations
make life comfortable for them. It is evident from the results that only few of the respondents
indicated that the facilities availability does not make staying in them comfortable.
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Table 7. Housing type by perception on comfort derived from facilities in rented
accommodation

Housing Type Comfort Derived from Facilities in Total
Rented Accommodation

Yes No
Detached house (79.3%) (20.7%) (100%)
Semi-detached house (85.7%) (14.3%) (100%)
Flats/apartment (86.7%) (13.3%) (100%)
Compound house (78.1%) (21.9%) (100%)
Hut (100.0%) (0%) (100%)
Container (50.0%) (50.0%) (100%)

Source: Field Data (2020)

5.3 Factors Determining Housing Affordability

As housing is a necessity that people cannot do without, the issues surrounding its access are
becoming crucial. Access to the residential unit is therefore determined by its affordability. As
a result, the factors affecting affordability of housing were deemed significant. Table 8 gives
some of the factors that are likely to affect housing affordability.

Of the 16 factors rated, the remainder had more than 53 percent endorsement as factors
influencing affordability of housing, except for deposit or down payment, which was
considered as not affecting housing affordability. The demand factors included household
formation rates, rapid urbanization, affecting house prices, household employment, and
patterns of household spending, monthly instalments, mortgage interest, and inflation.
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Table 8. Housing affordability factors

No. Item SD/D U A/SA Total
Demand factors
1 Rate of household formation affects (15.5) (18.5) (66.1) (100)

affordability of housing

2 Rapid urbanisation affects (3.0) (13.7) (83.4) (100)
affordability of housing

3 House prices affects affordability of  (3.7) (9.2) (87.1) (100)
housing
4 Household income affects  (11.8) (20.3) (67.9) (100)

affordability of housing

5 Household  expenditure  patterns  (17.0) (28.0) (55.0) (100)
affects affordability of housing

6 Monthly instalments affect (17.0) (25.1) (57.9) (100)
affordability of housing

7 Deposit or down payment affects (17.3) (37.6) (45.0) (100)
affordability of housing

8 Mortgage interest rates affects (20.7) (23.2) (56.1) (100)
affordability of housing

9 Inflation affects affordability of (8.1) (7.7) (84.1) (100)
housing
Supply factors

10 Availability and cost of land affects (12.5) (8.9) (78.6) (100)

affordability of housing

11 Cost of labour affects affordability of  (12.9) (9.6) (77.5) (100)
housing
12 Cost of building materials affects (9.2) (8.9) (81.9) (100)

affordability of housing
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13 Technology for building houses (18.1) (20.7) (61.3) (100)
affects affordability of housing

14 Housing policies affects affordability  (22.5) (23.6) (53.9) (100)
of housing
15 Design of houses affects (13.7) (24.0) (62.4) (100)

affordability of housing

16 Availability and cost of loans to (13.3) (28.4) (58.3) (100)
finance housing construction affects
affordability of housing

Source: Field Data (2020)

Note: SD= Strongly Disagree; D=Disagree; U= Uncertain;, A= Agree; SA= Strongly Agree

In an interview with the key informants, they also stated similar demand related factors. For
example, a 56 years old landlord from Vittin Target (23" January 2020) remarked:

Some of the factors that influence affordability of houses that we rent out include proximity to
social services, nearness to the central business district, household expenditure patterns,
mortgage interest and inflation.

This indicates that similar supply factors decide the willingness of people to buy or rent a
residential accommodation in the Tamale metropolis. This confirms Senayah's (2015)
findings that demand-related factors that determine housing prices include rapid urbanization,
household formation rates, household demographic conditions, household financing, and
macroeconomic conditions.

On the other hand, the supply-related factors that respondents agreed/strongly agreed on as
factors influencing housing affordability were the availability and cost of land, labour costs,
building materials costs, building housing technology, housing policies, housing design and
availability and loan costs for financing housing construction. As some of the supply factors
that affect the affordability of housing, the key informants listed cost of building materials,
technology for building houses, housing policies, housing design, availability and cost of
property, and labour costs. A key informant for instance, stated that:

[ think that the ability of people to rent and/or buy a residential facility depends on the cost of
labour, cost of building materials, technology for building houses, and availability and cost
of loans. This influences the number of houses that can be supplied when required at
reasonable prices to prospective tenants and/or buyers of houses (Key informant, 45 years
old personnel from State Housing Company, 24™ January 2020).
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This quotation implies that supply related factors greatly influences the affordability of
housing provided for rent and/or for outright purchase. This concurs with the findings made
by Montoya (2002), Norazmawati (2007) as cited in Ismail et al. (2015) and Senayah (2015).

With respect to the major factors affecting housing affordability in the Tamale Metropolis,
this was done by using the percentages of respondents strongly agreed/agreed, as
demonstrated in Table 8. Based on this, house prices, inflation, rapid urbanization, and
building materials costs emerged as the major factors affecting affordability of housing.
Except for labour costs, land supply and hypothetical interest raised by key informants, the
rest were comparable to the major factors adduced by respondents as affecting housing
affordability. The primary informants said these factors are important because they are the
ones that often impact the costs involved in building a residential facility. That is, whether the
cost involved will be high or low would depend on those factors.

6. Conclusion and Policy Recommendation

The affordability of housing in the Tamale metropolis is generally influenced by a range of
factors. Demand factors influence household formation rates, rapid urbanization, house prices,
household wages, and patterns of household spending, monthly payments, mortgage interest,
and inflation. Whereas the supply factors involved land availability and cost, labour costs,
building materials costs and building housing technology, housing policies, housing design,
and loan availability and cost to finance housing construction.

Regarding rent, it was largely affordable regardless of the type of accommodation and
location in the Metropolis of Tamale. Nevertheless, the measures enacted by homeowners, the
private sector, and the state to tackle housing needs were woefully insufficient.

The study recommends the following to improve access and make housing more affordable.
Firstly, involvement of the renters in the determination of the housing rent is crucial to
ensuring that rent remains affordable to the tenants. Their involvement can be made possible
when the rent control board makes it mandatory for the property owners to ensure that renters
take part in decision-making about fixing of the rent they are to pay. Their contributions
should also be binding on the property owners. This will ensure that the landlords/ladies do
not arbitrary increase the rent to levels that the tenants cannot afford.

Also, rent control department must ensure that they monitor the rent set by the property
owners. This is to make sure the rent charged is reasonable for the tenants being able to afford
it. They will see to it that rent rises are justifiable. Where rent is found to be high, the rent
control board may interfere without reasonable reason, and order certain property owners to
pay the rent. To ensure obedience, anybody who flouts these directives will be heavily
penalised.

Additionally, to make rent affordable, the private sector in its efforts to provide housing for
rent and/sale should use building materials that cost less. This will ensure that when the
building is completed the cost of construction will not be too high to warrant high rent. When
this occurs, rent will be on the low side and renters will be able to afford. Finally, the
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government can be seen to be effectively discharging its responsibility of providing housing
by developing an appropriate housing policy.

The State itself should collaborate with the private sector to provide affordable housing. This
will increase housing supply thus reduce the price at which houses are sold or rented. This
will be to the tenants' benefit, as housing will become even more affordable. The government
could also ensure housing provision by lowering the taxes on building materials and lowering
the costs associated with land leasing to reduce the costs associated with housing construction.
With low construction costs involved, many of the tenants would now be able to build their
own structures.
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