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ABSTRACT 

Commercial properties are built as investment assets to generate income for 

their owners through rental earning and capital appreciation. The spaces 

within the property are the major precursor to achieving this expected income. 

New trends are changing the use of space and facility for the promotion of 

efficiency, open living, cost savings and urban sustainability. This research 

seeks to evaluate the effect of flexibility in building design on commercial 

property value, with respect to cost effect, vacancy rate, and the maximization 

of investmentreturns.Having discover the existence of over 160 commercial 

interests in the study area, about 70 major stakeholders in the perception of 

property design and value were surveyed throughquestionnaires. Technical 

views was sourced from Estate Surveyors and then corroborated with those 

from few other built environment professionals to properly situate the frequency 

and cost of design, construction and operationof flexibility features in 

commercial properties. Property users were also asked for details and their 

perception of space flexibility in the buildings they occupy, its impact on the 

rental/property value, and their overall satisfaction index.The properties 

surveyed were chosen based on inherent commercial features, in a location with 

the same spatial/infrastructural development and similar building design, using 

stratified sampling technique. Descriptive statistics and correlation analysis 

were employed to analyze questionnaire responses received. The study reveals 

a creative and useful link between space design and the value it generates over 

time thus establishing the need to make commercial properties flexible. 96% of 

professional respondents submit that changes to building use are demand based 

and 80% of all respondents said that commercial properties can be made 
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flexible through designs which then improves the overall satisfaction. Although 

the cost of making buildings flexible was perceived as expensive, 96% of 

professionals and 53% of commercial property users’ responses corresponds 

that the cost is recoverable.This study has brought to focus a sustainable design 

concept that helps property investors and managers make property 

developments more veritable to serve stakeholders objectives decades into the 

future. 

 

Keywords: Property Value, Building Design, Flexibility, Vacancy Rate, Returns 

 

INTRODUCTION 

Real estate represents the most significant financial asset that can be owned by 

an entity (Corgel, Smith and Ling, 2000), globally. Amadeo K. (2019) classified 

real property into residential, commercial, industrial and land. Commercial 

property usually refers to buildings used for business activities; it can also be 

referred to as land that is intended to generate a profit, as well as larger rental 

residential properties. Ogunba and Ajayi, (2018) stated that commercial 

property is a type of investment property purchased and held primarily for its 

future returns in terms of income, tax relief or other financial benefits. It is 

abundantly clear that the motive for owning commercial property is the 

objective of earning income. 

It has been observed that the return on investment earnable from any property 

is determined by the ability of such property to meet the demand needs in the 

property market. Welles (2019) opined that commercial property investments 

do well in the property market when they are able to adapt to tenant/user’s 

requirements and shifting trends.Thus, it is important for property investors to 

give better attention to how their buildings are designed with respect to its 

ability to generate adequate demand and income. 

Ashworth and Perera (2015) made it known that the design of construction 

projects consists of three facets: Function, Technology and Aesthetics; 

“Function includes an understanding of the way in which the project will 

eventually be used. It may also be necessary to consider the ways in which the 

use may change over the lifespan of the project, and how it may be adapted to 

suit these changes”. The industrial revolution has shown that processes on 

project development can always be transformed. Meanwhile, Kibert (2002) and 
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Razaz (2010) extrapolated that construction is traditionally resistant to change, 

it’s easy to see that new building methods have the ability to lower costs and 

shorten timeframes in a slow-moving industry (Welles, 2019). One of such 

methods with regards to commercial property is the introduction of flexibility 

in the production of buildings.Greden (2005) defines flexibility as the ability of 

a building to continuously adapt its space layout and even its structure to 

evolving needs. It is said that a flexible design can respond to events, even when 

they unfold in unpredictable ways (Fawcett, 2011). Detailed feasibility and 

viability analysis can therefore help to trend the property market towards 

predicting future demand to an extent. This information can be incorporated 

into the flexibility design consideration of the design team in earnest as a tool 

to enhance investment returns. Kilman (2016) asserted that demography 

ultimately defines what is required from a physical space – buildings inclusive 

- thus, whatever change that eventually become necessary, it should be deployed 

in the most cost-effective and conservative ways possible. This means available 

and upcoming building stock can truly serve out their economic life without 

recourse to premature demolition for redevelopment or overtly expensive 

alteration cost. 

In a study by Oladokun and Ojo (2012) it was observed that accelerated 

obsolescence, high vacancy rate and inadequate tenancy are part of problems of 

commercial property management. Udoekanem, Ighalo and Nuhu (2014) 

posited that GDP growth and vacancy rate are the major determinants of rental 

growth. Studies by De Neufville (2011) and Brighten-Saagwe (2014) 

extensively evaluated flexibility and adaptability in designs and their effects on 

income value, but the studies were directly focused on specialized properties. 

MillHouse (2002) had earlier assessed the effect of architectural design on real 

estate values in general but focused on the building’s external aestheticform. 

Flexibility in building designs and its link to commercial property value and/or 

returns were absent in these studies. The aim of this study is to evaluate the 

effect of flexibility in building design on commercial property value in Odi-

Olowo, Ilupejuby examining if inflexible building design can be a cause of 

undesired vacancy rate in commercial properties; situate the cost effect of 

making a building design flexible; and assess if the return on investment of 

commercial properties can be optimized through flexible design.Findings from 

this study will provide information that helps simplify the adoption of design 

concepts by which property investors, developers and facility managers can 

make property developments more veritable to serve stakeholders objectives 

decades into the future. This will invariably help improve the occupancy rate 
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and returns earnable from commercial property interests when continuous and 

adequate market share is secured. 

 

LITERATURE REVIEW 

According to Corgel, Smith and Ling (2000), real estate comprises 49% or 

$21.41 trillion of the world’s wealth ($44 trillion) whereas stocks and bonds 

comprise 25.5% and 18.8% respectively. In a more recent study by Savills 

(Figure 2.1), a London based real estate advisor, the value of global property, 

including commercial and residential property and (forestry and agricultural) 

land totals a whopping $217 trillion. Residential property alone makes up about 

75% of the total value. 

 

Figure 1: Global Value Chart 

 
Source: Savillis Research (2019) 

 

Delineation of Commercial Property 

The term commercial property (also called commercial real estate, investment 

or income property) refers to buildings or land intended to generate a profit, 

either from capital gain or rental income (IFC, 2005). Commercial property is 

said to include office buildings, medical centers, hotels, malls, retail stores, farm 

land, multifamily housing buildings, warehouses, and garages. In many 

domains, residential property containing more than a certain number of units 

qualifies as commercial property for borrowing and tax purposes. This means 

the definition of commercial property is broad and quite interlaced. There still 

exists the need to simplify the criteria for defining a property as being 

commercial or otherwise. Proper identification and definition is important 

because, although property represents a significant non-financial asset, the use 

to which it is put and its economic role changes depending on the entity that 

owns and uses it. Dierick and Point (2017) proposed a procedure for identifying 
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commercial properties. The first procedure was to differentiate between 

residential properties (dwellings) and non-residential properties; the second 

level is whether or not the owner’s purpose is ‘income production’, followed by 

a third level, in the case of dwellings - whether or not the owner is a private 

household. 

 

Sustainable Urban Design and Flexibility 

With the adoption of Brundtland Report of 1987 which paved way to a new 

thinking called sustainable development, new strategies for improvement on 

environment has emerged. Beyond the generic design process, modern 

conversation around building design is centrally focused on sustainability. 

Carmona (2009) opined that it is important to recognize that sustainable urban 

design is just part of the broader sustainable development agenda that seeks to 

create sustainable places: economically, socially, and environmentally. 

In relating the theory of sustainability and the practice of urban design Carmona 

(2009) robustly criticized existing literature and espoused ten distinctive 

concepts with further summary of each of the ten sustainable urban design 

concepts under the headings: Building, Spaces, Quarters and Settlements – 

based on spatial scale, see Table 2.2 Being part of the conclusion, Carmona 

(2009) said: it is also important to recognize that sustainable urban design is just 

part of the broader sustainable development agenda that seeks to create 

sustainable places: economically, socially, and environmentally.Evidently, 

flexibility relates to the sustainable urban design concepts of ‘human needs’ and 

‘resilience’ as explained by Carmona (2009). 

Flexibility in building design is the ease with which a building can respond to 

uncertainty in a manner to sustain or increase its value delivery.Brighten-

Saagwe (2014) also identifies the following as the typology of flexibility. 

Extension Flexibility that involves the extension and modification of a building 

with regards to its positioning and structural properties; Internal Flexibility 

wherein capacity modifications are deployed within an existing structure; 

Flexibility of Use which relates directly to a building's ability and reaction to 

complete change of use; and Planning Flexibility which is concerned with 

facilitating a building's future flexibility from the planning and construction 

phase, with the least possible cost and effort 

 

Adoption and Risks of Flexibility 

The level of flexibility of a design can be defined by the tradeoff between 

intensity of initial investment and (potential) future exercise costs. Thus, several 

schematic designs representing various levels of flexibility should be outlined. 

From the set of alternative designs, initial estimates are made of a) the costs 
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needed to gain the flexibility and b) the costs that would be entailed in the future 

to exercise the option. 

Achieving integrated, flexible design calls for cooperation among all decision-

making parties, as the capacity for realizing the benefits of flexible design must 

be initialized from the start. Real estate development and decisions to use 

innovative building technologies involve three sets of stakeholders (FCC, 

1996): 

• The development team consisting of the designer, developer, and 

construction contractor; 

• The tenant and/or owner; and 

• The institutional investor (e.g., the bank that provides the mortgage or 

construction loan). 

 

Figure 2: Vertical Flexibility in HCSC Building, Chicago 

 
Source: de Neufville and Scholtes (2011) 

The owners of the HCSC building inaugurated the additional phase in 2010. 

 

Designing for flexibility which involves the incorporation of any anticipated 

feature into the design of a building should take place early in the planning 

phase of a project. The earlier those decisions are made, the easier the 

implementation and the greater the potential benefit. As a project develops, it 

can become increasingly difficult to incorporate strategies for flexibility. In the 

planning phase, initial feasibility studies, future projections and long-term plans 

HCSC Building 

with 24 

additional floors 

First phase dev. 

of HCSC 

Building 
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should be used to inform the development of flexibility strategies. If the project 

has end-users who are known, it is vital to consult with them as a means of 

identifying the forms of flexibility that would be most beneficial to them. The 

outcome of such study will help put in proper perspective the wholesome 

consideration for flexibility in the design of commercial properties. 

 

Vacancy Rate and Commercial Property 

Real estate vacancy rate is defined as the percentage of total units in a single 

rental property that remain uninhabited during a specific period of time. The 

vacancy rate for commercial property is determined by multiplying the number 

of vacant units by 100 and finally dividing the same by total number of units in 

the property. Commercial real estate values are a function of economic price 

system as influenced by supply and demand. When the supply is high 

occasioned by high vacancy rates, there is a strong possibility of downward 

review of prices and the opposite is the case when the vacancy rates are low.  

The vacancy rate in real estate is used as a pointer to perceive how the property 

is performing overall when compared to other proximate commercial 

properties. To simplify the term, it is considered that high vacancy rate is bad 

and could be an indication of economic downturn in property market. High 

vacancy rate for a particular property also means that the property is undesirable 

or is becoming obsolete.  

 

Return on Investment and Building Flexibility 

Return on investment (ROI) is a ratio between net profit and cost of investment 

over a period. In economic terms, it is one way of relating profits to capital 

invested. In real estate investment, ROI simply represents the property's cash 

flow (i.e. income less expenses) as well as equity buildup (i.e. capital value 

appreciation). The long term rate of return depends on several variables. Most 

of the variables relates basically to changing income and expense items. 

Commercial property’s major cash flow (i.e. income) comes in form of rental 

income and sundry sources such as laundry, car wash or drinks dispensing 

facilities. In addition to generating cash flow, a major goal of real estate 

investing is for the property to increase in value over time. As the value of the 

property increases and the amount owed on mortgage decreases, equity buildup 

will occur, which will be realized when the property is sold. Real estate has 
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historically appreciated at an annualized rate of 3%-4% - a safe estimate – as 

influenced by such factors as improved infrastructure and increased demand. 

Major factors that affect ROI from the above analysis are rental income, 

vacancy rate and maintenance cost. All are intricately tied to the ability of the 

property to attract constant demand from the property market. A stagnant rental 

income means the property can’t keep up with the increasing expenses. Low 

occupancy rate or high vacancy rate causes the property to lose out on rental 

income. Whereas maintenance cost can’t be excluded on the notion that 

occupancy rate is low or absent; routine, preventive and predictive maintenance 

activities are required to sustain capital value retention and appreciation for 

every investment property. 

Since the market is dynamic, the uses to which an investment property can be 

put also deserve some level of flexibility to accommodate immediate and 

futuristic changes in the property market’s demand. Whereas the value of the 

cost deployed for a flexible design may not be derived until the flexibility option 

is activated, the inherent presence of that option seem to provide some room for 

continual improvement of the property. Indeed, no facility can remain 

perpetually compliant in totality; however, it should be made to deliver optimal 

returns over its economic life. This objective, clearly, can be achieved through 

the appropriate application of flexible design concepts. How well has this 

appropriate application been deployed and its effect on commercial properties 

needs to be evaluated. 

 

RESEARCH METHODOLOGY 

A detailed review and study of relevant literature was undertaken in the process 

of carrying out this study. Evident data were collected by means of interviews, 

field work, observations and administration of questionnaires. The respondents 

were carefully selected using broad spectrum stratification that cuts across 

various sections and sectors of the study area with regards to professional 

insight needed and property user’s opinion relating to the research topic. The 

respondents were targeted in selected locations, industry events within the study 

areas in order to get the required respondents for the study. Virtual means was 

also deployed through the use of online forms to target relevant respondents due 

to prevailing circumstances occasioned by the COVID-19 pandemic. The 

Nigerian Institute of Estate Surveyors and Valuers’ online directory was used 
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to identify registered and practicing estate firms within the study area for 

correspondence. 

 

Study Area 

Lagos state has a total area of 3,577 km² 22 percent thereof being lagoons and 

creeks and a land area of 1,171 km², 907 km² thereof classified as urban. It is 

elevated by 41m and positioned on coordinates: 6°35′N 3°45′E. The mega city 

is said to have the most developed, most diversified and the most active property 

market with the highest average property values and stocks of investment 

(Babawale, 2006). Available records with the Nigerian Institution of Estate 

Surveyors and Valuers reveals that 53 percent of Estate Surveyors and Valuers 

in Nigeria have either their head office or at least a branch office within the 

state.  Ilupeju, the study area, is located in Odi-Olowo/ Ojuwoye Local Council 

Development Area of Lagos State. Having its boundary to the North by 

Oworonshoki-Apapa express way at Oshodi; to the south, its boundary is from 

the beginning of Agege Motor Road through RansomeKuti School Complex 

Road to Jibowu; and to the West it is bounded by Agege Motor Road to Oshodi 

flyover. Characterized with heavy presence of manufacturing and production 

industries in the Ilupeju Industrial Zone, it is estimated that at over one hundred 

and sixty companies are within the LCDA (Odi-Olowo Ojuwoye LCDA, 2019). 

It also possesses the geographical proximity to some big markets in the state 

such as the popular Oshodi Market, Awolowo Market and Ojuwoye Market thus 

making it remain a viable commercial zone. Ilupeju also have vast residential 

zones with reserved areas (GRAs) built by government to accommodate the 

working populace. In recent time commercial activities have picked up within 

this sector of Ilupeju with super interest from blue chip companies and 

expatriates leading to an estimated 150 percent increase in rental value in the 

last seven years (http://nigeria-property.com/). 

 

Sampling Techniques 

The information presented in this study were collected through the details 

obtained from interviews, observations and field work carried out on a total 

number of25 professionals and 45 property users(with commercial interest) in 

Ilupeju, Odi-OlowoOjuwoye Local Council Development Area of Lagos State. 

Available data from the LCDA confirms the presence of about 160 commercial 
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interests; 45 properties with commercial features were surveyed.The properties 

include those in the originally zoned commercial and residential sectors of the 

study area. Interviews were conducted with and questionnaires administered to 

owners, property managers/consultants, occupants/users and other stakeholders 

involved in the commercial property in the study area. The properties were 

selected to create a spread within the study area based on the existing 

demarcations of the constituent wards by the LCDA. All residential and 

commercial sectors of the LCDA have representation of each of the commercial 

property types under study. The Nigerian Institute of Estate Surveyors and 

Valuers’ online directory was used to identify registered and practicing estate 

firms within the study area for correspondence as professionals. In all, 25 built 

environment professionals, mostly estate surveyors, were interrogated within 

the study area. 

In order to obtain valid results from the survey, attempt was made to ensure that 

the sample of the survey was collected from a user population with little or no 

variability, especially in terms of property design. This is made possible by the 

homogeneous building design of most buildings in both the commercial and 

residential sectors of Ilupeju. Most of the properties chosen were located within 

or proximate to the major commercial districts of the local council using 

stratified sampling technique. Also, larger percentages of the target properties 

are already concentrated in the chosen study area - with the same spatial and 

infrastructural development features and similar building design. The basic 

reason for chosen a sizable population that is homogenous in nature is to reduce 

variance based on design and spatial disparity, while still keeping the need for 

a large sample size so as to make the study result truly representative.The 

opinions of all the respondents and interviewees, the findings from the field 

work and the recordings of the observations are all carefully analyzed with 

respect to the topic of the study. However analysis was limited to extracts 

gathered from the comparison/evaluation made. 

 

DATA PRESENTATION AND ANALYSIS 

Two sets of questionnaires were deployed. One was meant for Built 

Environment Professionals (BEP) and another for Property Users (PU). BEP 

questionnaire was used to gather technical details from Estate Surveyors based 

their unique professional and managerial insights as it relate to the objectives of 
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the study. Estate Surveyors responses was corroborated with those from other 

built environment professionals, especially Architects and Builders, who 

mainly helped to situate the design and construction cost and frequency of 

building flexibility and its deployment within the study area. PU questionnaire 

generate details for assessing buildings and their flexibility or otherwise from 

the perspective of the users; while relating same to the cost effect of such a 

building feature (i.e. flexibility), its impact on the rental value of the property 

and property user’s overall satisfactory index. 

 

Table 4.1:  Professional Respondents Stratification 

OPTIONS Estate 

Surveyors 

Archite

cts 

Builde

rs 

Othe

rs 

TOTA

L 

NO. OF 

RESPONDENT 

18 4 2 1 25 

% OF 

RESPONDENTS 

72 16 8 4 100 

Source: Author’s field work (2020) 

 

 

Major aspect of the study objectives relate to property vacancy rate, value and 

return on investment wherein Estate Surveyor are adequately situated to provide 

ample details and thus well represented at 72%. However, due to the 

technicality of flexibility in building design, it is understandable that cross 

opinions from other relevant professionals will help to further obtain a robust 

conclusion in terms of design and construction cost/frequency which are also 

part of the study objectives. Thus Architect (16%) and Builder’s (8%) opinion 

among others (4%) are well considered. 

 

Table 4.2:  Surveyed Property Use Pattern (Original design/use according 

to municipal zoning). 

OPTIONS Residential Commercial Mixed Use Unknown TOTAL 

NO. OF RESPONDENT 28 8 0 4 40 

% OF RESPONDENTS 70 20 0 10 100 

Current property design/use during survey 
  

 

NO. OF RESPONDENT 24 12 4 0 40 
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% OF RESPONDENTS 60 30 10 0 100 

Source: Author’s field work (2020) 

 

The original use according to municipal zoning was majorly residential - 

making up to 70% while commercial zone was 20%. However current building 

use reflects a change in use pattern where 40% now engage in commercial 

interest, 10% are of Mixed-use and 50% remain Residential use. 

 

Frequency and Nature of feature Changes in the Building Use 

OPTIONS Structural change Services Common 

areas 

Redevelopment Total 

NO. OF RESPONDENT 27 11 3  40 

% OF RESPONDENTS 67 27 7  100 

Source: Author’s field work (2020) 

 

67% of the user respondents affirmed that space modification/alteration has 

been carried out on the property. Structural change and services/common area 

reconfiguration was common in the modified properties with 70% affirmation 

from the respondents. This will (later) further corroborate change in use 

occasioned by ‘nature of use’ and ‘need for space’. 

 

4.4: Re-modification Reasons in Buildings 

OPTIONS Nature of 

Use 

Need for 

Space 

Aesthet

ics 

Othe

rs 

TOT

AL 

NO. OF 

RESPONDENT 

15 8 4 0 27 

% OF 

RESPONDENTS 

55 30 15 0 100 

Source: Author’s field work (2020) 

 

Majority (55%) assert that Nature of Use was the main reason for change while 

30% and 15% allude to Need for space and Aesthetics respectively. Nature of 

use (especially and Need for space passively) directly speaks to change in use 

pattern. If the use were the same, the property might not be modified, except 

perhaps for aesthetics.  
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4.5:  Cost Effect of Flexibility in Building Design? 

OPTIONS Negli

gible 

Inexpe

nsive 

Mode

rate 

Expen

sive 

Extremely 

Expensive 

TOT

AL 

How expensive is the cost of making a building design flexible? (BEP) 

NO. OF 

RESPONDEN

T 

0 5 11 9 0 25 

% OF 

RESPONDEN

TS 

0 20 44 36 0 100 

       

How expensive is the cost of modification? (PU) 

NO. OF 

RESPONDEN

T 

0 5 13 7 1 27 

% OF 

RESPONDEN

TS 

0 20 50 25 5 100 

Source: Author’s field work (2020) 

 

Result on the cost effect of flexibility in building design reflects 36% posited 

that flexibility option in building design is Expensive, 44% believe it is 

Moderately Expensive while 20% submits that it is Inexpensive. In terms on 

property modification, 30% of user respondents whose properties have been 

modified considers the cost as being Expensive, 50% said it was Moderate while 

20% posted Inexpensive. This we can say corroborates the outcome from user’s 

satisfaction and flexibility index. It also adequately correlates the number of 

buildings that have carried out structural/services/common area changes which 

has made alteration costs expensive. This is further pointing to absence of wide 

reaching flexibility options in commercial buildings. In addition and with 

regards to cost effect, over 95% of professional respondents assert that the cost 

of making commercial property flexible is Recoverable. This makes a stronger 

case for its consideration from an economic view point. 
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4.6: Professionals opinions regarding Inflexibile Building Design being the 

cause of high Vacancy Rates in commercial property 

OPTIONS Strongly 

Disagree 

Disag

ree 

Neut

ral 

Agr

ee 

Strongly 

Agree 

TOT

AL 

NO. OF 

RESPONDENT 

0 5 7 9 4 25 

% OF 

RESPONDENT

S 

0 20 28 36 16 100 

Source: Author’s field work (2020) 

With regards to undesired vacancy rate in commercial property; 28%, 36% and 

16% posted Neutral, Agree and Strongly Agree respectively that inflexible 

design could be the cause of high vacancy rate in commercial property in the 

study area; 20% Disagree. We can thus infer that 52% of professional 

respondents agree that high vacancy rate in commercial property can be as a 

result of inflexible design. 

 

4.7: Professionals opinions regarding effect of Flexible Building Design on 

commercial property Investment Returns and Value 

OPTIONS Strongly 

Disagree 

Disag

ree 

Neut

ral 

Agr

ee 

Strongly 

Agree 

TOT

AL 

NO. OF 

RESPONDENT 

0 0 5 15 5 25 

% OF 

RESPONDENT

S 

0 0 20 60 20 100 

Source: Author’s field work (2020) 

 

With regards to returns on investment and property value; 80% of professional  

respondents agree that flexible building design in commercial property 

generates more returns and value overtime when compared with commercial 

properties whose use/design are static. 20% strongly agree to this assertion 

while another 20% choose to be neutral in their response. None of the 

professional respondents disagree. All property user respondents agree that 
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buildings with flexible design generate more value over time; 37% strongly 

agree to this fact.  

 

4.8:  What is the percentage increase in rental value based on space 

modification? 

OPTIONS 0

% 

10% or 

< 

30% or 

< 

31 - 

60% 

> 

60% 

TOTA

L 

NO. OF 

RESPONDENT 

9 3 3 12 0 27 

% OF 

RESPONDENTS 

35 10 10 45 0 100 

Source: Author’s field work (2020) 

 

Majority of property users however felt the modification has lead to increase in 

rental value of the modified property. About 65% have experience rental 

increase of between 10 to 60% after space modification. 

 

SUMMARY OF FINDINGS 

Having examined responses from property development and management 

experts as well as commercial property users - both groups being the major 

stakeholders involved in the perception of property design and value - this study 

findings are summarized as follow with respect to the effect of flexibility in 

building design on commercial property value. 

The need to make commercial property designs flexible was established. 

Having clarified that building use change over time - evidenced by a rising trend 

in the number of residential plots that have been converted to commercial - 96% 

of professional respondents believe such changes are demand based. The fact 

that change in building use is demand based further corroborate the need to 

make commercial properties flexible. 84% of professional respondents, 

representing an overwhelming majority, support the need for flexible building 

designs to optimize change in use. The property market is unique and dynamic, 

but 80% of all respondents aligned with the fact that commercial properties can 

indeed be made flexible through design such that its use can be easily changed. 

With regards to undesired vacancy rate in commercial properties, 52% of 

professional respondents posited that inflexible design could be the cause of 
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high vacancy rate in commercial property while 28% posted neutral in their 

opinion. To corroborate this, it was indeed asserted that space flexibility leads 

to positive demand in commercial property as 60% of users confirm they are 

satisfied with the modified design even when there was a corresponding 10 - 

60% increase in rental value. Further to this, 36% of professional respondents 

(representing a positive majority) posited that property owners would likely 

consider making their commercial buildings flexible at the design stage. The 

major reason for seemingly low patronage of flexible design concept in 

commercial property investment can therefore be traced to its cost effect. 

Although 33% of all respondents posited that the cost of making buildings 

flexible is expensive (47% said it is moderate), 96% of professionals asserted 

that the cost is recoverable. This is again corroborated by 53% of commercial 

property users who confirmed an increase in rental value of between 10 - 60%, 

occasioned by property modification, while 60% of same users profess 

satisfaction with the modified design. This means the cost effect of making a 

building design flexible is (although) considered high but it can create real value 

that is capable of adequately recovering the cost. 

Finally and with regards to property value and return on real investment, 80% 

of all respondents (i.e. professionals and users) affirm that commercial 

properties with flexibility in its design can bring about increase in property 

value and generates more return on investment overtime when compared to 

properties whose design and use are static. 

 

CONCLUSION 

Since the return on investment earnable from any property is determined by the 

ability of such property to meet the demand needs in the property market, 

flexibility in building design will prove very effective in assuring demand and 

keeping rental and property values steady. By improving the occupancy rate and 

returns earnable from commercial property interests, investors can be assured 

that continuous and adequate market share is secured. 

This study has created a useful link between space design and the value it 

generates over time - flexibility in building design - being the ease with which 

a building can respond to uncertainty in a manner that can sustain or increase 

its value delivery. A situated understanding of the value of flexibility, will 

inherently spur strategies that eliminate the need for high costs of change. This 
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becomes even easier when it is considered and promptly integrated at the 

conception stage of property projects. Making buildings flexible can help 

reduce overall financial and material input over time thereby promoting a 

sustainable strategy in the built environment that preserves value years into the 

future. 

 

RECOMMENDATION 

In commercial real investment, property value is key, flexible building designs 

can help unlock it. This study has brought to focus a sustainable design concept 

that helps property investors and managers make property developments more 

veritable to serve stakeholders objectives decades into the future. Buildings, 

which are the physical outcome of most property investments, are traditionally 

rigid but can be made dynamic through design that considers its flexibility. Thus 

property investors will do better by giving attention to how their buildings are 

designed with respect to its ability to generate adequate demand and income. 

Detailed feasibility and viability analysis can therefore help to trend the 

property market towards predicting future demand to an extent. This 

information can be incorporated into the flexibility design consideration of the 

design team in earnest, as a tool to enhance investment returns. Flexibility in 

building design should be considered as a proficient strategy based on the 

findings of this study. 
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