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Abstract

Macroeconomic instability can disrupt private housing production through interacting financial,
procurement, labour and demand-side mechanisms, yet project-level evidence from rapidly
urbanising African cities remains limited. This study examines how economic shocks were
experienced during the development of Palm Height Estate 5 in Lugbe, Abuja, and identifies the
strategies used to sustain project delivery. A bounded mixed-method case-study design was
employed, combining a structured questionnaire survey of construction stakeholders with key-
informant interviews, site observation and project documentation. Of 124 questionnaires
distributed, 122 were returned and 120 valid responses were retained, giving a 96.8% usable
response rate. Descriptive analysis used means and Relative Importance Index (RII), while
qualitative evidence was used to interpret the quantitative patterns. Rising fuel and energy costs
(mean=4.18; RII=0.837), exchange-rate fluctuations (4.14; 0.828) and high inflation (4.11;
0.823) were the leading manifestations of economic stress. Project cash-flow problems were the
most severe financial/operational challenge (4.22; 0.843). The strongest reported delivery effect
was extension of completion time (4.24; 0.847), while increased construction defects was the
highest-ranked quality consequence (3.78; 0.757). Bulk purchasing (4.01; 0.802) and phased
implementation (4.00; 0.800) were the most widely adopted coping strategies. Public—private
partnerships (3.80; 0.760) ranked highest among proposed resilience measures. The findings
indicate a cascading pathway in which macroeconomic shocks constrain project liquidity, disrupt
procurement and labour, and place pressure on schedule and quality. The study contributes
project-level evidence from Abuja and identifies resilience measures that can reduce exposure to
future economic shocks.

Keywords: Macroeconomic shocks; Housing delivery; Construction resilience; Private
residential development; Inflation; Exchange-rate volatility; Project finance; Abuja; Nigeria
1.0  Introduction
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Private housing production in rapidly urbanising developing cities is highly vulnerable to
macroeconomic instability because projects involve long development cycles, uncertain cash
flows, imported or import-dependent inputs, credit, subcontracting networks and changing
household demand. Consequently, fluctuations in inflation, exchange rates, interest rates and
energy costs can extend beyond direct financial effects to disrupt procurement, labour, work
sequencing, quality control and sales. In Nigeria, empirical studies have linked inflation,
exchange-rate volatility, material-price increases and payment delays to rising construction costs
and operational difficulties (Moyanga & Saka, 2023; Ebekozien et al., 2024; Nnadi & Najjobyo,
2025). Evidence also suggests that contractors employ measures such as flexible pricing, bulk
purchasing and alternative financing to sustain project continuity during periods of economic
instability (Olatunde et al., 2026).

Despite this evidence, limited attention has been given to how macroeconomic shocks are
transmitted through the internal financial and operational systems of individual private housing
projects. Existing Nigerian studies are predominantly sectoral or examine specific cost variables,
providing limited insight into how project-level factors such as liquidity, procurement
arrangements, contractual flexibility and managerial capacity shape outcomes. Abuja provides a
relevant context because rapid urban expansion and private residential investment have occurred
alongside rising construction costs, financing constraints, infrastructure pressures and changing
purchasing power. A project-level examination can therefore provide a clearer understanding of
why similar economic shocks may produce different outcomes across developments.

This study examines Palm Height Estate 5 in Lugbe, Abuja, as a bounded case of private residential
development. Guided by Resource Dependence Theory (Pfeffer & Salancik, 1978) and a systems
perspective, the study investigates the effects of macroeconomic instability on construction
activities, the financial and operational challenges arising from these conditions, their implications
for project delivery and quality, and the strategies used to manage them. The study does not seek
to generalise from a single estate to all Nigerian housing projects; rather, it provides project-level
evidence on the mechanisms through which macroeconomic conditions influence private
residential development in a developing-city context

2.0 Theoretical and Conceptual Framework

Resource Dependence Theory (RDT) provides the principal theoretical basis for this study,

recognising that organisations depend on external actors for critical resources such as finance,
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materials, labour and institutional support (Pfeffer & Salancik, 1978). In private residential
development, macroeconomic instability can alter the availability, cost and reliability of these
resources, thereby increasing project vulnerability. A project-systems perspective further suggests
that financial, procurement, labour and scheduling disruptions are interdependent and may
ultimately affect cost, completion time and construction quality. Accordingly, the study
conceptualises a pathway in which macroeconomic shocks, particularly inflation, exchange-rate
volatility, interest-rate increases and energy-price escalation, affect resource availability and
project operations, producing cost escalation, delays and quality risks. Project resilience strategies,
including diversified financing and procurement, local sourcing, bulk purchasing, phased
implementation, contractual adjustment and digital coordination, are therefore viewed as

mechanisms for reducing the transmission of these external shocks to project performance

Macroeconomic shock Transmission mechanism Project outcome Resilience response

Inflation / material-price Budget erosion; repeated cost | Cost overrun; scope pressure | Contingency planning;

escalation revision value engineering

Exchange-rate volatility / | Higher import costs; Material shortages; schedule | Local sourcing; supplier

FX scarcity procurement delays delay diversification

High interest rates / credit | Reduced liquidity; expensive | Interrupted work; delayed Funding diversification;

constraint borrowing payments PPPs

Energy-price escalation Higher transport and Higher operating cost; slower | Bulk purchasing;
equipment costs logistics procurement planning

Reduced purchasing Slower sales and buyer Cash-flow stress; phased Flexible phasing;

power receipts delivery stakeholder engagement

3.0 Materials and Methods

A bounded mixed-method case-study design was adopted. The quantitative component provided
a structured assessment of stakeholders' perceptions of economic shocks, project effects and
coping strategies, while qualitative and documentary evidence was used to contextualise the
numerical patterns. The design is appropriate where the research problem concerns a complex
project environment in which financial, operational and managerial processes interact and cannot
be adequately represented by a single indicator. Importantly, the case is treated as analytically
informative rather than statistically representative of all Nigerian residential projects.

The study was conducted at Palm Height Estate 5, Lugbe, Abuja. The estate covers approximately
50 hectares and forms part of the rapidly urbanising residential corridor linking the southern FCT
to the Abuja city core and the Nnamdi Azikiwe International Airport. The case was purposively

selected because it represents a privately financed residential development exposed to the

GENIUS MULTIDISCIPLINARY INTERNATIONAL JOURNAL 14



{’"N‘ GENIUS MULTIDISCIPLINARY ISSN: 2971-7760 | VOL8,I1SS2 | 30 SEPTEMBER 2026
%: INTERNATIONAL JOURNAL https://doi.org/10.5281/zenod0.23058354

L S

NASARAWA STATE UNIVERSITY, KEFFI, NIGERIA

NASARAWA STATE UNIVERSITY KEFFI |l g |
9

combination of construction-cost escalation, financing pressures, procurement uncertainty and
changing housing demand that characterises contemporary urban development in Nigeria.

The study population comprised stakeholders directly involved in project planning, financing,
design, procurement, construction, supervision and management. The sampling frame contained
180 eligible stakeholders. A sample of 124 was derived using the Taro Yamane approach at 5%
precision. Purposive sampling was used to identify respondents with direct project knowledge,
while stakeholder categories were represented through stratification. The survey yielded 122
returned questionnaires; after screening, 120 were retained for analysis. This corresponds to a
98.4% return rate and a 96.8% usable response rate. The final sample included project managers,
architects, builders, quantity surveyors, engineers, contractors, site supervisors, procurement
officers and estate-developer representatives.

Table 1.0: Study stakeholders

Stakeholder category Number Percentage (%)
Project managers 18 15.0
Architects 8 6.7
Builders 9 7.5
Quantity surveyors 8 6.7
Civil engineers 7 5.8
Electrical engineers 7 5.8
Contractors 10 8.3
Site supervisors 16 13.3
Procurement officers 12 10.0
Estate developer representatives 20 16.7
Other relevant project professionals 5 4.2
Total 120 100.0

The questionnaire used a five-point Likert scale from 1 (strongly disagree) to 5 (strongly agree).
Items were organised around four analytical domains: manifestations of macroeconomic
instability; financial and operational challenges; effects on project delivery and construction
quality; and coping/resilience strategies. Key-informant interviews were conducted with project
actors possessing direct knowledge of project decisions, while site observation was used to
examine physical conditions and implementation processes. Project records, schedules, financial
information and relevant policy and statistical publications were used as secondary evidence where

available.
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For the survey data, descriptive statistics comprised frequencies, percentages, mean scores and
Relative Importance Index (RII). For a five-point scale, RII was calculated as RII = ZW/(AXN),
where W is the weighting assigned to each response, A is the highest possible weight (5), and N
is the number of valid responses. Values closer to 1 indicate stronger perceived importance or
agreement. RII was used for prioritisation rather than as a substitute for inferential testing. The
qualitative material was examined thematically and used to explain patterns identified in the
survey. In a final submission, the raw dataset should also be used to report construct reliability,
correlation coefficients and regression estimates where the underlying variables and assumptions
support such analysis; no inferential coefficient or p-value is fabricated in this revised manuscript.
Ethical safeguards included voluntary participation, informed consent, confidentiality and
anonymisation of individual responses. Participation was structured so that interviews and
observations did not interfere with site operations or safety. The principal methodological
limitations are the single-case design, purposive selection of knowledgeable stakeholders and
reliance partly on perceptions of events occurring over the project period. These constraints limit
statistical generalisation and causal inference but do not prevent analytical generalisation about
plausible transmission mechanisms.

4.0 Results and Discussion

Manifestation of Micro-economic Indicators

0.727

Cash-flow constraints 0.76

0.798

Increased labour costs
Reduced investment in the project m———————————— () 8] 7

High inflation s () 803

MANIFESTATION

Rising fuel and energy costs m——ss—— () 837

0.660.68 0.7 0.720.740.76 0.78 0.8 0.820.840.86
RII

Figure 4.1: Manifestations of Macroeconomic Instability Source: Field Survey 2026
All ten manifestations exceeded the neutral midpoint of 3.00, with a grand mean of 4.02 and RII

of 0.804. The leading factor was rising fuel and energy cost (mean=4.18; RII=0.837), followed by
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exchange-rate volatility (4.14; 0.828) and inflation (4.11; 0.823). This ordering is important
because it shows that the project's exposure to the downturn was not confined to the price of
building materials. Energy costs affect transport, generators, equipment operation and logistics
simultaneously, creating a broad cost shock across the project system. The prominence of
exchange-rate volatility is consistent with recent Nigerian evidence showing that imported and
import-dependent construction inputs are particularly vulnerable to naira depreciation and foreign-
exchange constraints (Ebekozien et al., 2024; Nnadi & Najjobyo, 2025).

The relatively high rankings of reduced investment and reduced purchasing power indicate a
second channel: the demand and finance side of housing delivery. A private estate requires
continuing capital inflows while the completed units must remain marketable. When household
purchasing power weakens, sales and instalment receipts can slow; when financing costs rise, the
cost of bridging that liquidity gap increases. The result is a feedback loop between slower demand
and weaker construction cash flow. This extends the conventional cost-overrun narrative by
showing that macroeconomic stress can simultaneously affect both the production and realisation

sides of housing development.

Delayed client payments [ e ————— | )
Budget revisions due to inflation [y ——— ] |
Equipment operation/maintenance costs [y ag e — 10

9

High transport/logistics costs

Shortage of skilled workers [ g Jag —— 8
Difficulty retaining skilled professionals |G Yoy — 7
Difficulty obtaining finance |G Yoy —— 6
Escalation of material prices [l GYgg —— 5
Reduced profitability ™ gE0 o 4
Difficulty importing materials/equipment B G813 3
Increase in labour costs [ 817 2

Project cash-flow problems " &843

.I

Financial and Operational Challenge

0 2 4 6 8 10 12 14
Axis Title

Figure 4.2: Financial and Operational Challenges Source: Field Survey, 2026
The financial and operational domain recorded a grand mean of 3.89 (RII=0.778). Cash-flow
problems ranked first (4.22; 0.843), followed by labour-cost increases (4.08; 0.817) and difficulty

importing materials and equipment (4.07; 0.813). This pattern is theoretically consistent with
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Resource Dependence Theory: the project's capacity to act is constrained when critical external
resources become scarce, more expensive or less predictable. Cash-flow stress becomes the
immediate internal manifestation of an external resource problem.

The results also indicate that operational disruption was partly a consequence of financial pressure.
Procurement difficulty, labour-cost escalation and logistics costs interact rather than operate
independently. For example, delayed material procurement can leave labour underutilised, while
delayed payment can weaken relationships with subcontractors and suppliers. Recent Nigerian
evidence similarly identifies material-price volatility and payment delays as interlinked sources of
financial and operational stress (Nnadi & Najjobyo, 2025). The implication is that project controls
based solely on technical scheduling are insufficient during severe macroeconomic instability;

liquidity and procurement risk need to be embedded in the project control system.

RII

Client satisfaction declined

Daily site activities interrupted —r——————— () 762
Milestones delayed m—— () 767
Material availability adversely affected —m———————— () 782

Completion time extended e () 847

06 065 07 075 08 08 09
Relative importance Index

Effect of timely project deliverys

Figure 4.3: Effects on Timely Project Delivery Source: Field Survey, 2026

The delivery indicators produced a grand mean of 3.86 (RII=0.771). Extension of completion time
was the strongest reported effect (4.24; 0.847), followed by schedule disruption (3.92; 0.783) and
reduced material availability (3.91; 0.782). These results suggest that macroeconomic shocks were
translated into schedule effects through procurement and liquidity rather than through a single
source of delay. This is consistent with recent evidence from Nigeria that inflation and exchange-
rate instability alter material costs, procurement conditions and project budgets (Moyanga & Saka,

2023; Ebekozien et al., 2024).
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The finding that contract variations ranked highly is also consequential. Under rapidly changing
prices, fixed assumptions embedded in bills of quantities and contract prices can become obsolete
before work is completed. Contractual flexibility, therefore, becomes a resilience mechanism
rather than simply a commercial preference. Recent evidence from private building projects in
Southwest Nigeria reports the use of price-adjustment/flexible-rate clauses and bulk purchasing as
responses to hyper-inflation (Olatunde et al., 2026). The present case adds that such responses
need to be integrated with financing and procurement planning because contract flexibility alone

cannot solve a liquidity shortage.

RII

Grand mean IEEEEN————— 0.718
Workmanship declined I 0.677
Quality inspection/supervision reduced INEIEEGEGGNG—— 0.687

Finishing quality affected by cost-saving IEEEEEENEEN——— 0.703

Overall construction quality reduced IEGGGG——————_ (.703
Compliance with specifications reduced IIEEEEGGNGG—G—— 0.707

Material shortages affected quality GGG 0.732

Specified materials substituted with. . I 0.747

Overall completed quality compromised IEEEEEEE——————— 0.747
Construction defects increased IIEEEEEEEEE——————— 0.757

0.62 0.64 0.66 0.68 0.7 0.72 0.74 0.76 0.78

Figure 4.4: Effects on Construction Quality Source: Field Survey, 2026

Quality effects were substantial but less pronounced than the delivery effects, with a grand mean
of 3.59 (RII=0.718). Increased construction defects ranked first (3.78; 0.757), followed by
compromised completed quality and substitution of specified materials with cheaper alternatives
(both 3.73; 0.747). This distinction is important: project teams may preserve continuity by
reducing or postponing certain quality-related expenditures, but those short-term coping actions
can shift costs into the future through defects, maintenance and reduced asset performance.

The findings align with broader evidence that inflation can increase construction cost pressure and
threaten construction-related sustainability outcomes in Nigeria (Ebekozien et al., 2024). They also
support the wider project-quality literature that treats quality failure as an organisational and
process problem rather than merely a workmanship problem. The case evidence suggests that

financial resilience and quality assurance are linked: when cash flow is weak, the project must
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protect quality-critical procurement and inspection activities explicitly rather than assuming that

quality will be preserved automatically.

Coping and Resiliense Strategies

Grand mean I 0756
Reduction in project scope mmm————————— ().667
Improved cost monitoring ————————— ()]
Value engineering meessssssssssssssssss—— ().697
Project management software EEEEEE———————————— (),73
Locally sourced materials me—————————ss—— (). 73
Alternative suppliers EEEEE————— (), 737
Contract renegotiation I () 75
Additional financing FEEEEEEEE————————— () 753
Strict quality control and supervision FEEEEEEEEE————— () 757
Project rescheduling e ———————————— ()78
Phased project implementation ITEEEEEEEEEEEEEE—— ()8
Bulk purchase of materials EEEE———EEEEE——— (). 3(2

0 01 02 03 04 05 06 0.7 08 09

Figure 4.5: Coping and Resilience Strategies Source: Field Survey, 2026

Bulk purchasing and phased implementation were the most prominent coping strategies. Both are
resource-management responses: bulk purchasing attempts to secure materials before further price
increases or shortages, while phasing aligns construction output with available liquidity. Their high
rankings are consistent with recent evidence from Southwest Nigeria, where bulk purchasing and
flexible contractual arrangements were reported as important responses to hyper-inflation
(Olatunde et al., 2026).

The comparatively lower ranking of project-scope reduction is encouraging from a quality
perspective, because scope reduction can protect short-term liquidity at the expense of
functionality or long-term value. However, the moderate ranking of value engineering indicates
an opportunity for more strategic adaptation. Value engineering, when technically rigorous, can
reduce life-cycle cost without simply replacing specified materials with cheaper and potentially
inferior alternatives. Digital project-management tools also received a relatively positive rating,
suggesting that information visibility and coordination can support resilience, although technology

cannot substitute for finance or supply availability.
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Figure 4.6: Institutional Strategies for Future Resilience  Source: Field Survey, 2026
Public—private partnerships ranked highest among the proposed institutional strategies (3.80;
RI1=0.760), followed by lower-cost construction finance and infrastructure improvement. The
result indicates that respondents did not view project resilience as solely the responsibility of
contractors. Finance, infrastructure and policy conditions shape the resource environment within
which project organisations operate. This is consistent with RDT and with evidence from
developing-country construction resilience research that external collaboration and integration can
strengthen the capacity to absorb economic shocks (Madhavika et al., 2025).

The combined findings support the proposed cascading pathway: macroeconomic shocks increase
the uncertainty and cost of external resources; resource constraints generate liquidity and
procurement problems; these disrupt labour, material availability and scheduling; and the resulting
pressure can compromise quality and stakeholder confidence. Resilience responses are most useful
when they intervene early in that chain. Bulk procurement and funding diversification act
upstream; flexible contracts and phasing operate at the transmission stage; quality supervision
protects downstream outcomes. The implication is that resilience should be designed as a portfolio
of complementary measures rather than a single emergency response.

5.0  Summary of Findings

The study found that private residential construction at Palm Height Estate 5 was highly exposed

to the combined effects of energy-price escalation, exchange-rate volatility, inflation, financing
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constraints and changing purchasing power. Rising fuel and energy costs, exchange-rate
fluctuations and inflation recorded the highest manifestations of economic instability. Among
financial and operational challenges, cash-flow problems, labour-cost increases and difficulty
importing materials and equipment were most prominent. These findings indicate that the principal
transmission mechanism was resource uncertainty: external economic shocks altered the
availability and price of finance, labour, materials and logistics.

The effects were most evident in project time and cost. Extension of completion time was the
highest-ranked delivery outcome, while schedule disruption, material availability, cost escalation
and contract variations were also prominent. Quality outcomes were weaker but still material,
particularly increased defects, compromised completed quality and substitution of specified
materials. The most frequently adopted coping strategies were bulk purchasing, phased
implementation and rescheduling, indicating that project teams primarily relied on liquidity and
procurement management to preserve continuity. Public—private partnerships, affordable
construction finance, infrastructure improvement and funding diversification were the leading
institutional measures proposed for future resilience.

6.0 Conclusion

This study demonstrates that macroeconomic instability influences private housing delivery
through interconnected financial and operational mechanisms. Evidence from Palm Height Estate,
Abuja, indicates that inflation, exchange-rate volatility, rising energy costs and liquidity
constraints disrupted procurement, labour and project financing, resulting in cost escalation,
schedule delays, prolonged completion and increased risks to construction quality. The study
extends Resource Dependence Theory to the project level by demonstrating how reliance on
external financial and material resources increases vulnerability to macroeconomic shocks. It
further highlights financial diversification, local sourcing, bulk procurement, phased
implementation, contractual flexibility, digital coordination and public—private collaboration as
important elements of project resilience.

The findings have implications for both project practice and policy. Developers should integrate
macroeconomic risk into financial, procurement and contingency planning, while construction
contracts should incorporate appropriate mechanisms for managing price and exchange-rate
volatility. Strengthening domestic material production, infrastructure provision and housing-

finance mechanisms could further improve resilience in private housing delivery. The single-case
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design and reliance on stakeholder perceptions limit the generalisability of the findings. Future

research should therefore employ comparative and longitudinal designs to examine how liquidity

constraints mediate the effects of macroeconomic shocks and how financial and procurement

resilience influence housing project performance across different contexts

7.0 Recommendations

Private developers should adopt project-specific financial resilience strategies, including cash-

flow forecasting, contingency provisions and diversified financing sources. Financial institutions

should provide construction-finance facilities with repayment structures aligned with project cash

flows and prevailing market conditions.

Construction contracts should incorporate clear price-adjustment and escalation clauses to provide

a fairer allocation of risks arising from inflation, exchange-rate fluctuations and changes in

material costs among clients, contractors and suppliers.

Developers and contractors should strengthen procurement and supply-chain management through

supplier diversification, strategic purchasing and increased use of quality-assured local

construction materials. Government support for domestic material production and infrastructure

development would further reduce dependence on imported inputs and exposure to foreign-

exchange risks.

Project implementation should be phased and scheduling adjusted in response to financial

constraints without compromising critical activities, material specifications or quality-control

procedures. Quality assurance and effective supervision should remain essential throughout

project execution.

Construction organisations should strengthen project cost control and coordination through

appropriate digital project-management and Building Information Modelling (BIM) systems. In

addition, targeted government incentives and well-structured public—private partnerships should

be encouraged to improve financing, infrastructure provision and investment in affordable

housing.
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