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1. [bookmark: _Toc227853376]Introduction
Procurement in construction refers to the process by which a client selects and organises the resources required to design and construct a project. It is a key strategic decision that influences cost, time, quality, and risk allocation throughout the project lifecycle (Morledge, Smith and Appiah, 2021).
This report considers the development of a new centre of excellence for construction training in Swansea SA1. With external funding secured, the client’s primary objective is to deliver the development within financial constraints. Although the client has some experience in construction, the scale and complexity of this development require careful selection of an appropriate procurement route.
The report will analyse three procurement methods commonly used in the UK construction industry: Traditional Procurement, Design and Build, and Management-based procurement. Each will be evaluated in terms of cost certainty, risk allocation, and suitability for the scheme. A recommendation will then be made, followed by advice on the most appropriate tendering strategy to achieve value for money.
2. [bookmark: _Toc227853377]Procurement in Construction
Procurement is the process through which a client secures the design and construction services needed to deliver a project. It involves choosing a contractual arrangement that reflects the client’s objectives and allocates risk between the parties (Ashworth, Hogg and Higgs, 2013).
A key issue in procurement selection is the balance between cost, time and quality, often described as the “iron triangle” (Walker, 2015). For this development, cost control is the main priority, so routes offering stronger financial certainty are more suitable.
Risk allocation is also important. Traditional procurement places more responsibility on the client, Design and Build transfers more risk to the contractor, and management-based routes offer less cost certainty (Greenhalgh, Squires and Mahamadu, 2021).
3. [bookmark: _Toc227853378]Analysis of Procurement Routes
3.1. [bookmark: _Toc227853379]Traditional Procurement
Traditional procurement, also known as the design–bid–build method, involves the client appointing a design team to complete the project design before inviting contractors to tender for the construction works. The contractor is responsible only for construction, while the client retains responsibility for the design (Morledge, Smith and Appiah, 2021).
A key advantage of this procurement route is its high level of financial control. Because the design is largely complete before tendering, contractors are able to provide accurate and competitive pricing, often resulting in a fixed contract sum. This makes traditional procurement particularly suitable for projects where maintaining strict control over budget is a priority (Ashworth, Hogg and Higgs, 2013).
In addition, the client retains full control over the design, allowing them to ensure that the building meets specific requirements. This may be beneficial for a construction training centre, where functionality and layout are significant.
However, traditional procurement has several limitations. The sequential nature of the process can result in a longer overall programme, as construction cannot begin until the design is complete. While time is not the primary concern in this case, extended durations may still expose the scheme to inflation and increased costs.
Furthermore, the client retains a greater share of risk, particularly in relation to design errors or changes, which can lead to cost variations during construction (Walker, 2015). This reduces overall cost control if the design is not fully developed.
Overall, traditional procurement offers strong initial budget reliability and design control, but the level of client risk and potential for variations may limit its suitability for achieving strict budget control.

3.2. [bookmark: _Toc227853380]Design and Build Procurement
Design and Build is a procurement route in which a single contractor is responsible for both the design and construction of the project. The client sets out their requirements in an Employer’s Requirements document, and the contractor delivers the project to meet these criteria (Morledge, Smith and Appiah, 2021).
A major advantage of this approach is the level of cost certainty it can provide. A lump sum price is typically agreed at an early stage, allowing the client to establish a clear project budget before construction begins. This is particularly beneficial for a project funded externally, as it reduces the risk of cost overruns and supports financial planning (Ashworth, Hogg and Higgs, 2013).
Design and Build also enables better integration between design and construction, allowing contractors to propose more efficient and cost-effective solutions. This can improve buildability and reduce waste, ultimately contributing to better value for money (Greenhalgh, Squires and Mahamadu, 2021). For a construction training centre, this can ensure the building is both functional and economically delivered.
Another key benefit is the transfer of risk to the contractor. The contractor assumes responsibility for both design and construction, reducing the client’s exposure to risks such as design errors or coordination issues. This is advantageous given the scale of the development and the client’s limited experience with larger developments.
However, there are some disadvantages. The client has reduced control over detailed design, as responsibility shifts to the contractor once the contract is awarded. There is also a risk that quality may be compromised if the Employer’s Requirements are not clearly defined.
Overall, Design and Build provides strong financial certainty, effective risk transfer, and improved efficiency, making it highly suitable for projects where maintaining control of budget is the primary objective.
3.3. [bookmark: _Toc227853381]Management-based Procurement
Management-based procurement routes, such as construction management and management contracting, involve the client appointing a management contractor or construction manager to coordinate the project, while individual trade contractors are engaged separately (Morledge, Smith and Appiah, 2021).
The main advantage of this approach is its flexibility and potential programme efficiency, as construction activities can begin before the design is fully complete. It also allows for early contractor involvement, which can improve coordination and buildability (Greenhalgh, Squires and Mahamadu, 2021).
However, a significant disadvantage is the lack of financial certainty, as the final project cost is not fixed at the outset and develops as work packages are procured. In addition, the client retains a higher level of risk and responsibility, requiring strong management capability (Ashworth, Hogg and Higgs, 2013).
Given the client’s objective of delivering the project within budget, this procurement route is less suitable due to the increased financial uncertainty and risk exposure.
4. [bookmark: _Toc227853382]Recommendation of Procurement Route
Based on the analysis of the three procurement routes, Design and Build is considered the most appropriate option for this development. While traditional procurement offers a high level of cost control at tender stage, it places greater risk on the client and enables potential cost increases through variations during construction. Management-based procurement, although flexible, lacks budget reliability and exposes the client to a higher level of financial risk, making it unsuitable for a project where budget control is a primary concern.
When compared directly, Design and Build provides greater overall financial control than traditional procurement, while avoiding the cost uncertainty associated with management-based approaches.
In contrast, Design and Build provides a more balanced approach, offering early cost certainty, risk transfer, and improved efficiency through integration of design and construction. The ability to agree a lump sum price at an early stage allows the client to manage the project within the limits of external funding, reducing the likelihood of cost overruns. This is particularly important where financial constraints are fixed and must be adhered to.
Furthermore, the allocation of both design and construction responsibility to a single contractor reduces the risk of disputes and coordination issues, which can otherwise lead to additional costs. As noted by Ashworth, Hogg and Higgs (2013), transferring risk to the party best able to manage it can improve cost control and overall project outcomes.
Although Design and Build reduces the client’s control over detailed design, this risk can be mitigated through the preparation of clear and comprehensive Employer’s Requirements. By defining performance standards and quality expectations at the outset, the client can ensure that the final building meets its functional needs while still benefiting from cost certainty.
Overall, Design and Build offers the most suitable balance between cost control, risk management, and efficiency. It is therefore recommended as the preferred procurement route for delivering the job within budget.
5. [bookmark: _Toc227853383]Tendering Strategy
Based on the recommended Design and Build procurement route, a selective tendering process is considered the most appropriate approach for this project. Selective tendering involves inviting a limited number of pre-qualified contractors to submit bids, rather than allowing open competition (Morledge, Smith and Appiah, 2021).
The primary advantage of selective tendering is that it ensures contractors have the necessary experience, financial stability, and technical capability to deliver the project. For a construction training centre, which may involve specialist requirements and coordination, it is important to appoint a contractor with proven competence in similar projects. This reduces the risk of mediocre performance and helps maintain control over cost and quality (Ashworth, Hogg and Higgs, 2013).
In addition, selective tendering can improve cost reliability. By inviting only suitable and experienced contractors, the likelihood of receiving unrealistic or abnormally low bids is reduced. This supports better financial planning and helps avoid issues during construction, such as claims or disputes arising from underpriced tenders.
Compared to open tendering, selective tendering is also more efficient, as it reduces the time required to assess a large number of submissions. This allows the client to focus on evaluating high-quality bids, considering both price and value rather than cost alone.
However, selective tendering may limit competition, which can potentially reduce downward pressure on prices. Despite this, the benefits of improved quality, reduced risk, and more reliable pricing make it more suitable for this project.
Overall, selective tendering is recommended as it balances cost control with contractor quality, ensuring that the project is delivered efficiently and within budget.
6. [bookmark: _Toc227853384]Conclusion
This report has evaluated three procurement routes in relation to the development of a construction training centre in Swansea, with a primary focus on achieving budget reliability. Traditional procurement offers strong design control and clear pricing at tender stage but exposes the client to risk through potential variations. Management-based procurement provides flexibility but lacks the cost certainty required for a budget-driven project.
Design and Build was identified as the most suitable option, as it enables early agreement of a fixed price, improved coordination, and effective transfer of risk to the contractor. To support this approach, selective tendering is recommended to ensure the appointment of a competent contractor while maintaining reliable pricing. Overall, this strategy provides the most effective means of delivering the task within budget.
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