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[bookmark: _Toc227834889]Introduction 
As a developer planning the construction of a new Centre of Excellence for construction training in Swansea SA1, selecting an appropriate procurement route is a key early decision that will have a major impact on cost certainty, risk allocation, programme delivery and overall project success. As external funding has been secured, there is a strong focus on project feasibility and ensuring the development is delivered within an agreed budget. Although you have previous experience of construction projects, the larger scale and increased complexity of this scheme will mean a more considered and structured approach to procurement and tendering is required. This assignment therefore examines the three main procurement routes used within the UK construction industry, outlining their advantages and disadvantages, and provides justified advice on the most suitable option where cost control is the primary objective. It also considers the most appropriate tendering process to support the recommended procurement strategy. (RICS, 2024)
[bookmark: _Toc227834890]Overview of Procurement Routes
Procurement routes define how design, construction, risk and responsibility are allocated between the client, consultants and contractors. In the UK context, the three most commonly used and relevant routes for a project of this nature are Traditional (Design–Bid–Build), Design and Build, and Management Contracting / Construction Management. Each offers different benefits and challenges in relation to cost certainty, flexibility, time and client involvement.
[bookmark: _Toc227834891]Traditional Procurement (Design–Bid–Build)
Under traditional procurement, the client appoints consultants to fully design the project before a contractor is selected through competitive tender. The contractor is responsible solely for construction, while the design risk largely remains with the client and their professional team.
A key advantage of this route is the high level of cost certainty achieved at tender stage. Because the design is complete before tenders are returned, contractors can price the works accurately, enabling direct comparison of bids and a clear understanding of the project cost before construction begins. This is particularly beneficial where external funding is involved and budget adherence is critical. In addition, the client retains a high degree of control over design quality, which may be important for a specialist training facility requiring bespoke spaces and high-quality educational environments.
However, traditional procurement is generally slower than other routes, as construction cannot commence until the design is fully complete. Any design changes after tender can result in variations and additional costs, which can undermine budget control if not managed carefully. Furthermore, the client bears the risk of design errors or omissions, which may be a concern on a larger and more complex project. (DesigningBuildings, 2025)
[bookmark: _Toc227834892]Design and Build Procurement
Design and Build (D&B) procurement is a method where the client appoints one organisation to be responsible for both the design and construction of a project. Instead of the client developing a full design, they provide an outline brief or employer’s requirements that explain their needs and expectations. The contractor then completes the detailed design and carries out the construction work, delivering the project for an agreed contract price.
A key advantage of the Design and Build approach is that it provides greater cost certainty at an early stage of the project. Once the contract sum is agreed, most of the design and construction risks are transferred from the client to the contractor. This makes Design and Build particularly attractive for clients who want strong budget control and reduced financial risk. In addition, because design and construction can overlap, projects can often be completed more quickly than with traditional procurement methods. This can be especially beneficial when there are strict deadlines, funding conditions, or operational requirements that must be met. Despite these advantages, Design and Build also has some disadvantages. One of the main concerns is the reduced level of client control over the final design. Since the contractor is responsible for both design and construction, there is a risk that cost efficiency may be prioritised over design quality or long-term performance. This issue can be reduced by producing a clear and detailed employer’s requirements document, which sets out quality standards and performance expectations. However, preparing such a document requires experience and careful input from professional advisors. There is also a risk that tender prices may initially appear competitive but are based on minimum standards, which can lead to additional costs later if the client’s quality expectations have not been clearly defined from the outset. (JCT, 2025)
[bookmark: _Toc227834893]Management Contracting / Construction Management
Management-based procurement routes involve the client appointing a management contractor or construction manager to coordinate and manage trade packages, which are let directly to works contractors. Design and construction can proceed in parallel, allowing early commencement on site.
The primary advantage of this approach is flexibility and speed. It is well suited to complex or fast-track projects where design development continues alongside construction. It also allows early involvement of specialist contractors, which can add value in technically demanding elements of the project.
However, management-based routes offer the least cost certainty at the outset. The final project cost only becomes clear as individual trade packages are let, meaning the client carries significant financial risk. This is generally unsuitable where strict budget control is required and where the client does not have extensive experience managing construction risk. Given the reliance on external funding, this route presents a higher likelihood of cost overruns and is therefore less appropriate in this scenario. (CIOB, 2026)
[bookmark: _Toc227834894]Comparison of Procurement Routes
When comparing the three routes, each gives a different mix of risk, cost certainty and control. Traditional procurement provides clear cost visibility but takes more time and places design risk with the client. Design and Build gives earlier cost certainty and shifts risk but lowers direct control over design. Management-based routes allow flexibility but leave the client open to more financial uncertainty.
For a developer whose main concern is completing the project within budget, the level of cost certainty and how risk is shared becomes the key decision factor. While design quality and flexibility are still important, these must be weighed against the financial limits set by external funding. (Traditional Procurement vs Design and Build: Explore The Differences, 2026)
[bookmark: _Toc227834895]Recommended Procurement Route
Given the clear focus on controlling costs, Design and Build is the most suitable procurement route for this project. The main reason for this choice is that both cost and design risk are passed to the contractor, giving more certainty about the final total cost once the contract is agreed. This is especially helpful for a project larger than ones you have managed before, as it limits the client’s exposure to unexpected cost increases caused by design coordination problems or construction inefficiencies.
In addition, Design and Build fits well with funder expectations, as it allows a fixed contract sum and programme to be set at an earlier stage. This helps with cash flow planning and meeting funding requirements. Although there is some risk of less design control, this can be managed by preparing a detailed employer’s requirements document that clearly sets out the functional, performance, and quality standards for the training facility.
Traditional procurement could still provide good cost certainty, but the longer programme and the fact that the client keeps the design risk make it less suitable for someone moving up to a larger project. Management-based procurement, while more flexible, exposes the project to too much budget risk in this situation. (Institution of Civil Engineers, 2018)
[bookmark: _Toc227834896]Tendering Process Options
Tendering processes determine how contractors are selected and can strongly influence cost, quality, and risk. The main methods here are open, selective, and two-stage tendering. Open tendering allows any contractor to bid, encouraging competition and potentially lower prices. However, it can attract unsuitable bidders and takes more time to assess, which is risky for complex projects. Selective tendering shortlists contractors based on experience, financial stability, and capability. This improves bid quality and reduces risk, though it may slightly limit competition. Two-stage tendering, often used with Design and Build, selects a contractor initially based on fees and profit, with the final price agreed later as the design develops. This enables early contractor input and better cost planning, but with less price certainty at the start.
[bookmark: _Toc227834897]Recommended Tendering Process
In line with the recommendation to adopt a Design and Build procurement route, selective two-stage tendering is the most appropriate approach. Selective tendering ensures that only experienced and financially robust Design and Build contractors are invited to bid, reducing delivery risk. The two-stage process allows the contractor to contribute to design development, value engineering and cost control, which is particularly beneficial for a specialist education facility.
While single-stage tendering would provide earlier price certainty, it risks contractors pricing unknowns conservatively, potentially inflating costs. A two-stage process, managed carefully with cost checks and target budgets, offers a balanced approach that supports budget control while benefiting from contractor expertise. (Crown Commercial Service, 2026)
[bookmark: _Toc227834898]Conclusion
The selection of an appropriate procurement route and tendering process is fundamental to the successful delivery of the proposed Centre of Excellence in Swansea SA1. Of the three principal procurement routes considered, Design and Build offers the most effective balance of cost certainty, risk transfer and programme efficiency for a client whose primary concern is budget control on a larger-than-usual project. When combined with a selective two-stage tendering process, this approach provides access to experienced contractors, encourages collaboration and enhances the likelihood of delivering the project within budget and to the required quality standards. Careful preparation of employer’s requirements and robust cost management will be essential to maximising the benefits of this strategy.
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