Procurement Process Report
Procurement Route and Tendering Strategy
Centre of Excellence for Construction Training, Swansea SA1

Introduction
Procurement within the construction industry refers to the process by which a client obtains the services necessary to design and construct a built asset. The strategy selected directly determines how responsibilities for design, construction and risk are allocated between the client, consultants and contractors, and consequently has a significant bearing on project cost, programme, quality and overall delivery (RICS 2024).
The proposed development involves the construction of a new centre of excellence for construction training in Swansea, SA1. Having recently secured external funding, the developer must demonstrate that the project can be delivered within the allocated budget whilst maintaining high construction standards appropriate to an educational facility. This report evaluates three procurement routes commonly employed within the UK construction industry: traditional procurement, design and build, and management procurement, before recommending the most appropriate strategy and a suitable tendering process.

Project Feasibility Considerations
Before selecting a procurement strategy, it is essential to assess the viability of the proposed development across financial, programme and technical dimensions. A feasibility study identifies risks and informs decision-making at an early stage, helping ensure that significant resources are committed to a demonstrably achievable project (Overvest, M. 2023).
Financial feasibility is the primary concern. The development has been secured through external funding, meaning the developer must exercise disciplined cost control and is unlikely to have access to significant contingency finance. Procurement routes offering early and reliable cost certainty are therefore most advantageous.
Programme feasibility is also relevant. A construction training centre will typically need to become operational within a defined timeframe to fulfil commitments made to funders and to support planned educational programmes. Strategies that enable efficient delivery and allow design and construction activities to overlap are therefore preferable.
Finally, the technical complexity of the facility must be considered. A construction training centre is likely to include specialist workshops, practical training spaces, classrooms and ancillary accommodation, each with distinct design requirements. Compliance with the Building Regulations 2010 and the CDM Regulations 2015 will be mandatory, placing duties on the client, designers and contractors to manage health and safety risks throughout the project lifecycle (HSE 2015a).

Procurement Routes
Traditional Procurement
Traditional procurement, commonly referred to as design-bid-build, is one of the most established routes in the UK (designingbuildings.co.uk, 2023). The client appoints a professional design team to produce a complete design before contractors are invited to submit competitive tenders for the construction works.
The principal advantage is the high degree of design control retained by the client. Competitive tendering on a defined scope promotes transparency and can deliver value for money (Builtinteriors.com, 2023). Accountability is clear: the design team is responsible for design and the contractor for its execution. However, the sequential nature of design-then-construction inevitably extends the overall programme. The contractor is not involved during the design phase, limiting opportunities to improve buildability, and post-contract design changes are likely to generate additional cost and delay.
Design and Build Procurement
Design and build (D&B) places responsibility for both the design and construction with a single contractor. The client prepares an Employer's Requirements document setting out objectives, functional requirements and performance standards. Contractors submit tenders incorporating their proposed design and a fixed lump sum price, commonly delivered under the JCT Design and Build Contract (CIOB 2022).
The primary advantage is a single point of responsibility. The contractor is accountable for both design quality and construction performance, simplifying communication and reducing the risk of disputes (Savoie, S. 2024). Critically, the contractor provides a fixed price at an early stage, giving the client cost certainty and protection against budget overruns. A further benefit is the potential for programme saving through overlapping design and construction, sometimes referred to as fast-tracking.
The principal disadvantage is reduced client design control. If the Employer's Requirements are insufficiently detailed, contractors may resolve design questions in ways that favour cost efficiency over quality. Careful preparation of those requirements and the appointment of an independent Employer's Agent are therefore essential (Clark, S. 2024).
Management Procurement
Management procurement involves the appointment of a management contractor to coordinate construction across discrete trade packages awarded to specialist subcontractors. The primary advantage is the ability to accelerate the programme through fast-tracking, as construction can commence before the design is fully complete. This approach is most suited to large, complex projects where flexibility and speed of delivery are paramount.
However, because trade contracts are awarded progressively, the final project cost may not be known until construction is well advanced, creating considerable financial risk. This lack of early cost certainty is fundamentally incompatible with the external funding constraints facing this developer. Furthermore, management procurement demands a high level of client experience and active involvement in managing a complex contractual structure.
Comparison of Procurement Routes
The table below summarises the key advantages and disadvantages of each procurement route for this project:

	Procurement Route
	Advantages
	Disadvantages

	Traditional (Design-Bid-Build)
	High design control; competitive tendering promotes value for money; clear accountability
	Longer programme; no contractor design input; variations post-contract are costly

	Design and Build
	Single point of responsibility; fixed price provides cost certainty; design-construction overlap saves time
	Reduced client design control; outcome depends on quality of Employer's Requirements

	Management Procurement
	Fast-track delivery; early contractor involvement; flexible for complex projects
	Low cost certainty at outset; high client risk and resource demand; unsuitable for fixed budgets



Recommended Procurement Route: Design and Build
Design and build procurement is recommended as the most appropriate strategy, resting on three principal justifications.
Cost certainty. The project is externally funded, creating an imperative for budget control. Under a D&B contract, the contractor provides a fixed lump sum price encompassing both design development and construction, giving the client confidence that the project can be delivered within the approved budget and substantially reducing the risk of overruns that might jeopardise the funding arrangement.
Risk transfer. The transfer of design and construction risk to the contractor is highly advantageous for this client. Because the contractor assumes responsibility for both design and construction, risks arising from design development, including errors, coordination failures and buildability issues, are largely borne by the contractor rather than the client. For a developer undertaking a project larger than any previously managed, this reduction in client-side risk exposure is a significant benefit.
Programme efficiency. The potential for programme saving through overlapping design and construction is relevant to a training centre that must open on schedule to fulfil its educational mission and satisfy funding conditions. While this advantage should not be overstated, D&B typically delivers time efficiencies that are valuable in this context.
It is acknowledged that D&B carries the risk of reduced design quality if the Employer's Requirements are inadequately prepared. This risk can be mitigated by investing in detailed, prescriptive requirements and by appointing an experienced Employer's Agent to monitor the contractor's design development. The JCT Design and Build Contract 2016 provides a well-established contractual framework for managing this relationship (JCT 2018b).
Traditional procurement was discounted primarily because of its longer programme and the risk of cost increases through post-contract variations. Management procurement was discounted because of low-cost certainty at the outset and the significant client resource it demands, characteristics incompatible with both the funding constraints and the client's experience profile.

Tendering Process
Selective tendering is recommended as the most appropriate approach. Under selective tendering, the client identifies a shortlist of contractors through a prequalification process, assessing financial standing, relevant experience, technical capability, health and safety record and capacity (WordPress, 2025).
This approach is well-suited to the project for several reasons. A construction training centre is a specialist building type requiring a contractor with relevant experience in delivering educational or institutional facilities. Open tendering carries the risk of receiving bids from contractors lacking relevant competence, potentially leading to the appointment of an unsuitable party or unreliable pricing. Selective tendering mitigates this by restricting competition to contractors who have already demonstrated their suitability.
Good practice guidance, including the CIOB's Code of Estimating Practice, recommends that selective tender lists typically comprise between four and six contractors, to ensure genuine competition whilst remaining manageable. Each shortlisted contractor would be provided with the Employer's Requirements and invited to submit a design proposal and lump sum price for evaluation on a combined quality-and-price basis.
This methodology is particularly appropriate for D&B projects because the design element is a significant differentiator between competing bids. Relying on price alone could lead to the selection of a contractor whose design solution is inadequate, whereas a combined assessment ensures quality and value are balanced (Nguyen et al. 2018). Open tendering was discounted because it does not filter for relevant experience. Negotiated tendering was similarly discounted as it is unlikely to achieve the competitive pricing required, given the project's fixed budget.

Regulatory Considerations
The procurement strategy must be considered alongside statutory obligations. The Building Regulations 2010 establish minimum standards for structural safety, fire safety, energy efficiency and accessibility, and planning permission must be obtained from the City and County of Swansea before construction commences. The CDM Regulations 2015 impose significant duties on the client, Principal Designer and Principal Contractor throughout the project lifecycle (HSE 2015b). Under a D&B contract, the contractor typically assumes the role of Principal Contractor, reinforcing the importance of thorough prequalification to verify health and safety competence. Where external public funding has been secured, the project may also be subject to funding body conditions requiring demonstrable transparency and competition with which selective tendering is consistent.

Conclusion
Design and build procurement has been identified as the most appropriate strategy for this project, principally because it delivers the cost certainty essential to an externally funded development, transfers significant design and construction risk to the contractor, and offers potential for programme efficiency. Selective tendering, with bids evaluated on a combined quality-and-price basis, ensures that only contractors with relevant competence and commercial capability are considered. Together, these recommendations provide the developer with a procurement framework that balances cost control, risk management and quality assurance appropriate to the scale and significance of this project.
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