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Management of the pre-project stage

of an investment and construction project:
aspects of the implementation of normative
and methodological support for the activities
of organizations

The scientific paper highlights the issue of the current level of development of technical regulation in construction,
in particular, regulation of the pre-project stage of an investment and construction project (ICP). In recent years,
the concept of managing the life cycle of a real estate object has become firmly entrenched in investment and con-
struction activities, implying a focus on managing each state of the system — from the idea to the liquidation of
the object. However, in practice, construction projects participants manage the pre-project stage of ICP without due
attention and responsibility. The author emphasizes that the neglect of the work of the pre—project phase is caused
by a number of reasons, one of which is the lack of understanding of the structure and content of the pre-project
phase and awareness of the possible benefits of its results. It is assumed that regulatory support could act as a the-
oretical basis and assist ICP entities in real conditions. To assess the assumption, an analysis of the system of
the domestic regulatory framework was carried out and content elements were identified that will be useful in the im-
plementation of the pre-project stage of ICP. According to the results of the analysis, it turned out that the regula-
tory support of the pre-project phase of ICP is imperfect in the lens of the current stage of the evolution of the con-
struction industry. Today, the development of a universal mechanism for regulating the pre-project stage of ICP is
difficult to implement, since we are surrounded by a huge variety of diverse and completely dissimilar buildings and
structures. The author proposes the introduction of normative and methodological support (NMS) at the organiza-
tional level, based on already established norms and rules, available methods and practical recommendations and
developed corporate mechanisms. To form the organizations of the construction industry their own model for con-
ducting the pre-project stage of ICP, the author has developed a pyramid of NMS properties, which clearly reflects
the basic principles that documents and information used by ICP participants in practice should have. Taking into
account the vectors of development of the construction sector and the Russian national economy, the proposed au-
thor's initiative is able to have a comprehensive positive effect.

Keywords: pre-project stage of an investment and construction project, management of the pre-project stage,
normative and methodological support, technical regulation, competitiveness of organizations

the initial phase of an investment and construction
project (ICP) is the pre-project stage, which is
a systematic set of measures and procedures,
the main purpose of which is to assess the viability of
the project and form a reliable basis for it [1, 2]. In or-
der to achieve this goal, a large amount of labour and
resource-intensive research, analytical, evaluation,
and often creative work is carried out [3, 4]. Taking
into account the main features of construction prod-
ucts (stationarity and continuity with the earth, long
duration of the production cycle, large-scale level of
material consumption and high cost of finished prod-
ucts) and the internal and external circumstances af-
fecting it, important tasks are to determine the opti-
mal composition of pre-project works, strict control of
the timeliness and quality of their implementation,
awareness of the expediency and importance of
each individual the pre-project process, a judicious
assessment of the results of the pre-project stage
and planning of their application in the next steps.
To date, great attention and interest are paid to
the processes of design and survey work, construc-
tion and operation groups, promising horizons for
their improvement are constantly being explored
and progressive reforms are regularly introduced to
achieve national, regional and sectoral goals and
objectives. The pre-project stage often suffers from
a lack of attention from players in the investment

I n the context of the decomposition of the life cycle,

and construction industry, especially in the focus of
commercial projects where investments are the own
funds of a private investor (individual or legal entity).
As a rule, the pre—project stage for participants in
commercial construction projects is limited to
a block of not always interconnected operations de-
void of logical sequence and extremely limited in
time and resources — chaotic market analysis, su-
perficial assessment of the land plot, approximate
calculation of technical and economic indicators,
formation of an architectural sketch of the future ob-
ject, disorganized collection of title and initial per-
mits. The key problem points causing the disorder
of the pre-project phase system are:

¢ the desire of stakeholders to minimize the loss
of financial, labour and time resources;

¢ the lack of understanding among the project
participants of the structure and content of
the work of the pre-project stage and the pos-
sible profit from its final results;

e the absence or inconsistency of the compa-
ny's project management mechanisms and
tools with the modern challenges of the na-
tional economy (low level of business process
development, low professional qualifications
of full-time employees).

Ultimately, each of these factors characterizes

a low level of managerial, economic, financial and
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production-technical approaches at the pre-project stage, which
entails a qualitative degradation of the results of subsequent stages
and the project as a whole in the long term, and subsequently a de-
crease in competitiveness in the market. Otherwise, with competent
management of pre-project operations, budget savings at each
subsequent stage after the pre-project stage can amount to about
20 % [5]. In order to avoid obtaining the results of the low-quality
pre-project stage, a meaningful and rational use by ICP partici-
pants of effective tools for the implementation of the pre-project
stage of the ICP life cycle is required.

Regulatory support, which is one of the most important means of
achieving planned results in construction, can act as a reliable mech-
anism for creating a solid theoretical arsenal and a true guideline for
the implementation of pre-project works [6]. In the organizational ac-
tivity of ICP management, normative regulation occupies an integral
part and, mainly, determines the features of management decisions,
regulates the provisions on certain types of work and processes
within the life cycle of a real estate object, requirements for used
building materials, structures, buildings and structures [7-9].
The great importance of normative regulation for the construction
complex of the Russian Federation is confirmed by the multifaceted
administration and constant monitoring by state regulators, as well as
the systematic development of special measures for the qualitative
transformation of the regulatory block. The Strategy for the develop-
ment of the construction industry and housing and communal ser-
vices of the Russian Federation for the period until 2030 with a fore-
cast until 2035, adopted at the end of 2022, presents a package of
initiatives for the transformation of technical regulation, aimed at
comprehensive improvement of the construction sector and
the country's economy as a whole [10, 11]. The list reflects the follow-
ing target vectors: reduction of administrative and bureaucratic bur-
den and elimination of contradictions between separate documents;
elimination of redundant regulatory documents and updating of exist-
ing requirements and provisions; formation of an advanced system of
regulatory documentation for innovative and energy-efficient solu-
tions in construction.

To assess the situation with regulatory support in the context of
the ICP pre-project stage, a systematic review of legal acts, technical
standards and methodological documentation in force in Russia was
carried out. After analyzing the domestic regulatory system, a selec-
tion of documents was made, that reflect the provisions on individual
procedures and processes [12-18], affecting the pre-project stage of
ICP and potentially being, in the author's opinion, the supporting ele-
ments for the formation of algorithms, approaches and methods of
pre-project study by project participants in modern practice:

1. Urban Planning Code of the Russian Federation (Federal
Law No. 190-FZ of 12/29/2004).

2. Land Code of the Russian Federation (Federal Law No. 136-FZ
of 10/25/2001).

3. GOST R 57363-2023. Project management in construction.
Activity of the project manager (technical customer).

4. GOST R 71177-2023. Managing large construction projects
using integrated contracts.

5. GOST R 58917-2021. Technological engineering and de-
sign. Feasibility study of the investment project of an industrial facil-
ity. General requirements.

6. CP 11-101-95. The procedure for the development, coordi-
nation, approval and composition of justifications for investments in
the construction of enterprises, buildings and structures.

7. MRR 2.2.16-00. Recommendations on the organization and
conduct of marketing research before the development of pre-project

and project documentation in order to determine the commercial ef-
fectiveness of the territory.

After a detailed analysis, the received information was aggre-
gated and a summary table was formed, the main purpose of which
is to assess the significance of documents and their individual pro-
visions for applied use in investment and construction activities
(Table).

The study of this issue has shown that at the moment there is
a number of imperfections in the regulatory support of the pre-pro-
ject stage of ICP that require updating and rationalization, among
which:

e the concept of “pre-project stage” is absent in regulatory docu-

ments, and the definition of the term “pre-project preparation of
construction” as close as possible to it in meaning (according
to clause 3.3 of GOST R 57363-2023 this is a set of works car-
ried out in order to substantiate urban planning activities in
the territory, and obtaining the right to carry it out) does not re-
veal the actual essence of ICP pre-project works in full;
there is no common understanding of the structure and con-
tent of the pre-project stage in regulatory resources, which
causes disagreements and misunderstandings among
the parties in practical terms among members of the scientific
community, experts and participants in the investment and
construction sector;
there is no single document containing the main, most com-
plete and standard requirements and provisions for the im-
plementation of the pre-project stage of the ICP (for example,
as Decree of the Government of the Russian Federa-
tion No. 87 of 02/16/2008 “The composition of sections of
project documentation and requirements for their content” for
design work);
a series of current regulations and methodological recommen-
dations are outdated and no longer meet the modern chal-
lenges of socio-economic, scientific and technological devel-
opment of the Russian Federation, in particular the current re-
alities of the digital economy, the evolutionary level of the con-
structionindustry andtherelevantcriteriafor the competitiveness
of companies in the investment and construction sector.

Adherence to strategic planning documents and the implemen-
tation of national projects and state programmes of the Russian
Federation contributes to the systematic recovery of the national
economy from recession and the achievement of target indicators
in the next 5-7 years. Experts consider the urgent need to develop
an ICP life cycle management system to be an important issue in
the construction segment of the economy. As one of the solutions
to this issue, motivated proposals are put forward to create uniform
rules for the implementation of ICP, taking into account the digital
transformation of construction, effective project management tools
and the introduction of process and product innovations [19]. In
the future, this consideration can be successfully integrated into
the reform being developed to improve the regulatory block, espe-
cially from the perspective of the two initiatives most actively dis-
cussed by the industry regulator and the professional communi-
ty — optimization of technical regulation and the transition from
a prescriptive method of rationing to a parametric one [9, 10].
The fulfillment of both tasks entails the creation of the latest princi-
ples of “seamless” management of the ICP life cycle and each
stage separately.

As it turned out earlier in this study, the regulation of the pre-pro-
ject stage of ICP has a number of specific problems. On the other
hand, it is not possible to develop a universal mechanism that will
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Analysis of the significance of regulatory documents for the pre-project stage

Name of the document

The relevance of
the action (as of
March 1, 2024)

Useful components for the ICP pre-project stage

Scope of application
in the pre-project stage of ICP

Urban Planning Code of

+ regulations on the preparation and approval of territorial planning doc-
uments;

+ regulations on the preparation and approval of standards for urban
planning design;

1. Primary audit of the land plot.
2. “Best Use” analysis for a land plot.

for investments in the con-
struction of enterprises,
buildings and structures

+ templates for calculation and analytical tables to justify investments

. . Valid ) . -
the Russian Federation (last updated in + regulations on the preparation and coordination of land use and devel- | 3. Assessment of the urban develop-
(Federal Law No. 190-FZ of Februapr 2024) opment rules; ment potential of the territory.
12/29/2004) y + regulations on territorial zones, urban planning regulations, types of | 4. Feasibility study.
permitted use of land plots and capital construction buildings; 5. Creating a concept / draft design
+ requirements for documentation on territory planning (territory plan-
ning project, territory surveying project)
Land Code of the Russian Valid + regu!aFlons on land reg|str§t|on; 1. f’nmary agdlt of tll1e land plot.

) ) + provisions on comprehensive aspects of land use; 2. “Best Use” analysis for a land plot.
Federation (Federal Law (last updated in + provisions on property and legal relations regarding land plots; 3. Assessment of the urban develop-
No. 136-FZ 0f 10/25/2001) | February 2024) | +PreVIsions on property and’eg >garding fand plots; ' . \ P

+ regulations on supervision and land protection ment potential of the territory
GOST R 57363-2023. Pro- + definition of the term “pre-project preparation of construction”;
ject management in con- Valid + presentation of the pre-project stage by the stages of initiation and | 1. Project analysis.
struction. Activity of (last updated in planning; 2. Project management and its indi-
the project manager (tech- September 2023) | + theoretical provisions on the composition and content of the stages of | vidual elements
nical customer) project initiation and planning
+ presentation of the pre-project stage by stages of initiation, evaluation,
selection and definition;
GOST R 71177-2023. Man- . + prowspns on thg composition a.nd Fontent of the stages (_)f |n|t|aF|0n, . .
aging large construction Valid evaluation, selection and determination for large construction projects | 1. Project analysis.
g .g g o (last updated in with integrated EPC-contracts; 2. Project management and its indi-
projects using integrated 8 . .
contracts January 2024) + presentation of tasks, key results, decisions taken and areas of respon- | vidual elements
sibility of project participants within the stages of initiation, evaluation,
selection and definition for large construction projects with integrated
EPC-contracts
GOST R 58917-2021. Tech-
nological engineering and ) . ) . 1. Feasibility study.
.g g . g Valid + provisions on the procedure for the preparation, composition, content . y y
design. Feasibility study of . . : 2. The investment plan.
. . (last updated in and functional purpose of project documents developed for the pur- . )
the investment project of January 2022) ose of feasibility studies of industrial facilities 3. Preparation of a business plan.
an industrial facility. General i p y 4. Justification of investments
requirements
CP 11-101-95. The proce-
dure for the development, -
ur ) ' . velop ) " 1. Feasibility study.
coordination, approval and + the procedure for preparation and approval, as well as the composition )

" R . ) T ) 2. The investment plan.

composition of justifications Not valid and content of documentation on the justification of investments;

3. Preparation of a business plan.
4. Justification of investments

MRR 2.2.16-00. Recom-
mendations on the organiza-
tion and conduct of market-
ing research before the de-
velopment of pre-project and
project documentation in or-
der to determine the com-
mercial effectiveness of

the territory

Valid (last updat-
ed in November
1999)

+ conditions and procedure for the preparation and conduct of pre-
project marketing research;

+ background information and templates for conducting marketing
research

1. Pre-project marketing research.
2. Creating a marketing strategy.
3. Preparation of a business plan
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Normative side \

( )
Regulatory legal acts (Codes, Federal
Laws, Government Resolutions,
Presidential Decrees, etc.)

Regulatory and technical documents
(national standards, codes of practice,

& standards of organizations, etc.) j \\

Normative and
methodological support
(NMS) of pre-project
stage of the ICP

Methodological side

Methodological documents
(methodological recommendations,
methodological rules and guidelines,

instructions, directives, etc.)

The system of existing and newly
acquired competencies of employees,
// organizational units or the whole
company

Fig. 1. The content of normative and methodological support for the pre-project stage of the ICP (developed by the author)

standardize the requirements for the links of the ICP pre-project stage
due to the rich variety of real estate objects, their individual attributes
and the specifics of each individual project. Based on the above, it is
proposed to implement the most appropriate means of technical regu-
lation for the pre—project stage and to assist participants in the suc-
cessful implementation of the ICP, maintaining a balance between
fixed directives and practical recommendations based on real experi-
ence — normative and methodological support (NMS). The concept
of “normative and methodological support” is interpreted by the author
as an interconnected set of regulatory requirements and methodo-
logical guidelines that regulate and describe the specifics of the exe-
cution of work processes and aimed at achieving design, tactical and
strategic goals as desired end results (Fig. 1).

In fact, the normative and methodological support in the pre-
project stage of ICP is a structured resource synthesizing a large
set of requirements, instructions and useful reference and recom-
mendation information and aimed at the effectiveness of processes
within the pre-project stage of ICP [20, 21]. Each organization in
the construction industry, which has a direct or indirect connection
with pre-project work, independently forms its own NMS platform in
accordance with established short-term business goals and long-
term corporate mission. As a fundamental model reflecting

INNOVATION

the inherent content of the NMS system and recommended for use
as a basis for building a policy for conducting the pre-project stage,
a pyramid of properties of normative and methodological support
for the pre-project ICP stage is presented (Fig. 2).

The pyramid, which is a template for managing the pre—project
stage of ICP by its functional purpose, is based on two principles —
theoretical and ideological maturity (theoretical beginning) and
adaptability to project conditions (practical beginning).

1. Theoretical and ideological maturity is characterized by the fact
that various kinds of documentation or information used by ICP par-
ticipants during operations within the framework of the ICP pre-project
stage should have its own established theoretical basis. This principle
consists of three properties that normative and methodological sup-
port should have — thoroughness, relevance and innovation.

The thoroughness is determined by the presence of mandatory
fundamental justifications for the applied standards and methods,
formed on the basis of scientific and practical achievements and
experiences of previous years. Such documents that have been
developed by government agencies, associations, expert groups or
individual scientists and industry specialists, as well as scientific
papers, author's manuals and notes approved by authorized at-
testation commissions, have thoroughness.

RELEVANCE

THOROUGHNESS 2

Fig. 2. Pyramid of properties of normative and methodological support for the pre-project stage of the ICP (developed by the author)
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The relevance translates the condition according to which
the information that is accessed during the implementation of
the pre-project phase must be substantive, meeting both the cur-
rent officially established rules and the all-encompassing needs of
the present time.

The innovation in the presented model is expressed as a prop-
erty in which the information materials used contain the potential for
the development of innovative solutions based on them in the near
future in the interests of investment and construction activities and
its surrounding areas.

2. The principle of adaptability to project conditions is embed-
ded in the NMS property model, since the issue of compliance of
the provisions of regulatory acts with the actual construction picture
with all its features seems significant. The property responsible for
adaptability to design conditions in the focus of pre-project work is
practice-oriented. Practice-oriented approach can be defined as
functional flexibility, conflict-free perception of ongoing changes
and transformation under them. In practice, this implies that, under
the control of ICP subjects, the sources of the NMS system should
be maneuverable, able to seamlessly assimilate to a specific pro-
ject environment, taking into account all possible changes. Due to
the existing features, the activities of the pre-project phases for
the implementation of real estate objects of different functional pur-
poses differ in their composition and content, therefore it is advis-
able to provide for the possibility of flexible use of the information
fund not only for one type of project, but also for others without
cardinal transformations of the meaning of the resources used. For
example, the NMS feasibility study of a multi-storey residential com-
plex in the city center, according to the practical beginning of
the presented model, implies its application for conducting a feasi-
bility study of a logistics center in the production area, but taking
into account the comprehensive features between the two projects.

An important subtlety of the developed pyramid is the inextrica-
ble relationship between practical and theoretical principles. In fact,
this means that theoretical information should be correlated with
the applied approaches and tools in real processes, and practical
experience should be successfully integrated into new documents
and scientific papers.

Accordingly, the proposed idea of implementing normative and
methodological support for the pre—project stage of ICP, including
the developed pyramid model of properties, can be widely used in
investment and construction activities and will allow to establish
internal organizational processes and solve a number of global
strategic tasks in the construction industry, namely:

e for organizations in the investment and construction sector:
development of their own methods and algorithms for con-
ducting the ICP pre-project stage, reduction of budget, time
and labour costs of ICP due to high-quality project initiation
and planning processes, improvement of the quality of prod-
uct solutions for real estate objects;

for the construction industry: increasing the level of competi-
tiveness of organizations in the construction sector, improving
the system of technical regulation in construction, reducing
waste construction costs, stimulating a decrease in the num-
ber of objects under construction, large-scale development
and innovation;

for the national economy: increasing the profitability of con-
struction organizations, sustainable development of territo-
ries, increasing investment rates in the construction of build-
ings and structures.
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YnpaeneHue npeanpoeKTHou ctaguen
MHBECTULMOHHO-CTPOUTEJILHOIO NpoeKTa:
acnekTbl BHeAPEeHUsi HOPMaTUBHOIO

M MeToau4eckKoro obecneyeHus
AeATeNIbHOCTU OpraHu3auun

B Hay4yHOlM paboTe ocBellaeTCcs BOMPOC HbIHELLUHEro ypoB-
HSi Pa3BUTUS TEXHNYECKOrO pPerynvpoBaHus B CTPOUTENbCTBE,
B YaCTHOCTW PerynnupoBaHvs NpeanpoeKTHOM CTagnn MHBECTU-
LIMOHHO-CcTpouTenbHoro npoekta (ICP). 3a nocnegHwe roapl B MH-
BECTULIMOHHO-CTPOUTENBHOW AEATENbHOCTU MPO4HO YKOPEHUACh
KOHLeNUMs ynpaBieHns XU3HEHHbIM LIMKNOM 06beKkTa HepBu-
XWMOCTH, NogpasyMeBaroLLas CHOKYCUPOBAHHOCTb Ha MEHe[-
XMEHTE KaXX[A0oro COCTOSAHUA CUCTEMbI — OT UAen [0 NMKBMAALMM
o6bekTa. Tem He MeHee Ha NPaKTUKe YHaCTHUKN CTPOUTENbHBIX
NPOEKTOB OCYLLECTBAAOT yNpaBneHne NpeanpoeKkTHON cTaanen
ICP 6€e3 fOmKHOro BHMMaHWSA U OTBETCTBEHHOCTU. ABTOPOM MOA-
YepKMBaeTCs, YTO NpeHebpexnTenbHoe OTHOLLEHNE K paboTam
NpeanpoOeKTHON rpynmnbl BbI3BAHO PAAOM MPUYNH, OfHA U3 KOTO-
pbIX — OTCYTCTBME MOHUMaHWSA CTPYKTYPbl U COAepXaHus npes-
NPOEKTHOM ¢hasbl U 0CO3HAHNSA BO3MOXHOM MOJNb3bl €€ pe3ysibra-
TOB. [pegnonaraercs, YTo BbICTYNUTb B KA4ECTBE TEOPETUHECKON
6a3bl 1 0KasaTb cogencTene cybbektam ICP B peasnbHbIX yCnoBu-
AX Morno 6bl HopMaTBHOE obecneyeHue. Ona oueHkn npeano-
NOXeHus OblN1 MPOBEAEH aHaNM3 CUCTEMbI OTEHECTBEHHOW HOP-
MaTUBHOW 6a3bl U BbiAENEHbl ANIEMEHTbI COAEPXXMMOro, KOTOpbIe
6yayT NOfe3Hbl B MPUMEHEeHWUU Npu peanusauny npeanpoeKkT-
Hon ctagum ICP. Mo pe3ynsTaTtam NpoBeAEHHOro aHanunsa BbIc-
HUIIOCb, 4YTO HOpMaTMBHOE o6ecneYyeHne NPeanpoeKTHON dasbl
ICP HecoBepLUEHHO B 06LEKTMBE aKTyanbHOW CTYNEHN 9BOMIOLMA
cTpoutenbHoun otpacnu. CerogHs paspaboTka yHMBEepCcanbHOro
MexaHu3ma ansi pernameHT1poBaHns NpeanpoeKkTHon ctagum ICP
TPYAHOOCYLLIECTBUMA, Tak Kak Hac OKpy>aeT KonoccanbHOe MHO-
XeCTBO pa3HO06pa3HbIX M aBCOMIOTHO HE MOXOXWUX ApYr Ha ApYy-
ra 3gaHvii U coopyXeHuin. ABTOpOM nmpepnaraeTcs BHeQpeHne
Ha OpraHn3aunoHHOM YPOBHE HOPMATUBHOIO Y METOANYECKOrO
o6ecnedeHns (NMS), ocHOBaHHOrO Ha y>e 3aKpenyeHHbIX HOp-
Max 1 npaeunax, UMeILLMXCH METOANKAX N NPaKTUYECKUX PeKo-
MeHAAUMAX 1 BbIpabOTaHHbIX KOPNOPaTUBHBIX MexaHuamax. [Ans
chopMMpOBaHWs opraHn3aumusamMm CTPOMTENIbHOW oTpacny cobeT-
BEHHOW MoJenu BefeHus npeanpoekTtHon ctagum ICP aBTopom
paspaboTtaHa nupamuga ceoncte NMS, noctynHo oTpaxatoLlas
OCHOBHbIE NPUHLMMbI, KOTOPbIMW [OIMKHbLI 0651aAaTh AJOKYMEHThI
1 MHdopMaLms, NnpumMmeHsemas yHactHukamu ICP B npakTnyeckomn
[AEeATeNbHOCTU. YUUTbIBAA BEKTOPbI PA3BUTNS CTPOUTESILHOIO CEeK-
TOpa U HauMoHanbHOM SKOHOMUKM Poccun, npeanoXeHHas aBTop-
CKas MHULMaTMBa CNOCO6HA OKa3aTb BCECTOPOHHWI NOMOXUTENb-
HbIN 3PdeKT.

KntoyeBble cnoBa: npefnpoeKTHas cTagnsi MHBECTULMOHHO-
CTPOUTEIILHOIO MPOEKTA, yrpaBieHne MPeanpOeKTHO CTagne,
HopMaTUBHOE 1 METOAUYECKOe obecrieqHeHne, TEXHUHecKoe pe-
rynMpoBaHue, KOHKYPEHTOCMOCOBGHOCTb OpraHn3aLmi
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