
R -· . ....-.riBRARV 
ERSITY CF MG!\1\TUWA. SR! LM•~ 

MC'RATU\NA 

CAUSES OF DEJLAY IN HOTEL REFURBISHMENT 

PR()JECTS IN SRI LANKA 

By 

A. R. C. C. Athapattu 

Supervised by 

Professor N. Gunawardena 

The Dissertation was submitted to the Department of Civil Engineering 

of the University of Moratuwa in partial fulfillment of the requirement 

for the Degree of Master of Business Administration. 

Department of Civil Engineering 

University of Moratuwa 

March 2010 

University of Moratuwa 

llllllllllllllllllllllllllillllllli 
96450 

( ,.. 
".I . '-' ' 



Declaration 

I certify that this thesis does not incorporate without acknowledgement of any material 

previously submitted for a degree or diploma in any University to the best of my 

knowledge and belief, it does not contain any material previously published, written or 

orally communicated by another person or myself except where due reference is made 

in the text. I also hereby give consent for my dissertation, if accepted, to be made 

a\·ailable for photocopying and for interlibrary loans, and for the title and summary to 

be made available to outside organizations. 

:' /{ ( (,~, (J 
. . . . . • . . .r. •• ~ •.• )f ................ . 

Signature of the Candidate 

(A. R. C. C. Athapattu) 

. :' J / t 
' ·'I I 'I I ; .... . I..,.:.'.,.:_./.(, .. 

Date 

To the best of my knowledge, the above particulars are correct. 

tJ. f. 
'-,J \ . • {; --- ~t,, l'' I I~ 

Supervisor Date 

(Professor N. Gunawardena) 



Acknowledgement 

Causes of delay in hotel refurbishment projects in Sri Lanka is a unique research study. 

which will help to get initiatives by hoteliers. before commencing a refurbishment project in 

hotel industry. 

My deepest gratitude goes to my research supervisor, Professor Neranjan Gunawardena. 

who has given me extensive support and guidance, me to complete this research project. His 

continuous persuasive advice was support to enhance the quality of the research. 

This research was mainly an output due to MBA in Infrastructure program. which is 

coordinated by Professor A mal S. Kumarage; Course Director- MBA in Infrastructure of the 

Department of Civil Engin~ering and should be thankful. His thoughts and advice lighted 

my research. 

I would like to express my appreciations to all my teachers in MBA in Infrastructure 

program. Their teachings has enlightened my professional carrier and also very helpful to 

success of this research study. 

My sincere thanks go to all the participants of the hotel and construction industry. who 

involved for the questionnaire survey. Without their kind cooperation this research would 

not be successful. Therefore, I would like to convey my gratitude to the Engineers and 

Managers in the Aitken Spence Hotels Management (Pvt) Ltd. 

I am very thankful to Ms. Pradeepa Jayarathne. Course Administrator and all support staff at 

the Department ofManagenent Technology. 

Finally my sincere thanks go to my family: Dr Jagath Jayasinghe. Dr (Ms) Chamila 

Jayasinghe and my loving wife Bandunee for their support. guidance and encouragement in 

preparing this dissertation. 

ii 



Table of contents 

Abstract 

Acknowledgements 

Table of Contents 

List of Figures 

List of Tables 

Abbreviations 

Chapter 1: Introdudion 

1.1 Introduction 

1.2 Emergence ofTourism in Sri Lanka 

1.3 Refurbishment of Hotels 

1.3 .1 Trends Driving Refurbishment of Hotels 

1.3.2 Tax Relief and Hotel Refurbishment 

1.4 Success in Hotel Refurbishment Projects 

1.5 Research Problem 

1.6 Purpose of the S ludy 

1.7 Research Objectives 

1.8 Significance of the Study 

1.9 Scope of the Study 

Chapter 2: Literature Review 

2.1 

2.2 

2.3 

Introduction 

Importance of Hotel Refurbishment 

Key Components of a Hotel Refurbishment 

2.3.1 Guest Rooms 

2.3.2 Other Areas 

iii 

Pages 

II 

Ill 

VII 

VIII 

IX 

01 

01 

02 

02 

04 

04 

05 

05 

06 

06 

06 

07 

07 

08 

08 

09 



2.4 Potential Problems in Hotel Refurbishment Projects 09 

2.4.1 Building Condition 09 

2.4.2 Working 'n Occupied Building 10 

2.4.3 Building Structures 10 

2.4.4 Floor Plans II 

2.4.5 Plant Rooms II 

2.4.6 Services Distribution II 

2.4.7 Statutory Requirements II 

2.5 Significance of Construction Management in Hotel 

Refurbishment Projects II 

2.5.1 Construction Team for Hotel Refurbishment Projects 12 

2.5.2 Communication. Leadership and Human Relations 14 

2.5.3 Communication Network and Leadership 15 

2.5.4 Outsourcing: A Communication Challenge 16 

2.5.5 Scheduling 17 

2.6 Construction Delays 17 

2.7 Delays in Hotel Refurbishment Projects in Sri Lanka 20 

2.8 Identified Caused for Delaying Refurbishment Projects 20 

2.8.1 Client Related 20 

2.8.2 Consultant Related 20 

2.8.3 Contractor ~elated 21 

2.8.4 Other Causes 21 

Chapter 3: Research Methodology & Questionnaire Survey 

3.1 Introduction 22 

3.2 Methodology 22 

3.3 Questionnaire Survey 22 

3.4 Analysis of Questionnaire 24 

3.5 Relative Importance Index (RII) 24 

3.6 Agreement Analysis 25 

3.7 Significance Test 25 

iv 



Chapter 4: Results and Discussion 

4.1 Introduction 26 

4.2 Participants ofth~ Questionnaire Survey 26 

4.2.1 Professional Working Experience in the Hotel/Construction 

Industry 27 

4.3 Causes Affecting the Completion of Hotel Refurbishment Projects 28 

4.4 Assessment of Delaying Causes of Hotel Refurbishment Project 

in Client Contractor, and Consultant Points of View 28 

4.5 Summary of Principal Ten Delaying Causes in Hotel Refurbishment 

Projects 28 

4.5.1 Non-Effectiveness of Project Manager 29 

4.5.2 Lack of Coordination with Contractors 30 

4.5.3 Financial Problems of Contractor 30 

4.5.4 Incomplete Project Documents Given by the Consultant 31 

4.5.5 Delaying of the Items Supplied by the Client 31 

4.5.6 Delaying in Approving the Shop Drawings 32 

4.5.7 Shortage of Materials at Site 32 

4.5.8 Coordination Problems with Other Involving Parties 33 

4.5.9 Inability of the Client of Arranging Finance for Project 

Initialization 33 

4.5 .I 0 Poor Site lvlanagement by the Contractor 33 

4.6 Delaying Causes Based on the View of Each Respondent Category 34 

4.6.1 Client Related Factors on Perception of Three Responding 

Groups 34 

4.6.2 Consultant Related Factors on Perception of Responding 

Groups 34 

4.6.3 Contractor Related Factors on Perception of Responding 

Groups 35 

4.6.4 Project Condition Related Factors on Perception of Responding 

Groups 35 

4.6.5 External Factors as per the Perception of Three Responding 

Groups 35 

4.7 Rll and Ranking Using t- test 35 

v 



Chapter 5: Conclusi.ons and Recommendations 

5.1 Summary 48 

5.2 Conclusions 48 

5.3 Recommendatiors for Client Related Causes 49 

5.3.1 Project Manager of the Relevant Project is not Effective 49 

5.3.2 Lack of Coordination with Contractors 49 

5.3.3 Financial Problems of the Contractor 50 

5.3.4 Incomplete Project Documents Given by the Consultants 50 

5.3.5 Delaying the Items to be Supplied by the Client 50 

5.4 Recommendatiors for Consultant Related Causes 51 

5.4.1 Incomplete Project Documents Given by the Consultant 51 

5.4.2 Delaying in Approving the Shop Drawings 51 

5.4.3 Changes to the Original Plans by the Consultant 51 

5.5 Recommendatior for Contractor Related Causes 52 

5.5.1 Project Manager of the Relevant Project is not Effective -; 
)~ 

5.5.2 Financial Problems ofthe Contractor 52 

5.5.4 Shortage 1)f Materials on Site 52 

5.6 Recommendatior for Project Condition Related Causes 53 

5.6.1 Delaying in Obtaining Approvals from the Relevant 

Authorities 53 

5.6.2 Statutory Works to be Done by Other Specified Parties 53 

5.6.3 Unclear Contract Conditions in Contract Forms 54 

5.7 Recommendatior s for External Factors 54 

5.7.1 Lack of Tvlaterials on the Market 54 

5.7.2 Complexity of the Unforeseen Site Condition 54 

5.7.3 Lack of Equipments and Tools on the Market 55 

5.8 Project Management a Quality Assurance 55 

5.9 Further Studies Needed 55 

References 56 

Appendices 

A-1 Questionnaire to assess causes of delaying hotel refurbishment projects 60 

vi 



Figure 1.1 

Figure 1.2 

List of Figures 

Tourist Arrivals to Sri Lanka from 1999-2009 

Tourist Arrivals to Sri Lanka from 2009-2010 

Figure 2.1 (a) Construction Team 

Figure 2.1 (b) Construction Team 

Figure 2.2 

Figure 2.3 

Figure 2.4 

Figure 3.1 

Figure 4.1 

Figure 4.2 

Influential Parties to the Building Project 

Model of Centralized Network Occurring During the 

Construction Phase 

One Level of Supply Chain 

Flow Chart of Research Methodology 

Percentage of Participant Categories 

Participants Professional Working Experience 

vii 

Pages 

01 

02 

13 

13 

14 

15 

16 

')'"' ~.) 

27 

27 



List of Tables 

Pages 

Table 4.1 Overall Ranking of Delaying Causes as per each Respondent 3 7 

Category Perception 

Table 4.2 Summary of Overall Ranking 41 

Table 4.3 Principal Ten Delaying Causes in Hotel Refurbishment Projects 29 

Table 4.4 Ranking of Sub Areas as per the View of Each Respondent Categories 42 

Table 4.5 Summary of Critical Causes of Sub Areas as per Respondent Categories 46 

Table 4.6 Summary of the Rank Correlation Factors 36 

viii 



CD 

DID 

DVD -

GOP -

HRP 

ISO 

IT 

RII 

TV 

WA 

List of Abbreviations 

Compact Disc 

Direc:: Inward dialing 

Digit<:1l Video Disc 

Gross Domestic Products 

Hotel Refurbishment Project 

International Organizations for Standardization 

Information Technology 

Relative Important Index 

Television 

Weighted Average 

ix 


