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Abstract 1 8 5 7 0 6

This project aimed to find causes and problems of non-excusable delays caused by
contractors in large building construction projects. Additionally, the means to prevent or
resolve such problems were presented as a guideline to lessen the disputes between
owners and contractors.

The data were gathered via interviews and questionnaire surveys from
experienced personnel who had active roles in 80 large building construction projects in
Bangkok and Metropolitan area. The delays were quantified as numbers of day and
were categorized into the levels of effect which influence the completion date of the
projects. The opinions collected from the sample groups were also used to evaluate the
level of effects. Comparisons of such effects between causes of delay were also
performed in this study. It was found that the main causes and problems that affected
the completion date of the project are the cooperation-related and communication-
related causes, which was estimated at 61 days delayed. It is also found that the cause
that occurred most frequently was the sub-contractors-related cause which is not a
routine cause but its occurrences depending on circumstances. It was also found that
occurrences of the delay were depended on the duration of the establishment of the
contractors, the type of owner, and the number of floors or height of the building.

The impact of the delays was also analyzed from the level of effects and the
frequency of which delays occurred. It was found that the delays from material-related
cause influence the highest level of impact. The mentioned cause resulted from
inappropriate storage of the materials and the delay of procurement process in the
purchasing department. Moreover, project finance is one of the most important factors to
prevent and resolve these problems. Therefore, the contractor must have sufficient capital
or reserved fund for the procurement of the materials/equipments or sufficient cash flow to
pay for advance purchases of the materials in case of material shortage. This included
other payments beside what had been identified in the bill of quantity.





