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Abstract

The aim of this study was to investigate Vision 2030 regulatory change impacts on project
delays and cost overruns in Riyadh public construction projects, identifying: (1) major
regulatory changes affecting projects, (2) extent of delays and cost overruns, (3) relationships

.between changes and delay patterns, and (4) impact mechanisms on project performance

The study adopted a multiple case study methodology examining four major projects selected
based on timing: Riyadh Metro (2013, SAR 84 billion), King Salman Park (2019, SAR 35
billion, PPP), Sports Boulevard (2019, SAR 8 billion, PPP), and Riyadh Green (2019, SAR
41 billion). Data was collected from government documents, project reports, and media
sources, then analyzed through four phases: within-case analysis, cross-case comparison,

.searching for theoretical explanations, and integrative analysis

The results showed timing determines impact mechanism. Two patterns emerged: (1) "Mid-
execution disruption" - Metro delayed 3.5 years with 11% cost overrun (SAR 9.45 billion)
due to changing rules during execution. (2) "Entry barriers" - new projects faced extended
pre-construction periods (31-32 months, 4-4.75 years for PPP) but progressed stably after
commencement. Transaction costs in old projects are "visible" (11% measurable) and in new
projects "embedded" (invisible). Seven regulatory factors identified: procurement law,
I'timad, PPP, environmental standards, Saudization, technical standards, and multi-sector

.coordination

The study provided recommendations: for policymakers (gradual implementation with grace
periods), for project managers (compliance reserves in budgets), and for researchers
.(longitudinal studies tracking evolution)

Keywords: Vision 2030, regulatory changes, project delays, cost overruns, Riyadh,
Riyadh Metro, King Salman Park, multiple case study
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