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ARTICLE

Time and cost overruns in the UAE construction industry: a critical analysis

Reshma Mary Johnson and Robin Itty Ipe Babu

School of Energy, Geoscience, Infrastructure and Society, Heriot-Watt University, Dubai, United Arab Emirates

ABSTRACT
Time and cost are the two main indicators of success in a construction project as it affects all
the project participants with equal positive and negative effects. Yet, poor time and cost per-
formance have been a critical issue prevailing in the global construction market and UAE have
not been an exception. This research adopted a concurrent mixed-methods approach, utilizing a
questionnaire and an interview with UAE construction professionals, to analyse the major causes
of this poor time and cost performance. The top five causes for time overrun were concluded as
design variation from client and consultant, unrealistic schedules and completion dates pro-
jected by clients, delay in obtaining government permits and approvals, inaccurate time estima-
tion by the consultants and change orders from clients. Whereas, the top five causes of cost
overrun were summarized as design variation, poor cost estimation, delay in client’s decision-
making process, financial constraints of client and inappropriate procurement method.
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Budget overrun; causes;
construction sector; cost
overrun; schedule overrun;
time overrun; UAE

Introduction

Construction sector have been distinctive and dynamic
in nature, constantly dealing with uncertainties and tem-
porary teams from multi-lingual and multi-cultural
background (Chan and Chan 2004; Puspasari 2005;
Acharya et al. 2006; El-Sayegh 2008). According to
Puspasari (2005) and Bertelsen and Sacks (2007), con-
struction sector’s low performance is a world-wide phe-
nomenon. Time and cost are the main factor of
concern as failure to achieve this can equally affect cli-
ents, contractors, stakeholders and other project partici-
pants (Assaf and Al-Hejji 2006; Nega 2008; Toor and
Ogunlana 2008). The study on 450 private residential
projects in Kuwait by Koushki et al. (2005), identified
the top three causes of time delay as changes in the
agreed scope of work, financial difficulties faced by the
owners and the lack of experience of the owner. The
causes of 70% delay of Saudi building projects were sum-
marized by Assaf and Al-Hejji (2006) as issue of varia-
tions in design, payment delays, poor planning and
scheduling, lack of site management by contractor, labour
deficiency and financial difficulties of contractors.

Construction sector ropes the progress and growth
of a country (Faridi and El-Sayegh 2006; Ahady et al.
2017). A study by Motaleb and Kishk (2010) points
out that construction sector constitutes about 14% of
the GDP of UAE. The construction sector was identi-
fied as the fifth largest sector serving Dubai’s

economy with about 8.3% share in the total GDP dur-
ing the first quarter of 2014 (Emirates NBD 2014).
However, time and cost overrun are frequently and
unceasingly faced in construction projects irrespective
of its size, nature and complexity (Faridi and El-
Sayegh 2006; Ren et al. 2008). About 50% of the UAE
projects were analysed with time and cost overrun
because of approval delays, delay in client-decision
making and poor initial planning (Faridi and El-
Sayegh 2006; Motaleb and Kishk 2010). A study done
by The Chartered Institute of Building (CIOB) identi-
fied Dubai metro as the third most troublesome pro-
ject with 5 years delay and 85% increase in cost from
the estimated schedule and budget mainly due to sub-
stantial number of disputes from design and scope
changes (Wilks 2015). The 29 stations across red line
and 20 across green line were initially planned to be
completed by September 2009 and March 2010
respectively, but due to major disputes, only 10 sta-
tions in the red line were completed by September
2009 (Harnan 2009) and the entire project was even-
tually completed by March 2014 delaying the project
by 5 years (Libo-on 2014). Whereas, due to problems
in monetary resources, contractual differences, appro-
vals and licensing, Maceda (2016) points out that 70%
of projects in Dubai are subjected to time overrun.

Understanding the causes of time and cost overrun
that can affect the project at distinct phases is
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important to recognize the mitigation measures to
diminish the effect on the project performance. The
performance of construction industry has always
remained a matter of concern and UAE have not
been an exception to this case. Hence, the objective of
this study is to analyse the major causes of time and
cost overrun in the UAE construction industry.

Literature review

Causes of time and cost overrun

The factors analysed by various researchers across dif-
ferent countries points out that some causes for delays
and cost overruns are common in all the areas, but
some may vary due to the changing culture and prac-
tices followed within the country (Dolage and
Rathnamali 2013). The major causes of time and cost
overrun can be therefore summarized as below:

1. Design variation and change orders: The scope
of works is generally not finalized during the
planning stage and is frequently subjected to
variation as per the interests of the parties
involved (Saeed 2009). Change in scope and
design is likely to occur due to the uniqueness,
tight schedule and budget allocated during the
planning stage (Hanna and Ruwanpura 2007).
Sunjka and Jacob (2013) identifies design vari-
ation and change orders to even cause tempor-
ary halt of the project that can further add on to
delay of the project. Memon et al. (2011) points
out that project cost is mainly affected by poor
and delayed design. More often, these claims
can lead to disputes and affect the clients’ cost
and contractors’ profits (Baloi and Price 2003).

2. Payment delays and financial constraints: Delay
in payment for completed works is sometimes
considered as an outcome of bureaucracy that
exist in the organization (Frimponga et al. 2003;
Sunjka and Jacob 2013). Payment delays to con-
tractors will affect the progress of the project
due to postponement in material and equipment
conveyance on-site and delay in paying worker’s
salary (Frimponga et al. 2003; Enshassi et al.
2009; Sunjka and Jacob 2013). The financial
capabilities of both contractors and clients are
very essential for the uninterrupted project flow
(Le-Hoai et al. 2008).

3. Lack of experience: Frimponga et al. (2003)
identifies that low bidders are encouraged for
public construction projects which may lead to
deficiency of experience and skills for

management and even availability of appropriate
resources that further leads to failure in abiding
to the schedule. The experience of client is also
essential for proper selection of qualified and
experienced contractors to avoid frequent
reworks and variations that leads to project
delays (Saeed 2009; Sunjka and Jacob 2013). The
poor technical performance of the contractor is
often linked to the deficiency of proper forecast-
ing and management experience of the contrac-
tor which leads to errors and reworks
throughout the construction phase of the project
escalating project cost (Frimponga et al. 2003;
Shanmugapriya and Subramanian 2013; Sunjka
and Jacob 2013).

4. Delay in client’s decision-making process and
involvement: Sunjka and Jacob (2013) points out
that delay in decision-making by clients can
delay site works and progress. Further, the deci-
sion-making process can also be affected by the
internal politics, improper communication chan-
nels and bureaucracy of an organization (Sunjka
and Jacob 2013). The client has the obligation to
ensure that the project purposes and require-
ments are clearly conveyed and understood by
all the project participants (Saeed 2009).

5. Poor planning, scheduling and management: It
is vital to plot the work before the implementa-
tion of the project for successful completion
(Saeed 2009). The contractors often fail to pro-
vide practical construction programmes and
work plans at the initial stage and due to which
monitoring project progress becomes a time-
consuming task (Sambasivan and Soon 2007;
Sunjka and Jacob 2013). Sunjka and Jacob
(2013) identifies that unrealistic contractual dur-
ation projected by clients affect the time per-
formance due to inadequate time provided to
the project managers to plan and forecast.
Further, Sambasivan and Soon (2007) identifies
that contractor’s incompetent site management
delays the mitigation of on-site issues.

6. Delay in providing instructions and response:
Lack of proper communication and coordination
leads to misunderstanding and conflicts that
require more time for resolving the disputes
(Sunjka and Jacob 2013). The delay in flow of
information and instructions affect the timely
problem resolution process which further delays
the project works (Le-Hoai et al. 2008). Sunjka
and Jacob (2013) points out that proper coord-
ination and communication is essential between
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the main contractors and sub-contractors for
timely delivery of assigned works.

7. Delay in design, approval and inspection:
Construction projects are sometimes predicted
with the conceptual design and details which
further affects the practicality and structural
feasibility that leads to variation throughout the
construction phase of the project (Saeed 2009).
Sunjka and Jacob (2013) points out that
improper designs from consultant further delays
execution due to the time taken for reviewing,
changing and approvals of these designs. Delay
in release of completed design and contractual
documents prior to execution shall affect the
project commencement leading to accumulated
delay (Sunjka and Jacob 2013). Frequent and
prolonged inspections are often considered as
distraction to the contractors and can affect the
progress and consecutive tasks (Sunjka and
Jacob 2013).

8. Poor labour productivity and resource defi-
ciency: Sunjka and Jacob (2013) points out that
poor productivity of labour on-site results in
errors and rework leading to delays and cost
overrun. Poor productivity occurs due to the
inadequate communication, defensive labour
policies and inefficient organizational manage-
ment and is mainly affected by the appreciation
level and recognition than salary factors (Saeed
2009). Frimponga et al. (2003) identifies that the
material procurement can range from weeks to
months affecting the construction schedule.
According to Le-Hoai et al. (2008) and Sunjka
and Jacob (2013), the contractors are mainly
responsible for the proper material estimation,
but clients and consultants also have definite
role to ensure that the estimation is clearly car-
ried out. Resource shortage occurs due to poor
material estimation, variation in material prices,
supplier inefficiency, transportation delays,
organizational payment procedures and confirm-
ation delays (Le-Hoai et al. 2008; Musa 2012).

9. Poor time, contract and risk management: The
lack of expertise in preparation and management
of contract often leads to misuse and misinter-
pretation of contractual agreements that can fur-
ther alleviate the disputes leading to project
delays or even complete halt (Le-Hoai et al.
2008). Ren et al. (2008) points out that the con-
tractors are not often communicated about the
variations and discrepancies on-time affecting
the management process. Shanmugapriya and

Subramanian (2013) states that change of con-
tract often leads to variations in material specifi-
cation leading to project cost-overrun. The
current tool and techniques for risk manage-
ment and assessment are rarely used by contrac-
tors in practice and often risks are managed
based on assumptions, experiences, rules of
thumb and instinctive judgements leading to
poor risk management (Baloi and Price 2003).

10. Poor initial time and cost estimation: The suc-
cessful completion of any work is estimated by
the variation from the contractually agreed ini-
tial time and cost and failure to adhere to this
shall cause delays and cost overrun in projects
(Memon et al. 2011). However, Memon et al.
(2011) points out that time overrun is the major
factor that further leads to cost overrun.
Enshassi et al. (2009) points out that the con-
tractors often estimate initial tender considering
the market price at the time of tender and due
to the long tender phase of the project, the mar-
ket price for materials and equipment can fluc-
tuate during construction that leads to cost
overrun during execution of the project.

11. Unfavourable site and weather conditions: Poor
weather like rains and other topographic condi-
tions are uncontrollable factors on-site that may
lead to delays (Frimponga et al. 2003). Further
dry season along with humidity can also affect
the productivity of workers which results in less
output and coordination between workers that
affect the project duration (Frimponga et al.
2003). Le-Hoai et al. (2008) suggests that the
risks related to unforeseen site and weather
aspects should be equally allocated and stated in
the contract between the participants to dodge
occurrence of arguments and delays.

12. Inflation, market competition, currency-
exchange rate unstable economic-political situa-
tions: Inflation of material prices are generally
seen when the demand of good outrages the
supply affecting the cost of construction result-
ing in project cost overrun (Frimponga et al.
2003). Le-Hoai et al. (2008) concludes the higher
demand of common construction materials like
steel, cement etc. have resulted in increase of
material cost. The unstable political situations
such as strikes, military attacks and border clo-
sures affects the availability of materials at the
right time which further leads to increase in
market price of the materials (Enshassi et al.
2009). In such cases importing materials can
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also be difficult due to the high security situa-
tions at the borders (Enshassi et al. 2009).

Causes of time and cost overrun in UAE
construction projects

Faridi and El-Sayegh (2006) studies the UAE projects
to conclude that the major causes of delays and cost
overrun revalidate the studies done by researchers in
various other countries. Yet, Ren et al. (2008) studies
Dubai construction projects and points out that the
projects face unique challenges due to the existence of
different culture, complex demand of style and qual-
ity, lack of workforce and involvement of world-wide
teams which makes the cause of delays and cost over-
run to be slightly diverse from other countries. The
top five major causes of time and cost overrun was
identified by Faridi and El-Sayegh (2006) as lack of
initial planning, delay in preparation and sanction of
drawings, deficiency of site supervision and manage-
ment, delay in client decision-making and delay in
acquiring permits and approvals from government
agencies. El-Sayegh (2008) points out that poor man-
agement of internal and external risks along with
unrealistic construction schedule, lack of proper inter-
vention by clients, frequent design changes, shortage
of labour and material, delay in approvals/permits
and client’s financial constraints are major cause of
time and cost overrun of UAE projects.

Research design and methodology

A mixed methods approach or triangulation method
is adopted as a means of collecting data in this
research. A concurrent mixed approach is utilized in
which the quantitative and quantitative data was col-
lected at the same time to statistically analyse the
major causes of time and cost overrun in the UAE
construction sector. The qualitative data also helps in
gaining more insight for the defined research objec-
tives and identifies the important strategies that could
improve poor time and cost performance in the UAE.

The quantitative approach using a generalized
questionnaire survey statistically analyses the research
objectives, whereas the qualitative approach using a
semi-structured interview with highly experienced
construction professionals in the UAE, concurrently
revalidates the outcomes and gain a reasoning for the
current situation prevailing in the industry (Zikmund
et al. 2013; Creswell 2014).

The quantitative data was collected utilizing a
questionnaire which was shared via personal email

and professional networking sites to 60 random pro-
fessional samples within the construction sector from
different project entities including clients, design con-
sultants, contractors and other project participants,
out of which 53 (88.34%) completed responses were
received. The data acquired from the perspective of
various project participants provide a better under-
standing and equalized perception about the
research problem.

A personal interview session was then conducted
concurrently with eight well-experienced construction
professionals from various well known and established
organizations through a snowball or chain-referral
technique. The interviewees were related to various
project participants including two clients, two design
consultants, one project management consultant
(PMC), one cost management consultant (CMC) and
two main contractors. A semi-structured interview
was adopted in this research where a covering letter
and questions of interest were shared with the per-
sonnel prior to the interview keeping the session open
to discuss any questions related to the research prob-
lem. With a response rate of 100%, the interview pro-
vided a descriptive critical analysis for the
research objective.

Result analysis and comparison

Questionnaire analysis

The 53 questionnaire responses were received from
wide range of construction professionals within the
industry which includes project managers, project
engineers, architects, planning professionals, commer-
cial managers, quantity surveyors, regional director,
safety officers, site engineers, contracts managers and
general managers as depicted in Figure 1.

The responses were received from personnel related
to various project entities such as client (15%), consul-
tants (21%), PMCs (15%), CMCs (17%), main contrac-
tors (23%) and sub-contractors (9%) which help achieve
a balance in the perspective about project lags and cost-
overrun in the UAE. Out of 53 respondents, 42 respond-
ents (79%) have an experience of above 6 years in the
construction industry and 38 respondents (72%) have
an experience of above 6 years in the UAE construction
industry as depicted in Figure 2.

52 respondents (98%) agreed that time and cost
overrun are inevitably existent in the construction
industry (Figure 3). This agrees to study stated by
Faridi and El-Sayegh (2006) and Ren et al. (2008) that
poor performance of construction projects have been
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visible continuously in a wide range of construc-
tion projects.

The questionnaire analysis 30 major causes of time
overrun derived from the literature review to be
ranked using a Likert scale from 1 to 5 based on the
impact (where weight ‘1’ depicts very low impact and
‘5’ depicts very high impact), considering the current
situation of the UAE construction sector.

The 30 major causes analysed were design vari-
ation from client/consultant, poor selection of con-
tractors and suppliers by clients, delayed payment
to contractors, change orders from client, lack of
client’s experience, lack of client involvement and
management, financial constraints and inadequate
fund allocation from client, delay in client decision-
making process, unrealistic schedules and comple-
tion dates projected by clients, poor planning and
scheduling by consultants, lack of experience of
consultants, inaccurate time estimation, lack of con-
sultant’s experience, poor supervision and timely
instruction from consultants, delay in providing

approvals for variations from consultants, incom-
plete drawings and details provided by consultants,
prolonged procedures of inspections by consultants,
poor labour productivity, contractor’s resource defi-
ciency (labour, material and equipment), poor site
management and coordination of contractors, con-
struction errors, delay in material delivery, contrac-
tor’s financial constraints, lack of skilled sub-
contractors/labours and technical staffs, excessive
work load and pressure on contractors, deficiency
of materials, equipment and tools in the market,
unfavourable weather and site conditions, delays in
transportation of importing of materials, poor risk
management by contractors and delay in obtaining
government permits and approvals.

The response received was calculated using the
weighted score method (Table 1) to analyse the aver-
age ranking score using the formula as shown below:

Average Ranking Score¼X1W1þX2W2þX3W3… .
þXnWn/Total (1)

Figure 2. Experience of the respondents.

Figure 1. Designation of the respondents.
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where ‘X’ is the count of respondents for the
answer choice and ‘W’ is the weightage of the pos-
ition ranked.

Hence, the 10 most crucial factors leading to time
overrun in the UAE construction sector was estimated
and analysed as shown in Table 2.

Figure 3. Existence of time and cost overrun in the construction industry.

Table 1. Likert-scale analysis for causes of time overrun using weighted-score method.

S. No Factor description

Very high
impact

High
impact

Mode-
rate impact

Low
impact

Very low
impact

Total Score5 4 3 2 1

1 Design variation from client/consultant 41 8 2 2 0 53 4.66
2 Poor selection of contractors and suppliers

by clients
32 16 4 1 0 53 4.49

3 Delayed payment to contractors 29 15 6 2 1 53 4.3
4 Change orders from client 34 14 4 0 1 53 4.51
5 Lack of client’s experience 16 26 9 2 0 53 4.06
6 Lack of client involvement and management 8 24 19 2 0 53 3.72
7 Financial constraints and inadequate fund allo-

cation from client
13 26 10 4 0 53 3.19

8 Delay in client decision-making process 26 20 5 2 0 53 4.32
9 Unrealistic schedules and completion dates pro-

jected by clients
34 16 2 1 0 53 4.57

10 Poor planning and scheduling by consultants 28 18 4 3 0 53 4.34
11 Lack of experience of consultants 16 24 7 4 2 53 3.91
12 Inaccurate time estimation 32 16 5 0 0 53 4.51
13 Lack of consultant’s experience 13 21 10 8 1 53 3.7
14 Poor supervision and timely instruction from

consultants
18 17 9 9 0 53 3.83

15 Delay in providing approvals for variations from
consultants

31 16 6 0 0 53 4.47

16 Incomplete drawings and details provided by
consultants

34 12 5 2 0 53 4.47

17 Prolonged procedures of inspections by
consultants

29 12 8 3 1 53 4.23

18 Poor labour productivity 11 24 8 8 2 53 3.64
19 Contractor’s resource deficiency (labour, mater-

ial and equipment)
12 20 13 6 2 53 3.64

20 Poor site management and coordination of
contractors

13 28 6 4 2 53 3.87

21 Construction errors 5 14 14 8 2 53 3.04
22 Delay in material delivery 5 19 13 14 2 53 3.21
23 Contractor’s financial constraints 4 27 11 11 0 53 3.45
24 Lack of skilled sub-contractors/labours and tech-

nical staffs
8 25 11 8 1 53 3.58

25 Excessive work load and pressure on
contractors

13 23 7 7 3 53 3.68

26 Deficiency of materials, equipment and tools in
the market

8 18 9 16 2 53 3.26

27 Unfavourable weather and site conditions 9 20 10 8 6 53 3.34
28 Delays in transportation of importing

of materials
3 15 10 18 7 53 2.79

29 Poor risk management by contractors 19 18 6 7 3 53 3.81
30 Delay in obtaining government permits

and approvals
34 15 3 1 0 53 4.55
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Further, the questionnaire analysis 20 major causes
of cost overrun derived from the literature review
using a Likert scale from 1 to 5 based on the impact
(where weight ‘1’ depicts very low impact and ‘5’
depicts very high impact), considering the current
situation of the UAE construction sector.

The 20 major causes analysed were design variation
from client/consultant, lack of client’s experience,
financial constraints of client, delay in client’s deci-
sion-making process, contractor’s resource deficiency
(material, labour and equipment), inefficient contrac-
tor performance, inappropriate procurement method,
lack of flexibility in design, poor initial planning,

poor labour productivity, poor cost estimation of the
project, lack of risk management during the execution
phase, lack of understanding the contract conditions
by the project participants, size and complexity of the
project, poor weather conditions, inflation and fluctu-
ation of material and machine prices, changing cur-
rency exchange rate, political situations, level of
market competition and economic instability of the
country (Table 3).

The response received was scored using the average
ranking score formula and the 10 most crucial factors
leading to cost overrun in the UAE construction sec-
tor was analysed as shown in Table 4.

Table 3. Likert-scale analysis for causes of cost overrun using weighted-score method.

S. no Factor description

Very high
impact

High
impact

Mode-
rate impact

Low
impact

Very low
impact

Total Score5 4 3 2 1

1 Design variation from client/consultant 43 5 5 0 0 53 4.72
2 Lack of client’s experience 25 12 13 1 2 53 4.08
3 Financial constraints of client 30 16 6 1 0 53 4.42
4 Delay in client’s decision-making process 32 13 7 1 0 53 4.43
5 Contractor’s resource deficiency (material, labour and equipment) 14 24 6 9 0 53 3.81
6 Inefficient contractor performance 13 28 7 4 1 53 3.91
7 Inappropriate procurement method 23 23 6 1 0 53 4.28
8 Lack of flexibility in design 17 23 7 5 1 53 3.94
9 Poor initial planning 23 20 5 3 2 53 4.11
10 Poor labour productivity 11 26 12 1 3 53 3.77
11 Poor cost estimation of the project 35 15 2 1 0 53 4.58
12 Lack of risk management during the execution phase 22 22 8 1 0 53 4.23
13 Lack of understanding the contract conditions by the project participants 17 20 11 4 1 53 3.91
14 Size and complexity of the project 11 16 10 14 2 53 3.38
15 Poor weather conditions 4 8 15 21 5 53 2.72
16 Inflation and fluctuation of material and machine prices 2 5 13 25 8 53 2.4
17 Changing currency exchange rate 1 4 9 19 20 53 2
18 Political situations 3 6 7 13 24 53 2.08
19 Level of market competition 3 12 10 10 18 53 2.47
20 Economic instability of the country 4 7 7 13 22 53 2.21

Table 2. Top 10 ranked causes of time overrun in UAE.
Rank Causes Score

Rank 1 Design variation from client and consultant 4.66
Rank 2 Unrealistic schedules and completion dates projected by clients 4.57
Rank 3 Delay in obtaining government permits and approvals 4.55
Rank 4 Inaccurate time estimation by the consultants Change orders from clients 4.51
Rank 5 Poor selection of contractors and suppliers by the client/poor procurement strategy 4.49
Rank 6 Delay in getting approval from consultant for variations Incomplete drawings and details provided by consultant 4.47
Rank 7 Poor planning and scheduling by consultants 4.34
Rank 8 Delay in client decision making process 4.32
Rank 9 Delayed payment to contractors 4.30
Rank 10 Prolonged procedures of inspections by consultants 4.23

Table 4. Top 10 ranked causes of cost overrun in the UAE.
Rank Causes Score

Rank 1 Design variation from client and consultant 4.72
Rank 2 Poor cost estimation of the project 4.58
Rank 3 Delay in client’s decision-making process 4.43
Rank 4 Financial constraints of client 4.42
Rank 5 Inappropriate procurement method 4.28
Rank 6 Lack of risk management during the execution phase of the project 4.23
Rank 7 Poor initial planning 4.11
Rank 8 Lack of client’s experience 4.08
Rank 9 Lack of flexibility in design 3.94
Rank 10 Inefficient contractor performance Lack of understanding the contract conditions by the project participants. 3.91
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Interview analysis

The interview was targeted to highly experienced pro-
fessionals in the construction sector with 50% of the
interviewees having 11–15 years of experience in the
UAE construction sector and 50% were over 15 years
of experience in the UAE. The interviewees have been
experiencing time and cost overrun throughout their
professional experience (Figure 4).

The interviewees belong to prominent organiza-
tions related to client, design consultants, PMCs,
CMCs and contractors dealing with building and
infrastructure projects in the UAE as depicted in
Figure 5. This enables the researcher to gain an
insight about the perspective of various project partic-
ipants dealing with different projects in UAE.

Interviewee 1 and 5 raised the main causes of time
overrun in UAE construction industry as the scope
changes and design variation from client, delay in
inspection by consultants, statutory approval delays,
lack of contractor resources and low productivity. The

main reason for the occurrence of these issues were
contemplated by the interviewees that the time line
required for approvals and on-site variations are gen-
erally not estimated in the initial stages of the project.
Interviewee 2 in consent with interviewees 1 and 5
adds to the causes that late nomination of contractors
and sub-contractors and payment delays by client fur-
ther can delay the project due to inefficient contractor
performances. Interviewee 3 adds on-site conditions
along with the earlier causes mentioned due to the
high chances of variation that leads to delay and cost
overrun during construction phase. Interviewee 4 and
6 agreeing with other interviewees added to the causes
that inaccurate time estimation, inefficient procure-
ment strategy, poor supervision of contractors, poor
project management and incomplete design especially
MEP designs can further delay the project. These
causes were related to the inexperience of the clients
and poor consultation advices provided by the consul-
tancies. Interviewee 7 points out that delay in client

Figure 4. Experience of the interviewees.

Figure 5. Interviewee’s organization.
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decision-making is a major cause that delays a project due
to the high intervention of clients at all stages of a project.
Interviewee 8 in consent with othersmentions that errors in
design also affects time overrun of a project.

The above analysis of the response summarises the
major causes of time overrun as design variation and
scope changes from client and consultant, unrealistic
schedules and completion dates projected by clients,
inaccurate time estimation by the consultants, delay in
obtaining government permits and approvals, delay in
getting approval from client and consultant for varia-
tions, late nomination of contractors and inefficient
contractor with lack of resources, poor selection of con-
tractors and suppliers by the client/poor procurement
strategy, delay in client decision-making process,
incomplete drawings and details provided by consultant,
poor planning, scheduling and management by consul-
tants, prolonged procedures of inspections by consul-
tants and delayed payment to contractors.

The above study revalidates the causes of time
overrun analysed in questionnaire analysis as wells as
in the literature study done on Faridi and El-Sayegh
(2006), El-Sayegh (2008), Ren et al. (2008) and
Motaleb and Kishk (2010).

All the interviewees are in consent with each other
that the factors causing time overrun leads to cost
overrun in a construction project revalidating the
statement by El-Sayegh (2008). The interviewees fur-
ther concluded that this occurs mainly due the fact
that ‘Time is money’ where each day of delay leads to
a cost factor associated with it. Further, interviewee 2
adds that variations, incomplete and errors in design
that occurs due to designing without prior consider-
ation of government requirements, inappropriate and
lack of understanding of form and type of contract,
inappropriate procurement strategy, inaccurate cost
analysis and estimation and client financial difficulties
as major factors causing cost overrun. Interviewee 3
and 6 add that improper planning and management
of resources leads to cost overrun in a project due to
the delay and variation factor associated with it.
Interviewee 4 in consent with others adds that lack of
adding contingency pricing and improper pricing of
the contractor and improper risk management by the
contractor also causes budget overrun in a project.
Interview 8 further adds delay and improper client
decision-making also affects the budget of the project.

The above analysis summarises the main causes of
cost overrun as variations and scope changes, delay in
client decision-making process, poor cost estimation
and analysis, incomplete and erroneous design, lack
of understanding the contract form and type,

inappropriate procurement strategy, client’s financial
difficulties, improper risk management, resource defi-
ciency and poor contractor performance and
improper pricing of the contractor.

The above study revalidates the causes of cost
overrun reviewed in literature by El-Sayegh (2008),
Ren, et al. (2008) and Motaleb and Kishk (2010) and
the questionnaire analysis.

Conclusion

The aim of this dissertation is to investigate, evaluate
and analyse the causes of construction delays and cost
overruns in the UAE construction sector. The per-
formance of the industry is mainly determined by its
timely completion within the estimated budget and
without compromising on quality. In UAE construc-
tion sector, poor time and cost performance have
been an alarming and occurring issue. However,
majority of the projects go unreported.

Design variation from client and consultant,
unrealistic schedules and completion dates projected
by clients, delay in obtaining government permits and
approvals, inaccurate time estimation by the consul-
tants and change orders from clients, were concluded
as the top five causes of time overrun in the UAE
construction industry. Whereas, the top five causes of
cost overrun were summarized as design variation,
poor cost estimation, delay in client’s decision-making
process, financial constraints of client and inappropri-
ate procurement method. These causes are experi-
mentally proven applicable to various countries.
However, due to involvement of various cultures and
local authorities, delays and cost overrun in UAE
have been significantly related to the approvals associ-
ated with the government entities unlike other coun-
tries. Client’s involvement and coordination with
other project entities and vice-versa is also a major
concern for delays and cost overrun in the UAE con-
struction industry. The relation between client, con-
sultants and contractors must be strengthened with
benefits and rewards by incorporating incentivization
or process of reward conditions as well as adopting
welcoming contract form like NEC.

Research on how various contract forms can help
improve the performance of the UAE construction
sector and detailed research and analysis on the
impact of current tools and techniques to improve
the time and budget performance in the UAE con-
struction sector can widely help to improve the per-
formance of the construction industry in future.
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