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Abstract
The UK construction industry has experienced a move towards the refurbishment of existing residential buildings mainly because of the ageing housing stock, sustainability targets, and the financial restraints associated with new-build development. However, large-scale residential refurbishment projects are usually complex with many uncertain elements resulting in challenges for risk management. This dissertation investigates how risks are identified and subsequently managed within refurbishments by comparing the perspectives of clients and contractors, but it does not consider other stakeholders such as consultants, subcontractors, or end users in detail.
The research adopts a mainly quantitative methodology, using a questionnaire to collect data from construction professionals across Wales. The findings are supported by a review of existing literature on construction risk management specific challenges related to refurbishment projects. The results indicate that refurbishment projects are characterised by high levels of uncertainty with most of the risks being identified during the construction phase rather than at earlier stages. Cost overruns, programme delays, and health and safety risks were identified as the most significant concerns.
A key finding of the work is the imbalance in risk allocation, with risks predominantly transferred to contractors, who are not always the parties who are best able to manage them. This contributes to inefficiencies and disputes, especially in environments where unforeseen conditions are common. The research also highlights differences in risk perception between clients and contractors is influenced by their roles and priorities and their experience.
In conclusion, the current risk management practices are not fully adapted to the specialist challenges of refurbishment projects. It recommends a shift towards more collaborative and flexible approaches to risk management to improve project outcomes.











1. Introduction
The UK construction industry is undergoing a big shift towards the refurbishment of existing residential buildings as opposed to new builds. This transition is largely driven by the ageing nature of the national housing stock, increasing population demand, and the need to meet stringent sustainability targets (JLL, 2024; Construction Industry Council, 2019). Data from the Office for National Statistics (2025) reveals that a large proportion of UK homes were built before modern construction standards, creating an ongoing requirement for upgrading and refitting (ONS 2025).  Similarly, the UK’s legislative commitment to getting net-zero carbon emissions under the Climate Change Act 2008 has reinforced the importance of improving the performance of existing buildings rather than relying solely on new-build development.
Large-scale residential refurbishment projects such as the renewal of housing estates, apartment blocks or other old buildings are used more to extend building life and enhance living conditions. However, these projects differ significantly from new builds because refurbishments take place in existing structures, often with uncertain information regarding the condition of structural elements. This lack of certainty introduces a higher degree of complexity and risk when compared to new build projects according to Reyers and Mansfield (2001), supported by Egbu, (1999), Rahmat & Ali, (2010) and Noori et. al. (2016).  The challenges associated with large-scale residential refurbishment are considerable because as well as projects with unforeseen structural issues, there can also be problems complying with regulations, for example after the Grenfell Tower fire disaster (Grenfell Tower Inquiry, 2019). It also means coordinating various trades within a restricted environment. Working in buildings that are in use during the construction phase adds further difficulties, requiring careful planning to minimise disruption to residents while also maintaining safety and programme performance. These conditions massively increase exposure to risks relating to escalations of cost, delays and health and safety issues. Research demonstrates that complex construction projects like refurbishments are more likely to have delays and budget overruns because of unforeseen conditions and ineffective risk management (Ranasinghe et. al., 2021).
As a result, effective risk management is essential to the successful delivery of refurbishment projects. In construction, risk management typically involves the identification, assessment, allocation, and mitigation of risks throughout the project lifecycle (Singh, 2025). This process can be complicated if there are limited investigations carried out before construction begins.  Sometimes, there is restricted access to the buildings, and it is also important to have the right design development during construction. If not in place, these factors will lead to uncertainty and result in disagreements between stakeholders over responsibility for risks, particularly between clients and contractors. Love, et. al. (2020) identifies a few elements that contribute to poor management and increased risk, including inadequate early-stage planning, incomplete or poorly coordinated design information, and ineffective communication between stakeholders, while also mentioning additional challenges such as roles and responsibilities not being clear and insufficient client involvement during construction.  In addition, ineffective risk management in construction projects has important commercial and legal consequences. Reports from within the construction industry consistently highlight that poor risk allocation and unclear responsibilities are key contributors to disputes within the construction sector. For example, reports by Arcadis (2022) identify contractual ambiguity among the leading causes of disputes in these kinds of projects; these issues are particularly relevant in refurbishment projects, where uncertainty is higher and the likelihood of scope changes is increased. As a result, disagreements between clients and contractors over responsibility for additional costs and delays are common.
Despite the increasing importance of refurbishment, existing research suggests that risk management practices within construction projects remain inconsistent. While risks are often identified at early project stages, they are not always effectively allocated or managed in practice, reflecting a gap between theoretical frameworks and real-world application (Loosemore et. al., 2012). Inappropriate risk allocation is a common issue, with responsibilities frequently assigned to parties unable to adequately control them, contributing to disputes and inefficiencies (Cabinet Office, 2023). From a professional practice perspective, guidance from Royal Institution of Chartered Surveyors (RICS) (2017) agree that effective risk management is not only about recognising risks, but it is also about making sure that they are allocated appropriately and managed collaboratively throughout the project lifecycle. RICS highlights that assigning the risk to the party who is able to manage it the best is essential to achieving value for money and reducing the likelihood of disputes. However, in practice, this principle is not always followed, particularly in procurement routes that prioritise cost certainty over balanced risk sharing reinforcing the argument that there is often a lack of connection between established best practice guidance and the realities of project delivery within the construction industry.
Furthermore, risk mismanagement can have wider implications beyond the individual project performance. Delays, cost overruns, and disputes as mentioned above can lead to financial losses, reputational damage as well as strained relationships between project stakeholders. In the context of residential refurbishment, these impacts can be even more significant due to the presence of occupants and the social importance of housing provision. Poorly managed projects may not only affect contractors and clients but also disrupt residents and undermine public confidence in refurbishment initiatives (HSE, 2023; Ranasinghe et. al., 2021). This is particularly important now given the increasing reliance on refurbishment as a government strategy to meet housing demand and sustainability targets within the UK.  

Clients and contractors approach risk from different perspectives
· Clients are generally focused on getting cost certainty, maintaining programme schedules, being law abiding, and protecting organisational reputation especially in projects involving occupied residential buildings. 

· Contractors tend to focus on risks associated with site conditions, access issues, health and safety, and the financial implications of any delay. 

These differing priorities can lead to a lack of alignment in risk perception and allocation, increasing the likelihood of conflict during project delivery. Although construction risk management is well established within academic literature, a lot of the research in the past has focused on new-build projects or has examined risk from a single stakeholder perspective (Laryea and Hughes, 2011; Ranasinghe et. al., 2021). There seems to be little research that directly compares client and contractor approaches to risk management within large-scale residential refurbishment projects. Also, issues such as company size and experience on risk perception and risk allocation remains under researched.
Given the growing reliance on refurbishment to address housing this gap in knowledge is very significant. This dissertation, titled Managing the Risks of Large-Scale Residential Refurbishments: A Comparison of Client and Contractor Perspectives, seeks to address this gap by examining:
· How risks are identified, assessed, and allocated by both clients and contractors. 
· It considers whether organisational factors influence these approaches. 

To conclude this introduction section, the research reinforces the importance of understanding how different stakeholders perceive and manage risk. It also highlights the requirement for more effective and collaborative approaches to risk management, particularly in refurbishment projects where uncertainty is unavoidable. By examining the differences between client and contractor perspectives, this research aims to contribute to improving risk allocation practices and reducing the likelihood of disputes in large-scale residential refurbishment projects.
1.2 Research gap
Existing literature demonstrates that refurbishment projects are complicated, uncertain, and risky, mainly due to uncertain information about the existing structures and the high possibility of unforeseen conditions arising during construction (Egbu et. al., 1998; Douglas, 2006). Refurbishment projects differ hugely from new-build construction because they require working within existing constraints, often with limited access for investigation and ongoing design development as new information emerges (Highfield, 2000). Much of the risk management literature focuses on general construction rather than refurbishment-specific contexts. Research by Flanagan and Norman (1993) and Akintoye and MacLeod (1997) establishes key principles of risk identification and analysis, while Zou et. al. (2007) provides a structured framework for managing risks across construction projects. Similarly, procurement and contractual risk allocation have been widely examined, with Latham (1994) and Egan (1998) showing more collaborative approaches to risk sharing, and Rahman and Kumaraswamy (2002) exploring how risks can be allocated efficiently between contracting parties.
However, research specifically addressing refurbishment remains limited. Existing studies tend to focus on building adaptation rather than detailed risk analysis. For example, Wilkinson et. al. (2009) and Bullen and Love (2011) examine sustainability and the motivations for adapting existing buildings, while Egbu et. al. (1998) highlight the management challenges associated with refurbishment projects. Although some studies recognise that different stakeholders perceive and manage risk differently (Shen et. al., 2001; El-Sayegh, 2008) these are generally situated within the context of general construction rather than large-scale residential refurbishment. Therefore, there remains a clear gap in the existing research regarding how clients and contractors differ in their identification, assessment, and allocation of risks within large-scale residential refurbishment projects, particularly those undertaken in occupied environments. This gap is substantial given the increasing significance of refurbishment driven by ageing housing stock and government sustainability targets. Therefore, this research seeks to address this limitation by comparing client and contractor perspectives, while also considering how organisational size and experience may influence risk allocation and responsibility.





1.3 Scope of the Research
This research focuses on risk management within large-scale residential refurbishment projects in the UK construction industry. It specifically examines and compares the perspectives of clients and contractors, exploring how each party identifies, assesses, and allocates risk throughout the project lifecycle. 

1.4 Limitations of the Research
· The study is limited to refurbishment works involving existing residential buildings, such as apartment blocks and housing estates. It does not include new-build developments.
· It does not investigate the views of other parties such as consultants, subcontractors, or residents. As a result, the findings may not completely represent the full range of perspectives involved in refurbishment projects.
· The study is confined to the construction industry in the UK, meaning that laws, economic, and specific factors influencing risk may differ in other countries. 
· The research is also constrained by time and resource limitations as a result of undergraduate study. The data collection relies on a relatively small sample of industry professionals, gathered through a questionnaire. This may affect how  reliable the findings are.
· The investigation depends on self-reported data, which may be influenced by personal opinion.


1.5 Aims and Objectives
Aim:  
to Investigate the Management of the risks of large-scale residential refurbishments and comparing clients and contractors’ perspectives.

 Objectives
· Identify key risks associated with large-scale residential refurbishment projects.
· Examine how clients manage and allocate risks.
· Examine how contractors manage refurbishment risks.
· Compare differences in risk perception between clients and contractors.
· Examine whether organisational size and experience influence risk allocation and responsibility.
· Propose recommendations to improve collaborative risk management



2.0 Literature Review
This literature review analyses existing research on risk management in large-scale residential refurbishment projects, with a particular emphasis on the differing perspectives of clients and contractors. It explores the rising importance of refurbishment in the construction industry in the UK. The characteristics that make refurbishment different from new-build construction, and the theory of construction risk management. The literature review also considers the role of uncertainty in refurbishment environments, recognising it as a key factor influencing project risk. It will then evaluate risks specific to refurbishment projects, including technical, health and safety, stakeholder, and cost-related risks, before looking at how these risks are allocated between project stakeholders. 

2.1 Growth of Refurbishment
Residential refurbishment has become increasingly significant within the UK construction sector, largely due to the ageing nature of the housing stock and the growing emphasis on sustainability. According to the Office for National Statistics (2025), a large proportion of homes in England and Wales were built before modern energy efficiency standards, resulting in poorer thermal performance compared to newer dwellings. This has created substantial demand for retrofit and refurbishment works aimed at improving the performance of a building and lowering carbon emissions (Apergis et. al., 2022, Morgan et. al. 2024). The UK Parliament highlights that improving the energy efficiency of existing housing is critical to achieving the UK’s legally binding climate targets, particularly given that residential buildings account for a significant proportion of national carbon emissions (House of Commons Library, 2024). This reflects a wider swing within the construction industry, where they are putting an increasing weight  on refurbishing and retrofitting existing buildings rather than relying solely on new build developments. This change is pushed by environmental requirements to reduce carbon emissions, as well as economic pressures and constraints on available land which limits the feasibility of large-scale new construction (ONS, 2025; JLL, 2024).

In addition to sustainability factors, economic factors have also contributed to the growth of refurbishment. New build construction projects are often associated with high costs, planning constraints, and land shortages, particularly in urban areas (JLL, 2024; UK Parliament, 2024). Refurbishment offers a more cost-effective and practical alternative by extending the life of existing structures and making use of the current housing stock (Douglas, 2006; Office for National Statistics, 2025). However, it is important to point out that while refurbishment provides clear benefits, it also introduces increased levels of complexity and uncertainty. Unlike new-build projects, where site conditions and design parameters are more controlled, refurbishment requires working within existing structures that may be poorly documented or deteriorated. As a result, refurbishment projects are much more risk intensive, reinforcing the need for specialised risk management approaches (Macek & Vitásek, 2024).


2.2 Characteristics of Refurbishment Projects
Refurbishment projects are completely different from new-builds due to their reliance on existing buildings and conditions. Douglas (2006) argues that this kind of building requires a distinct management approach because it must respond to constraints imposed by existing structures. This introduces a level of unpredictability that is not typically present in new-build projects. Egbu (1999), too further highlights that refurbishment projects demand higher levels of management, mostly in the areas of planning, co-ordination of trades, communication with stakeholders, and problem-solving. This is because refurbishment often involves unforeseen issues that require rapid decision-making and collaboration between stakeholders.
An important point is that a key characteristic of large-scale residential refurbishment is that projects are frequently carried out in environments where people are already living. This creates extra challenges, including restricted access, limited working hours, as well as the need to maintain safe living conditions for residents. According to the Construction Industry Training Board (2017), working in occupied buildings significantly increases project complexity and risk exposure, as construction activities must be carefully coordinated to ensure the safety of both workers and building occupants. This requirement introduces additional constraints and uncertainties, especially important in refurbishment projects where conditions are continuously evolving (HSE, 2023; Ranasinghe et. al., 2021). Furthermore, refurbishment projects often involve integrating new systems with existing infrastructure, which may be outdated or incompatible. This increases the likelihood of design changes, coordination issues, and technical difficulties during construction (Love, et. al, 2020).  

2.3 Risk and Uncertainty in Refurbishment Projects
Construction projects are widely recognised as risk intensive due to their complexity and the involvement of large number of stakeholders (Sing, 2025). According to the Royal Institution of Chartered Surveyors (2017) risk is defined as the possibility that events or conditions will impact project objectives such as cost, time, quality, or safety. However, in refurbishment projects, uncertainty plays a more significant role. Refurbishment projects are widely described as uncertain due to incomplete or unreliable information about existing structures and conditions (Ranasinghe et. al., 2021). Unlike risk, which can often be measured, uncertainty relates to unknown or unpredictable factors that cannot be as easily measured and this distinction is vital in construction, as many of the challenges in refurbishment projects arise from conditions that are not identified until construction is underway. Research indicates that these impacts are closely linked to the ability of project managers to respond effectively to changing conditions, highlighting the importance of adaptive management approaches in refurbishment environments (Yacob et. al. 2017).
In a helpful way Ranasinghe et. al. (2021) provides a useful framework for understanding uncertainty in refurbishment, identifying four key categories including ambiguous information and complexity with “uncertain temporal factors, and uncertain understanding” (Ranasinghe et. al. 2021).  These categories highlight that uncertainty arises not only from missing data but also from the built-in complications of working within existing buildings and the evolving nature of projects over time. As a result, the existing research consistently identifies refurbishment as a safety critical environment, where uncertainty can directly contribute to accidents and project delays if not effectively managed (Ranasinghe et. al., 2021). This is a particularly relevant factor in residential refurbishments where occupants may be exposed to health and safety risks.
Ultimately, traditional risk management approaches which focus on the identification of and alleviation of risks at early project stages, may not be sufficient in refurbishment environments. Instead it is clear that the need for flexible management strategies such project teams to focus on their ability to respond to unexpected events and maintain performance under changing conditions rather than attempting to get rid of uncertainty completely (Cabinet Office, 2023).  This change in approach reflects a larger recognition that uncertainty is a built in feature of refurbishment projects and must be actively managed throughout the project lifecycle.

2.4 Risks in Residential Refurbishment Projects
The main risks are 
· Technical and Design Risks
· Health and Safety Risks
· Stakeholder and Occupant Risks




2.5 Technical and Design Risks
Technical risks in refurbishment projects are mainly associated with unknown existing conditions. Hidden structural defects such as material deterioration can significantly affect project scope and cost. The National House Building Council (NHBC) (2026) highlights that issues such as damp, corrosion, and inadequate fire protection are only identified during construction, leading to changes to the project and increased costs. Similarly, the Royal Institution of Chartered Surveyors (2017) notes that pre-construction surveys are frequently limited by access constraints, meaning that contractors must rely on assumptions when pricing and planning works and this increases the probability of unforeseen issues emerging during construction. This heightens the design risk due to the need for ongoing development and managing change. In refurbishment projects, design information often evolves as new conditions are discovered resulting in the new coordination of challenges, rework, and can lead to delays. Love et. al. (2016) identify design changes as a major contributor to cost overruns in construction projects, with refurbishment projects being particularly vulnerable due to uncertainty. A clear example is the Grenfell Tower fire refurbishment, where failures in understanding building conditions and material performance contributed to catastrophic consequences (Cabinet Office, 2023). While this was mainly a fire safety issue, it shows the risks associated with incomplete information and design decision-making in refurbishment.


2.5 Health and Safety Risks
Health and safety risks are significantly higher in refurbishment projects, particularly where buildings remain occupied according to Croner (2026).  More than half of workers’ deaths in construction took place on refurbishment sites according to Health and Safety Executive cited in Croner (2026). This tragic record made the Health and Safety Executive promote an inspection campaign aimed at the refurbishment industry.  Furthermore. The HSE states that buildings constructed before 2000 should be assumed to contain asbestos, which may only be identified once work has commenced. Exposure to asbestos fibres can cause serious health problems so effective risk management is vital. (UK Parliament, 2022).
Structural risks also arise during refurbishment, particularly where alterations affect load-bearing elements. The Institution of Structural Engineers (2010) discusses that inadequate understanding of existing structures has led to incidents of collapse during refurbishment works and in occupied buildings, risks go beyond workers to residents and the public. Dust, noise, restricted access, and fire safety risks must all be carefully managed which all requires enhanced planning, communication and good site management practices.

2.6 Stakeholder and Occupant Risks
Stakeholder risks are particularly prominent in residential refurbishment projects due to the presence of occupants. Residents may experience significant disruption including reduced access to their homes as well as safety concerns which can lead to complaints and reputational damage for clients. Guidance from the Health and Safety Executive emphasises that construction work must be planned and managed to protect not only workers but also members of the public affected by the works, including building occupants (HSE, 2023). In addition, research shows that refurbishment projects in particular are characterised by complex stakeholder environments, where disruption and uncertainty can negatively affect project outcomes and stakeholder satisfaction (Ranasinghe et. al., 2021). Industry guidance also supports the point that poor communication and stakeholder management in occupied buildings can result in complaints, delays, and reputational impacts for clients (Royal Institution of Chartered Surveyors, 2017). Contractors also suffer setbacks as they need to manage reduced productivity due to access restrictions and phased working in these residential environments where construction must be completed around occupiers. This can sometimes create tension between operations and stakeholder needs which have been shown to negatively affect refurbishments (Ranasinghe et. al., 2021). In addition, ineffective communication and poor stakeholder engagement are seen as key contributors to delays as well as disputes hence the importance of collaborative management approaches (Loosemore et al., 2012; RICS, 2017).

2.7 Cost Risks and Sharing the Risk
Cost and programme risks are linked to uncertainty in refurbishment projects. Hosseini et. al. (2020) states that “poor cost performance in projects has become routine” as unforeseen conditions design changes and restricted working environments can result in delays and cost overruns. Laryea and Hughes (2011) demonstrate that contractors often amend tender prices to account for perceived risk, demonstrating the influence of uncertainty on project cost. However, where risks are underestimated, contractors may rely on variations and claims to recover costs, leading to disputes. Therefore, risk allocation is a critical component of construction risk management. In principle, risks ought to be given to the party who is best placed to manage or mitigate them effectively. This principle is explicitly supported by UK Government procurement guidance, which emphasises that inappropriate risk transfer can lead to poor project outcomes and reduced value for money (Cabinet Office, 2023). However, in practice, clients often seek to transfer risk to contractors through contracts such as fixed-price contracts and design-and-build procurement. This can provide them with the most cost certainty but it can also result in contractors assuming risks beyond their control. The allocation of risk between project stakeholders is widely recognised as a significant factor affecting construction project performance. 
Clients and contractors often approach project risks from different perspectives due to their differing responsibilities. Research by Bryde and Robinson (2005) found that contractors tend to prioritise project cost and duration, whereas clients tend to place greater emphasis on wider stakeholder satisfaction and overall success of the project. These differing priorities can create tension within refurbishment projects, especially where uncertainty and changing project conditions have an impact on the operation and the stakeholder expectations.
However, much of the existing research has tended to examine cost performance focusing on either the client or the contractor rather than comparing both. Addressing this, Hosseini et. al. (2020) analysed cost performance and contingency practices across 95 projects from both client and contractor viewpoints. Their findings show that perceptions of cost performance are different depending on the stakeholder. From a client point of view, projects were found to under-run at approximately 16%, whereas contractors reported slight cost over-runs of around 2%. These differences were also reflected in contingency allowances, with clients generally overestimating required contingencies, while contractors tended to underestimate them. This could be to do with clients being more pessimistic and on the other hand optimism in contractors. Clients and contractors view risk differently due to their distinct roles and priorities, for example clients tend to focus on cost certainty, programme delivery, compliance, and reputation. Contractors, in contrast, focus on operational risks such as site conditions, productivity and safety. This research shows how differing risk perceptions and strategic behaviours can influence cost outcomes in construction projects.  Laryea and Hughes (2011) demonstrate that contractors’ perception of risk directly influences tender pricing. Differences in risk perception can lead to misalignment and conflict, particularly in refurbishment projects where uncertainty is high. As such, it is important to consider multiple stakeholder perspectives when assessing project risk and cost performance, particularly in complex and uncertain environments such as refurbishment projects.


3. Methodology

3.1 Research Philosophy
The research for this dissertation adopts a positivist research philosophy, which coventrates on the gathering of quantifiable information and is usually used in construction management research where structured methods, such as questionnaires are used to identify trends and compare responses across participants (Saunders et al., 2019). This philosophy is suitable for this kid of undergraduate research  as the purpose of the research aims to compare the perceptions of clients and contractors through standardised responses that can be analysed objectively. The use of mainly closed questions and rating scales supports a quantitative approach by enabling the identification of trends and differences within the data collected.

3.2 Research Strategy
As a result, a questionnaire was designed consisting mainly of multiple-choice and rating-scale questions. The use of a questionnaire survey is particularly appropriate for this research as it enables direct comparison between two distinct groups, namely clients and contractors. By using a structured format with consistent questions, the study ensures that responses can be easily compared, allowing for the identification of patterns and differences in how each group sees and manages risk. This approach lies closely with the dissertation research aim, which is to examine differences in the identification of and assessment of risks and the allocation of risk between these stakeholders. Surveys are widely recognised as effective tools for collecting standardised data from multiple respondents, making them suitable for studies seeking to compare perspectives across groups within the construction industry. (University of Westminster, n.d.).

Although the research is primarily quantitative in nature a small qualitative element through an open-ended question was added to provide added depth. This is because while closed questions allow for clear analysis and comparison, open ended responses enable participants to express more detailed views based on their experience and opinion.  The use of both quantitative and qualitative data strengthens the overall research design by providing clear, measurable trends as well as deeper insight into the findings. Having both types in the questionnaire is particularly useful when studying complex topics such as risk perception, as it allows patterns and underlying reasons to be understood.

3.3 How Reliable is the Questionnaire?
In terms of reliability, the use of an online questionnaire ensures consistency as all participants are presented with the same questions in the same format and this reduces the probability of varied data. It supports the idea that the study could be repeated if necessary. Although it is worth noting that reliability may still be influenced by the researcher’s individual interpretation of questions and subjective judgement when assessing risk. The validity of the questionnaire is supported by the careful design of questions to ensure they are directly linked to the research objectives, focusing specifically on refurbishment risk management and stakeholder perspectives. Despite this, there remains a limitation in that responses are based on individual perceptions which may not always reflect actual practice. In addition, the findings are limited due to the relatively small sample size and the focus on the construction industry in Wales. The results therefore cannot represent the views of all clients and contractors across the sector. However, according to The University of Sheffield (2026) this kind of limitation in dissertations is consistent with the scope of undergraduate research and does not reduce the value of the study. It is recognised that results of this kind should be viewed as exploratory only, providing insight into key trends and behaviours rather than giving definite conclusions. Therefore, the research offers a useful foundation for further study, highlighting areas where more in depth or large-scale investigation may be required.




3.4 Primary Research – Questionnaire
Primary data was collected using an online questionnaire survey, using Microsoft Forms.  The questionnaire is designed to generate both quantitative and limited qualitative data which included:
· Multiple choice questions 
· Ranked questions (1-5)
· Open-ended questions 


3.5 Advantages and Disadvantages of using a questionnaire

Advantages
· Questions are directly linked with research objectives
· Clear wording reduces ambiguity
· Cost-effective as it was free to create and distribute online
· Allows data to be collected quickly from multiple respondents
· All participants answer the same questions so the results are standardised
· Easy to analyse due to mostly closed questions 
· Can be distributed to participants in different locations around the UK
· It was anonymous so encourages more honest responses
· Convenient for participants 
· Supports comparison which is useful for comparing clients vs contractors
(University of Westminster, n.d.; Smart Surveys, 2024).


Limitations
· Subjectivity in risk perception
· Potential bias
· Limited sample size
· Mostly closed questions restrict detailed responses 
· There is no opportunity to clarify questions if they are misunderstood
· Lack of flexibility 
· It is difficult to ensure the intended audience completes the survey
· May not fully take on board complex opinions or experiences
(University of Westminster , n.d. ; Smart Surveys 2024).

3.6 Ethical Considerations
This research adheres to ethical standards for academic research from UWTSD:
· Participation is voluntary
· Informed consent is obtained prior to participation
· Responses are anonymous and confidential
· Participants may withdraw at any time
No personal identifying data is going to be collected in the primary research, and information will be securely stored in files which are password protected in line with United Kingdom data protection laws, for example, the Data Protection Act 2018 and General Data Protection Regulations
Participants were informed of:
· What the purpose of the study was
· How the data will be used in the research
· The  participants’ rights











4. Results

[image: Forms response chart. Question title: Please Confirm your informed consent by ticking the box to indicate that you have read and understood the participant information and agree to take part in the study. Number of responses: 11 responses.]
Fig 1 Informed Consent
[image: Forms response chart. Question title: What is your organisation’s role?. Number of responses: 11 responses.]
Fig. 2 Client or Contractor Role
Most respondents were contractors, making up 63.6% of the sample and clients represented 36.4%. This means the results are slightly more influenced by contractor experience, although  it is important that both points of view are included.


[image: Forms response chart. Question title: What is your organisation size? . Number of responses: 11 responses.]
Fig 3. Organisation Size
Most respondents worked for medium-sized organisations at 63.6% while smaller organisations made up 27.3% and large organisations represented 9.1%. This shows the findings mainly reflect the views of medium-sized firms.


[image: Forms response chart. Question title: How many years of experience do you have in residential refurbishment?. Number of responses: 11 responses.]
Fig 4. Years of Experience
The respondents had mixed levels of experience, with the largest group having 6–10 years of experience. This suggests that most participants had a reasonable level of industry knowledge making their answers useful for understanding the risks associated with refurbishment.

[image: Forms response chart. Question title: Approximately how many large-scale residential refurbishment projects have you been involved in? . Number of responses: 11 responses.]
Fig 5. Number of residential refurbishments
Over half of respondents had been involved in 0–5 large-scale residential refurbishment projects which means that respondents had relevant experience and many were not highly specialised in this project type.

[image: Forms response chart. Question title: How frequently do you encounter unforeseen issues in refurbishment projects? . Number of responses: 11 responses.]
Fig 6. Unforeseen Issues
Unforeseen issues were common, with 54.5% saying they always encounter them and 18.2% saying they often do. This shows that uncertainty is a major feature of refurbishment work.

[image: Forms response chart. Question title: Which of the following risks do you consider most significant? (Select up to 4) . Number of responses: 11 responses.]
Fig 7.  Significant Risks
Cost overruns were the most significant risk, selected by over 90% of respondents. Programme delays were also important at 63.6%, followed by structural defects and incomplete design information, both at 54.5% demonstrating that financial, time and design related risks are the main concerns.

[image: Forms response chart. Question title: At what stage are most risks identified?. Number of responses: 11 responses.]
Fig 8. Stage of identification of Risk
Most risks were identified during construction, with 45.5% selecting this stage. A further 36.4% said risks are identified during early construction suggesting that many refurbishment risks are not fully known before work begins.


[image: Forms response chart. Question title: How effective is risk assessment at the tender stage? . Number of responses: 11 responses.]
Fig 9. Identification of Risk at Tender Stage
Responses were mixed here with the largest group feeling that tender-stage risk assessment was effective, but a significant number were neutral or only partly positive. This suggests that tender-stage risk identification helps but does not fully reveal refurbishment uncertainty.


[image: Forms response chart. Question title: What methods are commonly used to manage risk? (Select all that apply) . Number of responses: 11 responses.]
Fig 10. Methods of Managing Risk
Site investigations and surveys were the most common method, used by 63.6% of respondents. Programme adjustments, risk registers, contingency allowances and communication strategies were also used. This result shows that risk management relies on both pre-construction investigation and ongoing project controls.

[image: Forms response chart. Question title: How often are risks reviewed throughout the project lifecycle? . Number of responses: 11 responses.]
Fig. 11 Frequency of Reviewing Risks
Risk reviews were mainly carried out ‘occasionally’, selected by 45.5%. Only 27.3% reviewed risks continuously showing that risk management may not always be treated as a live continuous process throughout the project.

[image: Forms response chart. Question title: In your experience, how are risks typically allocated? . Number of responses: 11 responses.]
Fig. 12 How are Risks Allocated?
A very large majority, 90.9%, said risks are mostly allocated to the contractor showing a very  clear perception that contractors carry most refurbishment risk.

[image: Forms response chart. Question title: Do you believe risks are allocated to the party best able?. Number of responses: 11 responses.]
Fig. 13  Do You believe risk is allocated to best party?
Only 36.4% agreed that risk is allocated to the party best able to manage it, while 36.4% were neutral and 27.3% disagreed or strongly disagreed suggesting uncertainty or dissatisfaction with current risk allocation practices.

[image: Forms response chart. Question title: Which procurement route do you most commonly work under? . Number of responses: 11 responses.]
Fig. 14 Procurement Route
Design and build was the most common procurement route, selected by 63.6%. This is important because design and build often places more responsibility on the contractor, which links with the earlier finding that risk is mainly contractor led.

[image: Forms response chart. Question title: How does risk allocation affect project performance? . Number of responses: 11 responses.]
Fig.15 Risk and Project Performance
The responses were divided. 45.5% believed risk allocation affects performance slightly negatively, while 45.5% believed it has a positive effect. This suggests that risk allocation can either help or harm performance depending on how fairly and clearly it is managed.


[image: Forms response chart. Question title: How would you rate the importance of the following risks? 1 being low, 5 being high 


Cost risk . Number of responses: 11 responses.]
Fig. 16 cost risk
Cost risk was rated as highly important. 54.5% rated it 5 out of 5, and 45.5% rated it 4 out of 5. This confirms that cost is one of the main risks in large-scale residential refurbishment.

[image: Forms response chart. Question title: programme risk. Number of responses: 11 responses.]
Fig 17.  Program Risk
Programme risk was also rated highly, with 54.5% giving it 5 out of 5 and 36.4% giving it 4 out of 5. This shows that delays are a major concern in refurbishment projects.

[image: Forms response chart. Question title: health and safety. Number of responses: 11 responses.]
Fig. 18 Health and Safety Risk
Health and safety was rated very highly, with 81.8% giving it 5 out of 5. This reflects the added risks of working in existing and possibly occupied buildings.

[image: Forms response chart. Question title: design / technical risk . Number of responses: 11 responses.]
Fig. 19 Deign and Technical Risk
Design and technical risk received mixed but still important ratings. The largest group rated it 3 out of 5, while others rated it 4 or 5. This suggests that design information is a key issue, but not always viewed as the highest risk compared with cost, programme and health and safety.

[image: Forms response chart. Question title: steakholder / residents . Number of responses: 11 responses.]
Fig. 20 Stakeholder/ Residents
Stakeholder and resident risk was rated highly by many respondents, with 45.5% rating it 5 out of 5. This shows that resident management and communication are important in refurbishment projects.

[image: Forms response chart. Question title: Which factor most influences your perception of risk? . Number of responses: 11 responses.]
Fig. 21 Factor Influencing Perception of Risk
Experience was the biggest influence on risk perception, selected by 63.6%. Role in the company was selected by 36.4%. This suggests that practical experience strongly shapes how people understand and manage risk.


[image: Forms response chart. Question title: How often do disputes arise due to risk allocation? . Number of responses: 11 responses.]
Fig 22. Frequency of Disputes
Most respondents said disputes sometimes arise due to risk allocation, at 72.7%. This suggests that risk allocation is a common source of disagreement, even if disputes are not constant.


[image: Forms response chart. Question title: What are the main causes of disputes? (Select up to 3) . Number of responses: 11 responses.]Fig.23  Causes of Disputes
Unforeseen conditions were the main cause of disputes, selected by 81.8%. Poor communication was next at 63.6%, followed by design changes at 54.5%. This supports the finding that unknown site conditions and communication problems are central risk issues.


[image: Forms response chart. Question title: How effective is communication between client and contractor in managing risk? . Number of responses: 11 responses.]
Fig. 24 How effective is communication between client and contractor in managing risk? 
Communication was viewed as neutral or effective by most respondents, with 45.5% selecting each. This suggests communication is not necessarily poor, but there is still room for improvement.


[image: Forms response chart. Question title: What would improve risk management in refurbishment projects? (Select up to 3) . Number of responses: 11 responses.]
Fig. 25 What would Improve Risk Management?
Better pre-construction investigations were the most selected improvement at 63.6%. Increased experience and training followed at 18.2%. This shows that respondents believe earlier investigation is the most important way to reduce refurbishment risk.


[image: Forms response chart. Question title: Do you believe collaborative approaches (e.g. shared risk) improve project outcomes? . Number of responses: 11 responses.]
Fig.26  Collaborative Approaches
A very strong majority, 90.9%, believed collaborative approaches would improve project outcomes. This suggests that shared risk management, better communication and joint problem-solving are viewed as beneficial in refurbishment projects.


Open Ended Question

	Question
	 Response

	
	

	Please provide any additional comments on risk management in refurbishment projects
	“Pro active thinking / building sequence, design and commercial elements prove to be important for success. However there will always be a need for reactive decisions and designs, and the more efficient these are discovered and relayed to all members of the team, with workable solutions, with the commercial contingency and programme float to compensate for delays is the second vital part to the project success.”


Table 1 Open Ended Question Response





4. Discussion and Analysis
This part analyses the results from the primary research and compares results with the secondary research presented in the literature review (Section 2, page 9 ). The aim is to evaluate how risks are identified, managed, and allocated in large-scale residential refurbishment projects, and to examine differences between client and contractor perspectives.
The primary research strongly supports the literature in demonstrating that refurbishment projects are highly uncertain. A significant majority of respondents (72.7%) indicated that unforeseen issues are either always or often encountered (Fig. 6). This closely brings into line the findings of Ranasinghe et. al. (2021), who argue that refurbishment projects are mostly driven by uncertainty due to incomplete information about existing structures. The results also show that risks are most commonly identified during construction rather than at earlier stages (Fig. 8). This reinforces the argument made in the literature that traditional risk management approaches, which focus on early-stage identification, are often insufficient in refurbishment contexts. As highlighted by the Cabinet Office (2023), risk management in such environments must be adaptive and continuous rather than static.
The primary data identifies cost overruns (90.9%), programme delays (63.6%), and design/technical issues (54.5%) as the most significant risks (Fig. 7). These findings directly support research by Hoseini et. al. (2020)  who identifies design changes as a major cause of cost overruns, and also names poor cost performance as a recurring issue in residential refurbishment projects.
Health and safety risks were also rated as highly significant, with 81.8% of respondents rating them at the highest level (Fig. 17). This aligns with secondary sources such as HSE (2023), which emphasise the heightened risks associated with working in occupied and existing buildings. Interestingly, design and technical risks were rated slightly lower than cost and safety risks (Fig. 18). This may suggest that professionals prioritise the immediate impacts of cost and programme over the underlying technical uncertainties, even though these uncertainties often drive those impacts but the findings confirm that refurbishment risks are multi-dimensional, but cost, time, and safety remain the dominant concerns in practice. However, the research highlights a gap between research and the reality as the literature review shows structured and continuous risk management processes (RICS, 2017), the primary data shows that risk reviews are often conducted only occasionally (45.5%), with few respondents indicating continuous review (Fig. 11).
In terms of management methods, site investigations and surveys were the most commonly used approach (63.6%) (Fig. 10). This supports the literature, which identifies pre-construction investigation as vital in reducing uncertainty (NHBC, 2026; RICS, 2017). However, the fact that unforeseen issues remain highly widespread suggests that these investigations are often limited by access constraints or incomplete information. The argument is that risk management in refurbishment cannot rely solely on pre-construction planning and must be flexible and responsive throughout the project life.

One of the most significant findings of the research relates to risk allocation. A large majority of respondents (90.9%) stated that risks are primarily allocated to contractors (Fig. 12). This supports the literature, particularly the Cabinet Office (2023), which highlights the tendency for clients to transfer risk to contractors through procurement strategies such as design and build. However, only 36.4% of respondents agreed that risks are allocated to the organisation best placed to manage them (Fig. 13) indicating a mismatch between best practice and actual industry practice. According to Cabinet Office guidance, poor risk allocation can lead to inefficiencies and poor project outcomes, which is reflected in the primary findings. The dominance of design and build procurement (63.6%) (Fig. 14) further explains this trend, as this route mainly transfers significant design and construction risk to contractors. While this may provide cost certainty for clients, it can increase pressure on contractors and lead to risk mismanagement. The findings suggest that risk allocation has a mixed impact on project performance. Responses were evenly split between positive and slightly negative effects (Fig. 15). This indicates that risk allocation itself is not beneficial or harmful but rather its effectiveness depends on how appropriately it is applied. This supports the argument by Laryea and Hughes (2011), who suggest that risk perception and allocation directly influence project outcomes, particularly in relation to cost and pricing. It also reflects the findings of Hoseini et. al. (2020), which show differing perceptions of cost performance between clients and contractors. The results suggest that poorly allocated risk can contribute to inefficiencies, while fair and well-managed allocation can improve project performance.
The research shows that disputes are relatively common, with 72.7% of respondents stating that they sometimes arise due to risk allocation (Fig. 22). The main causes of disputes were identified as unforeseen conditions (81.8%), poor communication (63.6%), and design changes (54.5%) (Fig. 22). These findings strongly link with the research of Love et. al.  The research identifies unforeseen conditions and unclear risk ownership as key drivers of disputes, for example Loosemore et. al. (2012) emphasises the role of communication failures in construction conflict. Although communication was generally rated as neutral to effective (Fig. 24), the findings suggest that there is still room for improvement. This is supported by the fact that poor communication was identified as a major cause of disputes. A key finding here is that almost all of  the respondents believe collaborative approaches would improve project outcomes (Fig. 26) which is strongly supportive of the recommendations of Latham (1994) and Egan (1998), who argue for collaborative working  in construction. Additionally, better pre-construction investigation was identified as the most important improvement to risk management (63.6%) (Fig. 25). This reinforces the importance of  planning at the early stages but also highlights the need for ongoing collaboration and information sharing throughout the project.
The research also shows that experience is the most significant factor influencing risk perception (63.6%) (Fig. 21). This supports the literature review, which suggests that risk perception varies between stakeholders based on their roles, responsibilities, and prior experience (Shen et. al., 2001; El-Sayegh, 2008).
The sample was largely composed of medium-sized organisations and individuals with moderate experience (6–10 years), which may influence the findings. While this provides  some practical insight, it also reflects one of the study’s limitations, as perspectives from larger organisations or highly experienced professionals may differ.

The discussion of the primary and secondary research shows:
· Refurbishment projects are highly uncertain, with risks often emerging during construction.
· Cost, programme, and health and safety risks are the most significant in practice.
· Risk management is not always continuous
· Risk is predominantly allocated to contractors, often not to the party best able to manage it.
· Poor risk allocation and unforeseen conditions are major causes of disputes.
· Collaboration and better pre-construction investigation are seen as the main improvements.
· Experience plays a significant role in how perception is shaped.

5. Conclusion

This dissertation set out to identify how risks are managed in large scale residential refurbishment projects within the construction industry, and compare how clients and contractors assess, identify and manage these risks.  The research aimed to address a clear gap in existing literature by examining both perspectives within a refurbishment-specific context.
The findings confirm that residential refurbishment projects can be uncertain and complicated with both the primary and secondary research demonstrating that unforeseen conditions are a consistent and unavoidable feature of such projects. The primary research data shows that the majority of risks are identified during construction rather than at earlier stages, backing up the argument that traditional risk management approaches are at times insufficient in refurbishment environments highlighting the importance of adopting flexible and adaptive risk management strategies throughout the project lifecycle. In terms of risk types, the research identifies cost overruns, programme delays, and health and safety risks as the most significant concerns. These findings link strongly with existing research shown in the literature review, confirming that financial performance, time certainty, and safety remain the key priorities in construction projects and while design and technical risks were also recognised as important they were viewed as slightly less critical in practice despite their strong emphasis in academic research.
A key contribution of this research is the clearer understanding of how clients and contractors differ in their perception and management of risk; clients are primarily concerned with achieving cost certainty, maintaining programme delivery, ensuring regulatory compliance, and protecting organisational reputation, particularly in projects involving occupied residential buildings. In contrast, contractors tend to focus more on operational risks, including site conditions, the build itself, access constraints, sequencing of works, and the practical implications of delays and disruptions. These differing priorities influence how each party approaches risk with clients being more likely to adopt a risk-averse strategy, often seeking to transfer risk via contracts in order to achieve financial certainty. Contractors, on the other hand are required to engage directly with the physical realities of the project, meaning they are more exposed to the consequences of unforeseen conditions and design changes. This difference in perspective helps explain why contractors often perceive risk as being disproportionately allocated to them, as reflected in the primary findings where the majority of respondents indicated that risk is mainly borne by the contractor.
Another key finding of this study is the imbalance in risk allocation between clients and contractors. The results show that risks are predominantly transferred to contractors, especially under design and build procurement routes. However, there is clear evidence that risks are not always allocated to the party best able to manage them which contradicts established best practice guidance and contributes to inefficiencies and disputes, and gives a potential negative impact on project performance. The dissertation also highlights that this imbalance in risk allocation can further widen the gap between client and contractor perspectives, for example, from the client’s point of view, transferring risk may provide greater cost certainty and reduce exposure to financial risk. However, from the contractor’s perspective, taking on risks that are outside their control such as unknown existing conditions can lead to increased pricing, reliance on contingencies as well as potential disputes. This  can create tension between the two parties, especially when unforeseen issues arise and responsibility becomes unclear.
Furthermore, the research conducted in this dissertation shows that risk allocation has a mixed effect on project outcomes, showing that appropriate allocation can support project delivery, but poorly allocated risk can lead to conflict, cost increases, and delays. Disputes were found to be relatively common, with unforeseen conditions, poor communication, and design changes identified as the main causes reinforcing the strong link between uncertainty, conflict, and communication within refurbishment projects, and further emphasising how differing stakeholder priorities can contribute to disagreements.
Another important result is the role of experience in shaping risk perception. The results from the primary research show that individuals with more experience are better able to understand and manage risk, suggesting that organisational knowledge and expertise are vital factors in successful project delivery. This is particularly relevant when considering the differences between clients and contractors, as contractors often rely heavily on practical, experience-based knowledge when responding to on-site challenges, whereas clients may depend more on strategic and financial considerations.
Overall, the research demonstrates that while risk management frameworks are well established in theory, their practical application within refurbishment projects remains inconsistent. There is a clear gap between best practice principles and industry practice, particularly in relation to risk allocation, continuous risk management, and stakeholder collaboration. More importantly, the study highlights that differences in client and contractor perspectives play a significant role in shaping how risks are understood, allocated, and managed, and that addressing this misalignment is critical to improving project outcomes in large-scale residential refurbishment. This dissertation has contributed to a better understanding of how risk is managed in large-scale residential refurbishment projects and has highlighted the differences between client and contractor perspectives. It has demonstrated that while refurbishment is becoming increasingly important within the UK construction industry, risk management practices have not fully adapted to its unique challenges. The findings emphasise the need for a shift towards more collaborative, flexible, and realistic approaches to risk management and by addressing the gaps identified in this study, industry professionals can improve project performance, reduce disputes, and enhance the successful delivery of refurbishment projects.


6.  Recommendations
According to the results of this research, the following seven recommendations are suggested to improve risk management in large-scale residential refurbishment projects:

6.1 Improve Investigation before Construction takes place
Greater emphasis should be placed on detailed preconstruction investigations. This includes structural assessments, services mapping, and intrusive investigations where possible. While it is clear that not all uncertainties can be totally eliminated from a refurbishment project, improving the quality of available information can hugely reduce risk exposure and improve cost and project certainty.

6.2 Adopt Continuous Risk Management Practices
Risk management should be treated as an ongoing process rather than a one-off exercise at the early stages of the project. For example, regular risk reviews, updated risk registers, and proactive monitoring should be implemented throughout the construction phase to respond to issues as they emerge is more effective.

6.3 Allocate Risk to the group Best Able to Manage It
Clients and contractors should follow best practice guidance by ensuring that risks are given to the party with the greatest ability to control or mitigate them. Over reliance on the burden of risk to contractors should be avoided as this can lead to inflated pricing, disputes, and problems in the project.

6.4 Promote Collaborative Procurement Approaches
Greater use of collaborative procurement routes and contractual arrangements should be encouraged. Approaches that promote shared responsibility, early contractor involvement, and joint decision-making can improve risk management outcomes and reduce conflict between stakeholders.

6.5 Enhance Communication and Stakeholder Engagement
Effective communication between clients, contractors, and other stakeholders should be prioritised throughout the project lifecycle. Clear communication channels, regular meetings, and transparent reporting can help reduce misunderstandings and improve coordination, particularly in occupied residential environments.




6.6 Increase Training 
Organisations should invest in training and development to improve risk management capabilities. Sharing lessons learned from previous projects and developing organisational knowledge can enhance decision making and improve the ability for all parties to respond to uncertainty.

6.7 Allow for Flexibility in Programme and Cost Planning
Given the high level of uncertainty in refurbishment projects, programmes and budgets should include appropriate contingencies because allowing flexibility for unforeseen issues can cut down the impact of  cost over-runs and delays to improve overall resilience of the project.

7. Future Research
While this dissertation project provides useful insights into risk management in large-scale residential refurbishment projects, there are some more opportunities for further research. One key area for development is the use of a larger sample size. Expanding the number of participants in the survey would improve the trustworthiness of the findings, allowing for stronger conclusions to be made.
Future studies could also adopt qualitative methods such as interviews. Different to questionnaires, interviews would allow for a more in-depth examination of professional experiences, providing a deeper understanding of how risks are managed in practice and why certain decisions are made. This would be particularly valuable in examining complex issues such as risk allocation and stakeholder relationships.
Further research could consider the perspectives of other important stakeholders, including consultants and subcontractors, these people play a key part in project delivery and risk management. Finally international research could be undertaken to explore how risk management practices differ across different countries. 
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Appendix
Questionnaire to be accessed at https://docs.google.com/forms/d/e/1FAIpQLSewEgJ5Kw1cteQp-GPwiI3gJkeZqsCsVgBHxOok2zkZiYg5ZQ/viewform?usp=header

To investigate and compare how clients and contractors identify, assess, and manage risks in large scale refurbishments

You are invited to take part in a research study exploring risk management in large-scale residential refurbishment projects, with a focus on comparing client and contractor perspectives. The purpose of this research is to better understand how risks are identified, assessed, and managed within the UK construction industry.
 The questionnaire is expected to take approximately 5–10 minutes to complete.
Participant information
Your participation in this study is entirely voluntary. You are free to withdraw at any point before submitting your responses, without providing a reason. Once the survey has been submitted, responses cannot be withdrawn as they will be anonymised.
All responses will be treated with strict confidentiality and anonymity. No personally identifiable information will be collected, and the data will be used solely for academic research purposes.
Before accessing the survey questions, you will be asked to confirm your informed consent by ticking a box to indicate that you have read and understood the participant information and agree to take part in the study.
* Indicates required question
1. Please Confirm your informed consent by ticking the box to indicate that you	* have read and understood the participant information and agree to take part in the study
Check all that apply.
 I have read and understood the participant information above.
2. What is your organisation’s role? *
Mark only one oval.
Client
Contractor
3. What is your organisation size? *
Mark only one oval.
Small (1–49 employees)
Medium (50–249 employees
Large (250+ employees)
4. How many years of experience do you have in residential refurbishment?
Mark only one oval.
0-5
6-10
11-20
20+ years
5. Approximately how many large-scale residential refurbishment projects have you been involved in? 
Mark only one oval.
1-5
6-10
11-20
20+
6. How frequently do you encounter unforeseen issues in refurbishment projects? 
Mark only one oval.
never rarely
sometimes often always
7. Which of the following risks do you consider most significant? (Select up to 4) 
Check all that apply.
structural defects incomplete design information cost overruns programme delays health and safety risk occupied building restraints regulatory compliance stakeholder / resident issues
8. At what stage are most risks identified?
Mark only one oval.
pre tender tender stage early construction during construction
9. How effective is risk assessment at the tender stage? 
Mark only one oval.
very ineffectinve ineffective neutral effective very effective
10. What methods are commonly used to manage risk? (Select all that apply) 
Check all that apply.
risk registers site investigations / surveys contingency allowances provisional sums programme adjustments communication strategies
11. How often are risks reviewed throughout the project lifecycle? 
Mark only one oval.
never occasionally regularly continuously
12. In your experience, how are risks typically allocated? 
Mark only one oval.
mostly to client mostly to contractor shared equally
13. Do you believe risks are allocated to the party best able?
Mark only one oval. strongly disagree disagree neutral agree strongly agree
14. Which procurement route do you most commonly work under? 
Mark only one oval.
 (
traditional
Other:
)design and build management contracting public / private partnerships
15. How does risk allocation affect project performance? 
Mark only one oval.
significantly negatively slightly negatively no impact
slightly positively significantly positively
16. How would you rate the importance of the following risks? 1 being low, 5 being high Cost risk 
		1	2	3
	4
	5

	
	
	
	

	programme risk
	1	2	3
	4
	5

	
	
	
	

	health and safety
	1	2	3
	4
	5

	
	


17.
18.
19. design / technical risk 
1 2	3	4	5

20. steakholder / residents 
1 2	3	4	5

21. Which factor most influences your perception of risk? 
Mark only one oval. experience role in company contract type organizational size market conditions
22. How often do disputes arise due to risk allocation? 
Mark only one oval. never rarely
sometimes often always
23. What are the main causes of disputes? (Select up to 3) 
Check all that apply.
unclear contract terms unforeseen conditions during construction stage design changes at construction stage poor communication between steakholders unrealistic risk transfer between steakholders budget
24. How effective is communication between client and contractor in managing risk? 
Mark only one oval.
very ineffective ineffective neutral effective very effective
25. What would improve risk management in refurbishment projects? (Select up to
3) 
Mark only one oval.
better pre-construction investigations clearer contract allocation more collaborative procurement routes improved communication between steakholders greater contingency allowances increased experience / training
26. Do you believe collaborative approaches (e.g. shared risk) improve project outcomes? 
Mark only one oval.
 (
Yes
No
Other:
)
27. Please provide any additional comments on risk management in refurbishment projects:
(Open response)
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	Euan Michael Edwards

	2
	Tick all boxes that apply:
	Member of staff:
	☐
	Honorary research fellow:
	☐

	
	Undergraduate Student
	☒
	Taught Postgraduate Student
	☒
	Postgraduate Research Student
	☐



	3
	Institute/Academic Discipline/Centre:
	W. I. S. A.

	4
	Campus:
	SA1

	5
	E-mail address:
	2119650@student.uwtsd.ac.uk

	6
	Contact Telephone Number:
	07897674118

	
	For students:

	7
	Student Number:
	2119650

	8
	Programme of Study:
	MSc 

	9
	Director of Studies/Supervisor:
	Dr Deborah Hughes





SECTION B: Approval for Research Activity
	1
	Has the research activity received approval in principle?
(please check the Guidance Notes as to the appropriate approval process for different levels of research by different categories of individual)
	YES
	☐
	NO
	☒

	
	
	Date

	2
	If Yes, please indicate source of approval (and date where known): Approval in principle must be obtained from the relevant source prior to seeking ethical approval
	Research Degrees Committee
	☐
	

	
	
	Institute Research Committee
	☐
	

	
	
	Other (write in)

	☒
	



SECTION C:  Internal and External Ethical Guidance Materials
	
	Please list the core ethical guidance documents that have been referred to during the completion of this form (including any discipline-specific codes of research ethics, location-specific codes of research ethics, and also any specific ethical guidance relating to the proposed methodology).  Please tick to confirm that your research proposal adheres to these codes and guidelines. You may add rows to this table if needed.

	1
	UWTSD Research Ethics & Integrity Code of Practice
	☒

	2
	UWTSD Research Data Management Policy
	☒

	3
	[List any other relevant documents here]
	☐



SECTION D: External Collaborative Research Activity
If there are external collaborators then you should gain consent from the contact persons to share their personal data with the university. If there are no external collaborators then leave this section blank and continue to section E.
	1
	Institution
	


	2
	Contact person name
	


	3
	Contact person e-mail address

	

	4
	Is your research externally funded?
	YES
	☐
	NO
	☐

	5
	Are you in receipt of a KESS scholarship?
	YES
	☐
	NO
	☐

	6
	Are you specifically employed to undertake this research in either a paid or voluntary capacity?
	Voluntary
	YES
	☐
	NO
	☐

	7
	
	Employed
	YES
	☐
	NO
	☐

	8
	Is the research being undertaken within an existing UWTSD Athrofa Professional Learning Partnership (APLP)?
	If YES then the permission question below does not need to be answered.
	YES
	☐
	NO
	☐

	9
	Has permission to undertake the research has been provided by the partner organisation?
	(If YES attach copy)
If NO the application cannot continue
	YES
	☐
	NO
	☐




Where research activity is carried out in collaboration with an external organisation
	10
	Does this organisation have its own ethics approval system?
	YES
	☐
	NO
	☐

	
	
If Yes, please attach a copy of any final approval (or interim approval) from the organisation (this may be a copy of an email if appropriate).




SECTION E: Details of Research Activity
	1
	Indicative title:
	Managing the Risks of Large-Scale Residential Refurbishments: A Comparison of Client and Contractor Perspectives 


	2
	Proposed start date:
	April 30th 2026
	Proposed end date:
	May 4th 2026

	
	Introduction to the Research (maximum 300 words per section)
Ensure that you write for a Non-Specialist Audience when outlining your response to the points below:
· Purpose of Research Activity
· Proposed Research Question
· Aims of Research Activity
· Objectives of Research Activity
Demonstrate, briefly, how Existing Research has informed the proposed activity and explain
· What the research activity will add to the body of knowledge 
· How it addresses an area of importance. 

	3
	Purpose of Research Activity

Large-scale residential refurbishment projects are increasingly used to extend the life of existing buildings, improve energy efficiency, and raise living standards. Unlike new-build construction, these projects take place within existing structures, where there is often limited or uncertain information about the condition of the building fabric, services, and structural elements. This lack of certainty can make planning and delivery more complex.
These types of projects present challenges. Work often involves dealing with existing structural problems and meeting legal requirements, 
Managing these risks is important for successful project delivery. However, clients and contractors often view risk differently. Clients are usually focused on keeping costs within budget, ensuring the project is completed on time, meeting regulations, and protecting their reputation. Contractors are more concerned with how the work will be carried out in practice, including site conditions, access, health and safety, and the financial impact of changes or delays. These differences in priorities can lead to disagreements over how risks are shared and managed during the project.
This research will examine and compare how clients and contractors understand and manage risk in large-scale residential refurbishment projects. The aim is to identify where their views differ and to explore ways these differences could be reduced to improve project outcomes.


(this box should expand as you type)

	4
	Research Question

Managing the Risks of Large-Scale Residential Refurbishments: A Comparison of Client and Contractor Perspectives 


(this box should expand as you type)

	5
	Aims of Research Activity

To investigate and compare how clients and contractors identify, assess, and manage risks in large scale refurbishments. 


(this box should expand as you type)

	6
	Objectives of Research Activity

· Identify key risks associated with large-scale residential refurbishment projects.
· Examine how clients manage and allocate risks.
· Examine how contractors manage refurbishment risks.
· Compare differences in risk perception between clients and contractors.
· Examine whether organisational size and experience influence risk allocation and responsibility.
· Propose recommendations to improve collaborative risk management.


(this box should expand as you type)

	
	Proposed methods (maximum 600 words)
Provide a brief summary of all the methods that may be used in the research activity, making it clear what specific techniques may be used. If methods other than those listed in this section are deemed appropriate later, additional ethical approval for those methods will be needed. You do not need to justify the methods here, but should instead describe how you intend to collect the data necessary for you to complete your project.

	7
	
Online questionnaire, using Microsoft Forms,

(this box should expand as you type)

	

	Location of research activity
Identify all locations where research activity will take place.

	8
	
Online
(this box should expand as you type)

	
	Research activity outside of the UK
If research activity will take place overseas, you are responsible for ensuring that local ethical considerations are complied with and that the relevant permissions are sought. Specify any local guidelines (e.g. from local professional associations/learned societies/universities) that exist and whether these involve any ethical stipulations beyond those usual in the UK (provide details of any licenses or permissions required). Also specify whether there are any specific ethical issues raised by the local context in which the research activity is taking place, for example, particular cultural and/or legal sensitivities or vulnerabilities of participants. If you live in the country where you will do the research then please state this.

	9
	


(this box should expand as you type)



	10
	Use of documentation not in the public domain: Are any documents NOT publicly available? 

	NO
	☒

	
	
	YES
	☐

	11
	If Yes, please provide details here of how you will gain access to specific documentation that is not in the public domain and that this is in accordance with the current data protection law of the country in question and that of England and Wales.



(this box should expand as you type)



	
	Does your research relate to one or more of the seven aims of the Well-being of Future Generations (Wales) Act 2015?
	
YES
	
NO

	12
	A prosperous Wales
	☐
	☒

	13
	A resilient Wales
	☐
	☒

	14
	A healthier Wales
	☐
	☒

	15
	A more equal Wales
	☐
	☒

	16
	A Wales of cohesive communities
	☐
	☒

	17
	A Wales of vibrant culture and thriving Welsh language
	☐
	☒

	18
	A globally responsible Wales
	☒
	☒

	19
	If YES to any of the above, please give details:

	
	


(this box should expand as you type)



SECTION F: Scope of Research Activity
	
	Will the research activity include:
	YES
	NO

	1
	Use of a questionnaire or similar research instrument?
	☒
	☐

	2
	Use of interviews?
	☐
	☒

	3
	Use of focus groups?
	☐
	☒

	4
	Use of participant diaries? 
	☐
	☒

	5
	Use of video or audio recording?
	☐
	☐

	6
	Use of computer-generated log files?
	☐
	☒

	7
	Participant observation with their knowledge?
	☐
	☒

	8
	Participant observation without their knowledge?
	☐
	☒

	9
	Access to personal or confidential information without the participants’ specific consent?
	☐
	☒

	10
	Administration of any questions, test stimuli, presentation that may be experienced as physically, mentally or emotionally harmful / offensive?
	☐
	☒

	11
	Performance of any acts which may cause embarrassment or affect self-esteem?
	☐
	☒

	12
	Investigation of participants involved in illegal activities?
	☐
	☒

	13
	Use of procedures that involve deception?
	☐
	☒

	14
	Administration of any substance, agent or placebo?
	☐
	☒

	15
	Working with live vertebrate animals?
	☐
	☒

	16
	Procedures that may have a negative impact on the environment?
	☐
	☒

	17
	Other primary data collection methods. Please indicate the type of data collection method(s) below.
	☐
	☒

	
	Details of any other primary data collection method:



(this box should expand as you type)
	
	


If NO to every question, then the research activity is (ethically) low risk and may be exempt from some of the following sections (please refer to Guidance Notes).

If YES to any question, then no research activity should be undertaken until full ethical approval has been obtained. 

SECTION G: Intended Participants
If there are no participants then do not complete this section, but go directly to section H.

	
	Who are the intended participants:
	
YES
	
NO

	1
	Students or staff at the University?
	☐
	☒

	2
	Adults (over the age of 18 and competent to give consent)?
	☒
	☐

	3
	Vulnerable adults?
	☐
	☒

	4
	Children and Young People under the age of 18? (Consent from Parent, Carer or Guardian will be required)
	☐
	☒

	5
	Prisoners?
	☐
	☒

	6
	Young offenders?
	☐
	☒

	7
	Those who could be considered to have a particularly dependent relationship with the investigator or a gatekeeper?
	☐
	☒

	8
	People engaged in illegal activities?
	☐
	☒

	9
	Others. Please indicate the participants below, and specifically any group who may be unable to give consent.

	☐
	☐

	
	Details of any other participant groups:



(this box should expand as you type)
	
	



	
	Participant numbers and source
Provide an estimate of the expected number of participants. How will you identify participants and how will they be recruited? 

	10
	How many participants are expected?

	
8

(this box should expand as you type)

	11
	Who will the participants be?

	
Construction professionals, eg, project managers / surveyors working for both client and contractor side. 

(this box should expand as you type)

	12
	How will you identify the participants?
	

The survey will be anonymous, other than identifying the respondent category ( client or contractor)

(this box should expand as you type)




	
	Information for participants:
	
YES
	NO
	
N/A

	13
	Will you describe the main research procedures to participants in advance, so that they are informed about what to expect?
	☒
	☐
	☐

	14
	Will you tell participants that their participation is voluntary?
	☒
	☐
	☐

	15
	Will you obtain written consent for participation?
	☐
	☐
	☒

	16
	Will you explain to participants that refusal to participate in the research will not affect their treatment or education (if relevant)?
	☒
	☐
	☐

	17
	If the research is observational, will you ask participants for their consent to being observed?
	☐
	☐
	☒

	18
	Will you tell participants that they may withdraw from the research at any time and for any reason?
	☐
	☐
	☒

	19
	With questionnaires, will you give participants the option of omitting questions they do not want to answer?
	☒
	☐
	☐

	20
	Will you tell participants that their data will be treated with full confidentiality and that, if published, it will not be identifiable as theirs?
	☒
	☐
	☐

	21
	Will you debrief participants at the end of their participation, in a way appropriate to the type of research undertaken?
	☐
	☐
	☒

	22
	If NO to any of above questions, please give an explanation 

	
	


(this box should expand as you type)



	
	Information for participants:
	
YES
	NO
	
N/A

	24
	Will participants be paid?
	☐
	☒
	☐

	25
	Is specialist electrical or other equipment to be used with participants?
	☐
	☒
	☐

	26
	Are there any financial or other interests to the investigator or University arising from this study?
	☐
	☒
	☐

	27
	Will the research activity involve deliberately misleading participants in any way, or the partial or full concealment of the specific study aims?
	☐
	☒
	☐

	28
	If YES to any question, please provide full details 

	
	


(this box should expand as you type)



SECTION H: Anticipated Risks

	
	
Outline any anticipated risks that may adversely affect any of the participants, the researchers and/or the University, and the steps that will be taken to address them. 

If you have completed a full risk assessment (for example as required by a laboratory, or external research collaborator) you may append that to this form.  

	1
	Full risk assessment completed and appended? 
	Yes 
	☐

	
	
	No
	☒

	2
	Risks to participants
For example: sector-specific health & safety, emotional distress, financial disclosure, physical harm, transfer of personal data, sensitive organisational information

	
	Risk to participants:
No risks
There are no risks in an online questionnaire
	How you will mitigate the risk to participants:



(this box should expand as you type)

	3
	If research activity may include sensitive, embarrassing or upsetting topics (e.g. sexual activity, drug use) or issues likely to disclose information requiring further action (e.g. criminal activity), give details of the procedures to deal with these issues, including any support/advice (e.g. helpline numbers) to be offered to participants. Note that where applicable, consent procedures should make it clear that if something potentially or actually illegal is discovered in the course of a project, it may need to be disclosed to the proper authorities

	
	


(this box should expand as you type)

	4
	Risks to the investigator
For example: personal health & safety, physical harm, emotional distress, risk of accusation of harm/impropriety, conflict of interest

	
	Risk to the investigator:


None 
(this box should expand as you type)
	How you will mitigate the risk to the investigator:



(this box should expand as you type)

	5
	University/institutional risks
For example: adverse publicity, financial loss, data protection

	
	Risk to the University:

none

(this box should expand as you type)
	How you will mitigate the risk to the University:



(this box should expand as you type)

	6
	Environmental risks
For example: accidental spillage of pollutants, damage to local ecosystems

	
	Risk to the environment:


none
(this box should expand as you type)
	How you will mitigate the risk to environment:



(this box should expand as you type)



	
	Disclosure and Barring Service

	
	If the research activity involves children or vulnerable adults, a Disclosure and Barring Service (DBS) certificate must be obtained before any contact with such participants.
	YES

	NO

	N/A


	7
	Does your research require you to hold a current DBS Certificate?
	☐
	☒
	☐

	8
	If YES, please give the certificate number. If the certificate number is not available please write “Pending”; in this case any ethical approval will be subject to providing the appropriate certificate number.
	



SECTION I: Feedback, Consent and Confidentiality

	1
	Feedback
What de-briefing and feedback will be provided to participants, how will this be done and when? 

	
	

they will be provided with a statement after completing the online survey on the last page which will thank them for taking part. I will repeat the purpose of the research and say how responses will be used.
I will also be give my contact details in case they have any questions.

(this box should expand as you type)

	2
	Informed consent
Describe the arrangements to inform potential participants, before providing consent, of what is involved in participating. Describe the arrangements for participants to provide full consent before data collection begins. If gaining consent in this way is inappropriate, explain how consent will be obtained and recorded in accordance with prevailing data protection legislation.

	
	
participants will be provided with information at the start of the online survey. This will explain the purpose of the research, the expected time to answer the questions.
It will also state that participation is voluntary and they can withdraw at any point before submitting their responses.

Before accessing the survey questions, participants will be asked to confirm their consent by ticking a box to say that they have read and understood the information and agree to take part. 

(this box should expand as you type)

	3
	Confidentiality / Anonymity
Set out how anonymity of participants and confidentiality will be ensured in any outputs. If anonymity is not being offered, explain why this is the case. 

	
	

The online survey will not require participants to provide names or any directly identifying personal. Individual responses may be quoted to support analysis, but these will be fully anonymised
(this box should expand as you type)



SECTION J: Data Protection and Storage

	
	Does the research activity involve personal data (as defined by the General Data Protection Regulation 2016 “GDPR” and the Data Protection Act 2018 “DPA”)?
	YES
	NO

	1
	“Personal data” means any information relating to an identified or identifiable natural person (‘data subject’). An identifiable natural person is one who can be identified, directly or indirectly, in particular by reference to an identifier such as a name, an identification number, location data, an online identifier or to one or more factors specific to the physical, physiological, genetic, mental, economic, cultural or social identity of that natural person. Any video or audio recordings of participants is considered to be personal data.
	☐
	X☐

	
	If YES, provide a description of the data and explain why this data needs to be collected:

	2
	


(this box should expand as you type)

	
	Does it involve special category data (as defined by the GDPR)?
	YES
	NO

	3
	“Special category data” means sensitive personal data consisting of information as to the data subjects’ –
(a) racial or ethnic origin,
(b) political opinions,
(c ) religious beliefs or other beliefs of a similar nature,
(d) membership of a trade union (within the meaning of the Trade Union and Labour Relations (Consolidation) Act 1992),
(e) physical or mental health or condition,
(f) sexual life,
(g) genetics,
(h) biometric data (as used for ID purposes),
	☐
	X☐

	
	If YES, provide a description of the special category data and explain why this data needs to be collected:

	4
	


(this box should expand as you type)



	
	
Will data from the research activity (collected data, drafts of the thesis, or materials for publication) be stored in any of the following ways?
	YES
	NO

	5
	Manual files (i.e. in paper form)?
	☐
	☒

	6
	University computers?
	☐
	☒

	7
	Private company computers?
	☐
	☒

	8
	Home or other personal computers?
	☒
	☐

	9
	Laptop computers/ CDs/ Portable disk-drives/ memory sticks?
	☒
	☐

	10
	“Cloud” storage or websites?
	☒
	☐

	11
	Other – specify:

	☐
	☐

	12
	For all stored data, explain the measures in place to ensure the security of the data collected, data confidentiality, including details of backup procedures, password protection, encryption, anonymisation and pseudonymisation:

	
	
All data collected during the study will be stored securely in accordance with relevant data laws. Survey data will be collected  and downloaded to a password-protected computer. Files will be stored with access restricted to the researcher and all information will be anonymous.
(this box should expand as you type)



	
	Data Protection

	
	Will the research activity involve any of the following activities:
	YES
	NO

	13
	Electronic transfer of data in any form?
	☐
	☒

	14
	Sharing of data with others at the University outside of the immediate research team?
	☐
	☒

	15
	Sharing of data with other organisations?
	☐
	☒

	16
	Export of data outside the UK or importing of data from outside the UK?
	☐
	☒

	17
	Use of personal addresses, postcodes, faxes, emails or telephone numbers?
	☐
	☒

	18
	Publication of data that might allow identification of individuals?
	☐
	☒

	19
	Use of data management system?
	☐
	☒

	20
	Data archiving?
	☐
	☒

	21
	If YES to any question, please provide full details, explaining how this will be conducted in accordance with the GDPR and Data Protection Act (2018) (and any international equivalents, where appropriate):

	
	


(this box should expand as you type)

	22
	List all who will have access to the data generated by the research activity:

	
	
Euan Edwards
(this box should expand as you type)

	23
	List who will have control of, and act as custodian(s) for, data generated by the research activity:

	
	n/a 

(this box should expand as you type)

	24
	Give details of data storage arrangements, including security measures in place to protect the data, where data will be stored, how long for, and in what form. Will data be archived – if so how and if not why not.  

	
	
All data collected during the study will be stored securely in accordance with relevant data laws. Survey data will be collected  and downloaded to a password-protected computer. Files will be stored with access restricted to the researcher and all information will be anonymous.


(this box should expand as you type)

	25
	Please indicate if your data will be stored in the UWTSD Research Data Repository (see https://researchdata.uwtsd.ac.uk/ ).   If so please explain. (Most relevant to academic staff) 

	
	
n/a

(this box should expand as you type)

	26
	Confirm that you have read the UWTSD guidance on data management (see https://www.uwtsd.ac.uk/library/research-data-management/)
	YES
	☒

	27
	Confirm that you are aware that you need to keep all data until after your research has completed or the end of your funding
	YES
	☒





SECTION K: Declaration
	
	The information which I have provided is correct and complete to the best of my knowledge. I have attempted to identify any risks and issues related to the research activity and acknowledge my obligations and the rights of the participants.

In submitting this application I hereby confirm that I undertake to ensure that the above named research activity will meet the University’s Research Ethics and Integrity Code of Practice which is published on the website: https://www.uwtsd.ac.uk/research/research-ethics/ 

	1
	Signature of applicant:
	E M Edwards
	Date:
4th march 




For STUDENT Submissions:
	2
	Director of Studies/Supervisor:
	
	Date:

	3
	Signature:
	

	



For STAFF Submissions:
	4
	Academic Director/ Assistant Dean:
	
	Date:

	5
	Signature:
	

	



Checklist: Please complete the checklist below to ensure that you have completed the form according to the guidelines and attached any required documentation:
	☒
	I have read the guidance notes supplied before completing the form.

	☒
	I have completed ALL RELEVANT sections of the form in full.

	☒
	I confirm that the research activity has received approval in principle

	☐
	I have attached a copy of final/interim approval from external organisation (where appropriate)

	☐
	I have attached a full risk assessment (where appropriate)  ONLY TICK IF YOU HAVE ATTACHED A FULL RISK ASSESSMENT

	☒
	I understand that it is my responsibility to ensure that the above named research activity will meet the University’s Research Ethics and Integrity Code of Practice.

	☒
	I understand that before commencing data collection all documents aimed at respondents (including information sheets, consent forms, questionnaires, interview schedules etc.) must be confirmed by the DoS/Supervisor, module tutor or Academic Director.



	RESEARCH STUDENTS ONLY
Once complete, submit this form via the MyTSD Doctoral College Portal at (https://mytsd.uwtsd.ac.uk).


	RESEARCH STAFF ONLY
All communications relating to this application during its processing must be in writing and emailed to pgresearch@uwtsd.ac.uk , with the title ‘Ethical Approval’ followed by your name.


	STUDENTS ON UNDERGRADUATE OR TAUGHT MASTERS PROGRAMMES should submit this form (and receive the outcome) via systems explained to you by the supervisor/module leader.
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