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AGENDA 
 

 
1. Apologies 

 
 

2. Declarations of Interest 
 

3.     Report of Director of Service Transformation 
 
        3.1  Pictorial History of the Development of the New Ice Bowl and the Wider Site 
               Regeneration 
        3.2  Dundonald International Ice Bowl Construction Procurement Strategy Options 
        3.3  Appointment of SIB Support in Developing Outline Business Cases for Key 
               Sports Development Projects and Cemetery Provision within the Capital  
               Programme 
 
4.     Confidential Business – “In Committee” 

 
4.1  Progress of Design and Public Consultation for Dundonald International Ice  
       Bowl  (confidential due to containing information (a) relating to any individual; 
       and (b) relating to the financial or business affairs of any particular person  
       (including the council holding that information) 
4.2  Dundonald International Ice Bowl Redevelopment: Update in regard to  
       Consideration of Operating Model Options  (confidential due to containing  
       information (a) relating to any individual; and (b) relating to the financial or  
       business affairs of any particular person (including the council holding that  
       information) 
 
 

Members are requested to go to the Confidential Folder to access the Capital Projects 
Committee confidential report 
 
 

*************************** 
 

 
 
To: Members of Lisburn & Castlereagh City Council 
 



 
 

Capital Projects Committee  
 

22nd August 2019 
 

Confidential Report from: 

Director of Service Transformation  

 

Item for Decision 

TITLE: Agenda Item 3.1  
Pictorial History of the Development of the new Ice Bowl and the Wider Site 
Regeneration 

Background and Key Issues: 

 
Background 
 

1. A final investment decision has yet to be made on the Capital Development of the 
replacement International Ice Bowl Facility and officers are working on the basis of an ‘in 
principle’ decision with specific permissions.  
 

2. Should the Council ultimately invest with support from other key stakeholders it would be 
an opportunity lost if the development was not captured in a video and pictorial history. 

 
Key Issues 
 

1. It is proposed to capture through both a video footage, including drone imagery and a 
time lapse photography the development of the Ice Bowl and regeneration of the wider 
site. 
 

2. In order to keep a focus on the outcomes and tell the peoples story of the building 
purposes it is intended to capture the Member led decisions making process and the 
community engagement through to the ultimate customer use. 

 
3. It is also possible and it is proposed that the time lapse photography be made available 

online initially to Elected Members and officers tracking progress. 
 



4. Part of the photography and video footage will be completed in house through the MCU 
however the drone video and time lapse photography is more economical to be 
outsourced. Thus it is proposed to create a budget line within the capital expenditure 
code for this work. 

Recommendation: 

It is recommended that Members consider and agree to the capturing of a pictorial history of the 
regeneration of the Dundonald Leisure Park including time-lapse photography of the construction 
of the new Ice Bowl facility following an investment decision 

 

Finance and Resource Implications: 

Any external commission will be capitalised as part of the wider development cost with an initial 
estimate for the work to be in the region of £5K 

 
 

 

Screening: 

Equality and  
Good Relations No 

 Environmental 
Impact 
Assessment 

No 
 Rural 

Impact 
Assessment 

No 

 

SUBJECT TO PLANNING APPROVAL: No  

If Yes, “This is a decision of this Committee only. Members of the Planning Committee are not bound by the 
decision of this Committee. Members of the Planning Committee shall consider any related planning application in 
accordance with the applicable legislation and with an open mind, taking into account all relevant matters and 
leaving out irrelevant consideration”. 

 

APPENDICES: None 

 

HAS IT BEEN SUBJECT TO CALL IN TO DATE? No  

If Yes, please insert date: 

 

 
 
 



Capital Projects Committee  

22nd August 2019

Non-Confidential Report from: 

Director of Service Transformation  

Item for Decision 

TITLE: Agenda Item 3.2 
Dundonald International Ice Bowl construction Procurement Strategy Options 

Background and Key Issues: 

Background 

1. Members are being asked to consider this evening in associated reports whether they
wish to progress the next stage of the design of the Ice Bowl and associated works. In
previous discussions, Members have indicated a desire to see through the delivery of the
Ice Bowl in this election term, fundamental to this is determining a balance between
quality of design and construction, programme time and cost.

2. If Members are minded that they want a rapid construction programme, the cost
uncertainty and quality becomes less certain.  The programme of delivery outlined to the
Members to date has been on a traditional design and then construct approach.

Key Issues 

1. Attached at Appendix 1a is the Draft Procurement Options which outlines the
procurement options.  This is supplemented by Appendix 1b (Procurement Strategy 
Workshop Presentation) which will influence the final draft strategy should Members agree 
to the relative weightings.  These weightings were developed following a workshop with 
senior officers within the Council on the various influencing factors.



2. Officers applied the weightings as depicted in the table below within the Strategy following 
the directions to date given by the Elected Members though both Committee and the 
Workshops.  Members are asked to consider the weightings as outlined as being reflective 
of the intent to achieve the balance in time cost quality. 

 
 

 
 

3. Members will note the significant weighting put against quality and this effectively runs the 
programme out to the end of the next Election Term.  Having said that, in line with the 
caveat to date there are always risks that have to be managed and mitigated in order to 
achieve that programme.  For example, planning and/or procurement challenges.   

 
4. It also should be noted that the Procurement Options, given the weightings and informed 

by our independent quantity surveyors’ market intelligence, has concluded that we should 
lead with a traditional full design followed by a construction contract.  That said, there will 
be specialist services, such as the ice rink equipment, that will require, because of limited 
contractors available to do this specialist work, to be separately appointed and have a 
design and build element.   

 
5. Members may recall that in the initial piece of the V4 Consultant’s report and their findings 

within the market engagement.  These findings have been further supported by the market 
research by Max Associates and conclude that a design build operate and maintain model 
was not favoured in the current wider marketplace.  Thus this approach has been 
eliminated as it would significantly limit the procurement options and therefore an ability to 
achieve a value for money solution.  In an associated report the Director of Leisure & 
Community Services will update Members on the consideration of operating model 
options.  

 



Recommendation: 

Members are recommended to consider whether the weightings are appropriate and agree to 
take forward a traditional design and then build option so as to ensure quality and cost 
management are maintained. 

Finance and Resource Implications: 

The strategy is designed to limit the cost variables, provide for the best opportunity to achieve 
value for money and support the Members in any future approval for Capital Expenditure on the 
project. 

Screening: 

Equality and  
Good Relations No 

 Environmental 
Impact 
Assessment 

Yes 
 Rural 

Impact 
Assessment 

No 

 

SUBJECT TO PLANNING APPROVAL: No  

If Yes, “This is a decision of this Committee only. Members of the Planning Committee are not bound by the 
decision of this Committee. Members of the Planning Committee shall consider any related planning application in 
accordance with the applicable legislation and with an open mind, taking into account all relevant matters and 
leaving out irrelevant consideration”. 

 

APPENDICES: Appendix 1a – Procurement Options 
Appendix 1b - Procurement Strategy Workshop Presentation 
 

 

HAS IT BEEN SUBJECT TO CALL IN TO DATE? No  

If Yes, please insert date: 

 

 

 

 

 

 

 

 



 
 

Special Capital Projects Committee  
 

22nd August 2019 
 

Confidential Report from: 

Director of Service Transformation 

 
 

Item for Decision 

TITLE: Agenda Item 3.3 
Appointment of SIB support in developing outline business cases for key 
Sports Development Projects and cemetery provision within the Capital 
Programme 

 

Background and Key Issues: 

Background 
 
1. Members may recall that through the Leisure and Community Services committee that the 

Council had agreed to progress a Pitches Strategy. This involved, amongst other things, a 
synthetic upgrade of pitches, intermediate league provision on key sites at Lough Moss, 
Laurel Hill, Billy Neill and Hydebank. A notional sum has been included within the Capital 
Programme for these projects and this has profiled to commence this year. 

2. Laurel Hill Pitch is subject to a funding application process with the Department for 
Communities, Sports Division as well as security of tenure. 

3. Members will be aware that a priority within our capital programme is the development of 
expansion and development of our cemetery provision so as to future proof burial space 
demand. 

4. Within the current accounting manual process in order to borrow money for capital 
expenditure on a project of this nature, it is a requirement to have an economic appraisal be 
carried out. 

 
Key Issues 
 
1. Members when considering the pitches strategy noted the interdependencies as well as the 

spread of provision across the Council area. In line with that original consideration it follows 



that it would be conducive that any economic appraisal takes in consideration the wider 
programme and the interdependencies provided by the development.  

2. However each of the sites will have their own issues including Planning, procurement, 
funding, community engagement etc. There are therefore different priorities and pressures 
in progressing each of the economic appraisals however to issues these to the market 
would have a risk in losing the synergies falling out of the strategy and the associated 
evidence base. 

3. Consequently it is proposed to address the potential loss of the opportunity and therefore 
having to pay for the same work twice to use the services of SIB consultants. There is also 
the added advantage of being able to control the progress of the workflow through the 
capital programme and meet third party requirements where funding is available. 

4. Experience has shown that there is no financial advantage in using SIB appointments to the 
Council where there is a single commission and typically full government approved green 
book appraisals can cost between £25 to £30K for projects of this quantum. In addition there 
is no risk transfer to a third party contractor. However this has to be balanced against the 
flexibility offered, through this mechanism which also will have a guaranteed quality.   

5. The works will be phased in line affordability limits as governed through the capital 
programme process, however, given the Members are committed to the pitches 
development there is minimal risk of this work being nugatory.  The commission will be 
funded from within the capital programme allocation for the project and will aid the 
assessment of affordability from within the overall programme 

6. Through Environmental Services Committee a report will be tabled to consider the Council’s 
options around future proofing our burial provision.  In bringing this forward the Directors are 
in discussions with their neighbouring councils to understand the interdependencies at a 
sub-regional level for this service.  Given the need to expedite the work with both a short 
and long term view which includes closing out our current expressions of interest it will 
require an economic assessment.  Similar to the reasons outlined above where there will be 
highly complex and multiple interdependencies officers believe it is favourable and most 
economically advantageous to use the services of SIB consultancy for this project.  This will 
maximise the flexibility whilst minimising the cost. 

 

Recommendation: 

 
Members are recommended to consider the information and appoint through 2 separate 
commissions using the SIB collaborative agreement consultancy support;  

 to deliver 4 outline business cases for each of the pitches included within the pitches 
strategy and provided for within the capital programme 

 for to carry out an economic assessment on the various options in order to progress 
cemetery provision 

 

Finance and Resource Implications: 

The total cost is estimated to be in the region of £80-100k and will be met from the capital 
budget allocated against the pitches strategy within the capital programme.   



Screening: 

Equality and  
Good Relations Yes 

 Environmental 
Impact 
Assessment 

Yes 
 Rural 

Impact 
Assessment 

Yes 

 

SUBJECT TO PLANNING APPROVAL: Yes  

If Yes, “This is a decision of this Committee only. Members of the Planning Committee are not bound by the 
decision of this Committee. Members of the Planning Committee shall consider any related planning application in 
accordance with the applicable legislation and with an open mind, taking into account all relevant matters and 
leaving out irrelevant consideration”. 

 

APPENDICES: None 

 

HAS IT BEEN SUBJECT TO CALL IN TO DATE? No  

If Yes, please insert date: 
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1. Introduction 
 

Lisburn & Castlereagh City Council (LCCC) has appointed AECOM as Project Manager / 

Employer’s Agent and Designers for the redevelopment of Dundonald International Ice Bowl 

(DIIB).  

This document is intended to outline the procurement options available for the construction of 

DIIB. It will outline the benefits and risks associated with each of the options and ultimately, in 

conjunction with a contract management workshop, identify the most appropriate mechanism 

to successfully deliver the redevelopment of Dundonald International Ice Bowl.  

The primary objectives of the procurement strategy are to maximise the ability to achieve the 

following :- 

 Cost certainty at award of construction contract 

 Best value for money 

 Quality of construction 

 Speed of delivery 

 Market acceptance of delivery route to ensure competitiveness 

This report is being published alongside the RIBA Stage 2 Design and cost estimate.  
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2. Critical Issues 
 

2.1 Introduction 

The following critical issues have been identified which will have a impact on the success of 
the procurement strategy. 
 

a) Relationship between design & construction 
b) Time – Cost – Quality & allocation of risk for each 
c) Completeness of design at the point of the construction contract award 
d) Discipline of the Client and Design Team to resist instigating change following award 

of the construction contract 
e) Experience & capability of design team to ensure that all aspects of design are 

considered and communicated to the Client at each sign off stage 
f) Full engagement of the Client / Project Sponsor 
g) Development of the brief to ensure that best practice and benchmarking against new 

similar developments is being utilised in the development of design and specification 
h) Procurement of specialist Bowling and Ice infrastructure to ensure that high quality 

products are being sourced that deliver the best whole life value 
i) Capacity and capability of the main contractor for the main works and inclusion of the 

specialist items  
j) Robustness and clarity of the works information and contract documentation  
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3. Construction Risks 
 

3.1 Introduction 

The risks below require to be managed and mitigated as the programme for design, 
procurement & construction develops. These risks will be managed under a separate risk 
management process and register. Change (during design and construction) is the biggest 
single factor in generating cost and time increases.  

3.2 Programme 

It is the Main Contractor’s obligations under a contract to provide a construction programme 
and to resource, co-ordinate and manage all activities on the agreed construction programme 
to the issue of the Completion certificate.  The Employer’s Representative and advisors 
manage the programme activities through site inspections, progress meetings and reporting.  
They should challenge the Main Contractor on progress and advise the Client on a regular 
basis of actual progress versus planned progress. 

3.3 Cost / Value for Money 

The establishment, proactive utilisation and diligent management of change process is 
essential to controlling cost and time ensuring that the project is being delivered within the 
budget set by the Client.  Up-to-date regular cost reports from the Quantity Surveyor to inform 
the Client and Project Manager of the financial health of the project at regular intervals, to 
facilitate corrective action to be instructed to address issues, where required.  Change under 
design & build can be more expensive than under traditional contract. Consideration will be 
given to tracking cost, quality and programme delivered through an earned value analysis with 
the key integers regularly reported to the programme board. This approach is dependent on 
the acceptance of the recommended approach. 

3.4 Design Management 

Establishing who is responsible for designing particular elements of work, ensuring that the 
design is coordinated. Importantly on a design and build contract ensuring the Client’s Design 
Team and the Contractor’s designers fulfil their respective obligations. If the Clients designers 
are novated as part of a design & build contract AECOM recommend that the Client procures 
a monitoring team to review the design and construction of the new facility. This is common 
practice on design and build contracts. 

3.5 Quality Control 

All eyes need to be on the construction activity to ensure that the products and materials 
specified are being used, and that the quality of workmanship is within the tolerances detailed 
in the Works Information.  Under a traditional contract the services of the Design Team (ICT) 
will be utilised to monitor quality, and the scope of services may be enhanced to the provision 
of resident resources to provide greater level of vigilance on site for monitoring the 
construction activity, also including recording activities on site such as resources, plant and 
sequence of construction activities. Under design & build it is often desirable to retain the 
services of advisors (cost and technical) who will perform the quality, progress and resource 
monitoring. This team may also be enhanced with the addition of a clerk of works who could 
monitor onsite activity and workmanship. This has been proven to lead to fewer building snags 
and defects. 

3.6 Contractor Performance 

Contractor performance for both quality and adherence to programme will need to be closely 
monitored by the Project Manager / Employer’s Agent and Supervisor. Where slippage is 
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occurring robust action by the Client Team will be required to challenge the Contractor to 
implement correction action.  

3.7 Design & Technical Advisor 

Under a design & build contract the performance of the design team is under the control of the 
Main Contractor, it will be his responsibility to obtain all information in a timely manner. It will 
be the responsibility of the Employer’s Representative to ensure timely performance of the 
design team (conventional) or advisor (design & build), so as not to create opportunities for 
claims from the Main Contractor under either contract 

3.8 Insolvency 

Risk may arise from a number of sources including Main Contractor, specialists, sub-
contractors, suppliers, sub suppliers and manufacturers. A performance bond could be 
executed with the Main Contractor and collateral warranties executed with key specialists. 
Financial checking of the PQQ and ITT applicants is also recommended to minimise this risk. 

3.9 Supply chain (subcontractors & suppliers) 

When relying on specialist sub-contractors, the Main Contractor is open to the risk of 
unacceptable demands for upfront payment for materials and services, which is not typically 
accommodated under the contracts. Depending on the scenario, warranties, vesting 
certificates and bonds may be required. This is to be analysed further when decisions on the 
procurement route and specialist items have been made. 

3.10 Specialist subcontractors 

This is likely to be a desire for the Client to control and manage the procurement of specialist 
subcontractors for the Ice Rink and Bowling facilities. Careful consideration needs to be made 
to ensure that responsibility for coordination and construction of both elements remains with 
the main contractor. Depending on the agreed route, this could be agreed with the Contractor 
through the Early Contractor Involvement process if it was chosen. 

3.11 Market Conditions 

The capacity of the existing market and their supply chain requires to be managed for a 
project of this size and specialist nature represents a risk to the council. Anecdotal evidence is 
that the local Tier 1 Contractors receive better rates across the wider UK construction market. 
Anecdotal evidence would also support a reluctance on the part of Tier 1 Contractors to 
accept the high cost of tendering a design & build contract along with the additional design 
risk also being passed to the Contractor. The risk for price fluctuations, availability of 
materials, availability of skilled resources, and industrial relations should be the responsibility 
of the Main Contractor under any contract discussed.  Brexit is another factor which will also 
influence the market however this risk will remain with the Client at this point. 

3.12 Contractual disputes 

There is an increase in the use of dispute resolution procedures. Detailed file notes and 
correspondence shall be maintained by the Design Team / advisors and Project Manager / 
Employer’s Agent. 
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4. Procurement Options 
 

In this section we outline the alternative procurement routes typically used in the construction 
industry, identifying how they affect the fundamentals of time, cost and quality and the 
advantages and disadvantages of each route. 

4.1 Option 1 - Conventional Procurement 

Time 

A Contractor cannot be appointed until the designs are complete, and therefore would not 
start to plan the construction work until then. Construction timeline (contract period) is set by 
the Employer.  

Certainty of Timing  

There is a low risk that the contract completion date could over-run. With regard to the 
completion date, we recognise that the object of good management is to avoid problems 
arising from the issue of information and instructions. It is nevertheless true that it is actually 
in the Contractor's commercial interest to establish grounds for extensions of time due to late 
or insufficient information, so that the Contractor is in a position to generate claims for loss 
and expense. 

Cost 

It is generally recognised that tender sums in traditional contracting can be expected to be 
as low, if not lower, than in any other forms of procurement for the work as defined in the 
tender documents.  Historically the risk that the final cost exceeds the tender cost is high in 
traditional contracting. 

Quality 

This method of procurement is generally recognised as providing a framework within which 
the desired quality standards should be achievable. 

Advantages 

- Precise client requirements are reflected in drawings, specifications and documentation. 

- Familiarity with process by all parties. 

- Pricing of works will be accurate and competitive, reflected in lump sum tender / contract. 

Disadvantages 

- Not a Guaranteed Maximum Price (GMP) Contract. 

- Longest overall programme as time required for complete design / tender documents. 

- Traditional contracts can be prone to variations, often due to Client/ End User 
requirements that were not available at design stage. 

- Design changes will result in a variation to the contract. 

- Traditionally has scope for adversarial claims from Contractor surrounding late 
information, uncoordinated designs and Client changes. 
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4.2 Option 2 – Negotiation Open Book 

Time 

A Contractor could be appointed whilst designs are being completed by using a ‘’fast track’’ 
two stage method, allowing construction planning and buildability input to start earlier. 

The construction period that remains after allowing for the pre-construction activities should 
be short as the Contractor has had an opportunity to influence design solutions and 
construction methodology. 

Certainty of Timing 

However, unlike Conventional Procurement, this route has the added advantage of allowing 
construction planning and buildability input to start that much earlier.   

However, the same risks remain as the conventional procurement. 

Cost  

Although the framework under which the costs are reviewed and agreed is more transparent 
under a negotiated route, it can be more expensive than a traditional route.  This is due to 
the Main Contractor including risk allowances for items where the design is not fully 
complete and also inflating prices to achieve a greater commercial return.  

This project will be subject to the Public Contract Regulations and OJEU procurement 
regulations. It would be difficult to justify using a negotiated approach under these 
regulations. 

Quality 

This method of procurement is generally recognised as providing a framework within which 
the desired quality standards should be achievable. 

Advantages 

- Opportunity to negotiate costs based on previously tendered works of similar nature. 

- Contractor can be handpicked based on experience and capability. 

- Method and sequence of working will be flexible. 

- Transparency of costs. 

Disadvantages 

- Negotiations tend to result in a higher agreed cost for a variety of reasons. 

- Overall programme likely to be longer due to protracted negotiations. 

- Lack of competition may result in poor value for money. 

- Lack of firm detail may lead to costs being cautiously inflated. 

- Uncertainty of extent of works at contract award will lead to lack of cost certainty. 

- Highly intensive contract administration during the works by contractor, PM and design 
team. 
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4.3 Option 3 – Management Contracting 

Time 

A Management Contractor would be appointed in the early stages of the design process, 
allowing construction planning, buildability, etc. to commence. 

Certainty of Timing 

As opposed to a traditional contract relationship, the Management Contractor should be 
seen as member of the Team and as such should be less confrontational. However, with the 
risk of the Liquidated & Ascertained Damages in the contract it can lead to the Management 
Contractor protecting his commercial interest by establishing grounds for extension of time 
through late or inadequate design lacking information or tender packages. 

Cost 

Cost control is reliant upon control of the agreed cost plan and the ability of the Design Team 
and the Management Contractor to procure the project within set budgets. There is a 
growing tendency to convert to a GMP at some stage. 

Without any guarantees, it could be in the Management Contractor's commercial interest for 
there to be a cost over-run as they are typically appointed on a percentage basis, however, 
this can be overcome by a fixed fee bid. 

Quality 

This method of contracting should provide a framework within which the desired quality 
standards are achievable.  There is however some risk that design decisions may be 
affected by expediency to keep pace with construction, or to keep within the cost parameters 
set with the work package tender enquiries (designing to a cost). 

Advantages 

- Expert construction method and buildability advice. 

- Allows for direct discussion and negotiation with Package Contractors. 

- Single point contractual and payment arrangements for The Employer with the 
Management Contractor. 

- Overall Programme, Completion Dates and L & A Damages well defined and, relative to 
Construction Management, easy to administer. 

- Should be non-confrontational in its operation but in reality can become so, particularly in 
relation to monies expended to meet the Programme or if L&A Damages are a possibility. 

 

Disadvantages 

- Low focus on cost control 

- Deliberately written as a low risk contract with many costs met by the Client; 

- No incentive for the Management Contractor to control package costs 

- Cost increases can be substantial, particularly as there is a tendency for the agreed cost 
plan to be adjusted. 
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4.4 Option 4 – Design & Build (Single Stage) 

Whilst the simple single stage Design and Build option could be considered in a general 
report on procurement, we have discounted it as inappropriate for a complex entertainment 
centre and will not discuss it any further detail. There is too much uncertainty around 
retaining the quality of the design and construction. If an IST is appointed at an early stage 
with limited design then it is possible a high level of risk will be priced into the contract sum. 

The impact of market conditions will also have an influence on this option as it is considered 
to be the least desirable option from a constructors view point.   

If Design and Build is to be considered then Option 4 and 5 below should be explored further 
including the importance of who carries the Planning Consent risk. 

 

4.5 Option 5 – Design & Build (Two Stage) 

Under this strategy, the benefits of Design and Build are incorporated into the contract whilst 
reducing the traditional risk areas.  

Time 

The Main Contractor could be appointed as design is being worked through, allowing 
construction planning and input to start at that time. However, a two-stage approach typically 
involves the Main Contractor in an element of competitive tendering, usually on prelims, 
overheads, community benefits and profits at Stage 1. 

Certainty of Timing 

Much of the risk is transferred to the Contractor in this form of tender, hence the risk of time 
over-run of the construction period lower than it is with any other procurement route. The 
Contractor is focussed on delivering to programme. 

Delay can also be incurred during the process of agreeing costs at the 2nd stage of the 
procurement process.  

Cost 

Tendered costs may be expected to be higher than those received through traditional routes, 
to accommodate the Contractor's risks.  However, the risk of cost over-run is reduced 
therefore the exit cost should be closer to the tendered cost under this form and can be 
ensured through detailed benchmarking to ensure value for money is achieved..   

The Contractor will probably appoint his own Consultants to verify the design in Stage 1, 
however, the Client’s consultants could be novated at Stage 2. There are advantages and 
disadvantages to this which have already been identified in this report.  The risk of post-
contract cost increases is much lower than it is with any other procurement route as co-
ordination risks, typically a major heads of claim item, is transferred to the Contractor.  
Scope changes remain the Client’s risk and are often capitalised upon by the Contractor. 

Contractors have a tendency to endeavour to drive up the costs during the 2nd stage of the 
procurement process prior to agreement of the contract sum.  

It would be typical to convert the contract sum into a Guaranteed Maximum Price (GMP) 
which brings with it a high degree of cost certainty throughout the construction phase 
provided changes can be minimised. 

Quality 

Problems of quality are generally cited to be the principle disadvantage of the procurement 
method, and so steps must be taken to ensure that if this route is used, quality will not be 
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compromised.  This can be addressed by the completion of the majority of the design in 
conjunction with the structure of the Employer’s Agent Team and should ensure a quality 
product is specified. By its nature it is a cost driven contract, for the Contractor, and it is 
therefore very difficult for the Client to impose quality constraints. The introduction of a full 
briefing and near full design should assist in mitigating potential problems in this regard. 

Advantages 

- Stage 1 Tender process offers competitive tender with a degree of cost certainty. 

- Stage 1 Tender enables Contractor Selection to be based on both Qualitative and 
Quantitative measures. 

- Selection of Contractor on Completion of Stage 1 enables them to be “brought into” the 
Team at an early stage of the Project Programme and assist in its development. 

- Process enables greater flexibility in both programme dates and extents of works. 

Programme duration is generally shorter than Conventional Procurement. 

Disadvantages 

- Limited level of detail may result in the cost of the scheme being inflated until design risk 
has been engineered out of scheme. 

- Extended involvement for the Contractor- when compared to traditional procurement 
methods 

- Highly intensive Contract Administration during the second stage of the Procurement 
process by Contractor, PM and Design Team with risk for potential delay to the 
programme. 

- Variations during the construction phase tend to be expensive and more difficult to 
implement. 

- Disconnect between Design Team and Client may lead to problems. 

 

4.6 Option 6 – Design & Build (Target Cost Contract) 

This option would have very similar characteristics to Option 5. In this case a Target Cost 
Contract would used as the Construction Contract. This contract is an Open Book contract 
with the target cost being agreed at the early stage of procurement. A Pain : Gain 
mechanism is introduced to incentivise the contractor to optimise performance and 
programme. The Pain : Gain mechanism effectively generates a GMP Contract. 
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5. Key Drivers 
 

The Key Drivers for the successful delivery of DIIB are considered to be the following :- 

Nr DIIB - KEY DRIVER 

1 Cost certainty before commitment to build 

2 Most economical construction cost (within Quality : Price ratio) 

3 Ability to combine with a Guaranteed Maximum Price 

4 Programme certainty before commitment to build 

5 Maximise programme efficiency (inception to completion) 

6 Control over design and materials - Quality 

7 Control over choice of trade contractors and subcontractors 

8 Control over selection of Specialist contractors (Ice, Bowling) 

9 Input during design from Contractor on programme and buildability 

10 Control over programming/planning on site 

11 Direct contractual arrangement between Employer and Designers 

12 Single point of responsibility (Design v Construction) 

13 Delay damages recoverable from the Contractor in the event of late completion 

14 Ease of accommodating variations 

15 Market acceptance of selected contract and willingness to tender 

 

The list still requires to be developed and each driver will need to be prioritised and scored in 
order to provide an objective assessment of the most appropriate procurement route for 
DIIB.  
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6. Phasing 
   

See Phasing Drawings at the end of this section.  

6.1 Enabling Contract 

Enabling works contract to be planned and procured (separately from the main 
construction works) during the RIBA Stage 2 Design period. These works will comprise 
the new car and bus park at the entrance to DIIB just off the roundabout on the Old 
Dundonald Road. Also the new carpark to be built adjacent to the Caravan Park on the 
north side of the old Dundonald Road could be included. Undertaking these works in 
advance of the main construction contract will ensure that sufficient carparking is 
available when the main contractor takes possession of the main part of the site and a 
proportion of existing carparking is lost.  

 

Existing carparking spaces – 159 (including 9 disabled) 

New carparking spaces - 215 (6 bus spaces) 
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6.2 Phase 1 

This is the primary part of the construction works in which 10 bowling lanes of the 
existing DIIB are demolished and the new DIIB is constructed alongside the existing 
DIIB. This is envisaged to be a twenty four month construction period. Provision will 
have to be included to ensure that disruption to the existing DIIB, surrounding 
operators and the public is minimised during this period. However it must be 
recognised that disruption to some degree is inevitable due to the close proximity of 
the new build to the existing Ice Bowl.  

 

Existing carparking spaces – 342 (including 9 disabled) 

New carparking spaces - 0 

During construction – 336 

 



Dundonald International Ice Bowl Report Refresh 
Procurement Options 

 

DRAFT 

 

 

 
Prepared for:  Lisburn & Castlereagh City Council   
 

AECOM 
16 

 

6.3 Phase 2 

The is a short period towards the end of the Phase 1 period (approximately month 21) 
to facilitate alterations to the existing carpark and to construct drainage runs which 
need to be in place at handover of the new building at the end of Phase 1.  

 

Existing carparking spaces – 342 (including 9 disabled) 

New carparking spaces - 0 

During construction – 336 
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6.4 Phase 3 

This phase commences once LCCC has completely vacated the existing Ice Bowl and 
operations have moved to the new building. The works comprise the demolition of the 
existing Ice Bowl, construction of the decked carpark, play park and surrounding 
landscaping. This is envisaged to be a 8 month period.  

 

Total public car parking spaces – 311 

Total health care parking spaces – 22 

Total car parking spaces – 333 
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6.5 Phase 4 

On completion and handover of the decked carpark the Contractor takes possession of 
the remaining carparking areas adjacent to the Pirates Golf and completes the 
outstanding soft landscaping. This period is envisaged to be one month. This phase is 
the last element of the construction project and completed the overall development.  

 

Option 1  

Decked carpark – 260 (95 + 10 disabled upper deck + 143 + 12 disabled lower deck) 

Total + other carparking - 513  

Option 2  

Single level carpark – 155 (143 + 12 disabled) 

Total + other carparking - 430 
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7. Construction Contracts 
 

7.1 Contracts 

Whilst it is understood that Lisburn & Castlereagh City Council are not subject to Central 
Procurement Directorate guidance, Council have largely embraced the principles of the NEC 
suite of contracts. 

Given that we fully expect the programme of works to be run, administrated and delivered in 
a collaborative fashion between all parties, and that the Council Consultant team will be 
appointed through the NEC suite it makes sense to use the same approach for the IST.  This 
ensures a consistent approach is taken with all the appointment documents and uses an 
approach with which both the market and Council are familiar. 

At the commencement of Stage 3, AECOM will set up and chair a Procurement Workshop 
which in turn will influence the NEC Contract selection. The various main options under the 
NEC Engineering and Construction Contract are as follows: 

- Option A – Priced Contract with Activity Schedule 

Option A is a priced contract with an activity schedule where the risk of carrying out the 
work at the agreed prices is largely borne by the contractor. 

- Option B – Priced Contract with Bill of Quantities  

Option B is a priced contract with a bill of quantities where the risk of carrying out the 
work at the agreed prices being is borne by the contractor.   

- Option C – Target Contract with Activity Schedule  

Option C is a target cost contract with an activity schedule where the out-turn financial 
risks are shared between the client and the contractor in an agreed proportion 

- Option D – Target Contract with Bill of Quantities  

Option D is a target cost contract with a bill of quantities where the out-turn financial risks 
are shared between the Client and the Contractor in an agreed proportion 

- Option E – Cost Reimbursable Contract  

Option E is a cost reimbursable type contract where the financial risk is taken largely by 
the client 

- Option F – Management Contract  

Option F is a cost reimbursable management contract where the financial risk is taken 
largely by the client 

 

 

 

 

 

 

  



Dundonald International Ice Bowl Report Refresh 
Procurement Options 

 

DRAFT 

 

 

 
Prepared for:  Lisburn & Castlereagh City Council   
 

AECOM 
20 

 

8. Government Procurement 
Regulations 
 

8.1 Northern Ireland Public Procurement Policy (NIPPP) 

It should also be noted that the appointment of a Main Contractor should satisfy the requirements of the NI 

Public Procurement Policy (NIPPP). Where additional funders may be brought on board it is essential to 

ensure compliance or strong reasons reason why deviation from the NIPPP is necessary.    

 

8.2 Official Journal of the European Union 

The level of capital expenditure the project will be subject to the OJEU procedures. Further advice on how 

to best shorten the time scales on this will be sought at the appropriate time in the process. 

 

Based on the project objectives and deliverables the OJEU procurement options for the new DIIB scheme 

are -  

- Open Procedure 

In open procedures, any interested economic operator may submit a tender in response to a 

contract notice from the contracting authority. 

- Restricted Procedure  

In restricted procedures, any economic operator may submit a request to participate in response to 

a call for competition by providing the information for qualitative selection that is requested by the 

contracting authority. Only those economic operators invited to do so by the contracting authority 

following its assessment of the information provided may submit a tender 

- Competitive procedure with negotiation 

In competitive procedures with negotiation, any economic operator may submit a request to 

participate in response to a call for competition by providing the information for qualitative selection 

that is requested by the contracting authority. Only those economic operators invited by the 

contracting authority following its assessment of the information provided may submit an initial 

tender which shall be the basis for the subsequent negotiations. 

Other potential OJEU procurement options could be adopted. However at this stage it is not anticipated 

that any of these would be considered suitable procedures for Dundonald International Ice Bowl.  

- Competitive dialogue  

Innovation partnership 

- Use of the negotiated procedure without prior publication 

 

  Section to be updated when the initial next steps in Section 9 have been agreed with LCCC. 
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9. Next Steps 
 

9.1 Overview 

The advantages and disadvantages of each of the procurement and contract routes relevant to the LCCC DIIB 

have been discussed in detail above. In consultation with interested parties we have identified Council’s Key 

Drivers and how they best fit with each of the procurement options.  

It should be noted that this strategy should be seen as a live document and will be reviewed at key stages during 

delivery of the programme. 

 

9.2 Next Steps – Contract Strategy 

- Council & Quantity Surveyor to return comments on the initial procurement query register to AECOM  

- AECOM to set up Procurement workshop to discuss the various options highlighted and develop a Contract 

Strategy 

- Define scope of potential Enabling Works Contract 

- Agreement on Procurement route and Contract Strategy for Enabling and Main works  

- AECOM to update Procurement Options report  

- Issue Contract Strategy report for formal acceptance  
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Gerry Coghlan – AECOM - Lead Project Manager 

Pat Mullan – Edmund Shipway - Lead Cost Manager

Jeremy Knox – LCCC - Project Manager

Sara Pearson – AECOM - Lead Designer

Rowan Prendiville – AECOM  - Project Manager

PROJECT TEAM



– Summarise Procurement Options Report

– Review success drivers

– Review risks

– Confirm procurement options

– Review Pros & Cons of procurement options

– Confirm success drivers

– Score procurement options against key drivers

– Conclusion

– Summary & Next Steps
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WORKSHOP OUTLINE



– Today Procurement Strategy:

• Aim: high level approach to achieve optimum balance of risk, control and 

quality for this project

– Next Step Contract Strategy:

• Aim: detailed method adopted to select Form of Contract (NEC/JCT etc)

to be summarised in a Contract Strategy (separate to this process)
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PROCUREMENT STRATEGY -V- CONTRACT STRATEGY
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DRIVERS

Drivers

Programme 
Opening by 

Autumn 2022

Cost 
Certainty

Quality of 
Construction

Market 
acceptance 
of delivery 

route

Best Value 
for Money 

(VfM)

Key Drivers



• Programme

• Cost / VfM

• Design Management

• Quality Control

• Contractor Performance

• Design & Technical Advisor
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Construction Risks

• Insolvency

• Supply Chain

• Specialist Sub Contractors

• Market Conditions

• Contractual Disputes

Risks identified in Procurement Options Report



Mechanisms identified in Procurement Options Report

• Conventional

• Negotiation – Open Book

• Management Contracting

• Design & Build (Single Stage)

• Design & Build (Two Stage)

• Design & Build (Target Cost)
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PROCUREMENT STRATEGY
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Conventional

• Design Team employed by Client to develop brief

• Full Design completed prior to tender

• Main Contractor submits a lump sum tender and 

agreed programme

• Main Contractor has responsibility to deliver the 

project as specified to the cost and programme 

agreed at tender stage

• Client retains responsibility of sufficiency of design

Risk Client Contractor

Construction Schedule √

Cost certainty √

Control of design / quality √

Performance of design items √

Performance of Main Contractor √

Performance of Sub-Contractors √

Quality of Construction √

Brief

Design

Tender

Construction



Advantages

• Client has a high degree of cost certainty 

before start of construction

• Competitive process 

• Satisfactory public accountability

• Well known procedure

• Straight forward to arrange, control and 

value changes

• The main contractor takes responsibility 

for sub-contractors’ performance/works

• Design team are under the client’s 

control throughout - the client maintains 

control over development of design and 

hence quality 

• RIBA Stages 3 & 4 periods allow input 

from end users prior to entering in to 

construction contract
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Conventional

Disadvantages

• Slow to start on site (no parallel working)

• Main contractor not involved in design (except 

for specifically designated items)

• Reliant on quality and completeness of tender 

document

• Potentially adversarial

• Can be subject to costly “claims” if construction 

information is issued late or design is 

incomplete at the time of tender

• Degrees of cost certainty can be reduced by 

the volume of client/design team post contract 

changes

• Client takes responsibility for design team

performance including release of design 

information

• Not a GMP
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Negotiation / Open Book / ECI

• ECI Stage 1 – Contractor advises on ‘buildability’

• ECI Stage 2 – Contractor market tests the agreed 

design 

• Contractor tenders on basis of scheme design 

offering price on preliminaries, overheads, profit, risk 

and pre-construction fee

• Collaborative working to secure Sub-Contract 

packages (second stage)

• Client retains control of the design

Risk Client Contractor

Construction Schedule √

Cost certainty √

Control of design / quality √

Performance of design items √

Performance of Main Contractor √

Performance of Sub-Contractors √

Quality of Construction √

Brief

Design

ECI Stage 1

ECI Stage 2

Construction



Advantages

• Contractor advises on buildability in early 

design stages

• Can introduce cost efficiencies to design

• Contributes to phasing / programming of 

project

• Support on Risk Management and 

mitigation from an early stage

• Provides assistance in development of 

cost plan

• Open book tendering of Sub-Contracts

• Additional source of innovation

• Improved team ethos as contractor 

embedded from early stage
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Negotiation / Open Book / ECI

Disadvantages

• Potential ambiguity in contractor’s role 

during Stage 1

• Additional costs during early design stage 

due to contractor’s fees

• Potential for conflicting interests during the 

design stage

• Contractor involved before detailed design 

complete, potentially leading to cost 

uncertainty

• Delays can occur if prices cannot be 

agreed at 2nd stage

• Cost escalation through second stage

• Intensive contract administration
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MANAGEMENT CONTRACTING

• Design Team employed by the Client to develop the brief

• Brief is developed by the Design Team appointed by the 

Client who are then responsible for completing the full 

design

• A Management Contractor is appointed by the Client to 

manage the procurement and programme. Upon 

appointment the MC commits to a programme and a 

target Cost Plan

• Works Contractors (WCs) for trade packages are 

appointed directly by the Management Contractor

Risk Client MC Work

Contractors

Construction Schedule √

Cost certainty √

Control of design / quality √

Performance of design 

items

√

Performance of MC √

Performance of Work

Contractors

√

Quality of Construction √ √

Brief

Design

Tender MC

Tender Trade

Construction



Advantages

• Time saving potential for overall project duration

• Trade packages let competitively

• Programme certainty at award of contract

• Breaks down traditional adversarial barriers

• Clarity of roles, risk and relationships for all participants

• Late changes more easily accommodated

• Relatively easy to remove MC in the event of non-

performance

• Design team are under the clients control throughout

• Design team is managed by the client but to suit MC 

programme

• Client has control over selection of works contractors 

(WCs) but not as strong as under the CM route

• Liked by knowledgeable/experienced clients who like 

the ‘hands-on’ approach 

• Single point responsibility rests with MC for 

performance or quality of WCs design/workmanship
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MANAGEMENT CONTRACTING

Disadvantages

• No cost certainty prior to commencement of work on site, 

or in fact until completion

• Needs an informed client, able to take an active part in the 

process

• Design of later packages may affect work already 

completed on site leading to abortive additional costs

• Myriad of warranties required by client from WCs

• Greater administration for the client than in traditional 

procurement

• Client takes responsibility for design team performance

• Client carries risk of the WCs financial failure and their 

non-performance, unless the MC can recover the costs 

from the WCs

• Duplication of preliminaries

• Client/design team remoteness from WCs
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DESIGN AND BUILD (Single Stage)

• Design Team employed by Client to develop brief

• Project Design progressed to suitable stage prior to tender

• Employer’s Requirements issued to Main Contractors who 

submit their Contractor’s Proposals, lump sum tender and 

agreed programme

• Main Contractor has an obligation to deliver the project as 

defined within the Contractor’s Proposals to the cost and 

programme agreed within his returned tender

• Contractor retains responsibility for the design and design 

development 

Risk Client Contractor

Construction Schedule √

Cost certainty √

Control of design / quality √

Performance of design items √

Performance of Main Contractor √

Performance of Sub-Contractors √

Quality of Construction √

Brief

Design

Tender

Construction
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DESIGN AND BUILD (Two Stage)

• Design Team employed by Client to develop brief

• Project Design progressed to suitable stage prior to tender

• Employer’s Requirements issued to Main Contractors who 

submit their Contractor’s Proposals, lump sum tender for 

specific elements and agreed programme

• Detailed design is developed and contract sum agreed 

during second stage tender

• Works can commence on site prior to second stage 

agreement but this increases Employer’s risks

• Contractor retains responsibility for the design and design 

development 

Risk Client Contractor

Construction Schedule √

Cost certainty √

Control of design / quality √

Performance of design items √

Performance of Main Contractor √

Performance of Sub-Contractors √

Quality of Construction √

Brief

Design

Tender 1

Tender 2

Construction
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DESIGN AND BUILD (Target Cost)

• Design Team employed by Client to develop brief

• Project Design progressed to suitable stage prior to tender

• Employer’s Requirements issued to Main Contractors who 

submit their Contractor’s Proposals, lump sum tender for 

specific elements and agreed programme

• Detailed design is developed and contract sum agreed 

during second stage tender on an open book basis with 

agreement of a target costs and GMP (pain : gain share) 

• Works can commence on site prior to second stage 

agreement but this increases Employer’s risks

• Contractor retains responsibility for the design and design 

development 

Risk Client Contractor

Construction Schedule √

Cost certainty √

Control of design / quality √

Performance of design items √

Performance of Main Contractor √

Performance of Sub-Contractors √

Quality of Construction √

Brief

Design

Tender 1

Tender 2

Construction



Advantages

• Single point of responsibility 

• Inherent buildability built into the design 

development

• Cost certainty at outset or at second stage

• Reduced overall project time (if risk taken 

to commence on site prior to 2nd stage 

agreement)

• Earlier start on site – design can run in 

parallel (subject to level of design used for 

tendering) 

• Main contractor takes responsibility for the 

performance of the design team

• Design team can be novated for continuity 

/ security of design
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DESIGN AND BUILD

Disadvantages

• Client needs to commit before the detail design 

is complete – quality control could be an issue 

• Relatively fewer competent construction firms

• Reluctance in the limited market for the high 

tender costs for D&B (particularly single stage)

• Difficult for clients to prepare adequate and 

complete Employer’s Requirements

• Bids difficult to compare

• Post contract changes tend to be more 

expensive than traditional contracts

• Inflexible route to accommodate change

• Potential for design quality to suffer

• Loss of control of detailed design by the 

Employer
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DRIVERS

Drivers

Programme 
Opening by 

Autumn 2022

Cost 
Certainty

Quality of 
Construction

Market 
acceptance 
of delivery 

route

Best Value 
for Money 

(VfM)

Key Drivers Others?

- TBC

- TBC

- TBC

- TBC
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DRIVERS

Others?

- TBC

- TBC

- TBC

- TBC

Procurement Route

Evaluation Criteria (appropriate to the 

Client and Project)

Criteria 

Weighting %

Programme - Autumn 2022 deadline 20%

Cost certainty 20%

Best Value for Money (VfM) 20%

Market acceptance of delivery route 20%

Quality of construction 20%

Value Tree Priorities

User Experience

Inclusivity

User Comfort

Functionality

Operating Efficiency

Aesthetics

Innovation

Robustness

Maintainability

100%

Programme -

Cost Certainty -

Best Value -

Market acceptance -

Quality -

Weighting?
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PROCUREMENT ROUTE - SCORING Achieves Criterion

Very Well High 5

To an acceptable level Medium 3

At a minimum level Low 1

Does not achieve criterion None 0

Procurement Route

Evaluation Criteria (appropriate to the 

Client and Project)

Criteria 

Weighting %
Score

Weighted 

Score
Score

Weighted 

Score
Score

Weighted 

Score
Score

Weighted 

Score
Score

Weighted 

Score
Score

Weighted 

Score

Programme - Autumn 2022 deadline 15% 5 11.25 3 6.75 3 6.75 5 11.25 5 11.25 5 11.25

Cost certainty 20% 3 12 3 12 1 4 5 20 3 12 3 12

Best Value for Money (VfM) 15% 5 11.25 3 6.75 3 6.75 3 6.75 3 6.75 3 6.75

Market acceptance of delivery route 10% 5 5 5 5 5 5 1 1 3 3 3 3

Quality of construction 25% 5 31.25 5 31.25 5 31.25 1 6.25 3 18.75 3 18.75

Risk Transfer 15% 3 6.75 1 2.25 1 2.25 5 11.25 3 6.75 3 6.75

Value Tree Priorities

User Experience

Inclusivity

User Comfort

Functionality

Operating Efficiency

Aesthetics

Innovation

Robustness

Maintainability

77.5 64 56 56.5 58.5 58.5

Design & Build 

(target cost)

100%

Conventional
Negotiation / 

Open Book / ECI 

Design & Build 

(two stage)

Management 

Contracting

Design & Build 

(single stage)



How do we appoint the building 

contractor…?

25 June 2019



Framework or Non Framework

• Scape Framework

Non-Framework Option

– OJEU

• Timescale – based on procedure

• Multiple options

o Open procedure 

o Restricted procedure

o Competitive procedure with Negotiation

• Wider range of building contractors?
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PROCUREMENT MECHANISMS FOR CONSIDERATION

Contract

• NEC 

o Option A - Lump Sum + Activity Schedule

o Option B - with Bill of Quantities

o Option C - Target Cost with activity schedule

o Option D – Target Cost with bill of quantities

o Option F – Management Contract

• JCT

o JCT Standard (with or without quantities)

o JCT Design & Build



– Summarise outcome of Procurement Workshop

– Discussion 

– Next Steps 

• Finalise Procurement Strategy

• Draft Contract Strategy (Form of Contract, Contractual Terms)

• Follow-up Workshop if required
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SUMMARY & NEXT STEPS



Thank You

25 June 2019
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CONTRACTOR PROCUREMENT

OJEU

Open

Restricted

Competitive

Innovative

45 daysStand Still

10 days

Stage 1

35 days
Award

70 days
Stand Still

10 days
Stage 1

30 days
AwardStage 2

30 days

70 days
Stand Still

10 days
Stage 1

30 days
AwardStage 2

Min 30 days
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70 days Award
Stage 2

Min  30 days
Stand Still

10 days

Stage 1

30 days



Traditional

ECI & Construction 

Design and Build

Management 

Contracting

Construction 

Management

25 June 2019DIIB Procurement Strategy Workshop Page 27

COMMONLY USED PROCUREMENT ROUTES – BALANCE OF RISK

TIME
Client       Contr.

COST
Client       Contr.

QUALITY
Client       Contr.
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