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[bookmark: _Toc535487711]Introduction
A report advising several clients that are considering entering into a construction contract to deliver a project specific to them and their stakeholders, I have been appointed to advise on the procurement route or routes available to each client providing rationale on each in terms of cost, time and quality. 

[bookmark: _Toc535487712]Case Studies
[bookmark: _Toc535487713]Doctors Surgery
	The construction of a new doctor’s surgery to accommodate four GPs, three nurses and two dentists. The new surgery is required to provide accommodation following the amalgamation of three different national health practices. It will be funded by the local health authority.

[bookmark: _Toc535487714]New Tesco Superstore
	A new Tesco superstore for the town of Skewen it is to have a total floor area of 3400 m2 of which 1800 m2 will be sales area. Tesco wish the store to comply with their corporate image and to be open by September of 2019.

[bookmark: _Toc535487715]Boutique Hotel
	The construction of a new boutique hotel for Hilton Hotels in Swansea Marina. The project is to be privately financed by a merchant bank which has set a firm cost limit for the project. 

[bookmark: _Toc535487716]Community Theatre
	Upgrading a small community Theatre in Merthyr Tydfil, the Theatre is managed by a group of volunteers who control the Theatre through a company limited by guarantee. This means that they might be liable for any losses the Theatre makes. The extent of the works is to refurbish the floor finishes, provided disabled toilet facilities and install a new kitchen that meets current hygiene standards.








[bookmark: _Toc535487717]Client Advise on Procurement Routes
To advise a client on a route of procurement, information will need to be gathered via formal meetings (or in this case, assumed) to review factors which have major bearing on the route chosen and ultimately the method of procurement strategy & form of contract prescribed.  
Factors such as the client’s technical experience and/or involvement in either the design or construction of the phase of the project, cost certainty, time deadlines and quality all have varying effects on one another when looking to choose a procurement route for a construction project. All will affect the risk of delivering the project and with proportion of risk that is undertaken by each party in each procurement method. In all cases the variables will be affected by time, cost & quality. 
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[bookmark: _Toc535487718]Illustration of the ‘Iron Triangle’ (Messick, 2015)












[bookmark: _Toc535487719]The Variables
Depending on the variables associated with each project, I will make a recommendation regarding which procurement route is selected.
[bookmark: _Toc535487720]Client involvement
The experience a client possesses in delivering construction projects. 
An awareness of potential risks associated with taking a project from inception to completion, procurement and project delivery. 
[bookmark: _Toc535487721]Cost certainty or flexibility
Level of budget flexibility to deliver the project? ‘Z clauses’ in Design & Build and ‘Schedules of Amendments’ in JCT contracts can have significant effects on the cost of project, as they are all in addition to works specified in the contract.  
[bookmark: _Toc535487722]Deadline/time certainty or flexibility
Level of flexibility regarding timescales and penalties for delayed completion. 
For example, educational establishments will be bound by term dates and failure to complete will incur professional, reputational and financial costs.  
Similarly, a commercial supermarket running over on construction programme will incur lost revenue in sales. 
The construction of a new luxury home for a wealthy client may be less focused on cost or timescales, but quality and design will be high priority.  A heritage project may be bound by budgetary constraints, as well as the challenge of sourcing rare master craftsmen or materials. These projects could be affected by seasonality, availability of skills and materials. 
[bookmark: _Toc535487723]Design certainty or scope for design change during construction
The intricacy of a completed project and detailed design required can affect time and cost. For instance, a Traditional contract with expensive variations maybe suited to a high-class hotel where quality outweighs time and cost.  A school for 500 pupils delivered by an experienced D&B contractor, with previous experience of delivering a similar project and ability to work on a ‘unit’ cost (i.e. number of pupils), would be more cost effective whilst also meeting time and quality requirements. 

[bookmark: _Toc535487724]Design & Build V’s Traditional methods of Procurement. 
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(Smart Edge, 2017)
[bookmark: _Toc535487725]Procurement Routes Advised
[bookmark: _Toc535487726]Doctors Surgery
Recommendation 
Procurement Route – Traditional. Selective Tender (Framework of Local Health Authority) 
[bookmark: _GoBack]Contract – JCT (Although an NEC options C or D for a target cost could be used with a construction ‘partner’)
Although a selective tender at this point, initially the Local Health Authority would have created a framework of approved contractors from an ‘open’ invitation to tender and used the criteria set out in their PQQ (Pre-qualification questionnaire) to shortlist and create the ‘Framework’. This is usually allocated in ‘lots’ divided up into project values. 
Most public-sector bodies such as local councils, health authorities, emergency service providers and the Ministry of Justice will put out tenders for different value ‘lots’ of work for various specialisms of work. This could be for civil engineering, construction, maintenance or facilities. In this case it is assumed that an existing list of pre-approved contractors would be invited to tender for this project. 
Due to the project incorporating an amalgamation of three different health practices, input of occupants required and layout, required space and specialist equipment considered. 
I also assume the local health authority will have a list of pre-approved consultants acting for them in areas such as architecture and design, structural/civil engineering and quantity surveying.  These consultants would be responsible for liaising with doctors, dentists and nurses to develop a scope for the building. The approved contractors would be invited to bid for the construction works on a traditional basis. This will ensure quality, as the specification & design has been developed specifically for stakeholder use, cost certainty due to the tender price being an agreed lump sum and an agreed deadline for delivery of the scheme, with financial penalties for late completion. 
This is the Traditional or 'trad' model. It works well for clients who have a specific idea of which consultants (such as architects, project managers and interior designers) they want to work with on the project. (Unknown, n.d.)
[bookmark: _Toc535487727]New Tesco Superstore
Recommendation 
Procurement Route – Design & Build
Contract - JCT
As Tesco are large supermarket and convenience brand, time is of the essence in getting stores open or refurbished due to the volume of customers and transactions that are made in their stores nationwide. Tesco, we assume have a large property & estates team that will manage initial design from concept ensuring that layout and design comply with corporate image. 
I therefore recommend a Design & Build procurement route is taken in this case study. This will enable mobilisation of the site and early stage works such as enabling and groundworks to commence prior to final design being completed. By enabling an early start, the tight deadline of September 2019 can be met and final design incorporated during the construction process. 

If the Design & Build contractor is appointed after completion of part of the design, the appointments of the design team may be formally passed on (contractually novated) to the design & build contractor. (CIOB, 2014)
A similar case study to this can be viewed on the website of major retail construction firm ISG Plc. 
We delivered a 63,000 sq ft Tesco store with a restaurant, eight-pump petrol filling station, and 600-capacity car park.
To deliver the project on time, we set ourselves a fast-track programme – building the external structure in winter, fitting out in early spring, and achieving absolute completion by April. (ISG Plc, 2018)

[bookmark: _Toc535487728]Boutique Hotel
Recommendation 
Procurement Route – Traditional
Contract - JCT
As a ‘Boutique’ hotel, the quality of the build and end product must be high to achieve a good return on the investment made by the financier. With a firm cost limit for the construction work also required I would advise a Traditional route of procurement to achieve both cost certainty and quality. We assume that the Hilton Group have interior designers that can specify the finishing materials such as wall and floor coverings, sanitary wear and furniture that make it a ‘boutique’ product and incorporate them into the tender pack produced by the architects, designers, engineers and quantity surveyors appointed by Hilton. The client (Hilton) would also utilise the experience of their consultants in considering bids, interviewing and appointing a successful contractor. As a merchant bank is financing the project and are looking for a ‘firm cost’ for delivery of the hotel a Traditional contract using experienced consultants with ‘boutique hotel’ experience appointed by Hilton should limit the need for numerous variations and bring the project in on budget. 
The contractor builds a client-designed scope of work within a time period for a lump sum. The client remains responsible for the design and the performance of his consultants under the building contract. (CIOB, 2014)
[bookmark: _Toc535487729]Community Theatre
Recommendation 
Procurement Route – Design & Build
Contract – JCT Minor Works (with contractor’s design)
Due to the limited construction & maintenance knowledge of the theatre management group and the need for cost certainty I would recommend the JCT Minor works form of contract as this will suffice for the value of works to be undertaken (less than £500k). Also due to the simplicity of the tasks to be undertaken, I would also recommend the contractor being responsible for the design to save on unnecessary costs of appointing specialist consultants to complete the design (i.e. Architect). This would mitigate risk & personal liability from the individuals.
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