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Abstract 
The study examines the delivery periods of building projects in some 
Nigerian tertiary institutions. The data for this research were collected by 
questionnaires sent to construction professionals at the Physical Planning 
Units of thirty-four tertiary institutions selected out of forty-one in the 
South Western Nigeria, and analyzed by t-test, percentages and severity 
index. There is a significant difference between the delivery times at tender 
stage and at completion. 97% of the 141 executed building projects 
recorded extension of delivery period, while 3% were completed on 
schedule. The reasons for elongation in delivery period are inadequate 
financing/delayed payment, lack of programme of work, design changes by 
Architects & Engineers, changes in foundation and soil conditions, and 
shortage of materials. To stem the tide of elongation in delivery period of 
building projects, this paper recommends that proposed building projects 
should be designed sufficiently enough taking into consideration the 
availability of construction materials, well cosled design, sufficient money, 
and programme of work prepared in advance before going to tender. 

Introduction 
The uncompromising importance of the three parameters of construction contracts; cost, time 

and quality has called for the corporate opinions (Veld and Peters 1989; Harris and Birchal, 1985; and 
Brandon, 1995). 

Thus, the ability of the project team to meet these conflicting but basic requirements under 
the uncertain project environment is an important issue. It is required of the project team therefore, to" 
show adequate concern and expertise for the project economy of scale starting from the completion 
time, economy of expenditure and optimum quality of the finished product (Andravei, 2003). One of 
the principal reasons for high cost of construction in Nigeria is the elongation of delivery period. 
(Ayodele, 2004). 

Construction scenery across Nigerian tertiary institutions reveals either abandonment of 
building projects under construction or longer time than agreed in the construction of building. 
projects or higher cost of construction and at times poor construction job performance. This study 
tries to determine the extent of delivery period overruns, factors responsible for them and proffers 
solutions. 

Methodology 
A total of 141 completely executed building projects in 34 selected tertiary institutions were 

studied. The study made use of well-designed questionnaire distributed to the selected 34 tertiary 
institutions' Physical Planning Units. The questionnaire responded to by Quantity Surveyors, Civil 
Engineers in the said units were designed to bring out the following for projects executed within the 
past 10 years: 

i. Initially agreed delivery period and the actual delivery period. 
ii. The factors that resulted in the overruns of delivery period. The data obtained 

were analyzed by; T-test statistics, Percentages, and Severity index. 

Results 
The contract periods at tender stage and at completion were analysed and the results are given 

in Table 1, The percentages of the 141 projects studied that were completed on schedule and those 
with extended period were collected and the results are shown in Table 2. 

To determine the factors that substantially contribute to extension of the delivery period, the 
responses of the respondents from 34 selected tertiary institutions were converted from raw scores to 

percentages and then arranged in the order of importance using severity index and the result is shown in 
Table 3. 



Table 1: T-test on Contract Period, at Tender Stage and at Completion 
 N X   SD T tab  teal P 
Agreed delivery period 141 4.29 [.22 1.645 182.10 0.05 
Actual delivery period 141 9.70 2.79    
Since t cal > t table 

Table 2: Percentages of Project Completion 
No of projects %Completed    at 

delivery period 
agreed %Completed  at above the 

actual, delivery period 
141 3% (6) 97%(137) 
Table 3: Factors that Contribute To Extension of 
Importance 

S/IV Factors 
1. Inadequate financing 
2. Delayed payment of completed wk 
3. Lack of programme of work 
4. Design changes by the Arc/Eng 
5. Changes in foundation & rock conditions 
6. Shortages of materials 
7. Bad weather 
8. Inspection and testing of completed portion 
9. Delay caused by approval of testing 
10. Delay by sub-contractor 
11. Delay by suppliers 
12. Lack of team spirit among professionals 
13. Poor contract management 
14. Labour-mgt relation 
15. Mistakes during construction 
16. Delay in preparation and approval of shop drags 
17. Disputes between contractor, sub contractor & client. 
18. Items maintained off sits 
19. Professional indiscipline/misconduct 
20. Delay in transp of mates eqpt 
21. Non-adherence to conditions of contract 
22. Insufficient labour supply 
23. Mistakes in construction documents 
24. Delay cause by importation of materials 
25. Negotiation and obtaining of Contract 

Delivery Periods in Descending Order of 
 

a b c d • e index 
65 35 0 0 0 100 
47 53 0 0 0 100 
79 18 3 0 0 97 
47 50 3 0 0 97 
47 45 3 3 3 92 
44 44 12 0 0 88. 
24 25 15 3 15 69 
12 56 21 3 0 68 
6 41 32 6 15 47 
9 56 26 0 9 65 
6  41 32 6 15 47 
9 35 26 6 24 44 
3 32 44 0 21 35 
9 21 33 15 24 30 
6 15 24 9 47 21 
12 9 21 18 41 21 
0 18 24 15 45 18 
3 13 56 16 26 16 
0 15 32 6 47 15 
0 12 26 21 41 12 
0 9 33 15 45 09 
0 9 33 15 45 09 
0 6 24 29 38 06 
3 0 27 18 53 03 
0 0 47 6 47 0 

Discussion 
There is a significant difference between the agreed delivery period and the actual delivery 

period. 97% of the building projects were completed with extended delivery period while 3% were 
completed within the agreed delivery period. It therefore means that the actual delivery period is longer 
than the initially agreed period. The reasons are: inadequate financing, delayed payment of completed 
works, lack of progamme of work, design changes by architect and engineer, changes in foundation and 
rock conditions and shortage of construction materials. 

The emerging findings corroborate with some of the outcomes that: frequent changes in 
monetary and fiscal policies, inaccurate productivity records, uncertain project managers expertise are 
reasons for project completion after the scheduled time in delivering contracts (Nices, 2003). This also 
agrees with some of the factors responsible for time overruns: complexities introduced in design, and 
assembly processes of projects occasioned by technological innovations (Spinner, 1981), Some of the 
findings also agree with some of the reasons for project time overruns in building and engineering 

 
industry stated as customer and managerial changes, technical complexities, unrealistic project plans 
insufficient fronted plans and inability to detect problem areas, underestimated project scope and customer 
management support (Andravei, 2003). 

It therefore follows that any client who wants a building project executed for him in Nigeria will 
have his completed project delivered to him after the scheduled delivery period. Detailed explanations will 
now be given for each reason given above for project time overruns as follows: 



Inadequate Financing - This leads to delayed payment of completed works. Delaying payments that are 
beyond the stipulated period for making payment breaches a fundamental term in the contract, which may 
lead to the determination of the project by the contractor. However, most contractors in Nigerian construction 
environment would rather continue if they have not reached the elastic limit of their endurance (NIQS, 2003), 
while some may vacate the site until they are paid. Delayed payments for the works executed strain the 
finances of the firms as they have to rely on overdraft facilities with the extra cost of interest charges to 
meet some expenses which cannot be postponed, such as; staff salaries, workers wages, and yard 
maintenance and office administration. These costs are invariably passed on the client through claims 
(NIQS, 2003) and therefore make the delivery period to slip. The client should therefore possess adequate 
finance so that there will be no delayed payment, which will result in the building project not being 
completed on schedule. . 

Lack of Programme of Work - The absence of programme of work on the building contract will normally 
tempt the contractor's workmen to unnecessarily spend more time on some aspects of work than the others. 
The programme of work when made available will guide the contract work to schedule on each project 
element and complete the whole work within delivery period schedule. 

Design Changes by Architects and Engineers: The designers at times leave some details until the time of 
execution; some other details are mistakenly left out. Waiting for detail drawings during. construction period 
results in delivery period overruns. Every detail that is needed to aid construction-work should be included 
before contract documents are finalized. In this way the contractor is able to, 
comprehend the full extent of works and the cost in view. 

Changes in Foundations and Rock Conditions: More often than not, Civil Engineers are not called in to 
carry out site investigation and soil test before designs are finalized. It happens sometimes that the actual 
soil beneath the surface of earth is often different from the one had in mind when designs are made. Such 
changes in soil condition that may lead to blasting of rock or re-designing will take a good time thereby 
resulting in a slip of delivery period of the project. Civil Engineers should be commissioned in advance to 
undertake site investigation and soil tests before any designs are made in order to arrive at the appropriate 
final designs before commencement of the project. 

Shortage of Materials: Designers and specifiers often specify construction materials that cannot be obtained 
in the markets located within the construction environment. This at times leads to change in specification or 
obtaining the materials very far away from construction environment or even outside the country. This 
normally adds to the project delivery period. Designers/specifies should study the market before making up 
their mind on the materials to be specified for the construction works. 

Conclusion 
From the findings of this study, the following conclusions are drawn: 

• The actual delivery period of projects in tertiary institutions in Nigeria is always longer than the 
initial agreed period, i.e., there is always project time overruns. 

• The major reason for project time overruns in tertiary institutions is inadequate financing and 
delayed payments. 

• To stem the tide of the extension of building project delivery, projects should be designed 
sufficiently   enough   and   costed,   taking   into   consideration  the  availability  of 
construction 
materials, enough money for the project execution, and properly prepared programme of work 
before going to tender. 
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