A Decision You Didn’t 

Know You Had

Traditional Construction vs. Design/Build

Unbelievable as it may seem, your loan has just been secured and now it’s finally time to build.  It’s also time to make a critical decision regarding the best use of those recently acquired construction dollars,  so don’t blow it!

The first and possibly most important choice you face is one you may not be aware of.  It centers on the type of relationship you establish between yourself, the builder, and the architect.  In all cases you remain the leader of the team, but from this point on the construction manage-ment paths separate into either a traditional construction relationship or a Design/Build relationship.

Traditional Construction has great merit when it comes to certain projects.  It requires the owner-to-be to assemble the best team of architects, engineers, consultants and general contractor his money can buy.  This does not necessarily mean that you select all the lowest bidders.  The quality  of  the  various  organizations must be considered.  You also must take care to analyze all aspects of every bid in order to ensure an accurate  comparison and ultimately avoid any unanticipated variances.

Make no mistake about it, this is the team you have assembled and they will either maximize the use of your construction dollars or they won’t!  Regardless of the size and complexity of the project, the owner is the central  figure  in  coordinating  

and managing all the players on the team.

Even in large, well run and well-staffed hospitality companies, the areas where problems tend to arise in a traditional construction scenario are in coordination of organizations and interpretation of plans and intent.  These can easily translate into delays and/or cost overruns.

Design/Build differs from traditional construction in that the only organization  that you  need  to coordinate with is the Design/Build contractor.  That contractor in turn handles all pre-construction (design, engineering,  permitting, and related issues  and  expenses)  and  construction issues.  The scenario minimizes pre-construction costs, allows for easier control of project costs, and streamlines project management.  It does not, HOWEVER, put a premium on your initial contractor selection process.
Qualified, experienced, and  profes-

sional design-builders usually have architects and/or engineers on staff or joint venture with A/E firms.  By having the design and construction expertise  under one  roof, a  design/      

builder can get immediate feedback from both departments and offer the owner clear pros and  cons  concern-

ing any item on the agenda.  The Design/Builder understands he is ultimately responsible for the final outcome and success of the project.

There will be no “passing the buck” here.  All design and construction decisions are made in-house, with the owner’s input each step of the way.  Therefore, the element of surprise is kept to a minimum.  Consequently, change orders and cost overruns related to the design and construction are eliminated.  If the Design/Builder has done their job correctly, the only change orders and cost overruns the owner might see are those imposed by a municipal inspector due to code interpretation or recent legislation, or a change made by the owner.  Other than that, the Design/Builder should have it covered in the final cost estimate -  period!

The Design/Build professional is well versed in the exercise of converting the owner’s concepts into concrete numbers.  It becomes increasingly obvious that through the Design/Build  professional’s experience, the turn around time for each design decision and its particular impact on cost and schedule is much faster than if pursued through traditional methods.

A typical Design/Build contract con-

sists of three components.  The fixed price for pre-construction services, an initial estimate for construction services that should be within 3% to 5% of the actual cost, and ultimately a fixed price for construction services.  Upon completion of the design phase, a fixed price is developed for the project and amended to the contract.  The Design/Builder has several methods to ensure the owner that they are receiving the best possible value.

In the end, both methods can produce a successful project.  The decision to enter into a Traditional Construction Relationship or a Design/Build Relationship should be based upon where you as the owner feel your skills have the greatest impact.

A traditional relationship will require your involvement at every level of the constriction process.  You must be prepared to organize and facilitate all the members of your team. 

The Design/Build process, on the other hand will free you up to focus on issues outside of construction.  These might range from hiring and training of to the choice of which brand of soap you will use.  This might be especially important if the owner-to-be already has responsi- bilities running other hotels. 

Let’s face it, the sooner you get on with the business of building your hotel, the sooner you can get to the business  of  running  it  and  accom-

plish what you originally set out to do in the first place—operate a profitable hotel.

The credo of the nineties seems to be:  Maximize cost effectiveness in every business undertaking.   Design/Build is clearly the construc-

tion process that maximizes both your time and dollars.

Go Design/Build, you’ll get more building for your buck – even at this early stage you are already in the complex business of owning and operating a hotel.

Streamlining   the  design  and   con-

struction process by hiring an experienced, knowledgeable, and aggressive Design/Build profession-

al can stretch your construction dollars a long way.  It certainly pays to explore the possibilities of retaining a qualified Design/Build firm for your next hotel venture whether you plan to build new or renovate your present hotel.  The old adage of time equaling money has never changed.

Orchestrating all your team players can prove to be quite a challenge.  

A qualified Design/Build company takes your ideas from conception to reality. They have the ability to have your design considerations truly scrutinized and analyzed step by step within the parameters of your budget, freeing  you to actively participate in the selective process of aesthetic concerns and often even the structural, mechanical and electrical components of your hotel project.  Under the skilled guidance of a qualified Design/Build company, the advantages can be enormous, beginning with the amount of control you have as an owner.

With a Design/Build company the owner is brought in immediately as a key decision maker, helping to estab

lish basic guidelines and to clarify his vision, focus on critical issues, and establish a time line.  As the owner’s program comes to life so does the tracking of project costs.

Well, there cannot be anything more “economical” than the Design/Build

process.
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