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1.0 [bookmark: _Toc227780825]Introduction
At the start of any construction project, it is important to select an appropriate procurement strategy as it can have a profound impact on the success, particularly for a large-scale development with budget constraints (Smith, 2007).
In the UK construction industry, three primary procurement routes dominate: Traditional often known as Design–Bid–Build, Design and Build, and Management Procurement. Each route presents different advantages and trade-offs in relation to cost, time, risk, and control (Smith, 2007).
This report intends to evaluate the above procurement routes and provides a recommendation based on the client’s priorities.

[bookmark: _Toc227780826]2.0 Procurement Routes 
[bookmark: _Toc227780827]2.1 Traditional Procurement
Traditional procurement involves separate contracts for design and construction, with the design completed before any contractor tenders for the project (RICS, 2014). It usually involves the client preparing the full design which offers the client more control. After the design is complete it is then made available to contractors who are invited to tender on the completed information, by doing so it offers high-cost certainty during tender stage as the client is able to receive back multiple tenders for the same specification of work, review accordingly and choose the cheapest/best (JCT, 2018b). 
However, due to the ‘sequential nature’ it often results in longer project durations, as well as the potential of decreased buildability due to the contractor having no input during the design stage, this is known as fragmented risk. If issues are uncovered as the build commences and things have to be modified from the original design this will result in variations, which can be costly (Isitt, 2019).
For the centre of excellence where the design will be complex with speciality workshops and laboratories, combined with the pressures from external financing, a purely traditional method of procurement may slow down the delivery of the build and provides cost certainty too late. 



[bookmark: _Toc227780828]2.2 Design and Build
Design and build is widely used throughout the UK, demonstrating its effectiveness (RICS, 2014).  In design and build there is one entity that is contracted to do both the design and construction elements of the project. This approach allows overlapping phases of the project enabling faster project delivery times and earlier cost certainty. During the design stage the contractor in engaged and has greater input than the traditional process which can reduce disputes and increase buildability (JCT, 2018a).
A weakness to this method is that the client loses some control over the design. This may lead to the client not being completely satisfied with the project. Another issue is that it opens up the possibility of quality compromise unless the requirements are clearly set out prior to the commencement of the contract (Designing Buildings, 2022). A way around both of these issues would be to be specific in the early contract talks about what is important to the client and who has the final say. 
Given the focus is delivering the project within budget, the design and build method aligns by engaging with the contractors early helping secure cost certainty earlier, however it requires the brief to be well thought through to avoid any misunderstandings (Designing Buildings, 2022)



[bookmark: _Toc227780829]2.3 Management Contracting 
The Management Contracting/Construction Manager route involves appointing someone to collaborate with different trade packages throughout the build process (Smith, 2007). 
The advantages of this type of procurement are the build stage of the project can begin before the design stage is complete usually enabling the project to progress faster. It also has an element of flexibility, the design can change and evolve throughout the construction phase with the added input of speciality contractors any potential buildability issues can be identified and resolved quickly (Wessing, 2020).
There are two main disadvantages to this style of procurement, all of which go against the objective of this project. The first issue is that the final cost would not be fixed early in the project which is what the external finance providers would like. The second weakness is the need for strong management capabilities, as stated in the brief, this is much larger than any project previously completed (RICS, 2014).
Management Contracting also doesn’t quite line up with the goals of the project, although it can be responsive and collaborative, it opens the project up to financial risk which was the opposite of the project focus (Wessing, 2020).


[bookmark: _Toc227780830]3.0 Comparative Analysis
The below table is a summary of the information collated in the first part of the report.
	Criteria
	Traditional
	Design and Build
	Management

	Cost Certainty
	Low (Early Stages)
	High
	Low

	Programme Duration
	Long
	Short 
	Short

	Risk Allocation
	Client
	Contractor 
	Client 

	Design Control
	High
	Medium-Low
	High

	Client Experience Required 
	Moderate-High
	Low-Moderate
	High





[bookmark: _Toc227780831]4.0 Procurement Route Recommendation
Based on the brief, it can be assumed that the following are critical factors when making the decision of the procurement route:
· Budget Certainty
· Project scale is greater than anything previously completed
· The building needs to be functional and specific being a Centre of Excellence
Using these factors, it can be determined that the procurement route chosen needs to reduce the client’s risk, provide cost certainty and simplify the management requirements. 
Out of the three potential routes traditional procurement offers the greatest control of the design stage but lacks in efficiency when it comes to project duration by not engaging with the contractors early (Walker, 2007).
Management contracting provides the flexibility and speed but also requires strong management to push the project forward. This style opens up the client to the most risk as the project management skill is not available in the current situation (Walker, 2007). 
Finally, Design and Build ticks all of the requirement boxes, firstly it enables quicker cost certainty than the other methods, as well as lowering the risk to the client as it passes the risk to the contractor. Secondly design and build lends itself to clients who have little experience on projects of this magnitude as it offers a simplified management structure (Wessing, 2020).
Given the project is being funded externally, the project comes under third party scrutiny by lenders who will want to maximise their value for money whilst limiting their risk. The best route for procurement would therefore be Design and build. specifically, a two-stage design and build process is recommended. 

[bookmark: _Toc227780832]5.0 Tendering Process 
Selecting the appropriate tendering process is essential to match the chosen procurement route and ensure value for money, cost certainty, and efficient project delivery. There are a number of available routes when it comes to choosing a tender process such as open, selective, negotiated, single-stage, two-stage and framework. 
Given the recommendation of Design and Build for the centre of excellence, there are three suitable options to select from, Selective Tendering, Single-stage or Two-stage selection. 
[bookmark: _Toc227780833]5.1 Selective Tendering
Selective tendering is the process of inviting a ‘selected’ number of pre-qualified contractors to submit tender bids, this ensures that only competent and experienced firms are considered. In contrast to open tendering, which allows any contractor to bid, selective tendering improves quality and reduces the risk of unsuitable contractors being appointed (RICS, 2014).
[bookmark: _Toc227780834]5.2 One and Two-Stage Tendering
A two-stage tendering process is a suitable option for Design and Build projects. The first step involves contractors being selected based on experience, capability and early pricing information. During this stage, they may provide insight using their experience on buildability, programme and cost planning. The second step involves the preferred contractor working with the client and design team to evolve the design together creating cost certainty (Scape, 2021).
This approach offers several advantages aligned with the project’s priorities. Firstly, it enhances cost certainty while maintaining flexibility. Early contractor involvement enables more accurate cost planning and reduces the likelihood of significant variations later in the project (Blackhurst, 2020). This is particularly important given the reliance on external funding and focus on staying within budget.
Secondly, two-stage tendering supports risk reduction. By engaging the contractor early, potential construction risks can be identified and mitigated during the design development phase. This reduces the likelihood of disputes and unforeseen costs during construction (RICS, 2014). 
Thirdly, it improves programme efficiency. Overlapping design and pre-construction activities can shorten the overall project timeline, which is beneficial if there are deadlines. Additionally, early engagement encourages innovation and value engineering, improving overall project outcomes (Smith, 2007).
In comparison, single-stage tendering may offer quicker procurement but often results in less contractor input and greater pricing risk, particularly where the design is not fully developed. Open tendering, while transparent, is less suitable for complex or large-scale projects due to the increased risk of inexperienced bidders (Scape, 2021).
However, two-stage tendering also has limitations. There may be reduced price competition at the final stage and the client must ensure have the controls to achieve value for money. This can be mitigated through benchmarking, cost planning and the use of independent professional advice (Scape, 2021).
[bookmark: _Toc227780835]5.3 Conclusion
In conclusion, a two-stage selective tendering process is the most appropriate strategy for the Swansea SA1 training centre. It aligns with the Design and Build procurement route by promoting early contractor involvement, improving cost certainty and reducing risk. This approach provides the optimal balance between control, collaboration and financial predictability, supporting successful project delivery.
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