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1. Introduction 
Hosing delivery can be defined as the process through which housing units are made available for consumers’ consumption at any point in time at a particular price. According to PRC Report (1980), housing delivery system involves the collection of housing production process or mechanisms, regulating and administrative devices by which housing goods and services are provided to the consumers. Housing delivery system involves processes, which requires effective integration of the various individual institutions and organizations (Agbola, 1988). According to Basset and Short (1980), it is the interaction between these individuals and institutions, which create the environment in which household decisions are made, housing devices realized and constraints against provision imposed. 
In every phase of housing delivery process, there are series of institutions whose activities constraint residential building delivery. For example, before granting approval to building plan, there are certain eligibility rules that prospective home owners must satisfy. These eligibility rules are sometimes called decision rules and they are necessary because they simplify the frequent and repetitive but often complex and controversial decisions that the institutions have to make. Sometimes, the rules are explicit in the form of policy documents, but they are also implicit in the hidden or tacit understandings that are employed within institutions through their decision rules, planning institutions constraint access to residential building permits. This article examines the ways and means through which planning institutions constraints the delivery of housing in Nigeria using the case of building plan approval process in Lagos state as a case study. 
2. Conceptual Anchor and Related Literature
Institutional approach provides the conceptual anchor for this study. Scholars that belong to institutional school of thought reject a number of assumptions used in a household oriented approach. These are that: (i) individuals and families exercise individual preferences and are free to choose from a range of alternatives, and by so doing, determine their own life chances; (ii) households in deciding when to move, and where and in what type of house to live, constitute decision-making units that determine the residential separation of groups and the social geographic patterns in urban areas; and (iii) the household unit study furnishes the key to the understanding of urban housing delivery process (Moughalu, 1987). 
Pahl (1969) is usually recognized as the formative influence in the development of institutional approach. He reiterates that there are spatial and social constraints on the access to urban resources such as housing resources and facilities. The emphasis is on constraints rather than choices, with the constraints reflecting the distribution of power in society (Phillips and Williams, 1984). Control over the distribution of scarce housing resources is in the hands of ‘urban managers’ such as residential land managers and administrators, financial institutions, and local planning authorities, who operate according to certain (bureaucratic) rules and procedures. A succession of empirical studies (Pahl, 1969, 1970, 1975, 1979; Rex and Morre, 1967; Ambrose and Colenut, 1975; Boddy, 1976; Gray, 1976; Williams, 1976; Cater, 1981; Castell, 1977; Bourne, 1981; Saunders, 1984; Phillips and Williams, 1984; Cater and Jones, 1989) has left no doubt that there are, in every phase of housing delivery process, there are series of urban managers whose activities exert a considerable impact on residential building delivery.

3. The Context: Lagos State
Lagos State is located in the south-western coast of Nigeria along the Bight of Benin between Latitudes 6o and 7o North of the Equator and between Longitudes 3o and 4o East of the Greenwich Meridian. Lying in the south-western portion of Nigeria, Lagos State stretches for more than 180 kilometres along the Guinea Coast of the Atlantic Ocean and it is bounded on the North and East by the sister state of Ogun, and on the West by the neighbouring Republic of Benin (International Business Links Ltd (IBLL), 1998). It occupies an area of 3,577.28 square kilometers. Landmass constitutes 2,797.72 square kilometers while water area constitutes the remaining 779.56 square kilometers. It is the tinniest in Nigeria. However, it is the commercial, financial and business hub of Nigeria and sub-Saharan Africa.
Lagos State is the smallest state in Nigeria, yet it has the highest population. According to the 1991 national census, Lagos State had a population of 5,725,116 out of a national total of 88,992,220. The provisional census result of 2006 put the population of Lagos State at 9,316,143.  Lagos State Bureau of Statistics put the population of Lagos State at 22.5 million in 2014 with growth rate of 3.2 per cent. The high rate at which the population of Lagos state is growing coupled with wide expanse of water has significant implications for availability of land for housing delivery. Housing problem in Lagos State is worse than in any other state in Nigeria. 

The inability of an average resident to own or rent a decent housing has encouraged the proliferation of illegal residential buildings and human settlements. In order to curb this menace, Lagos State Government has put certain enabling laws / regulations in place. In addition to the Urban and Regional Planning Decree 88 of 1992, the following enabling laws / regulations provide legal framework for physical planning development and administration in Lagos State. 
a. Lagos State Regional Plan 1980-2000
b. Metropolitan and Master Plan 1985-2000 as amended.
c. Guidelines for Approval of Layout Plans published under LSLN No. 6 of 1983 as amended.
d. Town and Country Planning (Governing conditions for Development of Estates by Private Developers) Regulations, 2005.
e. Lagos State Building and  Civil Engineering (Construction) Materials Quality Control Laboratory Law, 2006 – Statues for necessary construction materials (Sections 2,3,4,9,12,13,&17) inconformity with the Standard Organization of Nigeria (SON) Act 
f. Lagos State Emergency Management Agency Law 2008 A law for promotion of activities of relevant agencies in prevention and management of disasters in the State with particular reference to cases of building collapse, distressed buildings / structures and relevant use of technology in the removal of such affected structures (Sections 5 (1) (2) (3) (4))
g. Lagos State Model City Development Authority Law, No. 15 of 2009. Provides for the implementation of the Approval Orders , upgrade of existing facilities, additional infrastructure and management of same as proposed in the various prepared model city plans (Sections 1 – 30)
h. Lagos State Physical Planning, Urban Development, Urban Regeneration and building control law 2010 (Sections 47 (a) (f) & (i)).
i. Physical Planning, Urban Development, Urban Regeneration and Building Control Law 2010 – aimed at initiation and development of hierarchies of physical development plans, policy formulation, programme development targeted at urban development, regeneration and building control in the state (Sections 1-103).
j. Lagos State Public Private Partnership Law 2011 For the collaboration of all relevant MDAs (including MPP &UD) on behalf of the State; the preparation, development and implementation of Strategic Master Plans for the State Public/Urban Infrastructure (sections 9 (5) (6) & (7)) 
k. Lagos State Special People’s Law 2011 – Seeks the right and inclusion of person with disability in the preparation and provision of necessary development plans and in all forms of professional designs drawings for permits purposes (Sections 20 (1) (2); 24 (1) (2) (6a & b)).
l. Lagos State Safety Commission Law 2011, etc. The law seeks for collaboration of MPP&UD as a State  MDA at promoting safety of lives and property and related safety issues in cognizance of all operative safety standards in discharging its statutory functions and activities (Section 9)’

4.   Data Source
The study employs secondary source materials such as the Urban and Regional Planning Decree 88 (now Act) of 1992. Relevant secondary data on housing permit were source from District Planning Offices and Development Permit Department (DPD) of Lagos State Physical Planning and Development Authority. Other secondary information were sourced from the records of the Lagos State Ministry of Physical Planning and Urban Development and Integrated Regional Information Networks (IRIN). 

5. Findings and Discussion
A typical building plan shows certain peculiar attributes of residential building such as the site and building plans as well as elevation and structural drawings. Section 30 (3) of the Nigerian Urban and Regional Planning Decree No. 88 of 1992 stipulates that a plan required to be made under the Decree shall be prepared by a registered Architect, or Town Planner or Engineer and it shall be in accordance with the provisions of the Decree. Applicants seeking for building plan approval must obtain application forms from the Development Control Department of the Ministry of Physical Planning and Urban Development. In the application form are the Building Plan Assessment and Design Standards forms as well as Site Inspection, Vetting Officer’s Reports. 
Having paid all government fee, site inspection follows. After site inspection, applicant has to pay a development levy of 100 naira. Thereafter, a team is sent to the site again to ensure that the land is still vacant, after which the Site Inspector writes a report. The Charting officer charts while the Site Engineer also performs his duties. In the case of one or two storey building, the design is sent to the architect after charting, for clearance. This is with a view to ensuring that the architectural design submitted for inspection conforms to the approved building standards as well as existing land use and zoning regulations. However, if the building is more than a 2-storey, then, mechanical and electrical drawings will be required. The size of the residential plot, as presented in the survey plan is also ascertained on site. If the inspection report is satisfactory and all the required documents are submitted, the application will be registered. 
The file containing the registered application is then sent to the District Officer who minutes on it and transfers it to the vetting officer. The application will be recommended if there are no outstanding queries. The District Officer later sends it for concurrent approval. The file is authorized for registration by the District Officer (DO) and registered by the clerical officer who assigns the file number and receives all sheets of the drawing submitted. If all relevant documents are submitted, the file is sent to the DO, who sends it to the field officer to include his site sketch and report while another file is opened with all relevant payment receipts and sent to the Lagos State Internal Revenue Service for payment of tax confirmation. After all these, the applicant declares his or her tax. The file is sent back to the District Officer from the General Manager for final approval. A stamp and a seal is put on it.
For a residential land in excess of 2 hectares, the applicant must submit to the Lagos State Physical Planning and Development Authority (LASPPDA), a detailed Environmental Impact Assessment (EIA). This EIA is expected to be prepared by an Urban and Regional Planner registered by NITP/TOPREC. When the EIA gets to the Head Quarters, the Department of the EIA will clear it. After the EIA has been certified, it is attached to the file and sent to the General Manager for concurrent approval. If the application for building plans approval entails a project that goes beyond two-storey building, then the file will be forwarded to the Permanent Secretary of the Ministry of Physical Planning and Urban Development.  When it is more than four-storey building, the file is sent to the Commissioner. For more than six-storey building, the application is forwarded to the State Governor. For high-rise buildings (e.g.10 -20 floors), applicant needs to tender a Transport Impact Assessment (TIA) that is handled by the Ministry of Transport. The recommendation officer’s job is crucial, as he/she will go through the entire file to ensure that all requirements in terms of documents and fees have been included in the file. Finally, the site will be re-visited to confirm that construction has not commenced before recommending to the District Officer for final approval (Nigeria Real Estate Hub, 2015). 
With a view to simplifying the procedure for grating approval to building permit, Lagos State Government in recent times has introduced Operation 30/30 with a view that building plan approvals are granted within 30 days. With this approach, District and Local Planning Offices are allowed to stamp and seal building plans without referring them to the Lagos State Physical Planning and Development Authority head office in Ikeja. 
Planning institutions constraint prospective home owners’ access to residential building permit and, thus, housing through the basic requirements for processing application form. Each duly completed application form, which is to be submitted at the point of registration must be accompanied by the following documents: 
(i) Five sets of Architectural Drawings
(ii) Five sets of Structural Drawing (to include Letter of Supervision and Detail Calculation Sheets) and letter of structural stability from COREN certified Engineer.
(iii) Evidence of land ownership/title document, which could be:
Stamp duty land purchased receipt;
Letter of Ratification;
Certificate of Occupancy (C of O) / Land Certificate; and
Governor’s Consent
(iv) 1 copy of Sun print Survey Plan
(v) Evidence of Change of Use (if the residential site in which the applicant intends to implement the granted development permit does not conform to operating land use zoning regulations)
(vi) Current Tax clearance Certificate 
(vii) Sworn Affidavit in lieu of Tenement Rate
(viii) 2 Copies of Environmental Technical Analysis Report to be prepared by a Registered Town Planner for residential development of 8 units and above
(ix) Assessment fee and other government receipt(s)
(x) For the EIAR to be cleared, the following should be submitted:
· Detail Site Layout showing parking
· A copy of Architectural Drawing
· Charting Report
· Site Location
(xi) Police Report
(xii) Fire Service Report in case of application for high-rise buildings
(xiii) For Companies and Corporate bodies:
Company Tax Clearance (CTC)
Two (2) Directors Tax Clearance
Evidence of PAYE (Pay As You Earn) returns
Certificate of Incorporation
After the building plan has been assessed and marked for approval, government fees are expected to be paid. Necessary fees to be paid in the course of processing a building plan approval include processing, layout, registration/application, survey information/planning information, fencing and Local Government development fees. Others are Urban and Regional Planning/Physical development fee as well as building permit fee. 
As a result of these requirements, only 1,899 applications out of 2091 applications submitted were granted approval by District Offices between May 2011 and May 2012. As shown in Table 1, eight applications were disapproved while 425 remained pending. Factors responsible for disapproval include the following: physical development requirements being at variance with the permit sought, incomplete documentation, inadequate tax, substandard plots which could not accommodate required setbacks, inadequate parking provisions, inadequate setbacks and airspace for both the existing property and proposed development. 
Table 1: Summary of Applications for Building Permits / Plans processed by District Offices May 2011 – May 2012
	S/N
	District Office
	No. of Applications / Plans

	
	
	Submitted
	Approved
	Disapproved
	Pending

	1.
	Agbado/Ipaja
	42
	37
	-
	-

	2.
	Agege 
	166
	172
	-
	-

	3. 
	Alimosho
	80
	75
	01
	46

	4.
	Amuwo-Odofin
	123
	133
	-
	55

	5.
	Apapa
	14
	13
	-
	-

	6.
	Badagry
	07
	05
	-
	02

	7.
	Eko
	31
	23
	-
	-

	8.
	Epe
	07
	-
	-
	-

	9.
	Eti-Osa
	458
	483
	-
	-

	10.
	Ibeju-Lekki
	69
	19
	-
	48

	11.
	Ikeja
	139
	111
	-
	90

	12.
	Ikorodu
	129
	124
	01
	-

	13.
	Ikoyi / Victoria Island
	150
	166
	-
	-

	14.
	Kosofe
	278
	196
	03
	157

	15.
	Mushin
	35
	25
	01
	09

	16.
	Ojo 
	37
	31
	-
	-

	17.
	Oshodi/ Isolo
	135
	147
	-
	-

	18.
	Shomolu
	46
	25
	-
	-

	19.
	Surulere
	61
	51
	02
	-

	20.
	Yaba
	85
	63
	-
	18

	Total
	
	2,091
	1,899
	08
	425


Source: Lagos State Government, Ministry of Physical Planning & Urban Development, 2012, p.41


The number of applications approved in 2013 is 1,511. This is too small when compared to the population of Lagos State which is currently put at 24 million. According to Integrated Regional Information Networks (IRIN) (2013), only 30 per cent of houses in the city have an approved building plan. Without building permit residential structure developed is regarded as contraventions to planning regulations. This has led to the development of illegal residential structures in slums and squatter settlements. The urban poor are the most affected. Exclusionary regulation was once absolutely overt and designed specifically to keep the poor ‘in their place’ (UN-HABITAT, 2003). 
The basic requirements, as well as the cost and the time required to get planning approval are some of the reasons why some residents do not bother to obtain such approvals before they commence their houses. These are responsible for the high level of planning contraventions recorded in the state. The Ministry of Physical Planning and Urban Development had received and continue to receive petitions and complaints from members of the public and Community Development Associations (CDAs). These petitions and complaints revolved or revolve around issues such as blockage of road, encroachment on right of ways, blockage of drainage channels and illegal developments within the State Government residential schemes. Between May 2013 and May 2014, 881 petitions and complaints were received for investigation. Out of these, 539 were concluded while 342 are still in progress. 
Available information as shown in Table 2 indicates that between January and April 2012, 4263 statutory notices of various types were served as against 15,216 notices that were served in 2011.  It is also noteworthy to add that 564 petitions cases were received between May 2011 and May 2012 but only 274 of such petitions were treated. Between May 2013 and May 2014, 7281 residential structures were identified and served with contravention notices, 232 residential structures were identified as defective, 1939 residential structures were sealed for non-compliance out of which 395 were unsealed after compliance and 16 residential structures were removed. A total of 94 seals were discovered broken and resealed with further sanctions.

Table 2: Contravention Notices Served by Year 
	S/N
	Type of Notice
	Year

	
	
	2008
	2009
	2010
	2011
	Jan– April
2012

	1.
	Contravention Notice (CN)
	7251
	6671
	7393
	6864
	1971

	2.
	Stop Work Order (SWO)
	3045
	2870
	3704
	3348
	1039

	3. 
	Demolition Notice (DN)
	1056
	3193
	3727
	3941
	922

	4.
	Quit Notice (QN)
	3864
	464
	460
	425
	78

	5.
	Seal-up Notice (SUN)
	-
	551
	996
	638
	253

	
	Total
	15,216
	13,749
	16,280
	15,216
	4,263


Source: Lagos State Government, Ministry of Physical Planning & Urban Development, 2012,  p.45

In order to curb and prevent emergence of further illegal structures, the Ministry has embarked on identifying such with a view to removing same and establishing zero tolerance for illegal structures. The approach presently adopted has been persuasive compliance rather than outright enforcement. 

6. Conclusion
Housing delivery is not simply a function of supply and demand forces alone. It is also a function of institutional forces that involve a variety of physical planners as well as planning institutions. This article examined the ways and means through which planning institutions and individual physical planners’ constraint access to residential building permits in Lagos State. It shows that District Offices have failed to meet the residential building permits needs in Lagos State. The District Offices as well as Lagos State Ministry of Physical Planning and Urban Management have limited impact on housing delivery. The rate at which they are granting approval to applications for residential building permits cannot be said to lead to significant growth in housing delivery in the State. Therefore, there is the need to review the procedure for granting access to residential building permits in the State.
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