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Abstract 
Development of economy in every nation is based on 

construction projects undertaken through several types 

of contracts. However, construction industry is 

suffering from delay phenomenon. The causes and 

effects of delay in construction projects seem critical 

and if not handled appropriately, it could result to 

wastage and less utilization of resources. This has 

contributed to negative impact on stakeholders in the 

construction industry. This research aims to appraise 

the main causes and effects of delay on tertiary 

institution construction projects with a view to 

minimizing its causes and improve project delivery, 

examine the factors responsible for project delay in 

tertiary institution in Niger state. However,150 

structured questionnaire were distributed to the 

following  professionals in the construction industry: ( 

Architect, Quantity surveyor, Project manager, 

contractor and civil engineer ) and 135 were  retrieved 

for computation of the result and discussion. Several 

analyses such as mean, ranking, correlation, t-test and 

analysis of variance (ANOVA), were used to analyze 

the data. The result shows that insufficient funding, non 
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payment of completed works, cash flow problem during 

construction and interference with project 

performance are the major factors that causes delay in 

tertiary institutions construction project. The 

mitigation measures in their order of importance are: 

use of appropriate construction method, systematic 

control mechanisms, proper emphasis on the past 

experience and developing human resources in the 

construction industry. The research also concludes that 

the major effects of construction delay are 

abandonment of the building projects, adequate 

planning, variation of project scope, incompetent 

project manager and delay in progress payment by the 

clients. Furthermore, the research also conclude, that 

there between is a positive relationship between client 

related factor and all other related factors that causes 

delays. However, the research recommended that 

appropriate construction method and systematic 

control mechanism should be use appropriately for 

effective management of construction project in 

addition, an effective strategies management approach 

should be adopted at the top management of 

construction industry. through proper planning and 

scheduling. 

 

 

Introduction  

Research Concern 

Construction delays have negative effects on clients, contractors and 

consultants in term of growth in confrontational relationships, distrust, 

litigation, arbitration, cash flow problems and general feeling of unease toward 

one another (mahamud, et al 2012). The timely delivery of projects within 

budget and to the require standard of quality specified by the clients, is often 

regarded as successful project delivery, failure to complete the project within 

the targeted time, budgeted cost and specified standard of quality by the client 

is referred to as delay (Wolabi et al 2014). 
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Research Questions  

How can projects be delivered in tertiary institutions in Niger state without 

delay 

 

Aims 

The aim of this research work is to appraise the causes and effects of project  

delay on tertiary institutional construction projects with a view to minimizing it 

causes and improve project delivery. 

 

Objectives 

The objective of this paper is to establish mitigation strategic measures to 

minimize the delays on tertiary institution projects in Niger State. 

Delay in construction projects affects the key stakeholders  in the construction 

industry including the contractors, clients and consultants. The Nigerian 

construction industry has suffered many setbacks in terms of completing 

projects on time. Furthermore, most of the construction projects in Nigeria 

experienced delay, which lead to the abandonment of the project (Mohammed 

and Isah, 2012). In addition to other countries, Malaysian construction industry 

has been affected by project delays for many years (Mehdi Riazi, et al 2011). It 

is significantly interesting, to study the delay effects in construction industry 

because research shows that seven (7) out of ten (10) projects in Nigerian 

suffered delay in their execution (Ameh and Ogundare, 2013). 

These increases in project delays in the construction industry is hurting the 

economy because it results in wastage of resources, enhance cost of project 

delivery and frustration among the key players (Mohammed & Isah, 2012). Yet 

construction is one of the principal sectors that can revitalize economic growth 

in Nigeria (Mohammed & Isah, 2012). Investment in construction projects and 

related infrastructure and service has multiple direct and indirect effects on 

economy of the nation. Unfortunately, delay in tertiary institutions in Niger 

State especially buildings, will continue to plague the construction industry in 

the foreseeable future, unless mitigation strategies are taken by the industry. 

The government may lack sufficient mitigating measures to address the 

problems of delay. Although much has been done in identifying the factors that 

influence projects delay in construction projects in Nigeria and yet the industry 

still experiences delay (Owolabi et. al., 2014). 
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This is attributed to the fact that there is still lack of information or knowledge 

for the effective mitigation strategic measures to address project delays. This 

research therefore, seek to fill the gap that exist by contribute to these attempts 

of previous researches in identifying further the causes of delay in tertiary 

institutions projects in Niger state with a view of establish mitigation strategic 

measures to address construction project  delays. 

 

Construction Industry   

Construction encompasses all civil engineering works and all types of new 

building projects as well as the maintenance and repairs of existing facilities 

(Salleh, 2009).  More so, Radosavljevic and Bennett (2012) defined 

construction as a series of activities undertaken by construction companies that 

produce or alter buildings an infrastructure.  Therefore, construction simply 

means an act of building or erecting structured products to a prepared shape 

using appropriate resources and machineries.  

Zakaria, et al (2012) identified construction industry as a sector consists of 

housing, commercial and infrastructure development. Harrison (2007) defines 

construction industry as the subdivision of manufacture and trade based on the 

building, maintaining, and repairing structures. Building  and construction 

industry is the industry of erecting, analyzing, restructuring, renovating, 

changing, demolishing, relocating, maintaining or repairing any form of 

building constructed weather on or off site (CSQ, 2012). The functions that 

construction has make it to be big, lively and difficult industry division that 

plays a vital role in the Nation’s economy. Building houses, places of works, 

markets, and places of worships; roads, and repairing and maintaining nation’s 

physical infrastructure are part of the functions of construction industry (Behm, 

2008).  

Therefore, construction industry is one of the biggest industries that contributed 

to the economic growth of nations. This statement was justified by Mahamid et 

al. (2012) stated that construction industry is one of the industry that provides 

important ingredients for the development of an economy. Salleh (2009) defines 

construction industry as a subdivision of the economy that is responsible for the 

planning, design, construction, maintenance and sometimes demolition of 

buildings. 

 

Delays in Construction   

Delay is a term that being referred to as time and cost overrun in construction 

projects (Memon et al., 2011). This definition is similar to Hamzah et al. (2012) 

as delay is time and cost in  construction projects. They stated that delay is time 

overrun or extension of time for accomplishment of a project. Construction 

delay is the action or situation that fallouts in finishing the project later than 
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agreed in the contract. A delay can also affect to starting or finishing a specific 

activity later than planned (Mubarak, 2010). However, the definitions above 

captured time and cost but has to be related to the one agreed in the contract or 

in the inception stage.   

Menesi (2007) defines project delay as the accumulated effect of the delays in 

the individual activities. Definition of project delay given here lacks some 

terms. Budgeted cost and contract initial period are the most important terms 

that supposed to be mentioned, because the factors of delay affect cost and time 

first before anything else in the construction industry. Amongst the key players 

of the industry, contractor normally became the prime victim of delay factors 

for the fact that contractor is responsible for all the acts and omissions of the 

contractor’s employees, subcontractors, their agents and employees, and any 

other person performing work under a contract with the contractor (Frank, 

2012). Upon all the research conducted, different perceptions on definitions 

were given to delay.  

 

Types of Delays 

There are several types of constructions delay due to their causes. They may be 

caused by the contractor, client, and client’s representative and from natural 

source. Aibinu and Jagboro, (2002) discussed that delays are classified into 

excusable and non-excusable delays. Excusable delays are sub divided into 

excusable with compensation and excusable without compensation based on 

their happenings.  

But according to Yates and Epstein (2006), delays can be categorized into four 

(4) main groups as non-compensable excusable, compensable excusable, non-

excusable and concurrent delays. However, since three decades back, delay was 

categorized into three (3) groups according to liability; compensable, excusable 

and non-excusable delays (Kraiem and Diekmann, 1987). These three (3) 

groups of delay were confirmed by Dayi, (2010). Therefore, this research 

focuses on the four (4) categorization of delay namely; excusable compensable, 

excusable non-compensable, non-excusable and concurrent delays (Yates and 

Epstein 2006). 

 

Excusable Delays 

Excusable delays are delays that the contractor will not be penalized due to their 

occurrences. It can be divided into compensable and non-compensable (Tawil 

et al., 2012). Therefore, excusable delays simply mean that they are the type of 

delays which are beyond the control of the contractor or subcontractors. If it 

happens, the damages it caused should be on the owner or none of them 

responsible for the cause, and in this situation a considerable time be given to 
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the contractor to complete the project. This situation is known as “time at large” 

(Hackett et al., 2007). 

 

Excusable Delays with Compensation 

Compensable excusable delays are those delays that caused by client (Yates and 

Epstein, 2006). It results in time extension and compensation to the contractor. 

These delays result from various circumstances as stated by Yates and Epstein 

(2006). The first is the inability of the owner to provide work site in time, which 

causes project delay. Changes which were initiated by the owner and owner’s 

delay in delivering order to continue work also subject the project to run in to 

delay.  

Defective designs, poor coordination of other contractor’s work by the owner 

and owner’s inability to supply equipment in time were also types of 

circumstances that cause excusable delay with compensation. Misleading of 

contractor due to the information of the owner, interference of owner with the 

performance of the contractor, delay in the approval of shop drawings are 

among the situations that lead to excusable delays with compensation. Others 

are changes in the contract requirements and the encountering of different site 

condition by the contractor (Yates and Epstein, 2006). 

Excusable delays with compensation at times lead to schedule extension and 

results to the owner financial damages to the contractor (Aibinu and Jagboro, 

2002). Therefore, this type of delay will affect the client funding budget because 

the contractor can claim for damages for all the causes emerged from the side 

of the client or his representatives. 

 

 

Excusable Delays without Compensation 

Excusable delays without compensation are delays that are not the caused by 

the owner or the contractor. They are “Acts of God” or other unforeseeable 

causes beyond the control of both parties (Hackett, et al. 2007; Yates and 

Epstein, 2006). Contracts usually contain a clause called the force majeure 

clause, which enumerates the various causes of delays for which neither party 

is legitimately responsible. 

 

Non-excusable Delays 

Non-excusable delays can be attributed to the actions, or inactions, of the 

contractor. When a contractor causes delays to the completion of a project, such 

delays preclude the contractor from obtaining a time extension and may also 

trigger delay damages against the contractor. Some of more common contractor 
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caused delays as mentioned by Muhamad, (2010) include failure of contractor 

to mobilize the site and start the work in a timely manner. It includes also delay 

in the submission of shop drawings to the owner for approval, inadequate 

construction equipment and defective works.  

 

Concurrent Delays 

On a typical construction project, delays do not constantly fall into one of the 

three previous categories discussed but quite often there are multiple factors that 

cause or contribute to delays (Yates and Epstein, 2006). Therefore, Ibbs, et al 

(2011) defined concurrent delays as ordinarily labeled as two or more delays 

that happen at the same time, either of which would cause a project delay.  

 
Figure 2. 1: Classification of delay   (Source: Dayi, 2011) 
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Delay factors in Construction Projects 

Delay in construction is associated with three main causes (Hackett et al., 2007). 

Ren, Atout and Jones (2008) classified delay into three (3), namely delay caused 

by contractor, employer or his representatives and those by events that are out 

of both the contractor and employers and it is termed as ‘act of God’. 

Financing by contractor during construction, delays in contractor’s payment by 

owner, design changes by owner or his agent during construction, partial 

payments during construction, and non-utilization of professional 

construction/contractual management act as the most common causes of delay 

in construction projects (Abd El-Razek, et al, 2008).  

Ali, et al. (2010) concluded in their research that labor shortage, contractors’ 

financial difficulties, construction mistakes and defective works were the most 

common causes of delay. Furthermore, the research mentioned the effects of 

delays on construction industry as cost overrun, extension of time, late payment, 

rescheduling, affect company reputation and loss of productivity and efficiency. 

The result shows that cost overrun and extension of time have significant effects 

on contractor. However, the contractor reputation did not fall in to one of the 

common effects on contractor in the research, despite its advantage. Therefore, 

looking further to investigate and substantially justify the effects of 

constructions delays on contractor’s reputation become very much important. 

 

Contractor-related Delay Factors in Construction Projects  

Saleh (2009) define contactor as the person or organization that is responsible 

for planning and execution of construction project. Therefore, contractor related 

delays are the most important delays in the construction industry. This statement 

was justified by Gündüz et al. (2013).  They said that contractor-related group 

of delay factors was the most significant group to cause delays.  

 

The Research Method 

Having reviewed the related literature on various research methods, the study 

adopt the quantitative methods of approach, first handed source of data 

collection follow through the establishment of well-structured questionnaires to 

150 respondents which comprises of the clients’ contractors, Quantity 

Surveyors, Engineers, Project managers and other  professionals that involved 

in the execution of projects over the stipulated period of time of 2007 – 2019. 

The data collected was analysed using the computer software packages, 
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Statistical Products for Services Solutions (SPSS), in order to attain the 

objectives of the study as discussed, Likert scale system was used in analyzing 

the objective. 

 

Data Analysis 

Analysis of the Respondent's Profile: One fifty numbers of questionnaire was 

administered, 28% of respondents works with construction  firms 19% were 

with consulting firms while 37% and 16% were from client and project financier 

organisations. 

 

Table 1 Nature of organisation 

 
   Fig. 1 Nature of organisation 

 

Results 

Table 2. : Mitigating Measures  

 

 

 

 METIGATING MEASURES 

MEAN 

SCORES 

S. 

DEV 

RANK 

 Use of appropriate construction methods 4.42 .918 1 

 Systematic control mechanism 4.33 .937 2 

 Proper emphasis on past experience 3.93 1.11 3 

 Developing human resources in the 

construction industry 

3.80 1.20 4 

 Comprehensive contract administration 3.77 1.11 5 

 Use up to date technology utilization 3.74 1.26 6 
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 Clear information and communication 

channels 

3.67 1.15 7 

 Effective strategic planning 3.64 1.01 8 

 Proper project planning and schedule 3.64 1.27 9 

 Effective site management and supervision 3.62 .92 10 

 Perform a preconstruction planning of 

project tasks and resources need 

3.58 .996 11 

 Frequent coordination between the parties 3.55 .798 12 

 Improving contract award procedure by 

giving less weight to prices and more weight 

to the capacities and past performance of 

contractors 

3.53 .771 13 

 Frequent progress meeting 3.51 .921 14 

Source: Researchers’ data (2019) 

 

Table 2, established the factors employed to mitigate the occurrence of delayed 

of construction project. It was   revealed that the factors identified in the study 

were very effective ntackling delays of project delivery in tertiary institutions 

in Niger State, use of appropriate construction methods (4.42), systematic 

control mechanism (4.43), proper emphasis on past experience (3.93), 

developing human resources in thes construction industry (3.80), 

comprehensive contract administration (3.77), use up to date technology 

utilization (3.74), effective strategic planning (3.64), frequent coordination 

between the parties (3.58).were  ranked 1st, 2nd, 3rd, 4th, 5th, 6th, 7th, and 8th 

respectively.  

In addition, the factors with least mean scores are; Improving contract award 

procedure by giving less weight to prices and more weight to the capacities and 

past performance of contractors and frequent progress meeting were ranked 

13th and 14th respectively.  

 

Conclusion 

Based on the findings of this research, the study concludes that, the mitigation 

measures in their order of importance are use of appropriate construction 

method, systematic control mechanism, proper emphasis on past experience and 

developing human resources in the construction industry. 
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Recommendation 

The followings were recommended based on the findings: 

1. The management of construction projects in tertiary institutions should 

use appropriate construction methods and systematic control 

mechanism. 

2. There is need for development of human resource management and 

proper emphasis on past experiences in order to improve productivity. 

3. There is need for comprehensive contract administration through the use 

of up to date technology 

4. The top management of construction industry need to adopt effective 

strategic management approach, through proper planning and 

scheduling. 
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