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1. Introduction 
The construction industry within the Uk relies heavily on the correct selection of procurement routes to help with the outcome of a project. This including the costs of the job, the time taken and quality upon completion. Due to the construction of this new centre having a fixed budget, it is key that the procurement route decision ensures that the project is delivered and produced following the fixed budget. The correct tendering options will also need to come into consideration for support to the cost control element. For this project, an evaluation of several procurement routes used commonly in the Uk will be assessed and the best possible conclusion will be chosen to align with the project. 
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Fig 1. Relationship between Time, Cost and Performance 

2. The Projects Overview 
For an evaluation on the different procurement options, multiple considerations and assumption will be present to allow the best possible route to be chosen. As quoted by the developer, the understanding is that this centre of excellence is scaled as an average commercial building which will cost around 8 million pounds in the Uk. Also as mentioned, the developer has a fixed strict cost that is prioritised over the design flexibility and increased progression in the set programme. The difficulty of the construction to the centre isn’t high, which will not depend on any high specialist works to occur in the process. 
3. Plan of Works 
The RIBA Plan of Works is most used at the procurement process in construction and typically in the development of a project. 
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Fig. 2 The 8 RIBA Stages 
Understanding and acknowledging the stages above will have one of the largest impacts towards procurement route decisions for this project. Highly recommend taking into accountability the stages, as from the strategic definition and weighing up factors to the handover it allows the developer to make precise decisions. At both stages 0 and 1 I would recommend the developer to consider and identify the projects objectives and goals. Early stages to the plan of work will later have overall implications for the choice of procurement route. “These stages influence the choice of procurement method, the timing of planning applications, and the division of design responsibilities across the project team” RIBA Plan of Work 2020 Overview. 
Looking further into the stages when the project has kick started, I would heavily emphasise the importance of time towards the design being precisely developed before then being sent for tendering. 

4. The Different Procurement Routes Within Construction 
4.1 Overview of Procurement Routes
Procurement “is the process of acquiring goods and services needed to complete a construction project. It involves selecting contractors, consultants, and suppliers, negotiating contracts, and managing the overall supply chain. A well-defined procurement solution ensures timely, cost effective, and safe project execution” Procurementhub.co.uk. (2024). Multiple procurement routes are commonly chosen depending on the project. Procurement routes that are commonly used in the Uk consist of design & build, traditional procurement and management based. 
4.2 Design & Build Procurement 
This procurement process allows the client to enter within just one contract agreement, which then proceeds to increase the large proportion of risk to the initial contractor and also strengthen the contractual relationship. This process only involves a single contractor that takes on responsibility for both construction and design of the project. “This is as opposed to the traditional procurement route, in which the client first appoints consultants to design the development and then a contractor is appointed to the construction works” Design and build procurement route. With the option for an earlier price negotiated, allows the developer to grasp a total sum at an early stage compared to the other procurement routes. The early costs intrigue the interest of the developer as it reduces the pressure of committing to the costs quickly.
On the other hand, due to the developer being fixed to a cost the advice I would give is to understand this route is that transparency of costs is important and the reduction to the costs. With the main contractor having complete control over the development of design, comes great difficulty for the Quantity surveyor to analyse the cost proposed and to judge if it is a fair cost.  


4.3 Traditional Procurement 
Looking at the Traditional Procurement process, which is also known a design-bid-build, is the process where the design of the project is completed by the client’s design team which is then produced and given to the main contractor appointed. The client will keep on top of the multiple relationships with the likes of the contractor and the designer. “Design and construction responsibilities are separated, first by consultants who take charge of the design phase and later by contractors, who oversee the construction” Sean Thorpe (2024). Understanding Traditional Procurement Method.
Taking into consideration the fixed cost budget that needs to be managed, one of the strengths that traditional procurement allows is the high level of cost certainty that accomplished in the tender stage. With the design information all being complete when taking the job, quantities can be produced and the selected contractors are then able to collect competitive prices with the full inclusion of design parts for example. This will all allow the client to make confident and ensuring decisions before entering the contract. This route has seemed to be the “least risk” approach to anyone inexperienced in the advanced field of construction. “The Traditional procurement route is characterised by its emphasis on detailed design documentation, which leads to greater accuracy in pricing and a clearer understanding of investment” RICS (2024). 
4.4 Management Contracting 
Management contracting and construction management allow certain activities to start on site before the design is fully complete and approved. However, the client has the duty of involving a management contractor to oversee the ongoing project to make sure that when design packages are developed, there is still progressive workload. 
Within almost in every construction project there is a contractual programme. With this specific route it can reduce project durations and the flexibility of areas worked on. However, in this case this route wouldn’t be the best option as when working with a tight budget as a developer a significant cost risk will need to be communicated. Due to the flexibility and frequent change, the final cost of the project is unknown until the late stages of construction. “Management contracts offer a streamlined process with a single point of responsibility but may reduce price certainty and rely heavily on the managers competence” RICS (2024). 

5. Comparison of the best routes for the developer 
By looking at the 3 strongest procurement routes for the developer whilst being cost-fixed. I have decided to take the strongest two routes (Traditional & Design and Build) with considerations of the developer’s situation and have compared using the pros and cons of the route.  



	
	Traditional Procurement
	Design and Build

	Cost
	Construction costs initially unknown - cost certainty achieved later
	Construction cost realised and fixed from initial design phase

	Control
	Owner retains control over design and construction
	Requires less owner expertise and resources

	Time
	Design and construction are sequential, typically resulting in longer schedules
	Construction can overlap design completion reducing project schedule

	Risk
	Client retains the risk of consultant/contractor non-performance
	Diminished risk and liability with single, unified team

	Design
	Equivalent capabilities
	Equivalent capabilities

	Communication
	Owner acts as arbiter for the design and construction issues that occur for each company
	Single point of contact throughout project

	Quality
	Equivalent capabilities
	Equivalent capabilities

	Value
	Value engineering occurs when contractor awarded
	Value engineering occurs at outset of project

	Flexibility
	Very contractual with limited flexibility of client-side variations. Can add time to project, will change timelines and program, incurring greater costs
	Agile and quick to amend client-side variations. Designs and costs produced simultaneous



Table 1. Comparing Design and Build with Traditional Procurement. Isitt, P. (2019). Design and Build vs. Traditional Procurement




6. Recommended Procurement Route 
As shown in figure 3, we can see that traditional procurement opens opportunities for improved cost certainty when you compare it to Design and Build as a route. Even with the Design and Build route offering early price commitment and the engineering cost occurring from the outset, there is very little ability to change. Review also comes with further additional financial risk. I would advise the developer in this current situation from the outcome of the comparison to take the Traditional route. A strong factor to why Traditional procurement would be pursued, is the improved strength for the Quantity Surveyor through the precise cost planning and any variations that occur during the project.
The evaluation and comparison between multiple procurement routes, has ultimately led me to provide the clear route needed for the developer to succeed with the circumstances of a fixed cost. The chosen route for the developer is the Traditional Procurement route. 
7. The Overview of Different Tendering Options 
Tendering is when contractors are to place prices for construction work and projects. In construction today, I believe there are 3 main types of Tendering. “The most common type of tendering strategy is the single-stage competitive tender for obtaining a price for the whole of the construction works. “Tendering Stages RICS.  This is where bidding occurs on the projects full detail. Selective tendering is a very strong option, especially for the security of costs as only competent contractors are to submit prices. With selective tendering it reduces large amounts of risk of incorrect and low bids put forward. The last tender option being Negotiated tendering.  “Negotiated procurement is a way to simplify the procurement process for your construction project. It allows for more direct communication and collaboration between the project owner and contractors.” www.blackridgeresearch.com. (n.d.). 
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Fig 3. Comparison of the tendering options
8. Recommended Tendering Process 
Due to the developer’s situation, I have strongly advised the developer to take the selective tendering process. My reasoning for the selection is this process only allows a small amount of highly qualified contractors with experience and financial security. This allows the developer to reduce overall risk throughout the project by choosing this process. Using this alongside the traditional procurement route will ensure high reliability and cost certainty. 
9. Legal Principles & Construction contracts 
The purpose of contracts in construction is to set legal requirements and to set a frame for what is accepted and the obligations of the contractors involved, and that this all agreed and signed. One of the most used contracts in construction is JCT. Another contract which is commonly used in construction is the NEC contract.
[image: ]
Fig 4. A summary of both type of contracts 
10. Conclusion 
Overall, this assignment has taken into account multiple procurement routes and alongside multiple tendering options. Throughout comparison I strongly advise the developer to take the traditional procurement route with a selective tendering process, this will ensure that only the experienced contractors will come forth and make sure this centre is constructed within its budget.
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NEC Contracts vs. JCT Contracts: a summary of differences in approach

NEC Contracts JCT Contracts
Approach Collaborative, adaptable Traditional, legislative
Terminology Vernacular, straightforward Legal, complex
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Proactive, early warning mechanism in place
throughout

Risk allocation at project outset
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Collaborative involving communication from
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Detailed process and procedure

Flexibility

Customisable and suited to a wide range of
projects

Standard forms for different projects
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Overview of the 8 RIBA Stages (2020)

STAGE NAME PURPOSE

o Strategic Definition Establish whether the project
should go ahead

1 Preparation and Brief Define the project scope and
appoint the team

2 Concept Design Develop initial design ideas

3 Spatial Coordination Refine and coordinate the
design

4 Technical Design Finalise all technical and
construction details

5 Manufacturing & Build the project

Construction

6 Handover Complete and hand over the
building

7 Use Evaluate building

performance and plan future

use





