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1- Introduction
Contracts are vital in providing an agreement between employers and contractors in which terms and conditions are agreed upon. They are particularly important in the construction industry due to the complexity of many projects and the multiple parties involved. Construction contracts contain information on performance expectations and payment terms, so their clarity is essential in ensuring that the risk for all parties involved in the project is reduced (Whitticks, 2005).
Many different procurement route options, such as Traditional, Design and Build, Management Contracting and Construction Management, are used for all types of construction projects. Depending on the client’s needs and the proposed scope of the project, the correct choice of procurement route can contribute to achieving success. The decision over which procurement route is most suitable will need to account for many factors, however the most fundamental of which are time, cost and quality (Hackett et al. 2007).
The client must first decide on which of the three factors are most important for their project, and use this to evaluate the most appropriate procurement route. Here we look at 4 different construction projects and discuss the most viable procurement route for each.

       2.1-   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.
Here the project is funded by the local authority, which indicates that there may be limited funds available. The Traditional procurement route would reduce the risk of financial issues by providing the clearest indication of the overall cost required to complete the project. Construction will not commence until the design is fully complete, and drawings, schedules and quantities are supplied by the client (JCT, 2017). Being a new doctor’s surgery, quality is of high importance, and specialist contractors will be required to undertake certain aspects of the project. The Traditional procurement route allows the client to appoint all specialist contractors before beginning construction.
The Traditional procurement route can result in the project taking longer to complete in comparison to other fast-tracked procurement routes, due to the design and construction processes being separate and not overlapping. This means that the construction works commence later, and hence tend to have a delayed finish. However, by carrying out a full design pre-tender, costs can be saved by allowing the client to issue a competitive selective tender to procure the specialist contractors required at the best price. Additionally, as the client has the option of using pre-qualification selection, quality can be assured by ensuring that the contract is awarded to a contractor who can perform to the required standards (Griffith et al, 2003).




      2.2-   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.

Tesco are an experienced client, who will have a list of trusted contractors attained through similar past projects. The Construction Management procurement route, using the JCT Construction Management Contract, would empower Tesco to have more input on which contractors are used to undertake the works. This would allow them to assign trade contractors with proven experience of successfully working on similar projects. The client knows the design they want, and through the Construction Management Procurement route, Tesco can directly employ an Architect, Structural Engineer and Quantity Surveyor with relevant experience of carrying out the design they require. Research into past Tesco store construction projects showed that Shanley Brennan Associate Quantity Surveyors recently provided Quantity Surveying services for the construction of multiple new build Tesco stores within Construction Management Procurement routes (Shanley Brennan Associates Ltd, 2018), hence indicating that Tesco prefer to consider the use of services that have previously been provided to them with successful results. 
The client could invite contractors of their choice to submit negotiated tenders, allowing them to find the best price while appointing contractors based on previous satisfactory projects undertaken (The constructor, 2018). Final costs can only be estimated based on estimates of the works packages plus preliminaries and the management contractor’s fee (Rowlinson and McDermott, 2005), and design alterations during the construction phase could contribute to increased costs. However, time is the primary factor here, and the fast-tracked Construction Management route will allow for construction to commence before the design is fully complete. 

      2.3-   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.
Due to this project entailing the construction of a commercial hotel, it will be of interest to Hilton to complete the project and start making income from the investment as soon as possible. Therefore a fast-tracked procurement route would be desirable. However, the primary factor when deciding on the most appropriate procurement route for this project is the limited funding available from the merchant bank. Management Contracting and Construction Management Procurement routes allow for fast-tracked application, but do not provide clear overall costs, with multiple unclear aspects including the costs of individual packages and inflation posing the risk of a project exceeding its cost plan (Gehr, 2013).
The Design and Build Procurement route, however, would allow the client to issue a competitive tender so that the appointed contractor undertakes the project for the best prearranged lump sum, hence reducing the financial risk the client is exposed to. A Design and Build Procurement route using the NEC contract will also offer a fast-tracked option by allowing for construction to commence before the design is fully complete. A study by Konchar and Sanvido (1998) showed that fast-tracked Design and Build construction projects could be completed up to 33.5% faster than traditional construction projects. This can be of great benefit to the client by allowing them to receive income from the investment at an earlier date (Konchar & Sanvido, 1998).

      2.4-   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.

Here cost is the primary consideration, as the volunteers who manage the theatre will be liable for any overspending. This is a fairly simple project, with no requirement for complex specialist work, so the Design and Build procurement route using the JCT Minor Works Building Contract with Contractor’s Design would be suitable. This procurement route would result in a single point of responsibility to the contractor, therefore reducing the risk imposed on the client.
With a Design and Build procurement route, the construction cost can be calculated and fixed during the initial design phase, providing an accurate lump sum price that can be agreed upon between the client and the design and build contractor before the works commence (Millman, 2013). The client will also benefit from having a single point of contact throughout the project, so that the project can be less demanding and time consuming for the client to manage.
Any variations that the clients wish to consider whilst the works are being undertaken can be accurately valued and easily arranged with the client’s point of contact, so that the clients can decide themselves on whether the considered changes will be worthwhile and affordable. 
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