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Introduction 
Procurement in construction refers to the way a client organises and brings together the professionals required to deliver a project, including designers, contractors and suppliers. This involves selecting the project team, establishing contractual arrangements and implementing management systems to ensure the project is completed on time, within budget and to the required quality. 
In UK construction, several procurement routes are commonly used, including Traditional, Design & Build, Management Contracting, Construction Management and Collaborative Procurement. The most suitable route will depend on factors such as the client experience, project complexity, time pressures, cost certainty and risk allocation. The decision made at this stage has a significant influence on how the project is structured and delivered.  
The proposed scheme consists of 25 new build apartments in Swansea SA1, including a mix of one, two and three bedroom units built to a mid-range specification. Planning permission has already been granted, and the client is keen to start construction as soon as possible. As the client has limited development experience, choosing the right procurement route will be essential to achieving a successful outcome.  
 This report reviews 3 suitable procurement routes, Traditional, Design and Build, and Management Contracting, before identifying the most appropriate option for the project.













Traditional (Lump Sum) 
The traditional procurement route is widely used within the UK and is often considered a low-risk option, particularly for less experienced clients. When properly managed, it can provide a high level of certainty in terms of cost, design and programme (RICS, 2013).
Under this approach, the client appoints the design team first, the design is usually completed before tender. Contractors then price the same set of drawings and specifications, which encourages fair and competitive tendering. Selection is normally based on overall value rather than simply the lowest price (RICS, 2013). 
A JCT Standard Building Contract is typically used, although NEC Option A may also be adopted. Once construction starts, the contractor is required to follow the completed design, while the client’s professional team administrates the contract and manages variations which can increase costs.  
This method tends to work best where the brief is clear, risks are relatively low and cost certainty is important. This approach is generally seen as appropriate for less experienced clients, as the structure and responsibilities are clearly defined. (CIOB, 2023; Practical QS, 2017). 

Advantages: 
· A fixed price can be agreed before construction starts, improving cost certainty (CIOB, 2023). 
· Clear separation of design and construction can enhance design quality and accountability (CIOB, 2023). 
· Roles and responsibilities are clearly set out.  
· It is a well-established and widely understood approach (CIOB, 2023). 
Disadvantages:
· The design must be completed before construction can begin (CIOB, 2023). 
· Limited overlap between stages, which can extend the programme compared to Design and Build (CIOB, 2023). 
· Contractors have limited input during the design stage, reducing opportunities for value engineering CIOB, 2023). 
· Changes made after the contract is awarded can lead to costly variations (CIOB, 2023). 
For the Swansea development, this route offers strong cost control, which is beneficial for budget management. However, when compared to Design and Build, the extended programme makes it less suitable given the client’s focus on a faster delivery.      
Design & Build 
In contrast to the traditional route, Design and Build places responsibility for both design and construction with a single contractor. This gives the client one main point of contact and accountability throughout the project.  (Workyard, 2025).
 The process starts with the client preparing Employer’s Requirements, outlining the client’s objectives, design expectations, budget and programme. A contractor is then appointed based on their ability to meet these requirements (Practical QS, 2017). 
Following appointment, the contractor develops the design while preparing for construction. As these stages can run alongside each other, projects are often delivered quicker than if they were under traditional procurement (Jarvale Construction, n.d.).  
The JCT Design and Build Contract is commonly used with this procurement route. 
Advantages: 
· A single point of responsibility makes communication and decision making easier (Workyard, 2025). 
· Design and construction can overlap, helping to reduce the overall programme (Workyard, 2025). 
· Improved coordination between teams can reduce errors and delays (Workyard, 2025). 
· Early contractor involvement can improve buildability and cost efficiency (Jarvale Construction, n.d.; Workyard, 2025). 
Disadvantages: 
· The client has less control over the design once the contract is in place (Jarvale Construction, n.d.; Workyard, 2025). 
·  Changes after agreement can be expensive (Practical QS, 2017; Workyard, 2025). 
· The initial brief needs to be clear to avoid disappointing outcomes (Jarvale Construction, n.d.; Workyard, 2025). 
For the Swansea project, this route is well suited. Compared to Traditional procurement, it allows for a faster start on site, which supports the client’s priority for speed. It is also simpler to manage than Management Contracting, which requires more involvement and carries greater risk. Overall, it offers a practical balance between time, risk and ease of delivery (RICS, 2013). 



Management Contracting 
Management contracting takes a different approach, with the contractor acting mainly as a manager rather than carry out the work directly. Instead, a number of trade subcontractors are appointed to deliver different parts of the project.  (Taylor Wessing, 2019). 
The management contractor is appointed early, which allows them to advise on buildability, sequencing and cost planning (Taylor Wessing, 2019). As the design develops, individual work packages are tendered and subcontractors appointed. The management contractor then coordinates these packages to keep the project on track (CQSA, n.d.). 
A JCT Management Building Contract is normally used. This route is suited to large or more complex projects where the design is still evolving, although it does not provide the same level of cost certainty early on (Taylor Wessing, 2019; CQSA, n.d.). 
Advantages: 
· Construction can begin before design completion, helping to reduce the programme CQSA, n.d.). 
· Well suited to complex or fast track projects (Taylor Wessing, 2019) 
·  Encourages collaboration between the project team (CQSA, n.d.). 
· Allows for greater flexibility for design changes early on (Taylor Wessing, 2019) 
Disadvantages: 
· Final costs are uncertain until all packages are agreed (CQSA, n.d.). 
· The success of the project relies heavily on the expertise of the management contractor (Taylor Wessing, 2019). 
· The client takes on more financial risk (Taylor Wessing, 2019). 

For the Swansea development, management contracting could allow an earlier start than the traditional route. (CQSA, n.d.).  However, compared to Design and Build, it introduces greater financial risk and requires a higher level of client involvement, which may not be suitable given the client’s limited experience (Taylor Wessing, 2019).  




Recommendation
Looking at the project requirements alongside each procurement route, Design and Build stands out as the most suitable option. 
The development is relatively straightforward, but time is clearly a priority, and the client does not have much experience. Design and Build allows construction to begin before the design is fully complete, reducing the overall programme compared to Traditional Procurement (Jarvale Construction, n.d., Workyard, 2025). This earlier progress on site could make a noticeable different to delivery times.  
Another advantage is the single point of responsibility. Having one contractor in charge of both design and construction makes the process easier to manage and reduces the need for the client to coordinate multiple parties. This is particularly useful when compared to Management Contracting, where the client takes on more risk and responsibility (Workyard, 2025). 
This route is also commonly used on residential schemes of a similar size, so contractors are familiar with how to deliver projects like this efficiently (RICS, 2013). In addition, early contractor involvement can help identify practical solutions and reduce potential construction issues. 
However, there are some limitations to consider. The client has less influence over the design after contract award, and if the initial brief is unclear, the result may not fully meet expectations. These issues can be managed by preparing detailed Employer’s Requirements and choosing a contractor with relevant experience (Jarvale Construction, n.d.).  
Overall, Design and Build offers the best balance between speed, risk and simplicity. It aligns with the client’s priorities and provides a reasonable level of cost certainty while keeping the process manageable.  (RICS, 2013).  A JCT Design and Build Contract would typically be used to formalise this approach and provide a clear contractual framework for delivery. 







JCT Contracts 
JCT contracts are one of the most widely used standard forms of contract within the UK construction industry. They provide a structured framework that clearly defines the roles and responsibilities of each party, as well as the procedures for managing instructions, variations, payments, delays and disputes (draw architecture, n.d.). This clarity reduce uncertainty, simplifies contract administration and supports effective risk management (draw architecture, n.d.). JCT contracts are particularly common on residential and smaller commercial projects and are often seen as a good option for client’s with less experience. 
NEC Contracts
 NEC Contracts take a more collaborative and proactive approach to project management. Developed by the Institution of Civil Engineers, they are designed to encourage communication and early problem solving between project participants. Tools such as early warning notices and regular programme updates are used to identify and manage risks at the early stage (Institution of Civil Engineers, 2025). 
They are typically used on large infrastructure and public sector projects, where a high level of coordination is required (Institution of Civil Engineers, 2025). However, compared to JCT contracts, they require more active contract management and can introduce additional administrative complexity. 
 
Contract Selection for the Swansea Development 
For the Swansea development, a JCT contract is more appropriate than NEC. The project is moderate in scale and does not involve the complexity typically associated with NEC contracts (RICS, 2013 / 2024). 
 JCT provides a clear and familiar framework, with defined processes for dealing with payments, variations and delays.  This makes it easier to manage, particularly for an inexperienced client (RICS, 2013 / 2024). In contrast, NEC contracts require a more hands on approach and may introduce unnecessary complexity for a project of this nature. 
The JCT Design and Build Contract is therefore the best fit, as it supports the chosen procurement route and provides a clear framework for delivering the project. 

Conclusion
In conclusion, choosing the right procurement route is essential to the success of a construction project. After considering Traditional, Design and Build, and Management Contracting, Design and Build is the most suitable for the Swansea Development. 
It supports a shorter programme, reduces the level of responsibility placed on the client and provides a clear line of accountability. When combined with a JCT Design and Build Contract, it offers a balanced and practical approach to delivering the project successfully. 
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