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Introduction
The process by which a client chooses the best approach for planning, overseeing and completing a construction project is known as construction procurement. More specifically, this involves allocating design and construction duties, managing risks effectively, and establishing contractual arrangements in a structured and coordinated manner. The procurement route selection is crucial, as it directly impacts project duration, quality, cost certainty, and overall project success through its influence on responsibility, risk allocation, and project control. 
This report provides advice to a developer seeking to build a new construction training facility in Swansea (SA1). Despite the client’s prior building experience, this project is larger and more complex than others, and meeting the budget is a top priority for successful delivery. Three popular procurement methods in the UK are assessed in this report: management procurement, design-and-build, and traditional procurement. The cost, timing, risk, and quality of these routes are thoroughly examined and critically compared with the client’s specific requirements. The most appropriate procurement method is also justified, and the most suitable tendering technique is then selected based on the client’s objectives and project requirements. 
[bookmark: _Toc227833734]2. Overview of Procurement Routes 
[bookmark: _Toc227833735]2.1 Traditional Procurement 
Traditional procurement, commonly known as design-bid-build, is characterised by a clear separation between the design and construction phases. In this method, before requesting bids from contractors, the client first selects a design team to develop the project to a detailed stage. Once the design is complete, contractors are invited to tender based on this information. A key advantage of this method is that it allows for competitive pricing based on completed designs, which can enhance cost certainty at the point of contract award. However, due to its sequential nature, this approach can result in longer overall project durations. 

[bookmark: _Toc227833736]2.2 Design and Build 
Design and build procurement is an integrated approach in which a single contractor is responsible for both the design and construction of the project. This approach simplifies the management of numerous contractual relationships by offering a single point of responsibility. A significant benefit of this approach is the ability to overlap design and construction activities, which can lead to reduced project timelines (Rhino Office, 2022). However, this may reduce the client’s direct control over design quality, particularly if the employer’s requirements are not clearly defined at the outset (Designing Buildings, 2024). This highlights the importance of clearly defined project requirements when adopting this procurement route. 
[bookmark: _Toc227833737]2.3 Management Procurement 
Management procurement involves the appointment of a management contractor or construction manager to oversee the delivery of the project through a series of trade contracts. This method is typically used where flexibility and early contractor involvement are required, as it allows construction work to commence before the design is fully complete. It can provide programme advantages and adaptability during complex projects. However, it exposes the client to a higher level of risk, particularly in relation to cost certainty, as final project costs are not fully established until later stages (RICS, 2015). This makes it less suitable for projects where strict budget control is a primary objective.
[bookmark: _Toc227833738]3. Critical Evaluation of Procurement Routes
[bookmark: _Toc227833739]3.1 Cost Certainty
Cost certainty is a key consideration in the selection of a procurement route, particularly for projects with strict budget constraints. Traditional procurement generally offers a high level of cost certainty at the tender stage, as contractors price against a fully developed design. On the other hand, since a contract amount is frequently decided upon before the design is completely finished, design and build might offer earlier cost certainty. Clients looking to reduce expenses early on may find this beneficial. Management procurement offers the least cost certainty, as final costs are dependent on the procurement of individual trade packages (RICS, 2015).  For this project, where maintaining the budget is a primary objective, this suggests that design and build presents a more suitable balance between early cost control and financial predictability. 
[bookmark: _Toc227833740]3.2 Time (Programme) 
The impact of procurement routes on project duration is another critical factor. Traditional procurement follows a linear process in which construction cannot begin until the design phase is completed, often resulting in longer project timelines (RICS, 2024). Design and build, by contrast, allows for overlapping design and construction activities, which can significantly reduce the overall programme (Rhino Office, 2022). Management procurement can expedite delivery, as work packages may be awarded incrementally prior to the completion of the overall design. However, this approach requires careful coordination to prevent delay. The ability to shorten programme duration is advantageous for a project of this size, suggesting that design and build or management procurement may be more time-efficient than traditional procurement. 

[bookmark: _Toc227833741]3.3 Risk Allocation 
One of the main factors affecting a project is risk allocation, which differs significantly among procurement routes. The client, consultants, and contractor share risk in traditional procurement, which may result in divided accountability and possible conflicts. By giving the client a single point of responsibility and lowering the complexity of managing several partners, design and build shifts a larger percentage of risk to the contractor. This is particularly advantageous for clients with limited experience in managing large-scale projects. In contrast, management procurement places a significant level of risk on the client, particularly in relation to cost overruns and the coordination of the trade contractors (RICS, 2015). For this project, where the client is undertaking a larger and more complex development, reducing exposure to risk is a key consideration, indicating that design and build is the most appropriate option.

[bookmark: _Toc227833742]3.4 Quality and Control 
Quality and design control are also important considerations when selecting a procurement route. Traditional procurement offers the highest level of client control over design, as the design team is directly appointed by the client. When design is given top priority, it can lead to better results. However, because the contractor is responsible for completing the project in accordance with the employer's specifications, design-and-build diminishes the client’s direct influence over design. If these requirements are not clearly defined, there is a risk that quality may be compromised (Designing Buildings, 2024). Although management procurement offers design development flexibility, it necessitates an informed client to ensure quality is maintained throughout the project. In this instance, the requirement to strike a balance between quality and cost certainty implies that design and build is still appropriate as long as sufficient controls and precise specifications are put in place.

[bookmark: _Toc227833743]4. Recommendation of Procurement Route 
Design and build is the most appropriate procurement method for the planned construction training facility, according to the study above. Compared to management procurement, this method allows for an earlier agreement of project costs, and the client has specified cost certainty as the main goal. Furthermore, given the client’s limited expertise with larger and more complex developments, the single point of responsibility makes project management easier and lowers the possibility of disagreement between design and construction parties. 
Additionally, overlapping the design and construction phases can significantly shorten the overall project duration, resulting in both time and cost savings. However, this procurement route has several disadvantages. The client's direct authority over design is diminished by design and build, which could have an adverse effect on quality if improperly handled. The client should make sure that thorough employer requirements are created before procurement and that proper professional oversight is maintained throughout the project in order to reduce this risk. The most suitable procurement method is design and build, as this method offers the best overall balance between programme efficiency, risk management, and cost certainty. This approach also aligns with modern procurement practices that promote efficiency and collaboration within the construction industry (UK Government, 2014). 

[bookmark: _Toc227833744]5. Tendering Strategy 
The selection of an appropriate tendering method is essential to support the chosen procurement route and ensure a successful project delivery. In the UK construction sector, open tendering, selective tendering, and negotiated tendering are the primary methods. Open tendering allows any contractor to submit a bid, which can increase competition but also introduces the risk of receiving unsuitable or low-quality submissions (Procurement Hub, 2023). 
Selective tendering involves inviting a limited number of pre-qualified contractors to submit bids, ensuring that only experienced and capable organisations are considered.  This approach lowers the risk of contractor failure, shortens the time needed for evaluation, and enhances the quality of submissions. On the other hand, negotiated tendering, which can be effective but limits competition and might not yet achieve the best value, entails choosing a single contractor and immediately agreeing on conditions. 
Selective tendering is the best strategy for this project. It is crucial to ensure that only qualified and experienced contractors are invited to submit bids, given the site and the complexity of the proposed development. In line with the client’s goal of completing the project within budget, this reduces risk and increases the likelihood of achieving value for money while upholding quality standards.  

[bookmark: _Toc227833745]6. Conclusion 
To conclude, this report has critically evaluated three procurement routes- traditional procurement, design and build, and management procurement- in relation to the proposed construction training facility in Swansea. The analysis took into account the key elements that are crucial to choosing the best procurement approach for clients, such as cost certainty, programme efficiency, risk allocation, and quality control. 
Design and build has been the best procurement method based on this evaluation. This is because it can lower the client’s risk exposure through a single point of responsibility, increase programme efficiency by overlapping the design and construction phases, and offer greater cost certainty at an earlier stage.  These benefits closely match the client’s goal of managing the additional complexity of a larger development while completing the project within budget. 
In addition, selective tendering has been recommended as the most appropriate tendering method, as it ensures that only experienced and capable contractors are invited to submit bids. This lowers costs and raises the possibility of obtaining value for money while upholding standards of quality. 
Ultimately, choosing a procurement strategy that effectively balances cost, risk, time and quality throughout the building process and is in line with the client’s goal will determine the project’s successful completion. 
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