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1.
Introduction
The selection of an appropriate procurement route is critical for the project success within the construction industry. It directly shows cost certainty, risk allocation, programme duration, and how the project looks after its completed. For the development of a centre of excellence for construction training located in the SA1 area of Swansea, the importance of procurement strategy is increased due to the scale of the project and the trust on external funding. In such circumstances, the ability to maintain strict budgetary control is important 
Procurement strategies must therefore be agreed with the client’s priorities, particularly where financial certainty and risk improvement are concerned. The Royal Institution of Chartered Surveyors (RICS) defines procurement as the process of selecting the most appropriate structure of relationships, responsibilities, and contractual arrangements to achieve project objectives effectively (RICS, 2013). This section greatly evaluates three principal procurement routes and identifies the most suitable option based on the clients must deliver the project within budget.

2. Overview of Procurement Routes
 Traditional Procurement 
The Traditional procurement route involves the appointment of a design team to fully develop the project prior to involving contractors to submit competitive tenders. The contractor is subsequently responsible for constructing the works in accordance with the completed design.
pros:
· A high degree of cost certainty can be achieved prior to construction, as tenders are based on a completed design and typically result in a lump sum contract. 
· The client retains full control over design quality, as the design team is directly chosen. 
· Competitive suggesting can provide value for money through market competition. 
cons:	
· The sequential nature of the process leads to a longer overall programme, which may increase exposure to inflation. 
· Limited contractor involvement during design can result in poor construction and inefficiencies. 
· There is a greater potential for disputes and differences if design information is incomplete or faulty.
 
As noted by Brian Greenhalgh and Graham Squires (2011), while this route provides strong design control, it is less effective in managing time and risk on more complex projects.

 Design and Build Procurement
The Design and Build procurement route involve the appointment of a single contractor responsible for both design and construction. The client provides a set of Employer’s Requirements, which define the project’s objectives, performance criteria, and quality expectations.
Advantages:
· Early cost certainty can be achieved, as a contract sum is agreed at an earlier stage. 
· Risk transfer is enhanced, with responsibility for design and construction largely assumed by the contractor. 
· Reduced programme duration due to the overlap of design and construction phases. 
· A single point of responsibility simplifies communication and project management. 
Disadvantages:
· Reduced client control over design quality, unless requirements are clearly specified. 
· Potential for contractors to prioritise cost efficiency over quality. 
· Changes after contract award can be costly and difficult to implement. 
The Chartered Institute of Building (2010) identifies Design and Build as an effective method for achieving cost certainty and transferring risk, although Jack Masterman (2002) emphasises that its success is dependent on the clarity of the Employer’s Requirements.

2 Management Based Procurement Routes
Management procurement routes, including Construction Management and Management Contracting, involve the appointment of a manager to coordinate a series of trade contracts. These routes are typically adopted for complex or fast-track projects.
Advantages:
· Enables early commencement on site, reducing overall project duration. 
· Provides flexibility in design development, allowing changes to be incorporated. 
· Facilitates early contractor involvement, improving coordination and buildability. 
Disadvantages:
· Low cost certainty at the outset, as the final project cost is not established until all trade packages are procured. 
· Increased financial risk for the client, particularly under Construction Management. 
· Requires a high level of client expertise and involvement. 
According to Keith Potts and Nii Ankrah (2014), these routes are best suited to experienced clients managing highly complex developments, rather than projects with strict budget constraints.

Advantages:
-Promotes collaboration between the client, contractor, and design team. 
- Enables more accurate cost planning, as subcontractor input is obtained during design development. 
- Improves build ability and risk management through early contractor involvement. 
- Reduces the likelihood of disputes and variations. 
The Joint Contracts Tribunal highlights that two stage tendering facilitates a more integrated and cooperative approach to project delivery.

 Single Stage Tendering (Alternative Option)
Single stage tendering involves inviting contractors to submit fixed price bids based on a completed design.
3. Recommended Procurement Route
Considering the client’s primary objective of delivering the project within a fixed budget, the Design and Build procurement route is considered the most appropriate strategy for the proposed centre of excellence in Swansea SA1. This recommendation is based on its ability to achieve an optimal balance between cost certainty, risk allocation, and programme efficiency when compared with alternative procurement methods.
While Traditional procurement can provide a high degree of cost certainty, this is typically achieved only upon completion of the design and receipt of tenders. As a result, the client remains exposed to potential cost escalation during the design phase, particularly in the context of inflationary pressures and market volatility. Furthermore, the sequential nature of the Traditional route extends the overall programme, increasing the risk of budget overruns. In contrast, management-based procurement routes, such as Construction Management, offer programme advantages through early commencement on site and design flexibility; however, they inherently lack cost certainty at the outset. This places a significant proportion of financial risk on the client, rendering such approaches less suitable for projects dependent on external funding and strict budgetary control.
Design and Build address these limitations by enabling the establishment of a contract sum at an earlier stage in the project lifecycle. This early price certainty is particularly advantageous where funding constraints require a clear and reliable financial commitment. In addition, the integration of design and construction responsibilities under a single contractor facilitates a more effective allocation of risk, as the contractor assumes responsibility for both design coordination and delivery. This reduces the likelihood of disputes arising from design discrepancies and enhances overall project accountability.
A further advantage of the Design and Build route is the potential for programme efficiency through the overlap of design and construction activities. This can mitigate the impact of inflation and reduce time-related costs. However, it is acknowledged that this approach may result in reduced client control over design quality. To address this limitation, it is essential that the client develops comprehensive and well-defined Employer’s Requirements, clearly articulating performance standards, functional needs, and quality expectations. The appointment of experienced professional advisors is therefore critical to ensure that these requirements are robust and that the client’s interests are protected throughout the project.
On balance, Design and Build represents the most suitable procurement route for this project, as it provides a pragmatic and controlled approach to achieving cost certainty while appropriately allocating risk and maintaining programme efficiency.

4. Tendering Strategy
In conjunction with the Design and Build procurement route, a two-stage tendering process is recommended as the most appropriate approach for contractor selection. This method aligns closely with the client’s priority of cost control while also supporting improved collaboration and risk management.
During the first stage, contractors are invited to submit proposals based on preliminary information, with selection primarily determined by qualitative criteria such as relevant experience, technical capability, and an initial pricing framework. This enables the identification of a suitably qualified contractor without requiring a fully developed design. In the second stage, the selected contractor works collaboratively with the client and design team to develop the design in greater detail and to establish a final contract sum based on more accurate and informed pricing.
The principal advantage of two-stage tendering lies in its ability to enhance cost certainty through early contractor involvement. By engaging the contractor during the design development phase, the project benefits from real-time input on buildability, sequencing, and supply chain pricing. This reduces the likelihood of pricing inaccuracies, excessive risk allowances, and subsequent cost variations, which are common in single-stage tendering processes based on incomplete or evolving designs.
Furthermore, this approach promotes a more collaborative working environment, which can lead to improved risk management and a reduction in adversarial behaviours. For a project of this scale and complexity, particularly where the client has comparatively limited experience of large developments, such collaboration is highly beneficial in ensuring that both technical and financial risks are effectively managed.
Although single-stage tendering can provide apparent cost certainty at the point of contract award, it is often associated with inflated pricing due to contractor risk allowances or, conversely, unrealistically low bids that may result in claims and disputes during construction. As such, it is considered less suitable for this project.
Advantages:
· Provides cost certainty at contract award. 
· Encourages competitive pricing. 
Disadvantages:
· Contractors may include high risk allowances, increasing costs. 
· Risk of unrealistically low bids, leading to claims and disputes. 
· Limited opportunity for contractor input during design. 
For a project of this scale and complexity, single stage tendering is considered less suitable due to the increased risk of inaccurate pricing and adversarial relationships.

5. Conclusion
In conclusion, the selection of procurement and tendering strategies is fundamental to the successful delivery of the proposed centre of excellence in SA1, Swansea. Among the available procurement routes, Design and Build offers the most appropriate balance of cost certainty, risk transfer, and programme efficiency. Its suitability is particularly evident in the context of externally funded projects where financial control is paramount.
When combined with a two-stage tendering process, this approach enables early contractor involvement, enhances cost accuracy, and promotes collaboration among project stakeholders. By adopting this strategy and ensuring the development of detailed Employer’s Requirements, the client will be well positioned to achieve project objectives and deliver the development within budget while maintaining the required quality standards.
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