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[bookmark: _Toc226017369]Glossary of terms 

D&B, Design and Build
RPF, draft request for proposal or
BIM, building information modelling 
[bookmark: _Toc226017370]Introduction 
In this report we will be reporting on and advising on procurement routes for the developer. The project in question is a new centre of intelligence in Swansea SA1 with the future use of construction training.
First, what is procurement “Procurement is the process of acquiring goods and services needed to complete a construction project. It involves selecting contractors, consultants, and suppliers, negotiating contracts, and managing the overall supply chain. A well-defined procurement solution ensures timely, cost effective, and safe project execution.” (Procurementhub). There are many different types of Procurement used in construction each one offering unique advantages and disadvantages. 
[bookmark: _Toc226017371]Traditional Procurement – “This route follows a sequential process where the design is completed before contractors are invited to tender. It offers clarity and certainty regarding project scope but may result in longer delivery times.” (Procurepartnerships)
[bookmark: _Toc226017372]Design and build – “The client appoints a single contractor responsible for both design and construction. Design and build procurement can speed up project delivery and streamline communication. However, they may limit client involvement throughout the design phase.” (Procurepartnerships)
[bookmark: _Toc226017373]Single stage procurement – “This route involves procuring both design and construction services simultaneously. It can expedite project delivery and encourage collaboration between designers and contractors from the outset.” (Procurepartnerships)
[bookmark: _Toc226017374]Two stage procurement – “Two-stage procurement allows for early contractor involvement during the design phase, enabling cost certainty and risk mitigation. It enables collaboration and innovation while providing the opportunity for value engineering.” (Procurepartnerships)
[bookmark: _Toc226017375]Direct award – “Direct award is a procurement method that offers a quick and compliant route to market, where a contract is awarded to a supplier without competitive tendering.” (Procurepartnerships)
Ensuring the right procurement route is used requires careful considerations of many factors such as project complexity, budget constraints, timeframes, and risk tolerance. Why is procurement so important? The use of procurement benefits Efficiency, cost saving, flexibility in risk management, collaboration, and quality assurance. (Procurepartnerships).  In this section we will go through each routes general advantages and disadvantages to gather a broader idea on how these routes work. 






	Procurement route 
	Advantages 
	Disadvantages 

	Traditional procurement 
	· Well defined rolls for each working body 
· Sequential process: each phase is completed one after the other. 
· Cost certainty: The design is done before the tender allowing for more accurate cost predictions. 
· Quality Assurance: design is fully developed before construction begins.
·  Risks are more manageable & predictable. 
· Comprehensive tendering process: allowing many contractors to bid making competitive pricing.
(aylingassociates)
	· Time constraints: Process is linear leading to a slower project. 
· Changes after design period may lead to increases costs and delays. 
· Requires significant client involvement. 
(aylingassociates)

	Design and build 
	· Cost certainty: using a single contract keeps the project costs better controlled.
· Efficient project delivery: Leads to faster completion times. 
· Less risk for project owners: Single point of contract less complicated project risk 
· Flexibility: adjustments can be made without multiple approvals 
(redlinebuilding)
	· Less owner involvement: Contractor manages the whole project; project owner has less control over the design. 
· Cost overruns: Cost could increase if project scope is not defined clearly.
· Quality assurance: Balancing cost savings with quality standards is difficult 
(redlinebuilding)

	Single stage procurement 
	· Tender for full project: Client can secure competitive price.
· Efficient allocation: project competitively tendered. 
· Aggressive bidding: Contractors will want to secure the project.
(scape.co.uk)
	· Lengthy process time: unable to benefit from early contractor engagement. 
· If specification parts left unclear could lead to adjustments being made later. 
(scape.co.uk)

	Two stage procurement 
	· Early collaboration between client and contractor: useful input can be gathered. 
· Early input from main contractor: ensuring design and cost certainty, accelerating projects timescales. 
· Contractor can submit details under preconstruction agreement. 
(scape.co.uk)
	· Some items may not be considered will be picked up and negotiated. 
· Second stage contract is negotiated by the main contractor subject to the approval of the design team
(scape.co.uk)

	Direct award 
	· Quick streamlined process: contractors are needed immediately.
· All that’s needs is a project initiation form + business case approval. 
· Eliminates the need for a tender/bidding process 
(Procurepartnerships)
	· Increased costs: without bidding process chance of paying higher. 
· Limited innovation: Fewer bidders involved in process leading to fewer innovative opportunities. 
· Risk of conflict 
(Procurepartnerships)


Figure 1, Table 1
[bookmark: _Toc226017376]Design and Build 
Design and build are when an owner enters a single contract that covers both the architectural design and the construction of the build. This is great for streamlining the collaboration, communication, and coordination process.  
Throughout the whole building process, the owner has a single point of contact for questions and creative input. The contract can be within the owner and either the architect or contractor. (procore)
Design and build stand out due to its push on collaboration. The steps to reach the final product with design and build are as follows: 
1) Site selection, the owner seeks out land then acquires proper zoning, site surveys, geotechnical investigations, and environmental assessments. 
2) Project Conception / feasibility, the owner will start to form a picture of the projects scope, budget and schedule. Collaboration with design and build mean architects and engineers can enter the science early to help form the end goal. 
3) Preliminary design / cost estimation, owners pull in experts to form the visuals of the project through building information modelling or BIM. Once again early communications give design and build teams a leg up as it will offer better insights t the projects. 
4) Selection the design and build team, this is the point of where the owner will develop a draft request for proposal or RFP. This is provided to selected proposers, who can ask questions before bidding also before the RFP is finalised. Design and build requires tight relationships between owners and D&B teams due to the collaboration needed.
5) Design Phase, the D&B firm and owner will develop concept designs for the project, firming them enough to settle on a realistic contract term. 
6) Finalising the contract, once the project has a confirmed scope, schedule and design the design builder and owner must come together on a final contract cost. 
7) Construction phase, during construction the D&B team handles subcontracting, daily management and scheduling and reports back to the owner. As stated, before a huge benefit is the streamline communication as the owner has just one point of contact. 
8) Project close out / post construction review, the contractor will review the project with the owner and provide documentation required by the owner as all paperwork and documentation live with a single D&B team. 
(procore)

[bookmark: _Toc226017377]Direct award 
“Direct award is when a public contract is awarded without any competitive tendering procedure and the public contract is placed directly with the supplier of the contracting authority choosing” (Gov.uk) . Gov.Uk also states “Under the procurement Act 2023(Act) , a transparency notice must be published before a contract is directly awarded. The function of the transparency notice is to inform stakeholders that a contracting authority intends to directly award a contract and ensure that there is transparency relating to this decision. It provides an opportunity for interested parties to consider the justification for direct award.” (Gov.uk). 
Direct awards can’t be handed out all the time. These contracts are allowed when follows:
· Where an open or restricted procedure generates no suitable tenders or no suitable requests to participate
· Where works can be supplied only by a particular operator
· In an extreme urgency 
Direct award justifications: 
1) Prototypes and development his justification allows for direct award when procuring a prototype or other novel good or service that is designed or developed at the request of the contracting authority. Commonly used amongst local authorities for minor works and repairs 
2) There are three direct award justifications under this heading. The first justification is where the public contract concerns the creation or acquisition of a unique work of art or artistic performance. For example, if certain works require divers, then a specific trade contractor is required and there may only be one in the area. 
3) This justification is where the public contract cannot be awarded on the basis of a competitive tendering procedure because the goods, services or works are strictly necessary for reasons of extreme and unavoidable urgency. 
(Gov.uk)
[bookmark: _Toc226017378]Two Stage Procurement 
“Two-stage tendering has evolved to address some of the weaknesses associated with single-stage tendering. In a buoyant construction market, contractors often perceive the risk transfer in single-stage tenders to be too significant, especially with limited tender periods to evaluate those risks. Two-stage tendering allows for a more collaborative approach, mitigating these concerns.” (quantitysurveyinghub)
1. Stage one, Selection: Selecting a suitable contractor based on qualifications, experience and capacity to undertake the project. This allows for a more thorough evaluation of the bidders and their proposals leading to better project outcomes. Contractors will submit important information for this including: 
· Company profile and experience in similar projects
· Technical expertise and resources
· Financial stability and track record
· Proposed team and key personnel
· Overheads and profit expectations
· Preliminary cost estimates
Evaluating contractors at this stage it’s important to consider their experience in navigating challenges on specific project types. E.g. if the project involves an education facility with live construction, the contractor should demonstrate experience in managing such complexities. 
2. Stage two, Collaborative design development and tendering: The shortlisted contractors engage in the design with the client and design team, refining project specs, design requirements, and cost estimates. The contractor’s early interventions allow for valuable input on buildability, Cost efficiency, and risk management. During this stage the contractor and client will work together on a few activities including 
· Buildability of project
· Construction operations
· Program development 
· Cost management
· Logistics, access arrangements 
· Surveys
· Enabling works
“It’s important to note that two-stage tendering is often used not only by clients seeking to appoint a main contractor but also by main contractors themselves when employing specialist subcontractors for technical packages like cladding or curtain walling.” (quantitysurveyinghub)
[bookmark: _Toc226017379]Conclusion / Recommendation
After forming our report and studying 3 specific procurement routes for the centre of excellence it is concluded our recommendation to be design and build for the project. Due to the external funding D&B is perfect to confide with cost control while also providing a speedy delivery of the project. It is perfect for liaising with the chosen contractor while also having little responsibility as the contractor will handle the design, and the construction phase reducing the overall management and takes out risks of disputes. As this is a larger project to what the client has delt with D&B is perfect to hit the ground running.” Design and build procurement reduces the risks by having a single entity responsible for both phases, minimising potential delays and miscommunication.” (redlinebuilding). To cut down on delivery time the contractor can be programming the project while the design process is ongoing meaning construction phase can start as soon as planning permission is granted. D&B also “reduces the need for separate contracts. This integration often results in greater cost certainty, as a single entity manages the entire project.” (redlinebuilding) 
By choosing Design and build for the centre of excellence you (The owner) will be able to appreciate enhanced cost certainty, improved risk management, and a smoother project lifecycle. 
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