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Abstract  

Failure of building 

projects has become 

very rampant in the 

country and this 

causes concern to the 

entire participants in 

the execution of 

building projects. 

Construction projects 

are regularly faced 

with problems causing 

the projects to finish 

beyond the estimated 

cost, period and 

quality. The aim of this  

 study is to assess the 

roles of contractors 

and consultants in 

building failure in 

Kaduna metropolis. 

The objectives of the 

study include; to 

identify the causes of 
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INTRODUCTION  

Construction project 

failure is the act of 

discontinuing any 

activities or 

maintenance works 

on such project within 

a time frame of the 

contract agreement. It 

can also be said to be 

when a client ceases 

to provide the 

required funds 

necessary for the 

project, thereby 

causing work to stop 

(Ayodele & Alabi, 

2011). Construction 

project failure, which 

include building and 

civil engineering 

projects such as 

schools, roads, 

bridges among others, 

litter the country. 

Prevalence of 

abandoned and failed 

projects worth 

billions of naira has 

characterised 

projects in Nigeria 

(Omale & Johnson,   
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building project failure 

by consultants in 

Kaduna metropolis, 

and to proffer possible 

solutions to the 

identified causes and 

effects. Questionnaires 

were used to collect 

relevant information 

from different 

organizations. Out of 

the one hundred and 

twenty questionnaire  

that was randomly 

selected, fifty-four 

(87) responses were 

received which 

represented 72% 

collection. The result 

obtained was analyzed 

using the Statistical 

Package for Social 

Sciences (SPSS). The 

research revealed that 

late information, poor 

quality of materials 

and poor management 

of staff are the most 

influential factors of 

building failure by 

contractors and 

consultant 

respectively. The study 

also concluded that the 

contractor contributes 

most to building 

failure. The study 

further recommended 

that clients should not 

embark on 

construction of any 

project unless they are 

capable of meeting the 

project’s financial 

commitments. It also 

recommended that the 

contractor should 

operate within the 

terms of the articles of 

agreement.

 

2018). This issue of abandonment and project failure has been left without 

adequate attention for too long which is now having an effect on the 

construction industry and the national economy as a whole (Ayodele & 

Alabi, 2011). 

The causes and effects of these project failures are not just peculiar to a 

particular reason, but rather cut across several reasons. It also creates a 

dwindling effect on the values of developed properties located close and 

within. The expected prominence of any earmarked project is to be 

completed within the agreed time and cost. Therefore, the accomplishment 

of such projects should be realized at all times (Gardener, 2005). The 

projects specific in this study include houses, roads, schools among others. 

However, the purpose of the study is to assess the role of contractors and 

consultants in project failure. Although, there are several causes of project 

failure, stakeholders involved also play a major role resulting to project 

failure. They, in their own way, either intentionally or unintentionally, also 

contribute to project failure (Ayodele and Alabi, 2011). 
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The term ‘stakeholder’ refers to anyone that has an interest in a project and 

can influence its success or failure (Happold, 2005). Stakeholders in the 

construction industry are therefore individuals and organizations who are 

actively involved in the project, or whose interests may be positively or 

negatively affected as a result of project execution or successful project 

completion (Winch and Bonke, 2002). 

The stakeholders in a project can be divided into two, namely:- 

i. Internal Stakeholders:- These are the team members of the project 

or those who provide for the financing of it. 

ii. External Stakeholders:- These are the people affected by the 

project in some significant way. 

However, this research will focus on the role of the three main stakeholders 

in failure of building projects. These three stakeholders include the client, 

the consultant and the contractor (Calvert, 1995; Winch and Bonke, 2002). 

 

Statement of Research Problem 

Empirical data has suggested huge loss of investments with cases of 

building failure (Dabara, 2016). The unceasing failure of building projects 

is so shocking in Nigeria, that it has brought several effects on the economy 

(Ayodele and Alabi, 2011). Previous studies have not identified individual 

roles of stakeholders in project failure (Mamman and Tukur, 2017), this 

study intends to fill the gap by empirically examining the roles of 

contractors and consultants in project failure in Nigeria.  

 

Literature review 

The Nigerian Construction Industry 

Over the last decade, several changes have occurred in Nigeria, which have 

helped all sectors of the economy, especially the building and construction 

sector. Yusuf (2007) defined the construction industry as the sector of 

national economy that is responsible for the development of both 

structures and infrastructure. The construction industry covers many 

areas of activities but can be divided into two major areas namely the 

building and the civil engineering works. Building works are those which 

satisfy man’s basic need for shelter (the main focus of this research), while 

civil engineering works include heavy construction works which provide 
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essential services needed to make building works operative (Olatunji, 

2006; Gillebrandt, 2000; Dantata, 2008).  

 

Building Failure 

A failure is the inability of an item to meet a specified performance 

standard (Nowlan and Heap, 2015). Building failure can therefore be 

described as the inability of a building to meet its specified performance, 

or the sudden disruption of that said building project before its specified 

date of completion (Dabara, 2016). Several causes of building failure have 

been attributed to either natural or man-made phenomena. Surveys 

carried out have shown that poor planning, poor resource management, 

poor workmanship, the use of quacks instead of professionals, among 

others, have contributed to building failure. Consequently, this often 

results in building collapse which has adverse effects on both people and 

investments in the construction industry (Dabara, 2016). 

 

Stakeholders in Construction Projects 

Projects are like team sports, all participants play a vital role. Project 

participants are those who may have a diverse mix of backgrounds, 

interests and skills, but must work together harmoniously and contribute 

to each other’s effectiveness if project goals are to be met successfully. 

 

Consultant 

The building consultant comprises of a team of expert professionals who 

are charged with the responsibility of interpreting the client’s brief into 

design and other contract documents. They are usually referred to the 

design team or sometimes design professionals. They are charged with the 

supervision of the project to a successful completion right from the design 

stage. The supervision entails ensuring execution of work according to 

specification or specified standards or requirements. Basically, they ensure 

that the building client gets satisfaction in terms of cost, time and quality 

(Ogunsemi and Aje, 2006). The building consultants are made up of the 

quantity surveyor, architect and other consultants such as the structural 

and services engineers (mechanical and electrical engineers). 
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Contractors’ Role in Building Failure 

In the execution of construction projects, the role of contractors cannot be 

overstressed. This is because they undertake to carry out the works in 

accordance with the contract documents i.e. contract drawings, bills of 

quantities, specifications and so on. In practice, some contractors do not 

adhere strictly to their obligations to carry out the work accordingly and 

hence default (Ogunsemi and Aje, 2006). The following possible ways in 

which the contractor could default are hereby examined:- 

A. During bidding, contractors estimate and quote for construction 

works. In doing this, some try to undercut the competition by 

submitting an uneconomic tender. In this anxiety, such contractor 

may not have assessed expertly all the variables that might affect 

cost. Therefore, when the contract is awarded, he will discover that 

the rates quoted are insufficient to sustain the project. Hence, he 

might abandon the project (Ogunsemi, 2006). 

Incompetence of workforce and management is another area where 

contractors could contribute to project failure. Some construction projects 

require handling by experienced and skilled personnel. Study has proved 

that some contractors lack this basic facility (Ogunsemi, 2006), and hence 

result to: Laxity in control of site activities including the activities of sub-

contractors and suppliers, Inadequate site investigation, Inadequate 

skilled manpower, Poor planning, scheduling or resource management, 

Poor site organisation, Poor workmanship which could lead to mistakes 

during construction and this could lead to part or total demolition of the 

work. 

B. There are also allegations of collusion between some contractors and 

some consultants to defraud the client (Aje, 2006). This alleged illegal 

liaison could result to: 

i. Using inferior quality materials which are not in conformity 

with specification and without an eyebrow being raised by the 

consultants involved. 

ii. Request for unnecessary claims and/or extension of time with 

the approval of the colluding consultants. 
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C. When the architect issue instructions concerning the work to the 

contractor, due to incompetence of contractor staff, poor response to 

the instruction could be carried out. 

All the above factors, operating single-handed or in whatever combination, 

have the tendency to bring about project failure. 

 

Consultants’ Role in Building Failure 

One reason why professionals set up business is to consult on specialised 

services, another is for profit. Consultants are experts in their various fields 

of specialisation (Ogunsemi, 2006); hence, the following duties and 

obligations are expected from them :To advise the client duly, To provide 

optimum cost solutions to a design problem, Due to their knowledge of the 

market and economic indicators, they are expected to provide 

specifications that will be agree with the client’s budget. However in 

practice, some of the consultants deviate from their expected duties and/or 

obligations (Ren, 2008).  

The consultants could cause project failures by negligence in performing 

their duties. For instance, work executed by the contractor could be over-

valued. In this regard, the amount paid to the contractor will not have a 

close correlation with the quantity of work executed (Atout, 2008). Ren 

(2008) observed that other professional negligence that could arise 

include:-Incomplete contract document prepared because the client wants 

construction to start on time, Non-inspection of construction works, Delay 

in the provision of drawings and BOQ for construction, Delay in 

preparation and issuance of valuation certificates, Inaccurate estimate of 

construction cost and period, Inaccurate valuation due to incompetency of 

technical staff, Frequent changes in drawings and specifications due to 

poor communication between consultant staff, Inexperience of consultant 

staff in prequalification exercise  

 

Possible Solutions to the Causes and Effects of Building Failure 

The following are possible ways of curbing/reducing the effects of building 

failure on the construction industry and the national economy as a whole 

(Dabara, 2016):-Provision of adequate finance, Giving necessary 
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information as early as possible by the client, Honouring of certificates of 

valuation without delay, Clearly stating the project objectives, Materials for 

construction should be of good quality, Employment of competent staff, 

Good planning, scheduling and resource management, Adequate 

inspection, Provision of good design management, Quick response in 

issuing instructions, Provision of complete and good working drawings.  

 

METHODOLOGY  

An investigation in the form of questionnaire survey and interviews was 

conducted to identify the roles of contractors and consultants in project 

failure in Kaduna. The convenience purposive sampling method was used 

(Mugenda and Mugenda, 1999; Patton, 1990) to select construction sites 

for the study. The method used in this research work is the survey research 

method. The relevant information was obtained through the field survey 

such as questionnaire of customers. The population of the survey 

constituted of the management and non-management staff of selected 

construction firms in Kaduna. The respondents drawn from the selected 

sites were in two categories; contractors and consultants. The contactor 

and consultant-respondents targeted in the study were mainly senior 

management personnel who are relevant to decision making in their firms. 

The research used the purposive sampling techniques. This research used 

a sample size of 120 and 87 were returned representing 72.5%. The 

instrument used for data collection was structured questionnaire, design 

by the researcher, the respondent is limited to a list of options and the 

answers are restricted to those available in the option. The questionnaire 

was divided into 2 sections A and B section A contained respondent 

information and B questions their roles in project failure. For the purpose 

of this research, questions were asked and placed on a 5 points likert scale 

ranging from strongly agreed (5) to strongly disagree (1) in form of 

statements. The Cronbach alpha was used to assess the reliability of the 

data, the values were over 0.70 which is the acceptable.  
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Table 1: Contractors’ Roles in Building Failure 

S/N Contractors’ Roles in Building Failure ∑(nj) 

S 

Mean Std. D. Remark 

1 Lack of technical professional in the organization 229 4.24 .432 More Serious 

2 Poor quality control 180 3.33 .476 Serious 

3 Mistakes during construction 159 2.94 .685 Serious 

4 Inadequate site investigation 140 2.59 .567 Serious 

5 Financing the project by contractors 227 4.20 .626 More Serious 

6 Inadequate skilled manpower 211 3.91 .591 More Serious 

7 Unavailability of equipment on request 222 4.11 .462 More Serious 

8 Poor quality of materials 235 4.35 .482 More Serious 

9 Collusion with consultants to defraud the client 163 3.02 .739 Serious 

10 Lack of coordination with sub-contractors and 

suppliers 

170 3.15 .529 Serious 

11 Poor planning, scheduling or resource management 201 3.72 .452 More Serious 

12 Irregular payments of sub-contractors 168 3.11 .769 Serious 

13 Low productivity of workers 188 3.48 .504 More Serious 

14 Incompetent staff/workers 221 4.09 .293 More Serious 

15 Poor response to site instruction  123 2.28 .763 Less Serious 

16 Poor site organization 117 2.17 .818 Less Serious 

 Grand Mean  3.4   

Source: Field Survey, 2018.  

 

Table 1 shows that poor quality of materials was ranked the most serious 

contribution to building failure by the contractor with a mean score of 

(4.35), followed by lack of technical professionals in the organization with 

a mean score of (4.24), followed by financing the project by the contractors 

(4.20), followed by unavailability of equipment (4.11), followed by 

incompetent staff/workers (4.09), followed by inadequate skilled 

manpower (3.91), followed by poor planning, scheduling or resource 

management (3.72), followed by low productivity of workers (3.48), 

followed by poor quality control (3.33), followed by lack of ordination with 

sub-contractors and suppliers (3.15), followed by irregular payments of 

sub-contractors (3.11) followed by collusion with consultants to defraud 

the client (3.02), followed by mistakes during construction (2.94), 

followed by inadequate site investigation (2.59), followed by poor 
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response to site  instruction (2.28) and finally poor site organization 

(2.17). 

 

Table 2: Consultants’ Roles in Building Failure 

S/N Contractors’ Roles in Building Failure Mean Std. D. Remark 

1 Incomplete drawing details 4.02 .598 More Serious 

2 Faulty design 3.20 .562 More Serious 

3 Delay in provision of drawings and BOQ for construction 3.91 .957 More Serious 

4 Delay in issuance of instructions 3.80 .877 More Serious 

5 Collusion with contractors to defraud the client 3.13 .646 Serious 

6 Incomplete contract documents 3.94 .899 More Serious 

7 Inadequate inspection  2.81 .675 Serious 

8 Poor management of staff  4.09 .486 More Serious 

9 Frequent changes in drawings and specifications 2.87 .778 Serious 

10 Incompetent technical staff 4.02 .687 More Serious 

11 Poor communication  2.59 .567 Serious 

12 Poor selection of contractors 3.91 .559 More Serious 

13 Delay in preparation and issuance of valuation certificates 3.72 .979 More Serious 

14 Inaccurate estimate of construction period 1.69 .820 Less Serious 

15 Inaccurate estimate of construction cost 1.69 .820 Less Serious 

 Grand Mean 3.3   

Source: Field Survey, 2017.  

 

Table 2 shows that poor management of staff was ranked the highest with 

a mean score of (4.09),followed by incompetent technical staff and 

incomplete drawing details with a mean score of (4.02) each, followed by 

incomplete contract documents (3.94), followed by delay in provision of 

drawings and BOQ for construction and poor selection of contractors with 

a mean score of (3.91) each, followed by delay in issuance of instructions 

(3.80), followed by delay in preparation and issuance of valuation 

certificates (3.72), followed by faulty design (3.20), followed by collusion 

with contractors to defraud the client (3.13), followed by frequent changes 

in drawings and specifications (2.87), followed by inadequate inspection 

(2.81), followed by poor communication (2.59), and finally inaccurate 
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estimate of construction period and inaccurate estimate of construction 

cost with (1.69) each. 

 

Table 3: Contractors’ Solution to Building Failure 

S/N Contractor Solution to Building Failure Mean Std. D. Remark 

1 Employment of competent staff 4.56 .502 Most Likely 

2 Adequate management of staff 4.56 .502 Most Likely 

3 Proper coordination with sub-contractors 3.46 .503 More Likely 

4 Provision of adequate working capital 4.57 .499 Most Likely 

5 Mobilisation to site should not be delayed 3.17 .376 Likely 

6 Good planning, scheduling and resource management 4.04 .474 More Likely 

7 Avoid collusion with the consultant to defraud the client 3.56 .634 More Likely 

8 Regular payment of sub-contractors 3.39 .492 Likely 

9 Adequate site investigation 2.98 .835 Likely 

10 Availability of manpower 4.11 .462 More Likely 

11 Availability of materials for construction at the right time 4.33 .476 More Likely 

12 Provision of materials of good quality 4.44 .502 More Likely 

 Grand Mean 3.9   

Source: Field Survey, 2018.  

 

Table 3 shows that provision of adequate working capital was ranked the 

highest with a mean score of (4.57), followed by adequate management of 

staff and employment of competent staff (4.56) each, followed by provision 

of materials of good quality (4.44), followed by availability of materials for 

construction at the right time (4.33) followed by availability of manpower 

(4.11), followed by good planning, scheduling and resource management 

(4.04), followed by avoiding collision with the consultant to defraud the 

client (3.56) followed by proper coordination with sub-contractors (3.46), 

followed by regular payment of sub-contractors (3.39), followed by 

mobilization to site should not be delayed (3.17) and finally, adequate site 

investigation (2.98). 

 

Table 4: Consultants’ Solution to Building Failure 

S/N Consultant Solution to Building Failure Mean Std. D. Remark 
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1 Provision of complete and good working drawings 4.11 .965 More Likely 

2 Provision of complete contract documents 4.11 .965 More Likely 

3 Provision and approval of drawings and BOQs for 

construction should not be delayed 

4.13 1.065 More Likely 

4 Adequate inspection  2.69 .748 Likely 

5 Honouring of certificate of valuation without delay 3.46 .985 More Likely 

6 Reducing changes in drawings and specifications 2.63 .623 Likely 

7 Proper communication among consultant staff 2.52 .574 Likely 

8 Avoid collusion with the contractor to defraud the client 3.56 .634 More Likely 

9 Not interfering with the contractors’ works 3.56 .634 More Likely 

 Grand Mean 3.4   

Source: Field Survey, 2018.  

 

Table 4 shows that provision and approval of drawing and BOQ for 

construction should not be delayed was ranked highest (4.13), followed by 

provision of complete and good working drawings and provision of 

complete contract documents (4.11) each, followed by avoiding collision 

with the contractor to defend the client and not interfering with the 

contractor’s works (3.56) each, followed by honouring of certificate of 

valuation without delay (3.46), followed by  adequate inspection (2.69), 

followed by reducing changes in drawings and specifications (2.63) and 

finally, proper communication among consultants staff (2.52). 

Contractor’s Roles in Building Failure: The research analysis showed that 

poor quality of materials is the most influential factor of building by the 

contractor, while poor site organization is the least influential factor. 

Consultant’s roles in Building Failure: The research analysis revealed that 

poor management of staff is the most influential factor of building failure 

by the consultant while inaccurate estimate of construction period and cost 

is the least influential factor. 

Ways which the Contractor can Proffer Solution: The result of the study 

showed that the most significant way in which the contractor can proffer 

solution to building failure is by providing adequate working capital. 

Ways in which the Consultant can Proffer Solution: According to the 

research analysis, the consultant can best curb building failure by 
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providing and approving drawings and BOQ for construction without 

delay. 

 

Conclusion 

From the research findings, it was revealed that the contractor contributes 

most to building failure. This was ranked within the range 1-5, according 

to the grand mean of each stake holder’s role contractor (3.4), consultant 

(3.3) and client (2.2). The study showed that building failure has a very 

great negative on the construction industry and the national economy with 

a grand mean of 4.00 on a scale of 1-5. The study also indicates that the 

contractor comes first in proffering possible solution to building failure. 

This was also deduced from the grand mean of each stakeholder, on a scale 

of 1-5, contractor (3.9) consultant (3.4) and client (3.3). It is clear that if 

stakeholders carry out their obligations dutifully, construction projects 

will rarely fail. The analysis has identified where these stakeholders are 

lacking in their responsibilities and how they improve. 

Therefore, from the research, the following recommendations and 

suggestions were made: 

i. The contractor should ensure that the materials used on site are 
of good quality and in accordance with the project specifications 
so that there will be fewer cases of building failure and liquidated 
and ascertained damages will not be laid against him. 

ii. Although the consultants are agents of the client, they should also 
favour the contractor. They can do this by valuing works 
executed accurately and issuing certificate of valuation without 
delay. Pressure should be put on the client so that he honours the 
certificate promptly. 

iii. The Federal Government could also be of help by encouraging 
local manufacturing companies to produce quality materials that 
are of the same quality as the imported ones. This will have a 
positive impact on the national economy. 
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