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17. Building Coverage:

17 (1). Residential

(@).  The maximum building coverage permissible under Schedule 7 to these
regulations shall be fifty percent (50%) in Victoria Island, Ikoyi, the GRA’s in Apapa,
Ikeja, Victoria Island annex, Ogudu, Omole, Magodo Scheme, Lekki Peninsula and other
Government Residential Schemes.

(b).  In other areas, building coverage shall not exceed sixty percent (60%) except
where otherwise stated in these Regulations.

19. Permissible Dwelling Unit (Schedule 4):
The following shall be the number of family/dwelling units permissible per hectare;

19 (1). Residential Density on Victoria Island/Ikoyi:

In Ikoyi, Victoria Island and Victoria Island Annex a maximum of ten (10) units per
hectare is generally permitted, with boys’ quarters of maximum of two (2) bedrooms per
unit except in designated areas where high rise and multiple unit developments may be
permissible and as specified by schedule to these regulations.

19 (3). Other Government Residential/Medium Density Areas:
(@).  In other governmental residential/medium density areas maximum of seventy
eight (78) units per hectare is permitted. No boys quarters are allowed.

(b).  The height provision in Government residential areas may include a penthouse or
tank room of not more than thirty percent (30%) of the floor area of the immediately
preceding floor.

22. Parking Requirement:

22 (1). Residential:
(a).  Parking provisions shall be calculated at two (2) car parking spaces per dwelling
unit in all residential areas including houses, flats and duplex buildings.

(b).  Parking provision shall be allowed within the air spaces and front setbacks but
shall not obstruct the free movement of vehicles and persons in those areas.

22. (5). Car Park Standard

A car parking space shall not be less than 2.5 X 5 metres in size. Parking requirement
shall be as stated in Schedule 5 to these regulations.

22. (6). Covered Car Parking Spaces
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Covered car parking spaces within a proposed building shall be excluded from the
calculation of the floor area ratio stated in Schedule 5 of these Regulations except where
the building is used entirely for car parking.

35. Space Standard:

(1).  All habitable rooms shall as much as practicable have cross ventilation and shall
not be less than 3 metres by 3.6 metres (10.8 sq m).

(2).  Every room in a building shall be provided with the following;

(a).  Natural lighting by means of windows, doors or other recognised transmitting
media;

(b).  Natural ventilation by means of windows, doors or any other recognised
ventilation openings.

(5).  Where only (1) toilet and (1) bath provision exists in a dwelling unit each facility
shall be in a separate compartment.

(6).  Minimum floor area for toilet and bath facilities shall not be les than 3.0sq m if
combined, and 3.6 sq m if separated.

(7). The minimum floor area provision for Kitchen facility shall not be less than 1.8
metres by 3 metres (5.4 sq m).

(8).  Every room in a building meant solely for storage of articles shall not be less than
1.8 metres by 2 metres (3.6 sq m).

(9).  The minimum height of living rooms, kitchen and all other rooms shall not be less
than 2.7 metres provided that beams, trusses and similar supporting structures extending
below the level of ceiling shall not be such as to rreduce the height below 2.4 metres at
any point.

(10). The height of rooms meant for storage of articles in a residential building shall not
be less than 2.1 metres.

(14). The maximum height of a fence abutting any road shall be 2.4 metres made up of
block wall 1.5 metres high topped with iron grill 900mm high.
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commentary on plotspace: economics, social and the spatial

The Lagos building code with its mention of set-backs, permissible development, air
space etc reveals its twin origins as sanitation as well as an ordering device. Origins that
are located in the colonial; the requirement for airspace and set backs was introduced
to aid the control of malaria [Mal — bad, aria — air] as this was though to be caused by
bad air, when the mosquito was identified as the culprit, set backs between servants
quarters and main dwellings in European Reservation Areas were devised beyond the
distance these ubiquitous insects could fly, the native servants apparently attracted
mosquitoes. This coded sanitary aspiration, contrasts with prevalent sanitation condi-
tions in the city, and in this sense like any legislation that impinges so intimately on
personal space reveals it as a rather inflexible document as its present focus does not
seem to accommodate the economic and social reality of Lagos. In many ways the
document is venerable. Planning and development control codes however, are in-
tended to facilitate economic and social activity spatially; indeed this is its primary role.

In Lagos one should not be confused by a built environment where the plot is yet to dis-
appear into the door number, a fact which in itself would appear to conspire to con-
tradict the very premise of the original statement. Quite simply what is revealed by the
immediate examination should be treated accordingly and tested against the codes
or else normative nomenclature serve to hinder rather than help, and must be viewed
as a real challenge/opportunity.

The above therefore lends new insight into the nature of codes. The fact that “stand-
ards” are set as opposed to the more fluid “policy” as in planning documents that we
have become accustomed to in the developed world indicates the degree of inte-
gration of Lagos into the formal global economy, it is however the contradiction and
tension between an Aspiration to the Modern and the Continuity of Tradition that is
perhaps manifest in the city.

In fundamental ways Lagos is Marketspace, its inhabitants displaying a propensity for
intense surface use and appropriation; the majority of the cities inhabitants engage in
economic activity that requires minimal capital outlay and low amenity dependency,
this proliferous activity is defined as ‘informal’.

The notion of private property is subject more to traditional concepts of utilisation than
that endowed by the colonial culture i.e. functional use definitions/delineations. Tra-
ditional dwelling incorporated economic activity within the fabric of dwelling, housing
artisan, processing and retail activity within the compound. The derived spatial hierar-
chies’ are thus both social and economic; polygamous family organization for instance
encouraged wives to attain a degree of financial independence to cater for their own
children.

Therefore, the potential for transformation of sites as a response to a fragile macro
economic order is a given; transformation may be the accretive addition to dwelling/
property as resources become available, the expansion of use programme to include
economic activity through spatial transformation and/or additions, the subdivision of
dwelling units for rental e.t.c. Societal class structure determines the degree of intensi-
fication, with those at the apex less likely to engage in supplementary informal activity
than the lowest echelons. Social stratification is invariably fluid as the macro economic
condition impacts greatly on social mobility. as the economy matures one may antici-
pate a congealing of the fluidity in social mobility.
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In the defining of economic activity as ‘informal’ there is an underlying association with
economic liminality that finds bedfellows with words like chaos, dysfunction, disorder all
used to asses that which is immediately perceived. Hence the core economic activity
that Lagosians engage in [70% of the population of the city is engaged in informal eco-
nomic activity] is therefore ‘liminal’. This attitude is enshrined in the Lagos state physical
planning codes and thus amplifies the tensions between imposed and located. Lagos
is in effect a consequence of an ingrained duality. Once this is grasped it is not a quan-
tum leap to understand that planning yields its self to approximation, and that by defi-
nition, certainly resists foreclosure in spite of its connotations of coherence and order. It
is important to note that the manner of this economic activity is rooted in the located
traditional that is juxtaposed against the inherited colonial traditions, this is a legacy of
the nature of colonial conquest that imbibed a modern state with an innate duality of
segregation, distancing, removal but somehow allowing the space for the traditions to
evolve through a process of appropriating the alien.

When considering the selected sites it is therefore worth remembering that each build-
ing has the opportunity to engage and challenge the building code and tease out
what is inferred, discover what is omitted and challenge inadequacies. Is the building
plot ratio sensible? Does the notion of setback allow for an interfacing between plot
and city, what does the wall want to be? And perhaps more importantly if discovered

how is it or even should it be articulated?
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summary - setbacks & permissable development
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summary - typologies: heights densities & demographics

plans

sections

height and density

tfenement housing

1 to 8 storeys

demographic

lower income

multitenancy
apartment block

2 1o 6 storeys
upto 12 dwelling units

lower and middle income

multitenancy
maisonette
apartments

1 1o 4 storeys
upto 8 dwelling units

middle income

single occupancy

1 to 2 storeys
1 dwelling units

upper and middle income
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summary - typical and possible plot configurations

plans

urban grain

sections

street

street

typical plot config

plot configuration
as dictated by code
- setbacks

- plot to build ratio

- fence

plans

urban grain

sections

street

possible plot config

plot configuration

- front setback only

- plot to build ratio

- allow party wall

- fence

condition exists [developer led approach]

street street

possible plot config

plot configuration

- no setbacks

- plot to build ratio

- front retail or green zone [public realm]
-threshold definition

-fence
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