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1. INTRODUCTION

The topic of design-build construction is very broad. The primary focus of these best practices will be on building design and construction, however, the design build approach has an extensive history in site related construction and the design and construction of building mechanical systems. The purpose of this “Best Practice” document is to highlight through discussion of the following topics, the different types of delivery methods and the criteria used to select the appropriate method and team for a specific project.  
· Discuss key considerations in the selection of design-build as a method for project delivery

· Example of design-build for procurement of municipal and state projects in the State of Delaware.

· List available organizations, references and resources for more detailed information on the topic.

2. KEY CONSIDERATIONS

Some of the most important factors in deciding whether the design-build method of delivery is appropriate for a project are outlined below:

· Project Responsibility

· Selection Method

· Project Complexity

· Schedule and Cost Requirements

· Governmental Approval Process

· Owner Control

· Culture of Participants

PROJECT RESPONSIBILITY

Design-build provides a true single point of responsibility for a project, incorporating both design and construction under one team.  This method avoids the sometimes adversarial owner/architect/contractor relationships, as well as costly change orders commonly associated with the conventional design-bid-build method of project delivery.

SELECTION METHOD

There are two major methods of delivery for a design-build project that an owner may pursue for a particular project:

1. Design-Build Competitive Bidding method

2. Negotiated method through team interviews and specified selection criteria 

In the competitive bid method of delivery, the owner or agency will establish an RFP which at a minimum should consist of the following:
· A conceptual floor plan and programmatic information

· A conceptual site development plan 

· A rendering or conceptual elevation of the facility is highly 
recommended.

· Outline specifications for preferred materials, HVAC systems, 
electrical and lighting requirements.

· A list of special equipment 

· For public works or government projects, a reference to wage rates is usually required

· A statement of responsibility in terms of gaining approvals from local municipalities, permitting process, etc.

· A statement of the owner or agency’s requirement for in house 
design reviews procedures.

· Milestone schedule 

The owner or agency may elect to hire an outside design firm to assist in preparing the RFP, initializing the approval process, preliminary programming, etc. so as to provide more accurate information to the design-build bidders.

This method is best used when an owner has a good idea of how they would like the facility to function as well as the desired aesthetic appearance.  

The negotiated method of delivery allows the owner or agency to choose the most qualified design/build firm while still allowing for competitive pricing, outlined below, as part of the selection criteria. A total project cost or “bid” is not considered as part of the selection criteria. Some of the common selection criteria are as follows:

· Experience and qualifications of the design-build team members as they relate to similar type projects.

· Design-builders' overhead and profit or “fee” as a percentage of the total project cost. 
·    An estimate of staffing costs (i.e. people, hours and rates for 



both preconstruction and construction staffing). 

· Estimate of design costs

· Chemistry between owner’s team members and the design-build team personnel.

· Milestone schedule

This method is best used when an owner has a conceptual idea of the function of the facility and wants to work closely with a design-build team in an “open book” environment to develop his/her vision in the most cost effective way. 

PROJECT COMPLEXITY

Although design-build is most commonly employed on straightforward projects such as warehouses, office buildings and garages, it can be equally effective on complex projects such as healthcare, educational and industrial facilities.  In the non-building” arena, the Delaware Department of Transportation has used the design build process to expedite bridge construction, wetland mitigation and stormwater management projects. In some cases, a complicated project can greatly benefit from the combined expertise and interaction of specialty engineering and construction firms.
SCHEDULE AND COST CONSIDERATIONS

One of the major advantages to the design-build method is that it allows the project to be “fast tracked”.  During a design-build project, the design and purchasing functions can overlap, allowing for the pre-purchasing of equipment and long lead items thus providing a substantial acceleration in the project's delivery date to the owner.

Another major benefit to the design-build method is that it allows for cost control and value engineering at every step in the process.

This combination of cost control and fast tracking eliminates costly delays, re-designs and re-bidding commonly associated with a conventional design-bid-build delivery method.  

GOVERNMENT APPROVAL PROCESS

Another time-saving benefit of design-build is that the approval procedures of the governing agencies can be expedited and run concurrently with the design and pre-purchasing activities so that the approvals and permits are in place when the design is complete and construction is ready to start.  This design-build method of delivery is best optimized when the approval process is able to support the accelerated schedule.
OWNER/ AGENCY INVOLVEMENT

A major misconception with the design-build method of delivery is that a large part of the owner's input ends with their preparation of the RFP and subsequent award to the successful firm. Design-build, when done properly, will include the owner in the initial programming and schematic design process and will allow for owner participation in design development meetings as well as interim reviews of the design, functionality, materials and aesthetics at various steps along the way.

The goal is that the owner be an integral part of the design process so that their expectations and vision of the final product are met. 

CULTURE OF PARTICIPANTS

Much of the success of a design-build project can be attributed to the chemistry between the owner’s project personnel and the design-build firm’s personnel. This chemistry and relationship is critical to the project's success and should be one of the foremost criteria for selection.

3. EXAMPLE OF DESIGN-BUILD IN DELAWARE

New Castle County has historically utilized design-build on projects in which life-safety considerations have mandated an expedited project delivery.  The state has employed design-build on selected projects as warranted by the specific project requirements.  An excellent example of design build as a project delivery method at the state level is the Delaware Veteran's home project in Milford, DE.

The state elected to use the design-build competitive bid method of delivery for this project. First the state enlisted the services of a design-build consultant, who assisted in the preparation of the RFP or “bridging documents” for the project. These documents included schematic level drawings and performance specifications, which along with the project requirements and selection criteria, formed the state's Request for Proposal.

The state requested each design-build team to prepare a response which addressed the following elements and scored each of the criteria in their review, through a predetermined formula, and reserved the right to negotiate with the most qualified team.

· Design-build team’s personnel and experience on similar projects

· Project Approach

· Review of Functional Design

· Design and Technical Performance

· Quality of Construction

· Cost and enhancements

· Proposed Schedule

Each team relied on the bridging documents as the basis of design in terms of function, aesthetics and cost, but that they would be required to perform all code research, analysis, geotechnical investigations, etc. required to prepare their own all-inclusive drawings and specifications, and eventually, a warranted finished project.
However, each team was given the flexibility to be creative in developing and offering enhancements or (value-added ideas) in terms of altering or adding to the design as set forth in the RFP documents while staying within the projects mandatory cost cap established by the state.
The state's selection criteria included the following:

· Compliance with mandatory criteria

· Cost (base and enhanced scope

· Team Experience

· Personnel

· Schedule

· Project Approach

· Project Narrative
The state weighted each factor in their review, per specified formulas, and reserved the right to negotiate with proposes.

This project, along with others by New Castle County, and state agencies such as DelDOT, indicates that design build may indeed be an appropriate choice for specific government projects in the future.

4. DESIGN-BUILD RESOURCES

a. ORGANIZATIONS

· DESIGN-BUILD INSTITUTE OF AMERICA (DBIA)
www.dbia.org 

· AMERICAN INSTITUTE OF ARCHITECTS (AIA)

www.aia.org 
· THE ASSOCIATION OF GENERAL CONTRACTORS (AGC)

www.agc.org
· CONSTRUCTION MANAGEMENT ASSOCIATION OF AMERICA (CMAA)
www.cmaanet.org 

b. PUBLICATIONS

· The Architects Guide to Design-Build Services by G. William Quitman II, FAIA (available at AIA Bookstore bookstore@aia.org
· The Architect's Handbook of Professional Practice, 13th Edition (available at AIA Bookstore bookstore@aia.org )
· AIA CC Handbook on Project Delivery by AIA California Council
This Best Practice Recommendation is a product of discussions by the ABC-AIA Partnering committee, a joint committee consisting of Owners, Contractors, and Design Professionals solely for the betterment of the project design and construction process and is non-binding.
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