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Abstract 
Space and planning standards are fundamental tools which provide 

direction for the development of the future environment. They involve 

specifications employed to guide the use of urban land in all over the world 

both in the developing and the developed society where development are 

springing up at exponential rate. Since land is the central theme and the 

primary requirement for the development, there is a serious need to regulate 

the activities of the developers in order to achieve a balance system of 

development. Therefore the study seek to assess the level of compliance of 

space standards in the development of commercial properties in Ikot 

Ekpene Urban. The methodology applied in this study involved direct 

measurement and field observations as a source of primary data while 

review of the building regulations in Ikot Ekpene for appropriate space 

standard constituted the secondary data. Results showed that in Ikot Ekpene 

Urban the level of compliance by the developers and enforcement by the 

Ikot Ekpene Area Planning Authority is low as compared to others cities of 

the world. Therefore the study recommends for the specifications of 

standards in all types of developments and ensure enforcement of such in 

order to achieve aesthetically pleasing environment.     
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Introduction 
Any society that lacks laws and orders 

are doomed to failure and chaos and 

any society with law and order in 

place but fails to implement it 

effectively are also prone to face chaos 

and failure (Aluko, 2002). The term 

implementation as the central theme 

of this study is a two way concept 

which constitutes compliance and 

enforcement. Compliance in the 

context of this work as to do with the 

readiness and willingness of the public 

to adhere to the laws and standards set 

up by the planning and control agency 

of the state with regards to 

development within its area of 

jurisdiction without compromise. 

While enforcement in the context as 

used means the readiness and 

willingness of the authority to exercise 

their authority by effecting the set up 

standard and principles pertaining to 

physical development within their 

area of jurisdiction (Agbola, 2015).  

It is the responsibility of the authority 

in-charge of development control to 

set up standards by the government 

agency in or going out to ensure that 

the standards set up are complied 

within all aspects. There are many 

ways that development standard are 

effective, one of them is through the 

setting of space standards for 

individuals kind of development. This 

can be in terms of the minimum land 

area required for a particular building 

or development and the percentage of 

development coverage area setbacks 

and building line and the minimum 

parking space that would be required 

for an individual development type 

(Aigbe, 2014).  

Obateru, (2003) describe land as a 

space within which and upon life takes 

place and  land as a space includes not 

only the surface of the earth, but also 

cubic space. Therefore land also 

includes the space which minerals are 

found and from which it can be 

removed. In both urban and rural areas 

of the society, land is required for 

various uses, it is a major factor of 

production and a vital element in the 

development in any society. As such 

in all levels of government principles 

as been set to guide and direct man on 

the use of land. And this gives birth to 

physical planning standards and 

development control.  

Nigeria is one of the countries with 

high rate of urbanization in sub-

Saharan Africa with many of her large 

town growing at between 4% and 5% 

per annum, despite the economic 

downturn (Ogundele, 2011). As cities 

are growing, commercial buildings are 

springing up lime mushrooms 

especially at the urban fringe in 



305  africanscholarpublications@gmail.com                                                                               

 2021 

 

commercial spaces, and without formal planning and layout. Such is the 

common sight within the study area, there is increase in population of the 

residents in Ikot Ekpene and there is hardly a proper and conscious plan made 

by the government to accommodate the increasing population in terms of 

employment and provision of basic live amenities facilities to help tackle the 

challenges arising from urbanization. So consequently many households, in 

attempt to fend for themselves are now subjected to commercial activities and 

this leads to the violating the planning law and regulations to the extent of taking 

up the public space to meet their needs for commercial activities (Mayer, 1983).   

Just like what is happening within Ikot Ekpene nearly every structure along the 

major roads network are either exclusively for commercial activities or mixed 

used, this as lead to high demand for space for commercial practice and it as 

resulted to many property owners and developer engaging into the practices of 

converting their residential landuse to commercial land use without compliance 

to space standard. (Akpan, 2017). Thus, this study seek to assess the level of 

compliance of space standards on commercial property development in Ikot 

Ekpene Urban, Nigeria. 

 

Review of Literature  

Compliance of Space Standard by Developers 

Space standards are save to be rules, regulations, edits and codes to guide the 

trends of development spatial development so as to ensure conformity of land 

use activity and promote order, efficiency, health, economy convenience, safety 

and wellbeing in a particular place (Gray, 2011). For space standard to be 

successfully implemented, it is very important to ensure strict compliances by 

developers. Compliance is the attitude of abiding by laid down rules regulations 

and norms. Legally it is an act of process of complying with demand or 

recommendation or observance of official requirement (Law Dictionary, 2016). 

Within the context of this work, compliance means conforming to rule, such as 

a specification, policy standard or law (Wikipedia, 2016).  

Research has find compliance becoming very difficult in fast growing urban 

areas, but yet there are still areas that are complying with space standard 

implementation. According to researcher it is that Esan west local government 

of Edo state have complied with the space standards in all standards. But yet 

compliances to space standards are difficult to attain in fast growing Nigeria 

urban areas. Ojo-Fajurn and Adebuyo, (2014) finds that both Ado-Ekiti and 
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Akure the contiguous capital city or Ondo state experience rapid growth and 

development in this effect they is low compliance to space standard by 

developers and it is mostly attributed to population expansion and poor physical 

development control mechanism, hence the increasing elusiveness of what 

constitutes an effective compliance in the country. Aluko (2011), on the study 

of assessment of space standard in commercial area of Undo state unveil variety 

of contraventions such as reckless shifting of building lines, construction of 

permanent structures, front shops much unsightly development on road and 

utility setback.  

In Festac Town west of the metropolis, research exposes numerous constraints 

militating against the effectiveness of space standards control measures, such 

as inadequate monitoring of development to ensure compliance with physical 

and spatial planning standard in respect to development permit Approval 

granted.  

Using Ogbomoso South local government, Oyo state Nigeria as case study, 

Ibrahim and Toyobo (2014) assess the implementation and compliance of space 

standard and discover a high level of non-compliance with the space standard 

rule and regulation by developers in the area. Enisan and Ogundiran,  (2014) 

identifies non-compliance with building byelaw and regulation as a bane 

Nigeria’s urban environment notably in aspects of zoning setbacks building 

along utility lines and non-adherence to provision of adequate ventilation, 

which pretend risk to life, environmental degradation, and aesthetical 

impairment.  

 

Reasons of Non-compliance among Properties Developers 

Despite the existence of various development control tools such as space 

standards, there are still cases of total non-compliance or partial compliance in 

some areas. Kimani and Musungu, (2010), highlighted lack of capacity to 

inspect and supervise development and implement plans, lack of relevant 

supportive system for effective enforcement and lack of resources for local 

authorities as the main factors hampering the effectiveness of space standard. 

In addition UN Habitat, (1990) and Obateru, (2003).  in their reassessment of 

urban planning and development regulations in African cities, Ogundele, 

Odewumi and Aigbe, (2011), on their paper on challenges and prospects of 

physical development control and Obateru, (2003).  In their policy paper on 
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managing space standard development, outlined the factors which contributes 

to non-compliance to space standards regulations as follows 

1. Lack of Approved Physical Development Plan: Obateru (2003) noted 

that most countries in Africa lacks approved physical development plan 

which leads to absence of space standards for spatial development. The 

lack of physical development plans being the main source of planning 

standards and other development regulations resulted to lack of 

framework for development control. In a case where there is inexistence 

of development plan, there arises the challenge of the plans being 

outdated due to lack of constant review. This makes the space standard 

regulations difficult and ineffective since the provision or regulations of 

the space standard do not accommodate the changing development 

trends.  

2. High Professional Fees: The physical planning act (Kenja, 1996) 

stipulates that any documents, plan and particulars that are provided to 

the planning authority while applying for development permission have 

been reparsed by qualified, registered and validly registered 

professionals with adequate knowledge on the requirement of the law 

concerning the development proposal. However the professional fees 

charge by various professionals like planners, Architects, land surveyors 

and engineers have been identified as a serious hindrance to development 

within the legal framework in Nigeria. To many developers, these 

professional fees have been unaffordable hence discouraging developers 

in engaging these professional in making development proposals, thus 

leaving rooms for quacks to ruin the built environment (Opata et al., 

2013).  

3. High Poverty Levels: The proportion of the population living in poverty 

has increased in most developing countries to as 50% of the population 

in Nigeria urban areas. Obateru, (2003). With a large proportion of urban 

poverty has contributed to the high degree of non-compliance to space 

standard regulations (Ngetich et al., 2013).  

4. Lack of Awareness of the Existence of Space Standard Regulations: 

The content to which people are aware of the existence of space standard 

regulations is important because it partly determines the extent to which 

people comply with the standards (regulation. A large proportion of 

people are unaware of space standards regulations (UNCHS Habitat, 
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1999) this results to non-compliance of the sets space standard regulative 

negatively affecting the implementation of space standards. The lack of 

awareness to these space standard regulations has been partially 

attributed to lacks of guideline in policy procedures such as current 

development plans, comprehensive zoning plans and space stand Akpan, 

(2017). Relatively high number of developers are unaware of this 

standard, they get to know it during the submission of proposals as the 

majority of public “illiterate” on physical planning programmes 

(Ogundele et al., 2011). In view of this, urban developers has come to 

view that space standard as a hindrance rather than a means of achieving 

sustainable development.  

5. Poor Enforcement Machinery: The technical capacities in most 

countries did not meet the required establishment required in terms of 

experience, expertise. 80% of countries do not have adequate 

development control staffs while 6 percent had no technical staff and 

support from related agencies Ette, (2020) the planning effects in charge 

of space standards have not been able to implement the space standards 

regulation effectively, and inspect and supervise all development within 

their area of jurisdiction (Kinani, 2010).   

6. Political Interference and Lack of Political Will: Political interference 

in urban development control system has limited the local authorities’ 

ability to full regulate and control development. Powerful government 

officials have been known in the past to enforce approvals which do not 

meet with the stipulated requirement (Opata et al., 2013). This has 

resulted to high rates of violation of the development control regulation 

which negatively affects the implementation of development plans 

resulting to un coordinated development patterns lack of neighborhood 

character and inadequacy infrastructure provision.  

7. Restrictive Planning Regulations: Explicit urban development and 

planning regulations have been adopted in developing countries. The 

various acts regulating under development seem to be outdated and not 

conforming to the countries current social, economic and political 

circumstances. The planning standard has been considered to be too 

static and not being flexible such as the development control code, the 

building and zoning regulations (Ngettch, 2013). Some of the issues that 

have been considered unrealistic include space standards for various 
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development example educational facilities especially in urban areas 

where land/space is limited and spacing of specific development such as 

petrol services stations and provision of accelerating and deceleration 

lanes.  

8. Effects on Market Forces: The aims and aspirations of developers 

(profit motivated) have greatly affected space standard implementation. 

As developers seeks to maximize returns from land. They tend to violate 

some of the building and planning standards/regulations such as plot 

coverage/ratio. Developer, seek to attain as many units as possible within 

their land as a way of maximizing profit for their land development. The 

high demand for commercial spaces as evident in the high rate of housing 

deficit in the country has motivated developers to adopt the “beacon to 

beacon type of development Aluko, (2002).  

 

Research Methodology  

The population sample comprised of commercial properties found in the study 

area. The Gazetted records of documented roads where derived from Ikot 

Ekpene area planning authority, simple random sampling was used to select 

respondents for study.  

The technique is unbiased since each persons, events, objects or anything in the 

population is given equal opportunity of being selected for the study. A 

convince sampling technique was used in selecting relevant respondents for the 

study. The sample size was therefore determined using projected population 

and Taro Yamane’s formula (1994).  

Where n = sample size  

I = constant  

F = expected error  

n = 
𝟐𝟎𝟕,𝟏𝟏𝟕,𝟎𝟑𝟖

𝟏+𝟐𝟎𝟕,𝟏𝟏𝟕,𝟎𝟑𝟖𝟏 (𝟎.𝟎𝟓)𝟐
 

n = 
𝟐𝟎𝟕,𝟏𝟏𝟕,𝟎𝟑𝟖

𝒏 +𝟐𝟎𝟕,𝟏𝟏𝟕,𝟎𝟑𝟖𝟏 (𝟎.𝟎𝟎𝟐𝟓)
 

n = 
𝟐𝟎𝟕,𝟏𝟏𝟕,𝟎𝟑𝟖

𝟓𝟏𝟕𝟕𝟗𝟑
   = 399.9 

= 399 questionnaire sample size   

The study randomly selected 11 roads out of 57 Gazatted road that comprised 

of commercial activities in the study area using 20% convenience sample frame. 
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Discussion of Result 

Table 1: Level of compliance of space standards among properties developers   

ROUTES  POOR/ 

VIOLATED  

MODERATE  GOOD 

STANDARD  

HIGH 

STANDARD  

Total % 

Umuahia road  25 18 19 8 70 20 

Essien road  5 7 3 5 20 5.7 

Nung Ukim road  8 7 5 3 25 6.6 

Abiakpo Ikot 

Essien  

7 3 2 9 21 6 

Nursing road 9 7 4 8 28 8 

Stadium road   7 3 1 5 16 4.6 

Okop Etop 11 6 6 4 27 7.7 

Ikot Idem Etim 7 6 3 3 19 5.4 

Aba road  18 16 15 8 57 16.2 

Ibo hall road  4 17 17 10 48 13.7 

Essien Nton 

road  

6 8 2 5 21 6 

Total 107 98 77 68 350 100 
Source: Researcher’s Field survey, 2021 

 

The result of the findings on the level of compliance to space standard among 

property developers reveal that Umuahia route has the highest number of 

buildings that were not compliance to space standards, which represents 20% 

of the total number of buildings, 25 was seen to be of poor/violated standard 

that implies that the buildings were not up to the space and planning standards 

or they developers did not implement the space standards on the development 

process. Moderate level of compliance is 18 out of the total number of buildings 

in Umuahia road, that implies those developer were able to implement the 

planning standards, but not up to the required standards. Buildings out of the 

total number of building in Umuahia road was seen to be of good standard 

meaning that they developer have being able to meet up to standards. Lastly, in 

the category of high standard, out of 70 buildings in Umuahia road 8 was found 

to be of high standards, which implies that only 8 buildings complied to space 

standards effectively. 

Stadium road has the least numbers of buildings that compliance to space 

standards among commercial activities. The findings reveals that 9% and 7% 

constituted poor/violated and moderate level of compliance while only 1% 

constituted good standards of compliance among commercial developers in the 

area.  



311  africanscholarpublications@gmail.com                                                                               

 2021 

 

Table 2: Reasons for non-compliance among properties developers  

ROUTES  Development without 

approval plans  

High 

professional 

fees  

High 

poverty 

level  

Political 

interference 

Total % 

Umuahia 

road  

19 18 22 13 72 20.6 

Essien road  5 8 7 5 25 7.1 

Nung Ukim 

road  

6 4 9 4 23 6.6 

Abiakpo Ikot 

Essien  

8 7 6 4 25 7.1 

Nursing 

road 

9 8 6 7 30 8.6 

Stadium 

road   

10 6 8 11 35 10 

Okop Etop 5 7 5 4 21 6 

Ikot Idem 

Etim 

4 4 8 3 19 5.4 

Aba road  15 13 12 13 53 15.1 

Ibo hall 

road  

6 5 8 6 25 7.1 

Essien Nton 

road  

3 7 8 4 22 6.3 

Total 90 87 99 74 350 100 

Source: Researcher’s Field survey, 2021 

 

The result of the finding reveals that 20.6% constituted non-compliance to space 

among commercial developers in Umuahia road. The reason being high 

professional scale of fees charge by consultants in the built profession. While 

high poverty level, political interference and development without approval 

plan also constituted to this non-compliance. Essien Road and Nung Ukim road 

constituted 7.1% and 6.6% respectively as areas for non-compliance based on 

the variable listed above while only 5.4% in Ikot Idem Etim routes is the area 

that constituted less as a reason for non-compliance to space standard by 

property developers. The reason may not be unconnected to the political 

stability and low level of poverty and approval plans by the commercial 

developer in the area.         

 

Conclusion 

The assessment of the level of implementation of space standards on 

commercial properties development has been established and as well the 

important of space as seen in the central point to the planning profession. Space 

standards would significantly enhance planners understanding of the dynamics 
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in resultant effects and impact of conflicting and potentially contradicting 

standards in developing commercial property development. The planning of 

space is key to good governance as it just, efficient and effective way of 

managing the space for sustainable development.  
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