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AIM OF REPORT

The main purpose of this report is to understand and evaluate primary considerations that relate to the application of the procurement process within the proposed project. An analysis will be provided of the different types of procurement methods, with the most suitable method being applied to meet our objective. 

The objective of the project is to construct a private Hospital with the intention of selling for profit after completion. Primary considerations will be based on the quality of the project, its cost certainty, schedule of duration and post construction financial gain. 
[bookmark: _Toc1761417]1.0 INTRODUCTION

JCT[footnoteRef:1] (2019) describes the procurement method as a process of activities being undertaken by a client or contractor, with an objective to construct or refurbish a building.  The strategy involves evaluating the projects benefits and risks, as well as the monetary constraints and what contractual arrangements it requires. Implementation of the selected procurement route is measured on its strength and weakness in relation to the project, with the CIOB[footnoteRef:2] (2010) explaining that the need for the procurement process is to effectively manage the series of risks that have been considered prior to construction.  [1:  Corporate.jctltd.co.uk. (2019). Procurement – The Joint Contracts Tribunal. [online] Available at: https://corporate.jctltd.co.uk/products/procurement/ [Accessed 19 Feb. 2019].]  [2:  CIOB (2019). A REPORT EXPLORING PROCUREMENT IN THE CONSTRUCTION INDUSTRY. Berkshire: CIOB.] 


Procurement of the Construction Industry (2010) goes on to state that the choice of procurement is difficult with even the most experienced contractors and clients struggling to provide the most suitable option. This is based on a variety of unknown risks posed within the project as well as the potential benefits it could miss. 
[bookmark: _Toc1761418]1.1 Factors influencing procurement choice

Allan Ashworth (2006) states the main fundaments on which a procurement choice is made is based on, is the quality that is required, the overall cost budget and the project duration. Known as the iron triangle, if the project signifies two, it will typically be in expense of the third. 

Quality – Relates to the materials the design specifications detail. This reflects on the lifecycle cost and maintenance required during the term of the building. If high quality is not required, time and cost usually are. 

[bookmark: _GoBack]Time – Typically illustrates whether the development of the project requires a fast overall completion. If it does not, then quality and cost will be favoured. 

Cost – Works in conjunction with quality, if the project has a cost limit, it usually sacrifices the quality of materials. If the project has no cost limit, the quality and time of completion will typically be quicker.
[bookmark: _Toc1761419]1.2 Methods of procurement

JCT (2019)[footnoteRef:3] suggests that within the UK, the usual procurement methods are as follows: [3:  Corporate.jctltd.co.uk. (2019). Procurement – The Joint Contracts Tribunal. [online] Available at: https://corporate.jctltd.co.uk/products/procurement/ [Accessed 19 Feb. 2019].] 

Traditional – CIOB (2010)[footnoteRef:4] describes Traditional procurement as the separation of design and construction whilst providing the client with the responsibility of the design and project team. The client’s design consultants will provide the project brief, with specifications and then through open or selectively tender the project.   [4:  CIOB (2019). A REPORT EXPLORING PROCUREMENT IN THE CONSTRUCTION INDUSTRY. Berkshire: CIOB.] 

This route benefits in quality and cost but sacrifices time.  

Design and Build - Roy Morledge (2006) [footnoteRef:5]details that the Design and Build procurement route works on a contractor led basis that allows overlapping of design and construction when design has not been fully developed.  This type is usually a lump sum contract which tries to guarantee a fixed overall budget. CIOB (2010) refers to this method as the most popular with clients as it primarily poses the risk on the contractor.  [5:  Morledge, R. and Smith, A. (2013). Building procurement. Chichester, UK: Wiley-Blackwell.] 

This route benefits in cost and time but sacrifices quality.

Management Contracting – JCT (2019)3 states Management Contracting is a method of organising the project team and managing the construction process through a series of works contractors and sub contractors. The management contractor is not directly responsible for the project and oversees commencement. 
This route benefits in time and quality but sacrifices cost.

Construction Management – Construction Management is similar to Management Contracting as the Construction Manager does not directly undertake the work, however it differs in a sense that Construction Management is the point of contact and typically leads the design team (CIOB 2010)4. 
This route benefits in time and quality but sacrifices cost.
[bookmark: _Toc1761420]1.3 Choice of Procurement for Proposed Project
Rosko Pension Group UK is an organisation using the investment money from their clients in order to develop a private Hospital. They intend on selling the facility after completion in a profit making exercise. From this, we can identify two key factors:

Cost – As the project is intended on making money, there will be a budget for the project. Ensuring the budget is met is vital in maintaining a certain profit margin for the stakeholders involved. 
Time – The project will be subject to a deadline as it would be in the best interest of the organisation to notify its client base on the intended usage of their money. Also because the project is relatively complex and requires professional equipment, quality cannot be skimped regardless.
The recommended procurement type for Rosko Pension Group UK, is the Design and Build method, using a Guaranteed Maximum Price fixed contract. 

CIOB (2010) states this route puts the risk on the selected contractor to complete the work required within budget and the allotted time, taking the weight off Rosko’s shoulders and benefits from having the contractor involved during design to ensure buildability. However, it is important that design liability insurance is maintained to cover that risk[footnoteRef:6]. Design and Build can allow for a greater communication as there’s a single point of contact for the client, and results in a more unified approach set out by the Latham Report “Constructing a Team”[footnoteRef:7]. [6:  Constructingexcellence.org.uk. (2019). [online] Available at: http://constructingexcellence.org.uk/wp-content/uploads/2015/03/procurement.pdf [Accessed 22 Feb. 2019].]  [7:  Latham, M. (1994). Constructing the Team - The Latham Report. London.] 


The Design and Build also performs well in order to construct a specialised building; it provides no incentive for the contractor to save money as it requires specialist equipment and allows the contractor being work before the design has been completed. The Guaranteed Maximum Price contract provides assurance to the client that unless remediation is required, work will stay within budget. If the contract goes over the price, the contractor will bear the additional cost and if it’s under, the client keeps the savings or shares with the contractors; subject to clauses. 

However, as stated by Roy Morledge (2006)[footnoteRef:8], this method does have its drawbacks. Any variations required to the project after design is complete will result in costly expense.  [8:  Morledge, R. and Smith, A. (2013). Building procurement. Chichester, UK: Wiley-Blackwell.] 























[bookmark: _Toc1761421]2.0 PROJECT CONTROL PROCEDURES

The structure of the project team incorporating the Design and Build procurement route can be seen in figure 1. Control of the project is essential in maintaining completion within budget, on time and to specification, without posing serious financial risks to the client or contractor.

The client is always main priority as the project is based on their idea and specifications of what is needed. 

In Design and Build the main contractor/project manager acts as the main port of call for the client and liaises on their behalf with the design team and construction team. Their duty is to develop and review the detail project brief with the client.  

The design team is comprised of the Architect, structural engineers and design consultants. They aid in the development of the design, interpreting the clients project scope. 

The construction team is then responsible for the building erection, ensuring contract documents are met and delivering the complete project. In Design and Build, it is made up of Site Managers, labourers, specialist contractors 

In figure 1, the design team is highlighted in blue and the construction team in red.


[image: https://lh3.googleusercontent.com/F_FWDZ4DVOJPJ2_KU1P3GPD16lEnLh0iMA47p5DmH2QBHm1Y6yb985ITG4xetLH0WRFvtUvx3nhSyGzBoh-TmhaMOQxOWdG-DbuEE0pZRn_xwKReMvrrHuEpB3ci8T_MO4cMibMXuIOEmTYPKA]




















Figure 1.



[bookmark: _Toc1761422]2.1 Expenditure of Project

During the initial stages of the project, a development budget study is created which establishes the overall cost and returns expected from the brief. This then transitions into a cost plan which is used to determine –

· Construction costs
· Professional fees
· Developers returns
· Project insurance
· Surveys
· Agents fees
· Specialist fees

The objective of cost plan is to allocate a sufficient amount of the budget to each stage of the procurement to ensure value management is efficient. This is not to be confused with the projects budget, as that is seen as the overall expenditure of the project whereas the cost plan is showing where the money is spent. Cost reporting may include assessments for: on-going risks, potential savings, targets for future running costs. Monitoring the cash flow does not prevent unforeseen circumstances from arising, so establishing measurements in the event of that will help with overall control. 

Cumulative graphs are generally used during this stage to allow a reference guide for the cash flow during each stage. See figure 2.

[image: ../../../Cash-Flow-Forecast-5.png]Figure 2.
Source: https://feasibility.pro/cash-flow-forecast-adjusting-for-actuals/








[bookmark: _Toc1761423]3.0 CIOB AND RIBA PLAN OF WORKS 

The overall aim of following project lifecycles is to implement a structure that will produce an efficient and environmentally friendly building. Set out in the CIOB Code of Practice for Project Management, RIBA Plan of Works and BIM DIGITAL Plan of Works, identifies each phase required to ensure these needs are met. 
Initial start of the project. This phase relates to the transition of the client’s specification, into the implementation of the building.  It confirms the requirement and defines the objectives, environmental mandate and project structure. Procurement considerations are underway.

Stage 1

CIOB – Inception
RIBA – Strategic Definition



Stage 2Once the objectives have been defined, suitable solutions of risks, financial commitment and a scope of work is made up in the project brief. Essentially to measures the feasibility and buildability of the project. Procurement role table and contractual tree on-going.


CIOB – Feasibility
RIBA – Preparation & Brief        




Stage 3Once feasibility and briefs have been concluded, stage 3 looks at the overall concept and strategy. Outlines value control for client, proposals of structural design and services, sustainability and preliminary cost information. Determines final overall procurement approach. 


CIOB – Strategy
RIBA – Concept Design




Stage 4Looks at the technical design, the buildings function, the logistics of procurement and contractual arrangements. Architectural, structural and service design, with specifications detailed in stage 3 programme. 


CIOB – Pre-construction
RIBA – Developed & Technical Design



[bookmark: _Toc1761424]3.1 BIM, COBIE & BREEAM INFLUENCE

Concerns relate to the PoW 2013 and that sufficient provisions are not depicted for the post construction care for projects it’s used in. It also fails to include environmental and sustainable consultation.

The NBS (2018), described the Construction Operations Building Information Exchange as a non-proprietary data format, used in accordance with BIM. Using COBie in this selected project can allow for the improvement and management of sustainability, the running costs and operations as well as the environmental impacts post completion[footnoteRef:9]. The adoption of BIM, described as "a process involving the structured sharing and coordination of digital information about a building throughout the lifecycle" (Eastman Et Al., 2011) could also be beneficial during stages 1 to 4, as BIM for Project Managers 2017 states, integrated BIM tools during this time, can help in the quick evaluation of different designs based on cost and sustainability.  [9:  Hamil, S. (2019). What is COBie?. [online] The NBS. Available at: https://www.thenbs.com/knowledge/what-is-cobie [Accessed 20 Feb. 2019].] 


As this construction the application of BREEAM ‘Very Good’ is required by the Welsh Assembly on projects with a floor space of 1000m2 or more[footnoteRef:10]. The Value of BREEAM10 was a report released that supported the use within construction projects, the report showed the application of BREEAM benefited with the life cycle value, helping with resource efficiency and sustainable procurement.  [10:  Parker, J. (2012). The Value of BREEAM. Berkshire: BRE.] 

[bookmark: _Toc1761425]4.0 KEY FACTORS INFLUENCING STAGES
[bookmark: _Toc1761426]4.1 Whole Life Cycle

Establishing expected running costs for the project through an estimation of running, maintaining and operating based on data collection is vital to ensure the building remains efficient throughout its life time[footnoteRef:11]. The requirements are usually detailed with BREEAM, COBie and other forms of lifecycle programmes. [11:  Whole-life costing and cost management. (2007). London.] 


[bookmark: _Toc1761427]4.2 Specialist Consultants

Construction Design and Management Coordinators will be regulated throughout the design process to ensure safety procedures are included. They sensibly plan work risks, communicate with project team and engage with workers regarding management of risks. [footnoteRef:12]Coordinators are usually during the initial design phase, where Health and Safety Executives are required during the commencement of construction to oversee work being carried out. HSE’s usually carry out inspections through initiative and primarily focus on the safety of the site.  [12:  Hse.gov.uk. (2019). Construction - Construction Design and Management Regulations 2015. [online] Available at: http://www.hse.gov.uk/construction/cdm/2015/index.htm [Accessed 22 Feb. 2019].] 




 








[bookmark: _Toc1761428]4.3 KEY RESOURCES
 
	Stages
	Resources

	Process
	Objective
	Deliverable

	1
	Client 
Project manager
	Identify client’s business case.
Strategic brief.
Assembly of project team.
	What is the project?
	Project concept.

	2
	Client team
Project manager
Specialist consultants
	 Project brief.
Manager selection.
Feasibility studies.
Business case.
Funding.
Delivery limitations. 
	Is this feasible? 
	Project brief.
Signing off business case.

	3
	Client team
Project Manager
Specialist consultants 
	Project governance parameters.
Strategy for project.
Control and organisation of project.
Accountability/Responsibility. 
Procurement strategy.
Tender procedures.
	 What’s the need for the building?
	Project execution plan.

	4
	Client team
Project manager
Design team
CDM Coordinator
	Design provision procedure.
Technical design
info.
Value controlling.
Procurement of supply chain.
Contractual arrangements. 
BIM strategy.
	What’s being built?
Function and aesthetics?
Delivery and management of building? 
	Design outputs.
Contractual arrangements.

	5
	Client team
Project manager
Design team
CDM coordinator
Construction team
	Performance scrutinising.
Health, safety and welfare systems.
Quality management and control. 
	Does the construction relate to the design?
	Performance management plan

	6
	Project manager
Design team
CDM coordinator
Construction team
Commissioning team

	Commissioning services, commissioning documentation, quality management and control
	Does the project perform as design?
	Commissioning documentation.
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