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[bookmark: _Toc227742064]Introduction
The client has acquired a site in SA1, and they intend to develop a new centre of excellence for construction training. The client has also already acquired external funding for the project, meaning cost control and budget certainty are essential considerations for the successful delivery of the scheme. This report evaluates the procurement routes that could be used as well as recommending the most appropriate option for the budget certainty and advising the best tendering method. The report will analyse the three methods which are traditional, design & build and Management contracting. I will then move onto the recommendations and the various tendering options which could be applied. 
[bookmark: _Toc227742065]Overview of procurement in the UK
Within UK construction, procurement refers to the process of securing goods, services and works to undertake the project. The RICS explains it as “the process of acquiring goods and services needed to complete a construction project.” (RICS,2024) It involves coordination between the contractors, designers, and suppliers. Three routes are most prominent in the UK, and these are Traditional, Design and Build, and Construction Management.
Traditional procurement is commonly regarded by the RICS (2024) as the ‘least risk’ route because it provides confidence on the design, cost and duration if utilised effectively Despite this its ‘sequential nature’ can slow down processes to get to the construction stage. This suggests that despite the route supporting cost/design certainty it could leave the project exposed to inflation and delays.
Design and Build places the responsibility for undertaking the design and build being the main contractor for a set price. RICS explains that this approach integrates design and construction, allowing site to start “before all the detailed design is completed and the overall project duration is thus reduced” (RICS,2024).
Under construction management, the client keeps direct connection with each contractor instead of a single main contractor. RICS (2024) summarises this as a route where there is no allocated risk to a single contractor and instead employs a construction manager to manage construction and design and encourage collaboration.
[bookmark: _Toc227742066]Analysis of the three procurement routes
[bookmark: _Toc227742067]Traditional procurement
Traditional procurement is a process that separates design and construction. ADT workplace (2025) clarifies that the client takes on a designer to complete the design and scope which is then followed by contractors submitting bids for their work
One key advantage that TSK (2022) highlights is the increased ability to compare costs more effectively between tender clients which increased ability of putting time into design. For this project, it means comparable pricing against the completed design and opportunity to refine elements, so the centre of excellence is fit for purpose. This is applicable as the added level of cost comparison can ensure that time is taken to consider aspects of each tender, the clients ability to invest additional time on design is beneficial. 
TSK (2022) explains that the trade-off with traditional procurement is time as it is more time consuming in the pre-contract period and all its processes. Consequently, this could result in a delayed start on site as the tender period will be slower which leaves the project exposed to risk to the programme. Nevertheless, the budget certainty is paramount as the route supports robust tender returns and clearer risk allocation after the contract is placed.
[bookmark: _Toc227742068]Design & Build
Under design & build, the JCT (2024) contract states that the main contractor the accountable for carrying out design and construction for a single lump sum. Calibro workspace (2023) notes that this integration would streamline communication as the ownership and accountability is only carried by one business.
This ensures a single point of responsibility which is helpful for aspects like design, programme, cost control and coordination of subcontractors. Calibro workspace (2023) also notes that the single point of communication would mean the fitout is able to be planned with the design process. For SA1, this can allow earlier coordination of MEP services. 
However, design & build puts “greater reliance on single provider, therefore more trust needed in the team you appoint.” (Calibro workspace,2023). If performance declines, client control over design, specification and subcontractor selection would narrow. For a specialist facility such as SA1, contractor-led engineering could compromise quality and functionality, which may be uncomfortable for a client reliant on fixed external funding. 
[bookmark: _Toc227742069]Construction management
Construction management allows the client to retain control over trade packages, with a construction manage coordinating design and construction activities (RICS,2024). 
The principal advantage is flexibility as “overlapping of design and construction procedures.”  Can reduce overall project duration (RICS,2024). While this agility may benefit specialist workshop design, the route offers limited cost certainty as RICS (2024) suggests that the method heavily relies on the client selecting a competent team. As this route demands an experienced client to manage multiple contracts and packages so for a lump-sum project lead by a client with limited experience at this scale, so the exposure to market movement, procurement risk and the coordination burden pose a significant dilemma. 
[bookmark: _Toc227742070]Recommendation of procurement route
The primary priority is budget certainty due to the projects fixed external funding. As the client has limited industry experience at this scale, a route that offers greater structure, predictability and support compared to more advanced options is required.
Traditional procurement offers a “level of certainty about design, cost and duration inherent in the strategy if it is properly implemented.” (RICS,2024). However, the extended pre-construction period may increase exposure to programme delays and inflation which could negatively impact a lump sum project.
 Design & Build places design and construction on a single contractor, who “assumes the risk and responsibility for designing and building the project, usually in return for a fixed-price lump sum.” (RICS,2024) This could create opportunity of consistency on the project. However, dependency on a single contractor may have implications of quality which is key for the special education development.
RICS (2024) highlights how construction management offers flexible but less predictable approach as the risk isn’t placed on a certain contractor. This then allows a reduced duration in the pre-construction phase allowing reduced exposure to additional costs. For a client with limited experience, this could present a significant challenge.
Overall, traditional procurement is recommended as it aligns with the clients’ financial constraints and the need for strong cost certainty. As RICS states, “there is a level of certainty about design, cost and duration inherent in the strategy.” (RICS,2024). This approach is suitable for a specialist construction training centre because of the need to meet the high standards and technical requirements expected of as regional centre of excellence. 
In addition, the scenario also states that the client has minimal experience with projects of this scale, so I have chosen this route as it is adopted for those who lack experience as traditional poses the least risk (RICS,2024). 
Although traditional procurement may extend the pre-contract period, these drawbacks do not outweigh the benefits in this scenario especially as it does not state that there is a dedicated period so despite the risk of longer duration it does not have a detrimental impact to the project. Therefore, this route offers the most balanced solutions in terms of cost certainty, risk management and the control that is needed for the SA1 centre of excellence.
[bookmark: _Toc227742071]Recommendation of tendering method
In construction there are 3 methods of tendering, the first being open tendering where the tender invitation can be responded to by anyone (Procurement hub, 2025). Selective tendering is when a shortlist is selected by the buyer of contractors who can do the full tender (Procurement hub, 2025). The final tendering method is negotiated tendering can also be applied as this is “where just one contractor is pre-selected to bid for the work, and the two parties negotiate to reach an agreement about the project.” (Procurement hub, 2025). Out of these three methods I would suggest using selective tendering process as the centre of excellence is a landmark project for teaching construction across South Wales, so using this method will eliminate appointing any under experienced contractor that is unable to complete the task at hand. By reducing the number of firms, you are tendering to also can support the budget certainty that needs to be maintained in this scenario.
[bookmark: _Toc227742072]Conclusion
To conclude, this report has evaluated the three main procurement routes for the SA1 construction centre of excellence and considered the clients circumstances. Traditional was identified to be the most applicable, offering stronger budget certainty that applies to the clients fixed external funding. While Design & build and construction management offer benefits however their greater cost and risk to exposure makes them unsuitable for this project. Selective tendering is also recommended as it ensures able, prequalified contractors to be invited, this eradicates time be wasted or errors with contractors that are not qualified, this supports cost control and quality in delivering the centre in SA1.
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