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ABSTRACT
Suleja’s proximity to Abuja, the Federal Capital Territory has positioned it as a strategic urban center experiencing rapid population growth and increased commercial demand. This study explores the key factors influencing commercial property development patterns in Suleja, Nigeria, with a view to informing more structured and sustainable urban development. Respondents for the study were the staff of Suleja Urban Development Board (SUBD) which comprises of several professionals in the built environment, namely; Architects, Urban Developers, Quantity Surveyors, Land Surveyors and Estate Surveyors and Valuers. Data collected were presented and analysed with frequency distribution table, use of mean score and Relative Importance Index. The study indicated that the predominant types of commercial property investments in the study area are retail shops having 43.18%, followed by offices with 30.68%, warehouses are 13.64% while industrial properties used for business purposes are the least having 12.5%. The study further revealed that; Urbanization rate, Increasing Migration of people into the town, Market demand for specific types of commercial properties, Zoning laws and regulations that dictate land use, Accessibility to target market/ customers and Closeness to the nation's capital are the most significant factors influencing commercial property development patterns in Suleja, Nigeria. The study has not only unveils the current state of commercial property development in Suleja but also provides a roadmap for sustainable and inclusive growth. The collaboration between stakeholders, adaptability to changing urban dynamics, and strategic policy adjustments will play pivotal roles in shaping the future of commercial property development in this dynamic Nigerian city.
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INTRODUCTION
The commercial property landscape in Nigeria has undergone a notable transformation over the past few decades. Rapid urbanization, demographic shifts and economic growth have contributed to dynamic changes in the spatial organization of commercial properties. According to Osagie et al. (2013) the rate of urbanization has increased rapidly creating new towns and cities out of previous rural settlements and expanding in incredible proportion beyond the limits of the older cities. What has remained rather worrisome in these otherwise positive developments has been the manner in which they had taken place without adequate regard for proper physical development control and administration with the result that our settlement patterns have continued to show in this modern age and times an unduly high degree of environmental degradation and confusion. 
In recent time, investors in Nigeria have begun to explore strongly into real estate marketing and investments which often represents the single largest investment (Ugonabo and Emoh, 2013). The demand for retail commercial outlets has risen immensely in most urban centers in the country and this has been attributed to the economic recession which has led to the increase in trading activities by both unemployed and public servants (Udobi et al., 2019). Hence, investment in real estate has shifted from residential property to commercial property development in most towns and cities in Nigeria. This is because of perception of Nigerian property investors that commercial property commands higher rents in the real estate market (Udobi, et al., 2018). Commercial property in this context consist of development of shops, offices, banking halls, cinemas, factories, filing stations among others (Ifediora, 2015). A commercial property investor would put his money where there is growth in his rental income or growth in his business. If there is no rental growth and there are no signs of rental growth in the property in the foreseeable future, then the investor may consider changing the line of investment where he is sure of his capital (Klimczak, 2010).
Property development in Nigeria is influenced to some extent by rental values and other internal and external factors. The internal factor affecting property may be due to its physical factors such as type of finishes, no of properties developed in the area, locational factor, number of square meters available, parking space etc and the external factors include economic factors, environmental factors, transportation factors, cultural and religious beliefs, Government policies, demographic factors of the area among others (Olayiwola et al., 2017; Krulicky and Horák, 2019). Oni (2009) noted that commercial real estate investment is influenced by conditions existing in the places where they are located.  Based on the above discussion, this study is designed to evaluate the factors influencing commercial property development patterns in Suleja, Nigeria with a view to informing more structured and sustainable urban development.
STUDY AREA
Suleja is a historic town located in Niger state Nigeria, near the Federal Capital Territory, Abuja. Formerly known as Abuchi, Suleja was renamed after the relocation of Nigeria’s capital to Abuja in the 1970s. The growing population is estimated at over 415,000 people – has the main driver of commercial property development with a limited land area of approximately 114.6 square kilometers. The population density is notably high, with estimates aroung 3,493 people per square kilometer, indicating significant urban concentration. The high population density and proximity to Abuja have made the town a prime location for businesses targeting both residents and commuters. The rising demand for retail spaces, offices, markets and hospitality facilities has led to an increase in informal and formal commercial developments. Suleja has witnessed rapid and mostly unplanned urban expansion, influenced by spillover growth from Abuja.
Suleja is selected for this study because of its proximity to Abuja, the Federal Capital Territory which has positioned it as a strategic urban center experiencing rapid population growth and increased commercial demand. Despite the effort of the Suleja Urban Development Board (SUDB) to ensure efficient control of development and land use in the town, the situation keep on deteriorating. This is compounded by poor housing quality, poor accessibility, rural urban migration, congestion, poor waste management, inadequate facilities and high demand on residential properties, coupled with so many illegal and non-orderly developments in the study area. 
METHODOLOGY
This study adopted a survey research approach involving the collection of data from 88 staff of Suleja Urban Development Board (SUBD) which comprises of several professionals in the built environment, namely; Architects, Urban Developers, Quantity Surveyors, Land Surveyors and Estate Surveyors, through the use of structured questionnaire. The choice of the Suleja Urban Development Board (SUBD) is that they are directly involved in the implementation of the patterns of commercial property developments in the study area and as such are better placed to provide the necessary information to aid the research. Through random sampling technique, data were collected from the staff of SUBD on the predominant types of commercial property, number of approved commercial property development and Factors influencing commercial property development patterns in the study area. The data collected were analysed with the use of mean, frequency distribution table and Relative Importance Index. Also, Cronbach Alpha reliability test was conducted to determine the internal consistency of the responses on the factors influencing commercial property development patterns in the study area. A coefficient alpha of 0.781 was recorded which is excellent and thus affirmed that the research instrument used for the study is reliable.
In determining the significant and non- significant factors, a benchmark value of 3.91; which represents the group mean for the 12 factors influencing commercial property development patterns was adopted. Similar approach has been employed by Chileshe and Kikwasi (2014) and Ikediashi and Okwuashi (2015). Factors with deviations above this benchmark were regarded as significant, while factors below this benchmark were considered as not significant.
FINDINGS AND DISCUSSION

Table 1: Questionnaires distributed and retrieved for the study 
	S/N
	Profession 
	Questionnaires
Distributed
	Questionnaires 
Retrieved 
	Response
Rate (%)

	1
	Estate Surveyor
	10
	9
	90.00%

	2
	Land Surveyor
	28
	23
	82.14%

	3
	Builder
	20
	18
	90.00%

	4
	Town Planners
	29
	22
	75.86%

	5
	Architecture 
	17
	16
	94.12%

	
	Total
	104
	88
	84.62%



Table1 above shows the questionnaires administered and retrieved in the study area.  Out of the 104 administered questionnaires, 88 were retrieved back. After accounting for missing information, a total of 88 questionnaires were well completed and found practically useful for the analysis. The well completed questionnaires represent an overall 84.62% response rate.



Table 2: Predominant types of commercial properties in the study area	
	S/NO
	Types 
	Frequency
	Percentage

	1
	Retail shops 
	38
	43.18%

	2
	Office 
	27
	30.689%

	3
	Warehouse 
	12
	13.64%

	4
	Industrial
	11
	12.5%

	
	Total 
	88
	100.00%
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Table 2 above shows the predominant types of commercial property investments in the study area as revealed by the respondents. From the analysis above, retail shops are the dominant commercial property types in Suleja having 43.18%. Industrial properties used for business purposes are12.5% and Warehouses are 13.64%. Whereas, Offices are seen as the second most dominant commercial property types in the study area with 30.68%.
Table 3: Derivation of Mean Scores and Relative Importance Indices for Factors that influences commercial property development patterns in the study area 
	Factors
	   Mean            Relative Importance       
    score                     Index
	     Deviation
from Group Mean
	        Ranking

	Urbanization rate
	      4.7614                     0.9523
	0.8514
	        1st

	
Increasing Migration of people into the town
	      4.6250                      0.9303
	0.7150
	        2nd

	
Market demand for specific types of commercial properties
	      4.3750                     0.8899
	0.4650
	        3rd

	
Zoning laws and regulations that dictate land use
	      4.3295                     0.8826
	0.4195
	        4th

	
Accessibility to target market/ customers
	      4.1022                     0.8459
	0.1922
	        5th

	
Closeness to the nation's capital
	      4.0455                     0.8367
	0.1355
	        6th

	
Legal Restriction
	      3.6591                     0.7743
	-0.2509
	        7th

	
Booming property market
	      3.5341                     0.7541
	-0.3759
	        8th

	
Improved road condition of commercial centers
	      3.5341                     0.7541
	-0.3759
	        9th

	
Physical features/suitability for development
	      3.5111                     0.7486
	-0.3989
	       10th

	
Crime rate and safety consideration
	      3.4886                     0.7468
	-0.4214
	       11th

	
Increase in land value

                          Group Mean                                    
                                       3.91                                                                                             
	      3.4318                     0.7376
	-0.4782
	       12th



Table 3 depicts the result of the factors responsible for commercial property development patterns in the study area based on the perception of the 88 SUBD Staff.  It showed the result of mean scores and relative importance indices of the 12 factors responsible for commercial property development patterns in the study area. It was revealed that Urbanization rate ranked 1st with mean score value of 4.7614 as the most significant factor that influences commercial property development pattern. This is the most significant factor influencing commercial property development patterns in the study area. This is as a result of both population growth, increase in commercial activities and infrastructural development in the study area. Increase in Migration of people into the town ranked 2nd with a mean score value of 4.6250.                       .  

Similar to Urbanization rate, this factor of Migration of people into the town is also significant due to the influx of people into the town because of the town proximity to the Abuja – the nation’s capital.  Another significant factor that influence commercial property development patterns is the Market demand for specific type of commercial property which ranked 3rd with a mean score value of 4.3750. Zoning laws and regulations that dictate land use was ranked 4th out of the 12 factors that influence commercial property development patterns. This is because these laws dictate and regulate the land use in the study area whereby certain portion of land is segmented for different uses. Accessibility to target market/ customers was ranked 5th as significant factor influencing commercial property development pattern in the study area with a mean score value of 4.1022. The 6th significant factor that influences commercial property development pattern in the study area is the closeness to the nation’s capital with a mean score value of 4.0455. This is as a result of the economic activities in the nation’s capital and hinterlands states close to the capital has great pulling power that not only attract more people but rapid growth of economic activities.
Factors such as Legal Restriction, Booming property market, Improved road condition of commercial centers, Physical features/suitability for development, Crime rate and safety consideration, and Increase in land value with mean score values of 3.6591, 3.5341, 3.5341, 3.5111, 3.4886, and 3.4318 were ranked 7th, 8th, 9th , 10th , 11th and 12th  respectively.
A cursory examination of the Table 3 also revealed that the level of significant of six (6) factors that influence commercial property development patterns (Urbanization rate, Increasing Migration of people into the town, Market demand for specific types of commercial properties, Zoning laws and regulations that dictate land use, Accessibility to target market/ customers and Closeness to the nation's capital) are well above group mean score (3.91) of the 12 factors that influence commercial property development patterns in the study area. Consequently, a useful inference from this finding is that respondents as demonstrated that these six factors are the most significant factors that influence commercial property development patterns in the study area. The deviations of these 6 factors are positive (0.8514, 0.7150, 0.4650, 0.4195, 0.1922, 0.1355) and above the mean value of all the factors that influences commercial property development in the study area. 
Further examination of Table 3 showed that 6 of the identified factors that influence commercial property development patterns have negative deviations from the group mean (3.91). The negative deviations of these factors are -0.2509, -0.3759, -0.3759, -0.3989, -0.4214 and-0.4782 respectively. The implication of this finding is that these 6 factors that influences commercial property development pattern are not significant as the derived level of significant based on the ranking of the respondents for each of these factors is lesser than the aggregate significant of all the factors that influences commercial property development patterns. 


CONCLUSION AND RECOMMENDATION
The study examine the factors that influence commercial property development in Suleja, Nigeria. The study shows that retail shops are the most dominant commercial property types in Suleja having 43.18% followed by Offices which are seen as the second dominant commercial property types in the study area with 30.68%. Whereas, Industrial properties used for business purposes and Warehouses are the least common type of commercial property which are 12.5% and 13.64% respectively. The findings underscore the city's resilience and growth as a significant economic hub, reflected in the dominance of retail shops and offices. The dominance of retail outlets and offices underscores the city's role as a local trade and business center. The study further revealed that Urbanization rate, Increasing Migration of people into the town, Market demand for specific types of commercial properties, Zoning laws and regulations that dictate land use, Accessibility to target market/ customers and Closeness to the nation's capital as the significant factors that influence commercial property development pattern in the study area as they rank 1st, 2nd, 3rd, 4th, 5th, 6th respectively among all the factors that influence commercial property development patterns in the study area. These factors emerged as key influencers, shaping the spatial and functional aspects of commercial developments in the study area. The study not only unveils the current state of commercial property development in Suleja but also provides a roadmap for sustainable and inclusive growth. The collaboration between stakeholders, adaptability to changing urban dynamics, and strategic policy adjustments will play pivotal roles in shaping the future of commercial property development in this dynamic Nigerian city. Regular market assessments and engagement with local businesses can provide valuable insights into emerging trends. Finally, a strategic urban planning that accommodates and guides the city's growth is recommended, by ensuring a balanced and sustainable urban environment
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