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A new facility is a big investment. Regardless of whether it is your first new construction 
project or your latest addition, you want it done right. That’s why a delivery method with 
built-in agility and collaboration is the key to success during every step of the process.

The delivery method makes a difference.

The term “project delivery method” describes the 
combination of contract types and relationships used 
to take a construction project from first idea to final 
inspection. There are many delivery methods, but the most 
common in commercial construction are design-bid-build, 
construction management at-risk and design-build.

Design-build is the fastest growing, most popular delivery 

system in the nation. And while design-build isn’t right for 
every project, it’s projected to account for nearly half of all 
construction spending by 2025, with spending increasing 
34% over the 2018-2025 period (DBIA Data Sourcebook).

To help you understand why, let’s first look at each 
delivery method to evaluate the impact they have on the 
architecture and construction process:

3
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* It is important to note the distinction between design-build companies and design-build contracts. In this document, the term “design-build” is used when discussing 
   DB companies that design and build under one roof, not joint ventures (JV) made up of separate companies entering into a design-build contract. Statistics from the 
   Design-Build Institute of America also refer to a single company, not a JV agreement between two firms.

Design-bid-build puts the architect and general contractor (GC) under separate contracts with the owner, giving 
precedence to the design team, thereby putting them in a position to police the builder. One distinguishing feature 
of DBB: The architect/engineer completes design drawings and then solicits bids from multiple GCs  (builders) on 
the owner’s behalf. Traditionally, those bids are all opened on bid day, and the GC is selected on the basis of lowest 
bid (dollar amount). The architect/engineer goes on to oversee the construction phase. It’s a fixed-price contract, 
which results in change orders for any deviations from the bid documents throughout the duration of construction. 
Historically, this has been the most common delivery method in the Midwest. Many public entities continue to 
default to this.

Design-Bid-Build (DBB)

This delivery method puts you in the driver’s seat. There are still two contracts – one with the architect and one with 
the construction manager (CM) – but you select the CM much earlier using qualifications and a process that allows 
you to use more criteria than just bottom dollar - such as quality and trust - to select this partner. Once drawings are 
complete, the CM bids the project to subcontractors and becomes literally “at risk,” in that they present a guaranteed 
maximum price (GMP) and they take the loss if the project runs over budget. There can still be change orders, but 
early involvement by the CM reduces unexpected costs thanks to careful planning in the pre-construction phase. 
Using CMAR, the relationships are improved through collaboration between you, the architect and the CM, which helps 
to mitigate risk and results in a more successful project.

Construction Management At-Risk (CMAR)

In design-build* (DB), you’re not only in the driver’s seat, but you have an even greater reduction of risk because there 
is only one contract and one party accountable for your project’s success. Collaboration begins at the starting line 
and involves all players needed to develop your project and provide recommendations that fit your needs. Architects, 
interior designers, estimators, quality control managers, construction project managers and superintendents are 
all under one roof working elbow to elbow. All of these resources working together empower you to align all project 
decisions with your expectations from the start.

Design-Build (DB)
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Relationships Budget Schedule Quality

Contractor is chosen based on 
lowest price only.

Owner has no (or very limited) 
input in subcontractor and 
supplier selection.

Under separate contracts the 
architect and general contractor 
are required to protect 
themselves, which can result 
in adversarial relationships and 
competing priorities.

While initial budgets are 
established by the architect, 
actual costs are not known until 
design work is finished and the 
project has been bid.

An owner has zero knowledge 
of/transparency into the cost of 
the general contractor.

Lowest bid selection typically 
results in highest change order 
amounts, typically an additional 
5-8% above the bid price.

Lowest cost doesn’t equal best 
value.

Least flexibility to manage 
changes without greatly 
impacting cost.

Final cost uncertainty exposes 
owners to additional risk.

Change orders can slow down 
schedule.

No opportunity to fast-track 
schedule (overlapping design 
and construction timelines).

If quality isn’t specifically 
defined, a bidding contractor 
may be incentivized to limit 
quality to increase profits in 
initial bid.

Establishes an implied 
partnership between team 
members that represents the 
owner’s best interests.

Allows for owner input into 
selection of subcontractors and 
suppliers.

Contracts are structured so risk 
is shifted from the owner to the 
construction manager through 
a guaranteed maximum price 
(GMP).

Lowers risk of claims; 
subcontractor and supplier 
issues can be more easily 
mitigated than in design-bid-
build.

Early estimating and control 
budgets are set by the CM during 
pre-construction provide budget 
certainty.

Given the CM is selected earlier, 
there is potential for input into 
design decisions, helping  to 
reduce budget creep.

Some CMs, including Hutton, 
return 100% of cost below the 
GMP to the project owner.

Strong ability to manage change 
and change-driven impact since 
the CM is an owner advocate not 
incentivized by changes.

Fewer change orders.

Opportunities to fast-track a 
project (overlapping design and 
construction timelines).

Ability to control quality 
through the CM and architect 
relationship.

Since CMs compete on more 
than price, they are incentivized 
to develop quality control 
procedures and measures 
and invest in long-term 
commitments to quality.

Designers and builders operate 
as one design-build team 
and have a unified interest 
to represent only the owner’s 
interests.

Design-builder approach 
eliminates adversarial 
relationships between designer 
and builder.

Owner has maximum input into 
the selection of subcontractors 
and suppliers.

Liability lies solely with the 
design-builder. This translates 
into a low-risk construction 
delivery method for the owner.

Provides best opportunity for 
alignment between designer, 
contractor and owner.

Estimating team leverages cost 
history data and current market 
conditions to improve accuracy 
and eliminate surprises in the 
design process.

Team designs and builds with 
total project costs as a main 
priority.

Improved change management 
with design and construction 
team as one entity.

Provides best opportunity to 
fast-track a project (overlapping 
design and construction 
timelines).

Eliminates unnecessary 
redundancy in communication, 
producing the fastest process.

Allows for the highest ability to 
control quality through balance 
of best construction techniques 
and project priorities in lieu of 
lowest bid.
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Project Delivery Structure
The team structure for each project delivery method is driven by the contracts between the owner and the entities building 
their project.

With design-bid-build and construction management at-risk, a separate contract is required for the architect and general 
contractor/construction manager. This can create adversarial relationships between the two companies if there are 
changes to the project schedule or budget. With design-build, the owner maintains a single contract and works with this 
company from the beginning of the project through completion.

Design-Bid-Build

Owner

Architect General 
Contractor

Consultants Subcontractors

Construction Management At-Risk

Owner

Architect Construction
Manager

Consultants Subcontractors

Design-Build

Owner

Design-Build
Firm

Projects using design-build cost less per square foot when compared to construction manager at-risk and 
design-bid-build. Design-build projects also average less cost growth than a comparably-scoped project using CMAR or 
DBB. Design-build was also the best performing project delivery system in terms of schedule growth, delivery speed and 
construction speed (DBIA Data Sourcebook).

Cost Growth (%) Schedule Growth (%) Delivery Speed (ft2/mo)

DBB CMAR DB DBB CMAR DB DBB CMAR DB

1.9

0.9 0.9

2.5

0.2 0.0

1721

3655

4704

Data from the 2019 Design-Build Institute of America Sourcebook.

Most LeastRisk
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Selecting the Best-Fit Delivery Method
In September 2021, findings were released in a Design-Build Utilization Update that compared owner responses regarding 
their most influential factors in project delivery method selection. It reflected a slight priority shift between their 2018 and 
2021 studies (notably pre- and mid-pandemic), but the top five factors remained the same.

Owner goals and objectives were shown to be the primary influence in the selection of a project delivery method. When 
considering a project delivery method, an owner should select the one that best lends itself to the critical success factors 
associated with the project. In this study, market stakeholders identified the growing level of complexity on projects as 
an increasing factor of influence. Owners are looking for experts who can provide innovative solutions to address the 
growing demands of projects, along with increasingly expedited schedules, often with fewer in-house resources.

DBIA Design-Build Utilization Update, September 2021 | FMI Corporation

Owner goals 
& objectives

Delivery schedule

Project complexity 
& innovation

Initial cost

Contractor experience

46%

29%

48%

45%

41%

60%

50%

46%

46%

33%

2018 Study 2021 Study

Greatest 
increase 
compared 
to 2018 
study

14%

21%

Increasing project complexity and delivery schedule align well with 
THE BENEFITS PROVIDED BY DESIGN-BUILD.
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Factors influencing owners’ project delivery method selection | 2018 to 2021

https://dbia.org/wp-content/uploads/2021/09/FMI-DB-Market-Research-2021_2025.pdf


Design-Build Advantages
One Contract, Lower Risk
The DB contract reduces the risk associated with having 
multiple project partners, and at the same time offers 
the guaranteed maximum price assurance of the CMAR 
method. DB projects statistically result in fewer changes, 
fewer claims and less litigation.

Speed of Delivery
A study conducted by Penn State and CII showed design-
build to be an average of 61% faster than CMAR and 
102% faster than traditional design-bid-build. Rather than 
separating phases for designing, bidding and building your 
project, DB allows all three phases to overlap, accelerating 
the overall project timeline.

On an even more practical level, the days required to 
collaborate between multiple companies are reduced to 
hours or even minutes when all the leaders on your project 
work within the same company.

Communication
When DB is delivered by a single company under one roof, 
collaboration between designer and builder happens from 

day one. Change management and brainstorming is more 
efficient. In addition, there are fewer opportunities for the 
miscommunication that is more typical between separate 
companies not operating under the same roof.

Budget
DB promotes the earliest and most accurate view of your 
project cost possible. It minimizes the inefficiencies of 
time spent redrawing and conducting multiple rounds 
of revisions in order to establish an agreeable project 
budget. In contrast, a design-builder designs with your 
budget in the forefront of their minds from the start. 
They can immediately and easily collaborate in-office 
with estimators, materials experts and construction 
managers that are down the hall from them. DB has built-in 
accountability — built-in checks and balances.

This is a summary of the advantages of using design-build 
for your next project. And they’re all important. But one 
advantage that cannot be quantified is the mindset and 
attitude a DB firm brings to the project. You are likely to 
have the best project experience when there is a shared 
mindset of one firm serving your needs.

Increased 
Collaboration 
& Creativity

More 
Opportunities 
to Innovate

Ability to 
Fast-Track 
Project

Respondents most frequently associated the ability to fast-track, innovate and increase
collaboration/creativity on a project as key benefits of utilizing design-build.

Benefits associated with design-build

Architect/
Engineer/
Designer

Contractor/
Construction
Manager

Mfg./
Supplier/
Vendor

Specialty 
Trade
Contractor

Owner's
Adviser

Average 
Of All
Respondents

76% 89% 78% 89% 86%

74% 94% 56% 84% 90%

87% 88% 67% 84% 100%

84%

85%

89%

Owner

80%

83%

94%

DBIA Design-Build Utilization Update, September 2021 | FMI Corporation
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Owners who ultimately selected 
design-build for their projects 
were asked how well that delivery 
method met their key decision 
factors. Across the top factors 
influencing project delivery 
method selection, over 50% of 
respondents indicated design-
build exceeded expectations. 

Design-build was noted to enable 
greater team collaboration 
that resulted in a high-quality 
end result. By involving key 
stakeholders early in the process, 
the design-build team is able to 
identify and better address the 
owner’s goals and objectives.

The ability to select the best-fit team with the capabilities and expertise that best align with the project was noted as a 
key driver of positive experiences with design-build. Additionally, the ability of a team to get in early, identify potential 
innovations and work with the owner to articulate their definition of project success enables a greater likelihood that the 
team will have an excellent experience.

Design-Build Exceeds Expectations
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Percentage of respondents that indicated design-build exceeded 
expectations in addressing the characteristics.

Owner goals & objectives

Project complexity & innovation

Delivery scheduleContractor experience

DBIA Design-Build Utilization Update, September 2021 | FMI Corporation

Over 75% of survey respondents have had a ‘very good’ or ‘excellent’ experience on their design-build projects.
Delivery method experience | Percentage of respondents that selected very good or excellent

DBIA Design-Build Utilization Update, September 2021 | FMI Corporation

Design-Build

Design-Bid-Build

0% 20% 40% 60% 80% 100%

40% 37%

19% 13%

77%

32%

Very Good Excellent
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Design-Build FAQs

Is design-build pricing competitive?

There is no loss of competitive pricing with the design-build method. Design-build is just as competitive as other delivery 
methods. Similar to the other delivery methods, the design-builder will still get competitive bids from subcontractors for 
all scopes of work your project contains. It is also more transparent than design-bid-build. In design-bid-build you won’t 
see individual costs from the general contractor or the subcontractors. In design-build, you not only know how much the 
design-builder costs you, but you also see every scope of work and cost broken out line by line.

Aren’t design-build (companies) and joint venture design-build contracts basically the same thing?

An architect and a builder from separate companies might enter into a joint venture (JV) and call it design-build and use 
a design-build contract with the owner. The owner may indeed only have a single contact, but there is still an additional 
contract needed between the JV companies. This means your project is still being served by two separate companies 
who may have competing interests, communication delays and potential cost inefficiencies. A design-build (company) 
presents the best-case scenario and eliminates the inherent risks a JV presents.

Isn’t design-build better for projects that don’t need much creativity, like pre-engineered metal buildings?

Some design-build firms choose to focus on simple, quick-to-market building services. However, some design-builders 
(such as Hutton) focus on creativity and innovation to address project complexity. In fact, this is one of the top five 
reasons design-build was selected by respondents, according to a study released by the Design-Build Institute of America. 
The collaborative nature of design-build helps the team develop more creative solutions as the project and owner warrant 
them. The design-build delivery method fosters creativity; it doesn’t hinder it.

Isn’t it better to keep the contracts separate so the architect can “keep the builder honest” on cost and quality?

Unlike other delivery methods, design-build is a true system of checks and balances. With design-build, the architect and 
builder are held mutually accountable to the goals of the project and desires of the owner. Design-build allows owners 
to see the financial and schedule impacts of the design decisions clearly. Under one contract, designer and builder don’t 
compete against each other. Rather, they have shared incentive to “keep each other honest” so that their work meets the 
expectations of the owner.
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Hopefully at this point you’re feeling more confident in your understanding of project delivery 
methods and recognize the advantages of design-build. But if you still have questions, below 
are the most frequent ones we receive. 

https://dbia.org/wp-content/uploads/2021/09/FMI-DB-Market-Research-2021_2025.pdf


When it was time to expand their practice, Dr. Brock 
Lofgreen and his team learned about how and why to 
engage a design-build partner and delivery method rather 
than a traditional method.

Bursting at the Seams
It was more than 10 years ago that they realized they 
needed to expand their space to accommodate a growing 
business. VESH ran a large 24-hour emergency room and a 
multi-specialty hospital out of a 4,400-square-foot facility. 
They were using multiple off-site storage facilities to store 
equipment and other materials, which was wildly inefficient 

for their staff. While they were centrally located in Wichita, 
Kansas, their land made it impossible to expand on site. 
They needed to move into or build a new building, so they 
decided to build.

The Traditional Architect Route
Entering into the design phase of their building, they 
planned to take the path everyone they knew had taken: 
Hire an architect, then hire a CMAR to build, based on the 
architect’s plans. They did their research and selected 
an out-of-market architect who specialized in veterinary 
practice design. The relationship started out very positive, 

The Veterinary Emergency & Specialty Hospital of Wichita (VESH) opened in 1978 and is 
Wichita’s only 24/7/365 resource for emergency, nursing, surgical and advanced dentistry pet 
care. Their primary goal is to provide an emergency and intensive care facility for animals who 
are sick or injured when a pet’s regular veterinarian is not available.

Design-Build Case Study
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and the relationship itself remained positive. However, the 
process was not what they expected.

Designs for a Different Budget
In short, the architect presented an elaborate plan VESH 
could not afford. And the VESH team didn’t immediately 
recognize the lack of affordability at first because they were 
excited by the drawings the architect presented.

But when they worked with their CMAR to estimate costs 
based on the drawings, they learned the plans far exceeded 
their budget. They tried to work with the architect to scale 
back the design, but throughout this process, estimates 
remained over budget. 

Consuming Time They Didn’t Have
Perhaps the most frustrating part of the process was going 
back and forth between the architect and the CMAR. 

Because VESH had two separate contracts, staff members 
had to be the point-of-contact and mediator between both 
project partners. When they would get a new set of project 
plans from the architect, they would then take it to the 
CMAR and get estimates before returning to the architect 
to request a redesign to fit their budget. Staff went through 
this cycle multiple times.

A Pivot to Design-Build
The CMAR, in this case, was Hutton. Dr. Lofgreen had 
selected Hutton to build the veterinary hospital and quickly 
trusted Team Leader Spencer Levin as both a builder and 
a project adviser. When Dr. Lofgreen discovered Hutton 

offered full design-build services, he was intrigued.
He met with architect Matt Byrum to find out how Hutton 
might approach the project differently. Matt came to the 
first meeting with a thorough understanding of the project 
and their needs, and ideas for accomplishing their goals 
within budget. He quickly developed a rough draft, and 
was able to verify with his construction and estimating 
colleagues that it would fit the client’s budget.
 
Dr. Lofgreen chose to pivot to design-build and made 
Hutton his partner for the full scope of the project. The 
project’s timeline accelerated because the designers and 
builders worked together as one unit toward a common 
goal. Everyone was in the room for bi-weekly owner/
architect/contractor meetings, and everyone was on the 
same page. The original plan involved remodeling an 
existing building at a cost Dr. Lofgreen couldn’t afford. 
Hutton was able to remodel and add onto the facility for 
less money overall. VESH opened their new facility in April 
of 2020 at triple the size of their previous facility.

Conclusion
The VESH team admits they were skeptical of design-build 
at first. They had a vague notion that the process would 
lack checks and balances.

What they learned is that in reality, there are better, more 
efficient, checks and balances in design-build because 
everyone working on this project was aligned toward a 
single outcome under one roof. Now Dr. Lofgreen says he 
can’t imagine why anyone would choose a method other 
than design-build for their project.
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Our Purpose
Together, we exist to build life into our team members’ dreams, clients’ 
visions and community’s future.

About Hutton

Garden City
116 E Laurel
Garden City, KS 67846

McPherson
1401 S Hwy 81
McPherson, KS 67460

Wichita
111 N Sycamore
Wichita, KS 67203

Salina
137 S 5th St.
Salina, KS 67401

$5M
average project size

30
years in business

275+
team members

Where We’re Located

Hutton was founded in 1992 by Mark Hutton as a construction company. 
We learned as we grew that our clients benefit most when we bring 
our full complement of expertise to their projects. Our focus on clients’ 
needs fueled our growth into the 275-person design-build, construction 
management and facility services firm we are today.

Ben Hutton assumed leadership in 2010 and helped evolve Hutton from 
a general contractor to a strategic partner. Visionary clients come to 
Hutton because Hutton is a visionary company. Whether it’s the growth 
of our design-build practice or the individual decisions we help our 
clients make during their once-in-a-lifetime building projects, Hutton 
brings expertise and an entrepreneurial spirit to the process. Our clients 
are dreaming of and building for the future. So are we.

We also focus on quality over quantity. We may not be the largest 
company in Kansas, but we are aware that our buildings have the Hutton 
name on them forever. Because of this, we build them to last. That is 
why you will see and hear us talk about such details as the building 
envelope, window flashings, water barrier, etc. These details aren’t 
glamorous, but they are vitally important and allow you to pass your 
building onto the generations that follow you.
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