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1.1 Introduction

In this piece of work, I will look into and research the main causes of delay within the construction industry and what strategies are put in place and used to mitigate delay.

My research will highlight the different types of delay within the construction industry and strategies within both the delivery of a project to the financial side of the project. I will research how often these delays occur on sites around the UK and ways that teams solve the issues that cause delays.
I will carry out questionnaires and interviews with the relevant people within the industry in order to gather valuable information. Having the relevant people provide information is crucial to getting results that will be beneficial to my research.

I have personally experienced delays within the industry and have been able to see that delays can expand to bigger issues financially for all parties involved.

1.2 Background

The inability to anticipate and see potential issues that may arise during a construction project is a massive issue within the industry, these issues can cost a lot of money and delay the project. From personal experience, the longer the delay, the more the project will cost and client contractor relationships start to fall apart as both sides clash. The ability for teams and companies to learn from previous errors and issues can greatly lower the chances of delays.
My research will focus on why these delays occur, if they are often human error or not and the ways certain errors may be able to be avoided to cut down delay times. I will look into if competency and lack of training or coaching may play a part in these issues. 
Delays within a project can be disastrous and also minor. However, being able to have the correct strategies in place will hopefully cut down on overall delays and lead to more efficient and well carried out projects. “Around 87% of construction projects will experience delays in one form or another, some delays are due to human error, while some are out of our control such as poor weather conditions” (rib-software.com, 2024)



Research Questions 
My research on Delays within construction has highlighted questions that I will further research answers for.
1. What are the types of delays we see within construction
2. How will these different types of delays effect the overall project
3. How can project teams and external companies mitigate these delays
These questions will be analysed to ensure the research is developed to a focus of answering the above questions.
1.3 Aim and Objectives 
The purpose of this research is to understand and identify how Delays in construction occur and the type of delays that we see on projects. I will highlight the most common and main issues that arise and the ways that site teams are able to mitigate these issues.

Limitations
Throughout my research, the main limitations I faced was my personal lack of first hand experience and knowledge within the field. I have worked on jobs that large delays have occurred, however I have not physically been involved enough to give much information on the matter  Time constraints was another main barrier to myself due to other assignments that I had to complete. Therefor restricting my time on my research project was sacrificed until last to ensure other units were completed for their deadlines. On the project I currently work on I have a lack of potential to experience delays due to the project being of small scale with very minimal work being carried out. However, we have experienced small delays that have proved not to be a massive issue. However, as construction progresses and new technologies get introduced to the industry, I am certain we will see a raise in delays we have not seen before. The introduction of technologies such as BIM and different VR technologies will greatly improve building times and accuracy but may pose delays of their own such as different aspects of the technologies not working. We see this in day to day life with mobile phones and laptops, not everything always runs smoothy and there is always the possibility of malfunctions.









2.0 Research Methods



2.1 Introduction 
My research methodology will highlight what research is and what is involved in gathering the evidence. The research consists of reviewing and critiquing literature from present and past and discovering where site teams and companies have previously failed and had issues regarding delays. I will use individuals I currently work with and have worked with to give their opinions and further inform me on how they have experienced delays and how they overcome any issues that were caused by these delays. 
2.2 Literature Review 
In order for my research to be as accurate and relevant as possible, I will use a wide variety of sources such as websites, interviews and general conversations I have previously been involved in. I came up with specific topics such as “what type of delays do we see most frequently within the industry and how do companies deal with these delays and what effect will they cause financially and other ways.

2.3 Questionnaire Survey 
To enable myself to support the research and justify why. I created a questionnaire with the aim of discovering what possible methods construction companies and teams use within the industry to minimise damages caused by delays. Once I gather different methods, I will break down each one and highlight the pros and cons. This will give me a greater understanding of each method, therefor leading to a more non-bias and accurate research project.. The questionnaire that I produced was given to different professionals within the company I currently work for. I have decided on this as I can get a clear and non-bias set of results due to the relationships I have with these individuals as I trust that they will be honest with me. I chose a wide range of individuals from construction managers, design managers, BIM specialists, planners, defect managers, M&E managers and more.  I chose a wide range of individuals with different roles within construction to gather a wide range of results to enable me to get more of an understanding on how different individuals that are in different positions within a construction project may deal with delays and how the ways they mitigate delays may differ. 
3.0 Literature review

 A literature review will allow us to discover gaps in previous research. Through doing this literature review allows discoveries and findings to be made which may assist in filling in any voids in the research, allowing for a more evidence-based argument and allowing for a more accurate conclusion. When reviewing the chosen topic I was able to branch out and research smaller aspects to really get an understanding on how we are able to mitigate delays with current methods being used. 

Delays in the construction industry is a very common event that will happen on most projects. Project teams should be pushed more into training on risk management. Exercises such as Delay analysis should be included more in training as the industry is only growing. Delay analysis is “evaluating and foreseeing potential issues and the impact these delays may cause to the project. These events can be categorised into different groups such as excusable, compensable and non-executable.” (Landau, 2025)
Reports and previous data can be stored on company systems and can be used on other projects to get an insight and learn from any past mistakes that have caused a delay.

Many delays in construction can come from financial errors. These errors can be as simple as not having the correct budget and not accounting for the possibility of a delay. Projects should always have a float of extra money in order to account for issues that may need an alternative way to fix them. For example if there is a shortage of Drylining boards that supplier A provides (supplier A is our primary supplier) then we may make a decision to use supplier B. However, supplier B may charge more for material at a short notice. This is why we account for any potential delays.
Some delays in construction occur and no one is at fault. I have personally seen this happen on a student accommodation project where the foundations were set to be poured on a set day however poor weather conditions did not allow for this to go ahead. This was going to push the project back around a week. The site team and planners came up with a plan to try to shorten the delays to surrounding works. Previous experience in this scenario proved to be crucial as the panners had already accounted for these potential issues and the project was able to move forwards at a good rate despite the delay. This again highlights the importance of planning and having experience at the top that can be fed to others.
3.1 Findings 
I have come to the conclusion that no matter what methods or strategies we use to cut down on delays, they will always occur. When there are so many different aspects of a construction project there is always going to be mistakes no matter how good a site teams planning is, how good the managers are at driving quality while keeping the rate of work high and other things. Human error will always occur, however with the industry implementing new technologies such as different realities and robotics, we will also see delays regarding them. All we can do is control what is Infront of us and do this to the highest standard possible. Controlling potential financial issues and accounting for any potential delay the most crucial thing construction teams can do.

3.2 Analysis of the data 
I had conversations with 10 individuals within the company I work for. I picked a wide variety of people with different job roles in order to get a good range of results from people with different backgrounds. I spoke to planners, construction managers, design managers, Quantity surveyors and M&E managers. All of the individuals said how crucial it is to have good pre works planning, accounting for these delays and having a backup plan if plan A fails. 
One planner I had a conversation spoke about a previous experience where his planning saved the project potentially thousands of pounds and a lot of time. “By accounting for the issue of lead times on the doors being pushed back due to manufacturing issues, we were able to request more labour from the drylining company to have a big push on block B. This was beneficial to us as we were able to have a clear run at another area without disruption from other trades” 
This showed me that not all delays can prove to be catastrophic in terms of time scale. The ability to make the best out of a bad situation can make or break a project, This situation was handled perfectly and completely cut out delay to the project overall.
I also had conversations with individuals from external companies. I spoke to project managers and Quantity surveyors from a Fire safety company that I have previously worked beside. Their main way of getting around delays is to use another supplier. “If there is a shortage or supply issue of a certain material that we require then we will use another supplier, we account for this potential issue when we price the work for main contractors so it does not leave us reaching into our company pot (money). It all comes back to planning before we reach the stage where we have men on site. You often see panic and confusion when there s no plan B and this leads to falling out and disagreements with the main contractor. This leads to poor relationships and a bad working environment” 

3.3 Questionnaire
 I created the questionnaire to further enhance my research and gather a stronger understanding of my colleague’s views and opinions on how to mitigate delays within the construction industry. The questionnaire I created presented three different questions, the first question I asked was about the different types of delays we see within the construction industry, I decided on this as it will highlight and branch out to identify different ways of mitigating delays. I then asked on the affects delays can pose to the project as a whole, weather that’s loss of money or time. Finally I wanted to have a direct answer of how different individuals mitigate delays and find ways around these issues. 
Secondly, I questioned the areas in which both pieces of technology can be used within the industry.
A. What types of delays do we have within the industry
B. How will these delays effect the project overall
C. How can we mitigate these issues
All of these questions allowed me to see any links in regard to position or job role. If individuals of similar ages would deal with delays in different ways to the younger individuals within the industry. 
I typically found that experience really is crucial to have within a construction project team. Having dealt with issues previously can make things much easier when thinking of solutions to delays. Knowing what works and what doesn’t work so well can save a huge amount of time and money.

4.0 Mitigation strategies commonly used

Pre construction phase planning
Before a project reaches site and works begin. A large amount of time is spent planning the job. This will include planning time for each element of building works so the job can run smoothly. This is where we can identify any potential risks within our plan and can come up with an alternative route if things were to go wrong. If we are able to identify the areas we can minimise loss of time. When conducting my interviews and questionnaire, a planner I have worked with was able to explain to me how he was able to minimise time loss.
 “This was due to the door manufacturer not being able to meet deadlines, I was able to request more labour from the dry liners mto push on in the area with no disruption”

Pre works planning
The main strategy highlighted to me through conducting interviews and questionnaires was the importance of planning before the project reaches the build stage. Accounting for any possible delays is crucial in order to save time and money. “Pre-construction planning is crucial, it allows for a well-run and coordinated project. It is the plan for how the project will be run and will include timescales and the order of works to be completed, highlighting different stages. Planning ensures that the project will run on time, stay within budget and will also highlight what kind of personnel will be best fitted to carry out the project. Having the correct site team can prove to be crucial to avoid any delays and lack of knowledge that can result in delays.” (Kolosky, 2024)
Apps or software linked between main contractor and subcontractors
When carrying out a construction project, there will always be deliveries to site, this can be hard to manage as subcontractors will also be delivering to other projects. The ability to have an app or software where we can have status updates from the date of order to delivery. For example, if an order of 200 boards is placed, the main contractor can be notified that the order is placed, when materials are delivered to the subcontractor from manufacturer, followed by an update in the days leading up to the proposed delivery time. If a delay was to occur it would notify the main contractor and allow them to make changes to plans on site such as having different trades in a certain area or potentially finding a different supplier with the material in stock.  This leads me back to my interviews where I spoke to an individual and they shared an experience where they had to do this.
Software such as “Fieldwire” is available and is used by subcontractor on the project I am currently part of.
Meetings
Meetings are held in every job place. These meetings can be small or large and are used to inform and ensure everyone is on the same page with what is required of them.
Carrying out these meetings weekly can highlight any potential issues. Team members can discuss when and what deliveries they are expecting to site and the process of installation/ fitting. Within the company I work for, we have “two week look ahead” meetings. We discuss any deliveries we are expecting and what works are planned for that time. These meeting are held weekly and allow for the team to give updates and raise any concerns they may have with the project.
Reliable supply chains/subcontractors
When planning a construction project, the main contractor will want to spend the least amount of money possible to increase their profits. However, it is often the case that some subcontractors come in cheaper than others. I have seen instances where the cheaper contractor has been given a package but have not carried it out to a good enough standard. They may have a poor H&S standard, poor workmanship and lack of site presence from their project manager. I have also seen delays occur because of poor systems and management used by subcontractors.
In conclusion, you can pay less but you will often see flaws within the company you have gone with.
Within the company I work for we often use the same subcontractors due to them successfully completing works on previous projects. Building strong relationships with subcontractors is crucial in construction in order for successful projects.

Training
Training is used throughout all industries. In construction, the most common forms of training are H&S, management training such as SMSTS & SSSTS and other forms of H&S tickets such as CSCS and more advanced courses. 
I personally believe that companies should provide and put managers through courses that will educate them on planning and further management. This training should include real scenarios regarding delays and issues on site so they are able to figure out ways around these problems with the material they have already learned.
Coursed such as SSSTS and SMSTS will educate of the systems and how jobs are typically expected to run but lack information on getting around issues on site. I feel this would be highly beneficial for employees and would greatly benefit employers in the long run. It is a simple yet effective way that we can lower the chances of delays and issues on site, it will be cost friendly as it will be a “one off” course.



Conclusion
In conclusion I believe the best ways to mitigate delays in construction is to have a good pre construction plan and have an answer for any possible delays. Training managers on how to properly and effectively plan their works package is crucial. Having a wide range of experience within a site team is required and all ideas can be collected and discussed in order to come to the right conclusion.
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