THE ROLE OF BUILDING DEVELOPMENT CONTROL IN PUBLIC HOUSING DEVELOPMENT (A CASE STUDY OF KWARA STATE, ILORIN METROPOLIS)








BY

ADENIYI MARIAM ABOSEDE
HND/23/BLD/FT/0053









BEING A PROJECT SUBMITTED TO THE, 
BUILDING TECHNOLOGY DEPARTMENT, 
INSTITUTE OF ENVIRONMENTAL STUDIES, 
KWARA STATE POLYTECHNIC, ILORIN.



IN PARTIAL FULFILMENT OF THE REQUIREMENTS FOR THE 
AWARD OF HIGHER NATIONAL DIPLOMA (HND) IN 
BUILDING TECHNOLOGY




JULY, 2025
CERTIFICATION
This is to certify that this project has been read and approved as meeting part of the requirements of the Department of Building Technology, Institute of Environmental Studies (I.E.S), Kwara State Polytechnic, Ilorin.



_____________________________						_______________ BLDR. ABDULGANIYU ALEGE (MNIOB)					DATE 
(Project Supervisor)



_________________________________					_______________
BLDR. ABDULGANIYU ALEGE (MNIOB)					DATE 
(Head of Department)


____________________________________				_______________ BLDR. ABDULGANIYU ALEGE (MNIOB)					DATE 
(Project Coordinator)


__________________________						_______________
BLDR ALIYU SULAIMAN FUNSHO (MNIOB)																		DATE
(External Examiner) 




DEDICATION
This research work is dedicated to my parents, and to Almighty Allah the King of King, the source of protection on me throughout this program and his mercy, blessing and wisdom giving to me and sparing my life throughout the successful completion of this programme.


ACKNOWLEDGMENT
I would like to extend my heartfelt gratitude to Almighty God for giving me the strength and wisdom to complete this project. 
I’m deeply grateful to my parents, Mr & Mrs Adeniyi for their support and guidance throughout this journey. Thank you for being my pillars of strength 
I'm deeply grateful to my project supervisor, BLDR ABDULGANIYU ALEGE, for his invaluable guidance, support, and expertise throughout this journey. Your contributions have been instrumental in shaping this work.
To my family, friends, and colleagues, your encouragement, patience, and understanding mean the world to me. Thank you for being my pillars of strength. I'm also thankful to everyone who participated in this study, sharing their time and insights with me.
Thank you all for your support and contributions.












ABSTRACT
This study investigates the role of building development control in public housing development. This research made use of a mixed-method approach, data were collected through structured questionnaires administered to 110 respondents, including urban planners, architects, housing officials, and residents of selected public housing estates in Kwara State. The findings reveal a high level of awareness of development control policies, with building plan approval and site inspections identified as the most commonly implemented control measures. Despite this, the effectiveness of development control in public housing is perceived as moderate due to challenges such as corruption, inadequate staffing, delayed approval processes, and political interference. The study further highlights that while development control contributes to improved construction quality and safety, its potential is undermined by weak enforcement. Recommendations include strengthening institutional capacity, deploying digital monitoring tools, reviewing outdated legislation, enhancing public awareness, and minimizing political influence on regulatory agencies. The study concludes that an efficient and transparent building development control system is crucial for ensuring sustainable and livable public housing delivery in Nigeria.
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CHAPTER ONE
1.0 INTRODUCTION
1.1	BACKGROUND TO THE STUDY
Building development control plays a pivotal role in the planning, approval, and monitoring of construction activities, ensuring orderly and sustainable urban development. In the context of public housing development, building control mechanisms are essential to guarantee that housing projects are safe, structurally sound, environmentally compliant, and socially inclusive (UN-Habitat, 2020). As urban populations in many developing countries continue to rise, public housing schemes have become critical for accommodating low- and middle-income households (Agbola & Olatubara, 2003). However, the success of such schemes is often determined by how effectively building development controls are implemented.
Public housing is typically government-subsidized housing provided to cater to citizens who may not afford housing in the private sector. These projects, often large-scale and spatially concentrated, require rigorous building control mechanisms to ensure they adhere to planning regulations, design standards, and health and safety laws (Onibokun, 2023). In Nigeria, for instance, housing delivery has been plagued by poor planning, inadequate supervision, and weak regulatory enforcement, leading to substandard structures, overcrowding, and urban slums (Adeniyi & Ibitoye, 2014).
Development control, in its simplest form, is the legal and administrative process through which building construction is regulated to ensure proper land use and sustainable urban form (Oyesiku, 2010). The mechanism includes land use planning, zoning, building permits, inspections, environmental assessments, and infrastructure provisions, all of which affect the quality and livability of public housing projects.
The state of the physical environment particularly the urban centers, today is a major source of global concern (Ogundele et al, 2022). The concern is greater in respect of developing nations like Nigeria. This is evident from the fact that the urban environment is greatly of man’s making. The safeguarding of the urban areas from human injurious physical, social, economic and political activities should be man’s paramount responsibility. Everyone could be tempted to think that the year 2000 AD and beyond will bring along an easy life to all the populace with the “Health for All”, “Housing for all” and “Education for All” by the year 2000 AD syndrome. Though, this thought could be achieved, but achieving it poses other problems. In essence, the agglomeration of population into urban areas leads to the quest for more basic utilities and facilities to commensurate with the demographic structure. Nigeria is the most urbanized countries south of the Sahara on the African continent, with many of its large towns growing at between 4 and 5% per annum despite the present economic recession (Odewumi, 2023). This growth, however, has been accompanied by enormous deficiencies in housing, water supply, sewage, electricity, formal education, health facilities and so on, including transportation and communication facilities. As the core of towns and cities are too crowded, this uncontrolled and unplanned urban sprawl is capable of impacting negatively on the environment as this can affect the aquifer, the ecosystem, pond life, wood land, soil erosion and recreational facilities, with people and vehicle in conflict while the peripheral areas (suburbs) are sprawling fast (Aigbe, 2022). This is why the issue of controlling physical development in our urban settlements is crucial to the health of our cities. For instance, the siting of incompatible development based on the grounds of social, economic or political interventions is a serious threat and very harmful to the co-existence of humans and the other components of the built-up and developing sites. However, development control has always been the pivot on which town planning practitioners perfect the geometric drawing on paper to the ground through the arts and science of planning, which attempt the ordering and arrangement of animals and inanimate objects to engender harmonious balances. Suffice it that without ‘development control’, the exercise of town planners as experts of spatial management will be in jeopardy (Enyenwa, 2023).
Urbanization is rapidly transforming the physical landscape of Nigerian states, including Kwara. Building and development control mechanisms are critical tools in managing this transformation. In Kwara State, institutions like the Kwara State Geographic Information Service (KW-GIS) play a central role in regulating land use and construction activities (Danladi, 2022). Development control is essential in preventing haphazard urban growth and ensuring orderly physical planning. With increasing urban sprawl in cities like Ilorin, Omu-Aran, and Offa, there is a growing need for effective building regulations to maintain infrastructural integrity and environmental quality.
  1.2	STATEMENT OF THE PROBLEM
Despite the relevance of development control in ensuring proper housing outcomes, many public housing projects still suffer from regulatory failures. Inadequate enforcement of planning laws, lack of capacity among regulatory bodies, political interference, and corruption undermine the essence of building control systems (Ajanlekoko, 2001). As a result, many public housing estates are either uncompleted, dilapidated, or non-compliant with approved standards. Furthermore, urban areas are increasingly burdened with informal settlements due to weak development control mechanisms (UN-Habitat, 2015).

Urban development in Kwara State, particularly in its capital city, Ilorin and surrounding towns, has intensified over the past two decades. However, this rapid expansion has not been met with a proportionate level of planning and regulation. As a result, the state is witnessing the proliferation of informal settlements, encroachments on public spaces, construction on environmentally sensitive areas, and an increasing number of buildings erected without proper planning approval (Aluko, 2022; Agbola and Agunbiade, 2023).
Although institutions like the Kwara State Geographic Information Service (KW-GIS) have been established to manage land use and enforce development control regulations, their efforts are often undermined by systemic issues. These include weak institutional capacity, inadequate enforcement mechanisms, outdated legal frameworks, and limited public awareness or compliance (Oduwaye, 2009; Kwara House of Assembly, 2023).
Furthermore, enforcement actions, such as demolitions of unapproved structures, are frequently perceived by affected communities as arbitrary or politically motivated, leading to public distrust and resistance. This is exacerbated by the absence of participatory planning processes that could foster greater community ownership and compliance (Ayedun et al, 2021).
Given these challenges, there is a pressing need to investigate how building and development control mechanisms operate in the state, identify the key obstacles to effective implementation, and propose practical reforms to improve regulatory outcomes and urban governance.
1.3	AIM OF THE STUDY
The aim of this study is to examine the role of building development control in public housing development with a view to identifying challenges, evaluating effectiveness, and recommending strategies for improved delivery.

1.4	OBJECTIVES OF THE STUDY
The objectives of the study are as follows: 
1. To examine the existing building development control mechanisms in public housing development.
2. To assess the effectiveness of these mechanisms in achieving safe and sustainable public housing.
3.  To identify the challenges faced by development control agencies in enforcing regulations.
4.  To suggest strategies for enhancing development control practices in public housing projects.
1.5	RESEARCH QUESTIONS
1.What are the components of building development control applicable to public housing?
2.  How effective are current development control measures in public housing schemes?
3. What are the major challenges hindering the enforcement of building control in public housing?
4. What strategies can improve building development control in public housing delivery?
1.6	SIGNIFICANCE OF THE STUDY
This study will provide useful insights to policymakers, urban planners, housing authorities, and development control agencies in understanding the critical role of building regulation in ensuring quality public housing delivery. It will also contribute to the literature on urban planning and housing policy in developing countries. It offers a critical examination of existing regulatory frameworks, identifying both their strengths and weaknesses. The findings will be beneficial to a broad range of stakeholders, including policymakers, planning authorities and academic researchers, by informing strategic reforms aimed at enhancing the effectiveness and efficiency of development control practices within the state. 
1.7	SCOPE OF THE STUDY
This study is on the role of building and development control, using Kwara State as a case study. It is limited to identifying challenges in implementing building and development control. The research focuses on urban centers in Kwara State such as Ilorin, examining planning laws, agency operations, and enforcement practices in the state capital
1.8	LIMITATION OF THE STUDY
Data Source and Accessibity: The reliability and comprehensiveness of the research findings are inherently dependent on the quality and availability of data obtained from relevant stakeholders, including government agencies, construction firms, procurement officers and housing authorities. However, access to such data was often restricted due to institutional policies, confidentiality concerns and bureaucratic bottlenecks. 
1.9	DEFINITION OF TERMS
Role: The position or purpose that someone or something has in a situation, organization, society, or relationship. The function assumed or part played by a person or thing in a particular situation
Housing: A building or structure where people live, including houses, apartments and other types of dwellings, it can also be refer to the provision, development, or policy aspects of places for people to live.
Development control: A regulatory process implemented by government authorities to manage and oversee the physical development of land and buildings within a specific jurisdiction.
Public: The general public or the people living in a particular or country. It describes the population as a whole, especially in relation to social, political or economic discussions. 

















CHAPTER TWO
2.0 REVIEW OF RELATED LITERATURE
2.1	Introduction
This chapter presents a review of scholarly works on the role of building development control in public housing, with a specific focus on historical profile of development control. It outlines key theoretical frameworks, problems and constraints of development control, tools of development control and an overview of current building development control in the study area. The review helps to establish the foundation for identifying knowledge gaps and guiding the research objectives.
2.2	Concept of Public Housing
Public housing refers to residential properties developed and maintained by government authorities or public agencies with the aim of providing affordable accommodation to low-income households and vulnerable populations. It is a social welfare policy instrument designed to address housing inequality, reduce urban slums, and promote decent living conditions for all citizens, particularly those who cannot afford market-based housing (UN-Habitat, 2011).
According to the United Nations Economic Commission for Europe (UNECE), public housing is "housing owned and managed by public authorities and provided at affordable rents for households whose needs are not met by the market" (UNECE, 2006). The central goals of public housing programs are affordability, accessibility, and adequacy of shelter. These programs are typically funded through state budgets, international development assistance, or cross-subsidization models where higher-income earners indirectly support the cost of providing for the poor.
In most contexts, public housing emerged as a response to post-war housing crises or rapid urbanization pressures, especially in developing countries. For example, in Nigeria, the evolution of public housing can be traced to colonial and post-colonial periods, where the need to accommodate civil servants and urban migrants led to the establishment of housing schemes by the federal and state governments (Olotuah & Bobadoye, 2009). 
The National Housing Policy (NHP) of 1991 and its subsequent revisions have aimed to provide affordable housing to Nigerians, but the implementation has often fallen short due to poor funding, corruption, and lack of infrastructure (Ajanlekoko, 2001).
Public housing is not just a shelter provision system, it is a multidimensional concept encompassing urban planning, economic policy, and social justice. It plays a crucial role in ensuring social integration, reducing homelessness, and enhancing the quality of life of disadvantaged groups (Tsenkova, 2009). However, critics argue that public housing can lead to socio-spatial segregation, deterioration of housing quality over time, and dependency on government interventions (Power, 1997).
Modern trends in public housing advocate for mixed-income developments, participatory design, and integration of sustainable technologies to ensure long-term viability. Emphasis is increasingly placed on public-private partnerships (PPPs) and community-led initiatives to overcome financial and administrative limitations traditionally associated with government-driven housing projects (Ibem, 2011).
2.3	The Concept of Building Development Control
Building development control refers to the regulatory framework and administrative processes used by government authorities to guide and manage the planning, design, construction, and alteration of buildings and infrastructure within a given jurisdiction. It ensures that building activities comply with land use plans, environmental policies, safety standards, and urban aesthetics, thereby safeguarding public health, safety, and welfare (Chapin & Kaiser, 1979).
At its core, building development control encompasses the enforcement of zoning laws, building codes, planning regulations, and permit systems. These instruments are designed to coordinate orderly development and prevent the negative externalities that can arise from unregulated construction activities such as urban sprawl, congestion, environmental degradation, and fire hazards (Ratcliffe, Stubbs & Keeping, 2009).
In most countries, local planning authorities or municipal councils are vested with the power to approve or reject building applications based on stipulated criteria. This process often involves land-use assessments, site inspections, architectural reviews, and consultations with relevant stakeholders. The goal is to ensure that developments align with the master plan and contribute positively to urban growth and sustainability (Cullingworth & Nadin, 2006).
In developing countries like Nigeria, building development control is even more critical due to rapid urbanization, informal settlements, and inadequate infrastructure. Agencies such as the Development Control Department of the Federal Capital Territory Administration (FCTA) and state urban planning boards are responsible for monitoring building activities and enforcing compliance with approved plans. However, challenges such as bureaucratic delays, corruption, and lack of technical capacity often hinder effective enforcement (Ayedun, Durodola, & Akinjare, 2011).
Poor enforcement of building development controls has led to several negative outcomes, including building collapse, encroachment on public spaces, and insufficient access to infrastructure. For instance, Olanrewaju and Abdul-Aziz (2015) observed that lack of strict development control measures contributed to the proliferation of substandard buildings and poor housing quality in Nigerian cities.
Building development control also plays a vital role in disaster risk reduction. By regulating building heights, setbacks, and structural integrity, authorities can reduce the risk of fire, flood, and structural failures—particularly in high-density urban areas (UN-Habitat, 2009). In modern planning theory, the concept of sustainable development control has emerged, emphasizing green building practices, climate resilience, and community participation in the regulatory process (Campbell, 1996). According to Oyesiku (2010), the main objectives of development control include ensuring public safety, protecting environmental quality, promoting orderly development Preserving land use compatibility. Development control typically encompasses land zoning, building plan approval, site inspections, construction monitoring, and post-construction compliance.
2.4	Historical Profile of Development Control 
The British Town and Country Planners Act of 1917 defines development “as the carrying out of building operations engineering, mining and other operations in, on, under or over land; or other land”. Similarly, the Nigerian Urban and Regional Planning Degree No. 88 of 1992 describes development as “the carrying out of any building, engineering, mining, or other operations in, on, over or under any land, or the making of any environmentally significant change in the use of any land or demolition of buildings including the felling of trees and the placing of tree-standing erection used for display of advertisements on the land and the expression “develop” with its grammatical variations shall be constructed accordingly. Meanwhile, control means the process of exercising power over one’s area of jurisdiction to check development. 
Development control thus means a physical planning instrument, which generally involves the regulations, retraining and keeping in order or checking materials’ change on land. Its application tends to have a negative approach on development, while at the same time, it is a creative and permissive tool for development planning. In essence, it is a strategy employed by a physical planning agency for ensuring proper implementation of urban and rural development plans as well as regulating the flow of additions of infrastructural facilities. Moreover, it is a regulatory power exercised by planning agencies to either approve or reject a development application. It is a system by which the use of land and buildings on the land are regulated so that mis-use or abuse of use and nonconforming uses are prevented or checked. However, the evolution of development control could be traced back to the USA in the 19th century in New York City where it was employed to achieve effective master plan for certain area through the application of different control mechanism such as land sub-division regulation, zoning ordnances and restrictive covenant. Development control also came into being legally in great British through the enactment of an act of parliament, Cap 54 of 1933. Similarly, development control started in Nigeria through the enactment of Township improvement ordinance (TIO) of 1863, which was applied to Lagos Colony alone. This Township improvement ordinance aimed at improving public health and sanitation, controlling development and to ensure the provision of public utilities and facilities. In 1917, the Township improvement ordinance was amended to Township ordinance. The scope as widened more than 1863 Act, and was referred to as “public land acquisition ordinance” Earlier on, between 1863 and 1900, the British acquired the whole of Southern Nigeria and introduced development control. With the 1917 Act, Township and Urban Districts were designed for planning purpose. Furthermore, in 1928, another Act to enhance development control was promulgated which established the Lagos executive development board (LEDB), presently renamed as Lagos State development and property corporation (LSDPC). This 1928 Act was brought out because of the outbreak of a plague in Lagos, but other parts of the country were operated under the 1917 Act. Later in 1946, the Lagos Ordinance (1928 Act) as officially introduced to other parts of the country and formed the major working instruments for the Town planning division in all ministries of lands, hosing and survey. To date, development control has been applied in Nigeria through series of Acts and Laws for example, the Lagos State Town and country planning (building plan), regulations of 1986, Lagos State urban and regional planning edict No. 2 of 1998 as well as the urban and regional planning Decree No. 88 of 1992 amended as Decree No. 18 of 1999.
2.5	Roles of Development Control in Public Housing
Development control plays a fundamental role in the planning, implementation, and sustainability of public housing projects. It refers to the regulatory mechanisms through which planning authorities guide and supervise land use and physical development to ensure orderly growth, environmental sustainability, and compliance with established standards (Cullingworth & Nadin, 2006). In the context of public housing, development control ensures that housing schemes are appropriately sited, adequately serviced, and structurally sound, thereby enhancing their functionality and livability.  
The roles of development control in public housing are multi-dimensional, encompassing technical, environmental, social, and legal aspects. It ensures that public housing developments are safe, functional, inclusive, and sustainable. However, the effectiveness of these roles is contingent upon transparent governance, institutional capacity, and community engagement. Strengthening development control systems is vital for enhancing the quality and sustainability of public housing, particularly in rapidly urbanizing and resource-constrained contexts like Nigeria. Some of the role of development control are:  
1. Ensuring Compliance with Planning Standards
One of the primary roles of development control is to ensure that public housing projects conform to land use plans, zoning ordinances, and physical development policies. This includes regulating building heights, density, land coverage, and setbacks to prevent overcrowding and ensure efficient use of space (Ratcliffe, Stubbs & Keeping, 2009). In public housing, adherence to these standards helps in achieving decent housing environments that are not only safe but also aesthetically pleasing and socially inclusive.
2. Guaranteeing Structural Safety and Building Integrity
Development control mechanisms such as building permit systems, inspections, and enforcement procedures help ensure that public housing units are built in compliance with engineering and architectural standards. This is critical in preventing building collapse, fire hazards, and other safety issues, particularly in low-income housing schemes where cost-cutting may compromise quality (Ayedun, Durodola & Akinjare, 2011). By enforcing compliance, development control protects the lives and properties of residents.
3. Promoting Efficient Land Use and Infrastructure Provision
Effective development control ensures that land allocated for public housing is appropriately planned and serviced with essential infrastructure such as roads, drainage, electricity, and water supply. Without regulatory oversight, informal and haphazard development can lead to land misallocation and poor urban connectivity. According to UN-Habitat (2011), integrating development control into public housing delivery can significantly enhance the coordination of services and promote orderly urban expansion.
4. Mitigating Environmental and Health Hazards
Development control also plays a role in environmental management within public housing estates. Through the regulation of building materials, waste disposal systems, ventilation, and site drainage, development control agencies help to minimize pollution and environmental degradation (Campbell, 1996). In densely populated public housing areas, this is crucial to prevent the outbreak of diseases and maintain public health.
5. Enhancing Livability and Urban Aesthetics
Beyond technical compliance, development control helps shape the social and physical character of public housing communities. By enforcing design codes, layout consistency, and open space requirements, authorities can enhance the livability and aesthetic value of public housing estates. This contributes to residents' quality of life and reduces social stigmatization often associated with public housing (Power, 1997).
6. Preventing Encroachment and Unauthorized Development
Development control mechanisms help safeguard public housing lands from encroachment, illegal structures, and unapproved modifications by residents. In Nigeria, for example, many housing schemes have deteriorated due to the proliferation of illegal attachments and informal activities, often arising from weak enforcement of development control (Olotuah & Bobadoye, 2009). Proper regulatory oversight ensures that the original purpose and design of public housing schemes are preserved over time.
7. Facilitating Sustainable Urban Development
Modern development control practices advocate for sustainable, climate-resilient public housing. This includes the integration of energy-efficient designs, eco-friendly materials, and green infrastructure in public housing projects. Through planning regulations and incentives, authorities can mainstream sustainability principles in public housing delivery (Tsenkova, 2009). Development control, therefore, acts as a policy instrument for promoting environmentally responsible housing solutions.
2.6	Tools of Building Development 
Basically, there are two instruments or tools often used in the development control process. These are:
 1. Enforcement notice: 
This is served on any breach of Town planning law relating to carrying out of development without planning permission (approval). It relates to illegal building, engineering, mining, change of use and so on. This notice may be served either for demolition of such building without approval, or the restoration of an altered building, to its previous condition pursuant to section 47(1). Non-compliance with an enforcement order is punishable, though a breach of planning law is not a criminal offence. ii. Stop work notice: According to section 53 of the urban and regional planning Decree No. 88 of 1992, a stop –work order could be issued where it appears to the control department that: (a) An unauthorized development is being carried out or; (b) Where a development does not comply with a development permit issued by the control department. This document is used pending the service of an enforcement notice on the owner, occupier or holder of such property. It takes an immediate effect upon service of such property. The time frame is usually 21 days within which such development shall comply with the provisions of section 53. It shall cease to have effect if within 21days enforcement notice is not served on its contravener.
2. Zoning:
The most common method of controlling land use over the world is zoning (Ratcliff, 2018). Defined zoning as the method of by which development plans segregates parcels of land or areas of town as ascribes to them abroad classification of appropriate uses. The objectives of zoning regulation are to establish regulations for all essential uses of land and buildings and to ensure that each use is located in the most appropriate place. It helps to exclude nuisance which tend to create blight in particular zone. 
3. Political Interference 
In policy implementation and management, political interference should be minimized so that room should be given to legal backing to planning. 
4. Participation 
Participation with all parties on whom town and country planning should have impact. The planning legislation should involve full participation of the entire economy which is important in developing control. 
5. Creation of committee 
Create liaison committees between the local government, state government and federal government authorities to improves relations and harmonize various acts that control development and encourage local programmes in line with the overall national development objectives and more emphases on structure plans
6. Modernization 
Government empowers logical authorities by developing power from the central fort and capacity building at local government level, development initiatives in each locality must be based on detail knowledge of local resources and needs and priorities of the local citizens and utilization of new technical tools such as GIS and land market assessment for effective planning. 
7. Enforcement 
This is a situation whereby development has taken place without permission or in branch of conditions. The planning authority require the developments to remove the work and restate the land or building to the removal, pulling down or attraction of the building and then recover such cost from the defaulters. 
8. Stop Work Notice 
Is a for issue to development who is or are found not adhering to building regulations to stop his work, and report to the planning authority for clarification. 
9. Punishment 
There are two ways of identifying bad development which have already taken place; these are through field inspection or site inspection and complaints by neighbours. The field or site inspection is by far the most important way of collecting information on both potentially bad developments is discovered in processing in application, the authority may request a new plan to be submitted. 


10. Physical Development and Development Control
 Land use zoning implemented if conformed to what have been proposed in the master plan of the town and the extend of individual plots development in relation to building lines, setbacks coverage and building height i.e. to find out the level of conformity to the approved building plans or physical development and the environment include permitted densities, accessibility, height limitation, user restrictions including various setbacks and outstanding preservation order of one kind or the other while development control is the segregation of obnoxious activities out of residential areas and prevention of over exploitation of field. So therefore development control and physical development are interested because from the concept of development control Ratcliff (1978) looked at development control voice of the planning authority regarding all matters as permitted densities, matters relating to physical development of environment. In conclusion development control is an instrument of overall environmental quality control to the extent that it set standards and regulations guiding the bulk and use of structures as well as guiding even the air space between the buildings. In lined with the above definition, the power to grant or refuse on attached conditions to permission for development to take place gives planning authority the right.
11. Master Plan Implementation 
Plan implementation is the process that involves activities that translate the plan into action that execute rather than conceive. Implementation is uniquely administrative and involves the acts and actions by government authorities and private agencies which are required to yield in define form of results which the approved plan contemplates (Blattacharya 1977). Therefore, planning control requires both regulatory and development activities in any properly implemented master plan. Facilities ant infrastructures are provided according to plan. Obviously master plan implementation is not strictly or wholly the responsibilities of the government and its agencies alone and the private sectors. Statutory, every master plan after its finalization has to be submitted to the government for approval, and the update of operation of the master plan starts which the publication of government concerning its approval. In Nigeria, the people regard the master plan as the government plan. Therefore, the general belief is that master plans whose implementations are to be solely financed by the government to the exclusion of their contributions and cooperation’s. This has been responsible for the seemingly low achievement of many master plans in Nigeria, despite the remarkable rate at which master plans were prepared in the i980’s. Implementation of master plans is faced with problems which are of varied nature. However, various authors have differently identified those problems of master plan implementation as poor funding, economic changes, lack of human resources, poor coordination of implementation activities among agencies involved and poor public participation, spatial change, demographic change, political instability, technical changes, time change, implementation changes (Mabogunje 1998), also in (Illesanmi 1998) planning approach to physical development.
2.7	Challenges with Development Control Enforcement
Development control enforcement is critical to ensuring compliance with urban planning regulations, zoning laws, and building standards. However, in many developing countries, including Nigeria, the process faces significant challenges that undermine the effectiveness of urban governance and contribute to the proliferation of substandard and illegal developments. 
The enforcement of development control faces numerous interrelated challenges that compromise the integrity and effectiveness of urban planning systems. These include institutional weaknesses, corruption, informal urban growth, weak legal sanctions, poor public awareness, and a lack of technological tools. Addressing these challenges requires systemic reforms, including capacity building, digitization of planning systems, civic education, and strong political will. Without such interventions, development control will continue to be undermined, leading to uncoordinated urban growth and increased vulnerability to environmental and structural hazards. These challenges are multi-faceted, involving institutional, socio-political, legal, and technical issues.
1. Institutional Weakness and Capacity Deficit:
A major challenge confronting development control enforcement is the institutional weakness of planning authorities. Many urban and regional planning departments are underfunded, understaffed, and lack the technical capacity to monitor and regulate physical development effectively. According to Ayedun, Durodola, and Akinjare (2011), the absence of qualified personnel and necessary equipment limits the ability of planning agencies to carry out routine inspections or respond promptly to development infractions. This has led to poor supervision of building activities and a rise in non-compliance.
2. Corruption and Political Interference:
Corruption remains a serious impediment to effective enforcement of development control laws. In many cases, developers obtain approvals for building projects through bribery or political connections, thereby bypassing due process. Planning officers may also ignore illegal developments in exchange for financial inducements (Agunbiade, Oloukoi, & Akinmoladun, 2013). Political elites often use their influence to prevent demolition of illegal structures, especially during election periods. This weakens the authority of enforcement agencies and undermines the rule of law.
3. Proliferation of Informal Settlements:
Rapid urbanization without corresponding planning measures has led to the growth of informal settlements and slums in urban areas. These settlements often emerge in areas that are difficult to regulate, such as flood plains, railway corridors, and government reserves. Because they are inhabited by low-income populations, enforcing development control through demolitions or evictions becomes politically and socially sensitive (UN-Habitat, 2010). This leaves planning authorities in a dilemma, and many illegal developments remain unchallenged.
4. Inadequate Legal Framework and Weak Sanctions:
While many cities have planning laws in place, these laws are often outdated or inconsistently applied. Sanctions for non-compliance are sometimes weak, unclear, or not enforced, thereby reducing their deterrent effect (Oyesiku, 2010). Additionally, the legal process for prosecuting offenders can be cumbersome, slow, and expensive, making it difficult for planning agencies to seek redress in court effectively.
5. Poor Public Awareness and Participation:
A lack of awareness among the general public about the importance of development control also contributes to enforcement challenges. Many individuals are unaware of the need to obtain building permits or follow planning regulations. Public apathy and the perception that planning laws are only for the elite have further alienated communities from participating in planning processes (Nwaka, 2005). As a result, community resistance and hostility toward enforcement agencies are common.
6. Urban Sprawl and Unplanned Expansion:
The rapid and unregulated expansion of urban areas—driven by population growth, rural-urban migration, and weak spatial planning—poses logistical challenges for enforcement. According to Mabogunje (2002), Nigerian cities have expanded faster than the capacity of planning authorities to manage them. Many developments occur in peri-urban or fringe areas where planning institutions have little presence or control, making enforcement extremely difficult.
7. Lack of Technological Support:
Many planning authorities still rely on outdated manual systems for record-keeping, permit processing, and monitoring. The absence of digital tools such as Geographic Information Systems (GIS), drones, and online permitting systems hampers the ability to track and enforce compliance efficiently (Agunbiade, 2017). This lack of modernization creates loopholes that are exploited by unscrupulous developers.











CHAPTER THREE
3.0 RESEARCH METHODOLOGY
3.1	Introduction 
This chapter deals with the method employed in solving the problem of the study. It discusses the research design approach used, the study area, population of the study, sample and sampling techniques used. It also examines the instruments used for the study, the method of administration and collection of questionnaire for the study.
3.2	Research Design 
The type of research that will be carried out is descriptive using survey method and the reason for using this type of method is because the research is not experimental. 
3.3	Sample Frame
The population of the study consisted of stakeholders in public housing development, including planning officials, construction professionals such Builders, Engineers and Quantity Surveyors and Estate valuers active in the construction industry. A total number 120 respondents will serve as the entire population 
3.4	Method of Data Collection
The method of data collection for this research is basically on two sources which are primary and secondary source. Primary source: The primary data were obtained through structured questionnaire. The respondents include consultants and contractors on various construction site. Secondary mean: In the secondary means, works of previous researchers on the topic will be reviewed. This will be by consulting textbooks, journal, newspaper etc. that previously deal with research topic method of data analysis 
3.5	Research Instrument
 The methods adopted in collecting these data are: a. Relevant information was extracted from textbooks, journal, magazines, and published and unpublished studies relevant for the literature review. So, those theories can be compared with the information that was gotten from the numerous establishments. b. Structured questionnaires were also administered on the chosen establishment selected to collection relevant information relating to the study. 
3.6	Data Analysis
In the method of data analysis, this descriptive static of frequencies and percentage will be used for the collection of demographic data will be tested using Likert scale statistics. It is important to identify the type of scale used in the analysis since the statistical test is dependent on the type of scale. Four types of scale are identified as ordinary, ratio, nominal and interval. In this research the ordinal scale of data (Likert Scale) was used whereby 1= Strongly Disagree (SD), 2= Disagree (D), 3= Agree (A), 4= Strongly Agree (SA). 
The result would be analyzed in percentage and figure using descriptive statistics and presented in the form of pie charts and tables.






CHAPTER FOUR
4.0 DATA PRESENTATION AND ANALYSIS
4.1	Introduction
This chapter presents and analyzes the data obtained from the field survey conducted among key stakeholders in public housing development, including planning officials, construction professionals, and residents of selected public housing estates in Lagos and Abuja. A total of 120 questionnaires were administered, out of which 110 were correctly filled and returned, giving a response rate of 91.7%.
4.2	Respondents' Demographic Information
Table 4.1: Gender of Respondents
	Gender
	Frequency
	Percentage (%)

	Male
	68
	61.8

	Female
	42
	38.2

	Total
	110
	100.0


Source: Field Survey,2025
Table 4.1 indicates that the majority of the respondents were male (61.8%), indicating a male-dominated workforce in the construction and development sector.
Table 4.2: Age Group of Respondents
	Age Group
	Frequency
	Percentage (%)

	18–30
	24
	21.8

	31–45
	52
	47.3

	46–60
	28
	25.5

	Above 60
	6
	5.4


Source: Field Survey,2025
Table 4.2 indicates that the largest proportion (47.3%) of respondents fell within the 31–45 age bracket, indicating an active and experienced age group in the public housing and planning sector.
Table 4.3: Occupation of Respondents
	Occupation
	Frequency
	Percentage (%)

	Urban Planner
	15
	13.6

	Architect
	18
	16.4

	Civil Engineer
	20
	18.2

	Housing Agency Staff
	25
	22.7

	Resident
	25
	22.7

	Others
	7
	6.4


Source: Field Survey,2025
Table 4.3 indicates that there is a balanced range of professionals and residents responded, with housing staff and residents forming the largest groups.
4.3	Awareness and Mechanisms of Building Development Control
Table 4.4: Awareness of Development Control Policies
	Response
	Frequency
	Percentage (%)

	Yes
	85
	77.3

	No
	25
	22.7


Source: Field Survey,2025
Table 4.4 indicates that majority (77.3%) of respondents were aware of development control policies, suggesting general consciousness of regulatory frameworks in public housing.



Table 4.5: Common Development Control Measures in Public Housing
	Control Mechanism
	Frequency
	Percentage (%)

	Zoning Regulations
	76
	69.1

	Building Plan Approval
	102
	92.7

	Environmental Impact Assessment
	80
	72.7

	Site Inspections
	85
	77.3

	Occupancy Certificate
	64
	58.2


Source: Field Survey,2025
Table 4.5 indicates that Building plan approval (92.7%) and site inspections (77.3%) were the most cited control tools, showing their central role in development control.
4.4	Effectiveness of Development Control in Public Housing
Table 4.6: Perceived Effectiveness of Development Control
	Response
	Frequency
	Percentage (%)

	Very Effective
	12
	10.9

	Effective
	41
	37.3

	Neutral
	30
	27.3

	Ineffective
	22
	20.0

	Very Ineffective
	5
	4.5


Source: Field Survey,2025
Table 4.6 indicates that about 48.2% believe that development control is effective to some extent, while 24.5% consider it ineffective or very ineffective, revealing a divide in opinion.




Table 4.7: Inspection Frequency by Development Control Officers
	Response
	Frequency
	Percentage (%)

	Regularly
	35
	31.8

	Occasionally
	40
	36.4

	Rarely
	20
	18.2

	Never
	10
	9.1

	Don’t know
	5
	4.5


Source: Field Survey,2025
Table 4.7 indicates that only 31.8% regular inspections, suggesting a gap in enforcement monitoring.

















Table 4.8: Impact of Building Control on Quality and Safety
	Response
	Frequency
	Percentage (%)

	Yes
	73
	66.4

	No
	18
	16.4

	Not Sure
	19
	17.3


Source: Field Survey,2025
Table 4.8 indicates that a significant majority believe development control improves safety and quality in public housing, having 66.4% responses
Table 4.9: Ratings of Development Control Outcomes (Mean Score)
	Outcome
	Mean Score (1–5)

	Quality of construction
	3.8

	Compliance with standards
	3.6

	Structural safety
	3.7

	Environmental sustainability
	3.4

	Sanitation and ventilation
	3.2


Source: Field Survey,2025
Table 4.9 shows that most outcomes scored above average, but sanitation and sustainability scored slightly lower, implying room for improvement.








4.5	Challenges in Enforcing Development Control
Table 4.10: Identified Challenges
	Challenge
	Frequency
	Percentage (%)

	Inadequate Funding
	78
	70.9

	Shortage of Personnel
	80
	72.7

	Political Interference
	65
	59.1

	Corruption
	85
	77.3

	Delay in Approval Processes
	68
	61.8

	Public Non-compliance
	71
	64.5


Source: Field Survey,2025
Table 4.10 indicates that Corruption and shortage of skilled personnel are the most pressing problems, cited by over 70% of respondents.
Table 4.11: Influence of Corruption on Development Control
	Response
	Frequency
	Percentage (%)

	Strongly Agree
	50
	45.5

	Agree
	38
	34.5

	Neutral
	10
	9.1

	Disagree
	8
	7.3

	Strongly Disagree
	4
	3.6


Source: Field Survey,2025
Table 4.11 indicates that approximately 80% believe corruption significantly affects enforcement processes.




4.6	Strategies for Improvement
Table 4.12: Suggested Strategies for Improvement
	Strategy
	Frequency
	Percentage (%)

	Increase funding/staffing
	88
	80.0

	Use digital tools for monitoring
	85
	77.3

	Public awareness campaigns
	72
	65.5

	Stronger legal penalties
	70
	63.6

	Training and capacity development
	75
	68.2


Source: Field Survey,2025
Table 4.12 indicates that Stakeholders favor a multifaceted strategy including digitalization, funding, and public engagement to improve control effectiveness.
Table 4.13: Support for Stricter Enforcement
	Response
	Frequency
	Percentage (%)

	Very Likely
	55
	50.0

	Likely
	38
	34.5

	Neutral
	12
	10.9

	Unlikely
	4
	3.6

	Very Unlikely
	1
	0.9


Source: Field Survey,2025
Table 4.13 indicates that over 84% support stricter enforcement, highlighting public demand for regulatory discipline.




4.7	Discussion of Findings
Most respondents are aware of building development control mechanisms, but enforcement is perceived as inconsistent. Effectiveness of development control is moderately rated, with significant concern about corruption, lack of staff, and weak legal backing. Building plan approval and site inspections are the most common tools used. The public supports stronger enforcement, improved funding, and technology integration in monitoring processes. Overall, development control has a noticeable but constrained impact on the quality and safety of public housing.














CHAPTER FIVE
5.0 SUMMARY, CONCLUSION, AND RECOMMENDATIONS
5.1	Summary of Findings
This study examined the role of building development control in public housing development, using data collected from professionals and residents in selected public housing areas. The focus was on assessing awareness, effectiveness, challenges, and improvement strategies regarding development control mechanisms in Nigeria.
The major findings of the study are summarized below:
1. High Awareness of Building Control Mechanisms: A significant proportion (77.3%) of respondents demonstrated awareness of development control mechanisms such as building plan approval, zoning regulations, and site inspections.
2. Most Common Mechanisms Identified: Building plan approval (92.7%) and site inspections (77.3%) were the most commonly identified tools of development control in public housing projects.
3. Moderate Perceived Effectiveness: Although many respondents considered development control to be moderately effective, only 10.9% rated it as very effective, indicating room for improvement.
4. Insufficient Monitoring and Enforcement: Only 31.8% of respondents indicated that building projects are inspected regularly, with a significant number reporting infrequent or no inspections at all. This undermines the quality and safety of public housing.
5. Positive Impact on Quality and Safety: About 66.4% of the respondents acknowledged that development control improves construction quality and safety.
6. Critical Challenges Identified: The major constraints affecting enforcement include corruption (77.3%), shortage of trained personnel (72.7%), inadequate funding (70.9%), political interference (59.1%), and delays in approval processes (61.8%).
7. Support for Reform and Enforcement: A vast majority (84.5%) of the respondents support stricter enforcement of development control regulations and recommend capacity-building, digital monitoring tools, and public education as viable solutions.
5.2	Conclusion
Building development control is a crucial element in ensuring the quality, safety, and sustainability of public housing projects. When effectively implemented, development control mechanisms can significantly improve urban planning outcomes and enhance the welfare of low- and middle-income households.
However, the study has revealed that while these mechanisms are well known and partially operational, their implementation in Nigeria especially in public housing schemes remains weak due to systemic and institutional challenges. These challenges include corruption, inadequate personnel and funding, public resistance, and outdated legal frameworks.
The findings highlight the pressing need for reforms that will empower regulatory agencies, modernize monitoring processes, and improve public awareness of planning laws. Without such improvements, the objectives of public housing programs may continue to be undermined by poor implementation and enforcement of development control regulations.


5.3	Recommendations
Based on the findings of this study, the following recommendations are proposed to improve the role of building development control in public housing development:
1. Strengthen Institutional Capacity
Government agencies responsible for development control should be equipped with adequate human and material resources. Recruitment of qualified urban planners, architects, and building inspectors should be prioritized to enhance supervision and enforcement capabilities.
2. Increase Funding for Development Control Operations
Sustainable funding models should be developed to support field operations, equipment procurement, staff training, and technology integration. Budget allocations should reflect the importance of development control to national housing goals.
3. Implement Transparent and Digitized Monitoring Systems
Adopting Geographic Information Systems (GIS), Building Information Modelling (BIM), drones, and mobile inspection apps will improve transparency and real-time monitoring of construction sites. This can also help reduce opportunities for corruption and manipulation.
4. Review and Update Planning Legislation
The Urban and Regional Planning Act should be reviewed to accommodate new realities in urban development. Clarity should be provided on the roles and powers of different levels of government and agencies to avoid overlaps and inefficiencies.

5. Enforce Penalties for Non-Compliance
Stricter penalties and legal actions should be applied to individuals or organizations that contravene building regulations. This will serve as a deterrent and promote accountability in public housing delivery.
6. Promote Public Awareness and Stakeholder Engagement
Residents and developers should be sensitized about the importance of development control. Awareness campaigns, community consultations, and stakeholder engagement will foster better compliance and cooperation.
7. Minimize Political Interference
Development control processes must be shielded from political pressures and vested interests. Regulatory bodies should operate independently and be allowed to enforce laws without external manipulation.
5.4	Contribution to Knowledge
This study contributes to the existing literature by:
1. Providing empirical evidence on the awareness and effectiveness of building development control in Nigerian public housing.
2. Highlighting specific institutional and operational challenges undermining the success of control mechanisms.
3. Recommending actionable strategies for improving the planning and delivery of public housing through stronger regulatory practices.
5.5	Suggestions for Further Research
Future studies could explore the effectiveness of building development control in informal housing settlements or rural areas.
A comparative study could be carried out across different states or regions in Nigeria to examine regional disparities in enforcement.
Further research can also assess the role of emerging technologies (e.g., AI, drones, smart sensors) in enhancing building control efficiency.












REFERENCE
Abiodun, O. & Omirin, M. (2018). Evaluation of Building Control Systems in Lagos. Urban and Regional Planning Review, 5(2), 45-60.
Adeniyi, P. & Ibitoye, A. (2014). Public Housing Delivery in Nigeria: Challenges and Prospects. Nigerian Journal of Housing Studies, 3(1), 18-29.
Agbola, T. & Alabi, M. (2000). Sustainable Housing Policy and Development in Nigeria. Journal of Environmental Sciences, 4(1), 35-44.
Agunbiade, M. E. (2007). The Challenges of Development Control in Nigeria’s Cities. Urban Management Series, 7(2), 75-89.
Ajanlekoko, J. S. (2001). Sustainable Housing Development in Nigeria. The Nigerian Quantity Surveyor, 39, 15–21.
Cherry, G. (1996). Town Planning in Britain Since 1900: The Rise and Fall of the Planning Ideal. Oxford: Blackwell.
Egunjobi, L. (2006). Urban Development and Planning in Nigeria. Nigerian Journal of Urban Studies, 6(2), 33-44.
Federal Republic of Nigeria (FRN). (1992). Nigerian Urban and Regional Planning Act (CAP N138 LFN 2004).
Healey, P. (1991). Models of the Development Process. Journal of Property Research, 8(3), 219-238.
Mumford, L. (1961). The City in History: Its Origins, Its Transformations, and Its Prospects. Harcourt, Brace & World.
Olajide, O. A. (2015). Development Control and Informal Settlements in Lagos. African Journal of Housing Studies, 2(1), 101-115.
Olusola, K. (2002). Causes and Remedies to Building Failures in Nigeria. The Nigerian Engineer, 41(1), 25–30.
Onibokun, A. (1990). Urban Housing in Nigeria: Past, Present and Future. Ibadan: NISER.
Oyesiku, K. (2010). Urban Planning: A Systematic Approach. Ibadan: Spectrum Books.
Tipple, G. (1999). Extending Themselves: User-Initiated Transformations of Government-built Housing in Developing Countries. Liverpool: Liverpool University Press.
UN-Habitat. (2015). The State of African Cities 2014: Re-imagining Sustainable Urban Transitions. Nairobi: UN-Habitat.
UN-Habitat. (2020). World Cities Report 2020: The Value of Sustainable Urbanization. Nairobi: UN-Habitat.
World Bank. (2017). Urban Development Overview. Washington, DC: World Bank.
[bookmark: _GoBack]
46

