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¢ 
ƘŜ ōŜǎǘ ǿŀȅ ƻŦ ƎŜǩƴƎ ǿƘŀǘ ȅƻǳ ǿŀƴǘ ƛǎ 

ƛƴǾŀǊƛŀōƭȅ ǘƻ Ŧƻƭƭƻǿ ǘƘŜ ǎƛƳǇƭŜǎǘ ǊƻǳǘŜΦ 

wŜǎŜŀǊŎƘΣ ŜȄǇŜǊƛŜƴŎŜ ŀƴŘ ŎƻƳƳƻƴ ǎŜƴǎŜ 

ǘŜƭƭ ǳǎ ǘƘŀǘ ƛƴ Ƴƻǎǘ ŎŀǎŜǎΣ ǎƛƳǇƭŜ ǎȅǎǘŜƳǎ 

ŀŎƘƛŜǾŜ ōŜǧŜǊΣ ŦŀǎǘŜǊ ŀƴŘ ƭŜǎǎ ŜȄǇŜƴǎƛǾŜ ǊŜǎǳƭǘǎ ŀƴŘ 

ǘƘŀǘ ǘƘŜ ǎǳŎŎŜǎǎ ƻŦ ŀƴȅ ǇǊƻƧŜŎǘ ǿƛƭƭ ƻƊŜƴ ōŜ ƛƴ 

ƛƴǾŜǊǎŜ ǇǊƻǇƻǊǝƻƴ ǘƻ ǘƘŜ ƴǳƳōŜǊ ƻŦ ǇŜƻǇƭŜ 

ƛƴǾƻƭǾŜŘ ƛƴ ǘƘŜ ǎȅǎǘŜƳ ǳǎŜŘ ǘƻ ƛƳǇƭŜƳŜƴǘ ƛǘΣ ǘƘŜ 

ƴǳƳōŜǊ ƻŦ ŘŜŎƛǎƛƻƴǎ ǘƘŜǎŜ ǇŜƻǇƭŜ ƘŀǾŜ ǘƻ ƳŀƪŜ 

ōŜǘǿŜŜƴ ǘƘŜƳΣ ŀƴŘ ǘƘŜ ƴǳƳōŜǊ ƻŦ ǝƳŜǎ ǘƘŜȅ ƘŀǾŜ 

ǘƻ ŎƻƳƳǳƴƛŎŀǘŜ ǿƛǘƘ ŜŀŎƘ ƻǘƘŜǊΦ  

/ƻƳǇƭŜȄƛǘȅ ƛǎ ǘƘŜ ŜƴŜƳȅ ƻŦ ǎǳŎŎŜǎǎΦ {ƛƳǇƭƛŎƛǘȅ ƛǎ ŀƭƭΦ 

!ƴŘ ƛǘ ƛǎ ǘƘƛǎ ǘƘŀǘ ƛǎ ǘƘŜ ǳƴŘŜǊƭȅƛƴƎ ǇǊƛƴŎƛǇƭŜ ōŜƘƛƴŘ 

Ψ5ŜǎƛƎƴ ŀƴŘ .ǳƛƭŘΩΤ ƻƊŜƴ ǘƘŜ ōŜǎǘΣ ŦŀǎǘŜǎǘ ŀƴŘ ƭŜŀǎǘ 

ŜȄǇŜƴǎƛǾŜ ƳŜǘƘƻŘ ƻŦ ŘŜǾŜƭƻǇƛƴƎ ŀƴŘ ƛƳǇƭŜƳŜƴǝƴƎ 

ŀƴ ƻŶŎŜ ŘŜǎƛƎƴ ǇǊƻƧŜŎǘΣ ȅŜǘ ŀƭǎƻ ƻƴŜ ƻŦ ǘƘŜ ƭŜŀǎǘ 

ǳƴŘŜǊǎǘƻƻŘΣ ŜǎǇŜŎƛŀƭƭȅ ǿƛǘƘ ǊŜƎŀǊŘ ǘƻ ƛǘǎ ŀōƛƭƛǘȅ ǘƻ 

ŘŜƭƛǾŜǊ ŜȄŎŜǇǝƻƴŀƭ ŘŜǎƛƎƴΦ  

¢Ƙƛǎ ²ƘƛǘŜ tŀǇŜǊ ƛǎ ŀƛƳŜŘ ōƻǘƘ ŀǘ ǘƘƻǎŜ ǿƘƻ ǿŀƴǘ 

ǘƻ ŬƴŘ ƻǳǘ ƳƻǊŜ ŀōƻǳǘ ǘƘƛǎ ǳƴƛǉǳŜƭȅ ŜũŜŎǝǾŜ 

ƳŜǘƘƻŘ ƻŦ ŎƻƳǇƭŜǝƴƎ ŀ ǇǊƻƧŜŎǘΣ ōǳǘ ŀƭǎƻ ŀǘ ǘƘƻǎŜ 

ǿƘƻ Ƴŀȅ ƘŀǾŜ ƳƛǎǘŀƪŜƴ ǇǊŜŎƻƴŎŜǇǝƻƴǎ ŀōƻǳǘ 

5ŜǎƛƎƴ ŀƴŘ .ǳƛƭŘΦ ¢Ƙƛǎ ƛǎ ŀƴ ƛŘŜŀ ǿƘƻǎŜ ǝƳŜ Ƙŀǎ 

ŎƻƳŜ ŀƴŘ ƛǘ ƛǎ ŀƭƭ ōŀǎŜŘ ƻƴ ǘƘŜ Ƴƻǎǘ ŦǳƴŘŀƳŜƴǘŀƭ ƻŦ 

ŀƭƭ ŦǳƴŘŀƳŜƴǘŀƭ ǇǊƛƴŎƛǇƭŜǎΥ ōȅ ƪŜŜǇƛƴƎ ǘƘƛƴƎǎ ŀǎ 

ǳƴŎƻƳǇƭƛŎŀǘŜŘ ŀǎ ǇƻǎǎƛōƭŜΣ ƛǘ Ŏŀƴ ƻƊŜƴ ŘŜƭƛǾŜǊ ǘƘŜ 

ōŜǎǘ ǾŀƭǳŜΣ ōŜǎǘ ŘŜǎƛƎƴ ŀƴŘ ǘƘŜ ōŜǎǘ ǊŜǎǇƻƴǎŜ ǘƻ ŀ 

ōǊƛŜŦ ƛƴ ǘƘŜ ǉǳƛŎƪŜǎǘ ǝƳŜ ŀƴŘ ŀǘ ǘƘŜ ƭƻǿŜǎǘ ŎƻǎǘΦ  

/ƘŀǊƭŜǎ aŀǊƪǎΣ aŀƴŀƎƛƴƎ 5ƛǊŜŎǘƻǊΣ CǊŜǎƘ 

²ƻǊƪǎǇŀŎŜ 

CƻǊŜǿƻǊŘ 

Lƴ ŀƴȅǘƘƛƴƎ ŀǘ ŀƭƭΣ ǇŜǊŦŜŎǝƻƴ ƛǎ 
Ŭƴŀƭƭȅ ŀǧŀƛƴŜŘ ƴƻǘ ǿƘŜƴ ǘƘŜǊŜ ƛǎ 
ƴƻ ƭƻƴƎŜǊ ŀƴȅǘƘƛƴƎ ǘƻ ŀŘŘΣ ōǳǘ 
ǿƘŜƴ ǘƘŜǊŜ ƛǎ ƴƻ ƭƻƴƎŜǊ ŀƴȅǘƘƛƴƎ 

ǘƻ ǘŀƪŜ ŀǿŀȅΦ 
ΦΦΦ!ƴǘƻƛƴŜ 5Ŝ {ŀƛƴǘ 9ȄǳǇŜǊȅ 
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óDesign and Buildô frequently 

offers the most straightforward 

way for you to create a new 

workplace because it is based on 

a partnership with just one firm 

who are responsible for the 

design, management and delivery 

of a project.  

This can help you to avoid the 

obvious complexities of working 

with a number of firms and people. 

Of course such complex 

relationships can also provide a 

best fit soilution and can deliver 

great results but they rely on 

strong lines of communication and 

disparate levels of responsibility 

and delegation. 

A well-managed Design and Build 

process often allows a number of 

aspects of the project to be 

developed at the same time rather 

than consecutively as they may be 

with a range of suppliers and 

consultants.  

In the vast majority of cases this 

dramatically reduces the time 

taken to complete a project, a fact 

acknowledged in a recent briefing 

document from the Royal Institute 

of Chartered Surveyors.  

The success of Design and Build 

as a concept is easy to measure. 

Research from the Chartered 

Institute of Building found that a 

typical Design and Build project is 

implemented 40 per cent faster 

and 15 per cent cheaper than one 

that uses a ótraditionalô multi-

contractor approach.  

It achieves this without sacrificing 

the standard of design and the 

excellence of the end result. Little 

wonder that around a third of all 

new construction is now 

accounted for by Design and Build 

and since 2011, the UK 

Government insists that projects 

favour Design & Build as a 

procurement route wherever 

possible.  

We should not assume however 

that Design and Build is a one size 

fits all solution. There are a 

number of variants of the 

fundamental Design and Build 

model that are specifically  

designed to meet the needs of 

different types of projects.  

Many of these are based on a fully 

integrated contract form in which 

the client works with just one firm 

to develop a brief, design, 

construct and fit-out the entire 

building. Sometimes a consultant 

may be involved at some stage, 

perhaps in developing the brief.  

In novated contracts, an in-house 

team may develop a design which 

is then passed to the Design & 

Build contractor who takes 

responsibility from that point on.   

5ŜǎƛƎƴ ŀƴŘ .ǳƛƭŘ 

²Ƙŀǘ ƛǎ 5ŜǎƛƎƴ ŀƴŘ .ǳƛƭŘΚ 

! ǘȅǇƛŎŀƭ 5ŜǎƛƎƴ ŀƴŘ .ǳƛƭŘ 
ǇǊƻƧŜŎǘ ƛǎ ƛƳǇƭŜƳŜƴǘŜŘ пл ǇŜǊ 
ŎŜƴǘ ŦŀǎǘŜǊ ŀƴŘ мр ǇŜǊ ŎŜƴǘ 
ŎƘŜŀǇŜǊ ǘƘŀƴ ƻƴŜ ǘƘŀǘ ǳǎŜǎ ŀ 
ǘǊŀŘƛǝƻƴŀƭ ŀǇǇǊƻŀŎƘ  
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²Ƙŀǘ ŀǊŜ ǘƘŜ ŀŘǾŀƴǘŀƎŜǎ 
ŀƴŘ ŘƛǎŀŘǾŀƴǘŀƎŜǎΚ 

The first point to make is that while 

Design & Build offers a number of 

advantages, it doesnôt mean that it 

is invariably the right solution. In 

its briefing note on procurement 

routes, RICS identifies the 

following potential disadvantages: 

Å The initial price may be higher as 

the contractor may build into his 

price a 'risk premium'; 

Å Post-contract variations can be 

more expensive, and it is often 

more difficult to monitor the 

additional charges raised 

(particularly where works are 

priced on the basis of a 

specification and drawings - for 

example); 

Å The client has less control and 

influence over design matters; 

Å There is only limited scope for 

the client to make changes to his 

requirements once the client's 

requirements and contractor's 

proposals have been agreed 

otherwise the cost consequences 

may be prohibitive. If the client 

does not have a firm and robust 

set of client's requirements he 

may be given a design that he did 

not want, or may be required to 

pay considerably more to obtain 

the design that he did require; 

Å There may be a conflict between 

the client's requirements and the 

contractor's proposals unless both 

documents are carefully checked. 

This conflict can be obviated by 

making it clear in the contract 

which document takes 

precedence; 

Å Because it is often perceived that 

the contractor is driven by price 

rather than design standards, it 

may be that the design and build 

procurement route is not the 

appropriate one to use, unless a 

robust specification regarding the 

design is included within the 

client's requirements; 

Å There is the potential of dual 

loyalties of a novated architect. 

Also there could be complex legal 

issues in relation to the novation 

process. the question of the 

quality achieved can be an issue 

because of the lack of control that 

the client has over the architect. 

The architect acts for the 

contractor not for the client so if 

the client wishes to take 

independent advice on design 

issues following the building 

contract being entered into, or the 

novation of the design team to the 

contractor, the client will have to 

pay additional fees. 
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Rather than having a series of 

designers and contractors 

completing their part of a project 

before handing it over for the next 

stage, the Design and Build 

contractor can successfully 

manage tasks to run in parallel to 

help the project stick to a critical 

path. Instead of a team of runners 

passing a baton to each other in 

relay, nearly everybody can be 

running at the same time. That is 

where the time savings come in 

over traditional methods. 

The research into the speed of 

Design and Build projects is 

unequivocal. A typical Design and 

Build project based on a minimal 

brief statement (that is, where an 

outside consultancy has not been 

used to develop a detailed brief or 

outline statement before 

appointing a contractor) is 

completed 40 per cent faster than 

a project based on a traditional 

approach. Even when a detailed 

outline statement has been 

produced by external consultants, 

Design and Build will still deliver 

projects 25 per cent faster than 

traditional methods.  

Not only that, projects are more 

likely to be completed on time. 

Around 78 per cent of projects 

based on a minimal design 

statement will be completed on 

time compared to just 56 per cent 

of projects developed using 

traditional methods.  

 

 

 

 

According to RICS, Design and 

Build projects are typically around 

15 per cent cheaper than projects 

using traditional methods thanks 

to its greater use of in-house 

resource from the contractor, 

shorter project times and simpler 

contractual arrangements. This 

means that there is greater 

certainty and transparency when it 

comes to costs.  

The other good news is that this 

saving is not significantly 

influenced by any detail specified 

in the brief so you can be fairly 

sure that what you will get will be 

exactly what you are expecting at 

the lowest possible cost that will 

meet your objectives to create an 

exceptional working environment.  

And the OTHER good news is that 

it probably wonôt go over budget. 

Around 76 per cent of design and 

build projects based on a minimal 

design statement are completed to 

budget or below.  

 

 

 

 

 

 

 

 

 

 

 

 

In almost all cases, Design and 

Build will deliver better results than 

traditional methods, notably in 

terms of cost and speed to 

complete. But it also offers 

exceptional designs and end 

results when you work with the 

right partner. As RICS points out, 

it is also more likely to have active 

buy-in from all stakeholder in a 

project. Of course, there is no 

absolute guarantee that any 

process will provide you with a 

better design so the outcome will 

come down to the skill and 

experience of the people working 

on a project. 

If youôve chosen the right partner 

for the project, you should expect 

them to create a workplace that 

meets all your expectations across 

a wide range of factors, not least 

in how it meets or exceeds your 

legislative obligations but also in 

terms of meeting your wider 

business objectives. 

One final point in its favour is that 

when or if things go wrong, there 

is only one point of responsibility. 

The buck usually stops with just 

one firm from your point of view, 

so any problems or missed 

opportunities can be dealt with in 

the simplest and quickest way 

possible.  

LǘΩǎ ǉǳƛŎƪŜǊ όŀƴŘ ƛǘ ǿƛƭƭ ōŜ 
ƻƴ ǝƳŜύ 

LǘΩǎ ŎƘŜŀǇŜǊ ŀƴŘ ǿƻƴΩǘ Ǝƻ 
ƻǾŜǊ ōǳŘƎŜǘ 

LǘΩǎ ōŜǧŜǊ ŀǘ ƳŜŜǝƴƎ ŀ 
ōǊƛŜŦ ŀƴŘ ƎŜǩƴƎ ƛǘ ǊƛƎƘǘ 
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Whether you use Design and Build 

or a more traditional approach to 

your project will ultimately depend 

on your own objectives and your 

own understanding of the best 

method to deliver them. This goes 

right back to how you would like to 

develop the brief and how much 

risk you want to take on with 

a project.  What is beyond 

doubt is that Design and 

Build is the route for you if 

you: 

Å need to minimise costs 

Å want certainty about 

budget 

Å need the project to be 

completed on time 

Å demand an exceptionally well 

designed and practical end result 

Å are happy to work directly with 

one firm that is responsible for all 

major aspects of the project 

Å are looking for a project that will 

be completed to a high standard 

(your own) but which may not win 

the Stirling Prize 

The quality of a design is not an 

intrinsic benefit of any system. 

That comes down to the talent and 

experience of individual designers 

working on the project. A Design 

and Build firm is at least as able to 

employ these skilled individuals as 

an architectural practice, probably 

more so. Donôt assume that one 

type of firm is better than any 

other. Make sure that you check 

references and ask to see 

examples of work carried out 

before assuming youôre going to 

get better results from one 

particular designer or architect.  

Working with the right Design and 

Build partner means that you will 

achieve exceptional results. You 

are also far less likely to divide 

opinion about the merits of your 

workplace and can sleep at night 

knowing the person youôre working 

with doesnôt see your building as 

an opportunity to make it on to the 

front cover of the Architectural 

Review as much as meeting your 

brief. 

DƻƻŘ ŘŜǎƛƎƴ ƛǎ ŀǎ ƭƛǧƭŜ  
ŘŜǎƛƎƴ ŀǎ ǇƻǎǎƛōƭŜΦ  
.ŀŎƪ ǘƻ ǇǳǊƛǘȅΣ ōŀŎƪ ǘƻ 

ǎƛƳǇƭƛŎƛǘȅΦ 
ΧΦ5ƛŜǘŜǊ wŀƳǎ 

DƻƛƴƎ ŀōƻǳǘ ƛǘ ǘƘŜ ǊƛƎƘǘ 
ǿŀȅ τ ƛǎ ƛǘ ǊƛƎƘǘ ŦƻǊ ȅƻǳΚ 
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Weôve never had more choice 

about the design of the types of 

places we work nor how we go 

about creating them. There are 

almost limitless possibilities open 

to us in our choice of workplace 

and so the real challenge in the 

modern world lies in how we 

create something that is right for a 

specific organisation, both in terms 

of the finished design and the 

process by which it is created.  

There is no doubt that Design and 

Build offers one of the best ways 

of achieving outstanding results in 

the most straightforward way 

possible for many organisations. 

Of course, it is the way of the 

modern world that no solution ever 

provides the silver bullet that 

addresses every single challenge 

involved in a specific project, so 

we should not see it as a panacea 

but Design and Build often offers 

the best approach because it 

offers a number of advantages 

over traditional procurement 

routes:  

 

Itôs often faster 

Itôs 40 percent faster because 

contractors arenôt necessarily 

waiting for other contractors to 

finish whatever it is they are doing 

before they can start.  

 

Itôs often cheaper 

Itôs on average 15 per cent 

cheaper because of the shorter 

project times, straightforward 

contracts and direct lines of 

communication. 

 

Itôs often better 

Itôs better because: 

Å It delivers better designed 

workplaces and helps you to meet 

all your objectives for a project. 

Å It gives you one point of 

responsibility 

Å It gives you one point of 

communication 

Å Itôs better at getting things right 

Å Itôs better at putting things right if 

they go wrong 

Å It focuses on client needs so is 

better at meeting the brief, 

keeping the solution simple but to 

the right standard and addressing 

the complex legislative and 

business demands of your 

workplace 

   

  

/ƻƴŎƭǳǎƛƻƴ 

 ²ƘŜƴŜǾŜǊ ǘǿƻ ƘȅǇƻǘƘŜǎŜǎ 
ŎƻǾŜǊ ǘƘŜ ŦŀŎǘǎΣ  

ǳǎŜ ǘƘŜ ǎƛƳǇƭŜǊ ƻŦ ǘƘŜ ǘǿƻΦ 
ΦΦΦhŎŎŀƳΩǎ wŀȊƻǊ 
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!ōƻǳǘ CǊŜǎƘ ²ƻǊƪǎǇŀŎŜ 

CǊŜǎƘ ²ƻǊƪǎǇŀŎŜ ƛǎ ŀƴ ƻŶŎŜ 

ŘŜǎƛƎƴ ŀƴŘ Ŭǘ-ƻǳǘ ŬǊƳ ōŀǎŜŘ ƛƴ 

[ƻƴŘƻƴ ŀƴŘ ǘƘŜ {ƻǳǘƘ ²Ŝǎǘ ƻŦ 

9ƴƎƭŀƴŘ ōǳǘ ƻũŜǊƛƴƎ ƴŀǝƻƴŀƭ 

ŎƻǾŜǊŀƎŜΦ ¢ƘŜ ŬǊƳ Ƙŀǎ ŎƻƳǇƭŜǘŜŘ 

ƳŀƧƻǊ ǇǊƻƧŜŎǘǎ ŀŎǊƻǎǎ ǘƘŜ ¦Y ǿƛǘƘ 

ŀ ǿŜƭƭ-ŜǎǘŀōƭƛǎƘŜŘ ŀƴŘ ǎǝƭƭ 

ƎǊƻǿƛƴƎ ǊŜǇǳǘŀǝƻƴ ŦƻǊ ŘŜǾŜƭƻǇƛƴƎ 

ƭƻƴƎ ǘŜǊƳ ǊŜƭŀǝƻƴǎƘƛǇǎ ǿƛǘƘ ǘƘŜƛǊ 

ŎƭƛŜƴǘǎΦ 

CǊŜǎƘ ƻũŜǊǎ ǘƘŜ ƪƴƻǿ-ƘƻǿΣ 

ŀǇǇǊƻŀŎƘ ŀƴŘ ǊŜǎƻǳǊŎŜǎ ǘƻ ŎǊŜŀǘŜ 

ǘǊǳƭȅ ŜȄŎŜǇǝƻƴŀƭ ǊŜǎǳƭǘǎΦ ¢ƘŜƛǊ 

ǎŜǊǾƛŎŜǎ ŜƴŎƻƳǇŀǎǎ ƻŶŎŜ ŘŜǎƛƎƴ 

ŀƴŘ Ŭǘ-ƻǳǘΣ ǊŜƭƻŎŀǝƻƴΣ 

ǊŜŦǳǊōƛǎƘƳŜƴǘ ŀƴŘ ǇǊƻƧŜŎǘ 

ƳŀƴŀƎŜƳŜƴǘΦ ²Ƙŀǘ ǊŜŀƭƭȅ ƳŀƪŜǎ 

ǘƘŜ ŬǊƳ ǎǘŀƴŘ ƻǳǘ ƛƴ ŀ ŎƻƳǇŜǝǝǾŜ 

ǎŜŎǘƻǊ ƛǎ ǘƘŜƛǊ ŀōƛƭƛǘȅ ǘƻ ƭƛǎǘŜƴ ǘƻ 

ǿƘŀǘ ŎƭƛŜƴǘǎ ƴŜŜŘ ŦǊƻƳ ǘƘŜƛǊ  

ƻŶŎŜǎ ǘƘŜƴ ŘŜƭƛǾŜǊ ƻǳǘǎǘŀƴŘƛƴƎ 

ǎƻƭǳǝƻƴǎ ǘƘŀǘ ŀƭƭƻǿǎ ǘƘŜ ǿƘƻƭŜ 

ƻǊƎŀƴƛǎŀǝƻƴ ǘƻ ǘƘǊƛǾŜ 

 

IŜŀŘ hŶŎŜ 

¦ƴƛǘ мΣ tŀǊƪǾƛŜǿΣ /ƻŀƭ wƻŀŘΣ 
5ŜǾŀǳŘŜƴΣ 
aƻƴƳƻǳǘƘǎƘƛǊŜ btмс сtC  

¢ лупр лфп мнрр  

ƛƴŦƻϪŦǊŜǎƘǿƻǊƪǎǇŀŎŜΦŎƻƳ 

 

[ƻƴŘƻƴ hŶŎŜ 

нс ¸ƻǊƪ {ǘǊŜŜǘΣ [ƻƴŘƻƴΣ ²м¦ сt½ 
¢ŜƭΥ лнлт уто ннфп  


