ACBA4026: Procurement Process – Assignment 1
Assessment on Procurement Processes for New-Build Residential Development in Swansea SA1






































Submitted By: Morgan Owens
For Review By: Dr D Hughes
Submission Date: 08/05/2025
Contents
Introduction	3
Procurement Routes	3
Traditional Procurement	3
Design and Build (D&B)	4
Construction Management	4
Procurement Route Recommendation	5
Contracting Strategy	5
Detailed Analysis of Procurement Routes	5
Traditional Procurement	5
Design and Build (D&B)	6
Construction Management	6
Conclusion	6
References	8

























[bookmark: _Toc197636658]Introduction
This report looks at the best way to manage the construction of a new apartment development in Swansea SA1. The project includes building 25 apartments with a mix of one, two, and three-bedroom units, all designed to a mid-range standard. Now that planning permission has been approved, the client wants to start construction as soon as possible.

Since the client is new to property development, it is important to choose a procurement method that is simple to manage, keeps costs under control, and helps deliver the project on time. This report explores the most common procurement methods. 
[bookmark: _Toc197636659]Procurement Routes
Choosing the right procurement route is one of the most important decisions in any construction project, as it directly influences the project's cost, timeline, quality, and level of risk. The procurement method determines how responsibilities for design, construction and project management are divided among the parties involved, and it shapes how the project is planned, executed and controlled. Each method offers a different balance of control, flexibility, and risk-sharing, which can significantly impact the success of the development. This section outlines three commonly used procurement methods, Traditional, Design and Build (D&B), and Construction Management and assesses their advantages, disadvantages, and overall suitability for the proposed apartment development in Swansea SA1 for the client. 

The aim is to help identify the most appropriate approach for delivering the project efficiently, especially considering the client’s limited experience in property development.
[bookmark: _Toc197636660]Traditional Procurement
Traditional procurement, also known as Design-Bid-Build, is a sequential process where the design and construction stages are clearly separated. The client first appoints a design team to develop detailed plans and specifications. Once the design is complete, contractors are invited to submit bids for the construction work. The client then selects a contractor based on factors such as cost, experience, and quality. This method is well-suited to projects where the client wants full control over the design and is willing to invest time in a structured, step-by-step process.

The advantages of this method include clearly defined roles and responsibilities, which help reduce confusion and conflict between the design and construction teams. The client also retains strong control over the design, ensuring the final product meets their expectations. Additionally, competitive bidding can lead to cost savings, as contractors compete to offer the best value.

However, the disadvantages include a longer overall project duration, as construction cannot begin until the design is fully completed and a contractor is selected. The separation between design and construction can also lead to disputes if the contractor encounters issues not anticipated by the design team. Also, making changes once construction has started can be costly and time-consuming, limiting flexibility.

[bookmark: _Toc197636661]Design and Build (D&B)
In the Design and Build procurement method, the client appoints a single contractor to manage both the design and construction of the project. This integrated approach allows the design and construction phases to overlap, which can significantly reduce the overall project timeline. It is particularly useful for clients who prioritise speed and cost certainty over detailed control of the design.

The advantages include having a single point of contact, which simplifies communication and reduces the risk of delays caused by coordination issues. The overlapping of design and construction phases can lead to faster project completion, making this method ideal for time-sensitive developments. Additionally, the total project cost is typically agreed upon early in the process, providing greater financial certainty and helping the client manage their budget more effectively.

On the other hand, disadvantages include reduced control over the design, as the contractor may prioritise cost-efficiency over design quality. If the client wants to make changes after the contract is signed, these can be more expensive to implement. There is also a risk that the contractor may cut corners to stay within budget, potentially affecting the quality of the final build.

[bookmark: _Toc197636662]Construction Management
Construction Management is a more flexible procurement method where the client hires a construction manager to oversee the project and coordinate various trade contractors. Unlike other methods, the construction manager does not carry out the work directly but acts as the client’s representative, managing the schedule, budget, and quality of the project.

Advantages of this method include a high level of flexibility, allowing the client to make changes during construction without major cost implications. This is particularly useful for projects that may evolve over time or require input from stakeholders during the build. The ability to overlap trade packages can also speed up the construction process. Additionally, the client can engage directly with subcontractors, which may lead to cost savings and greater transparency.


However, the disadvantages include the need for greater involvement from the client, who must manage multiple contracts and ensure coordination between all parties. This increases the complexity of the project and requires strong project management skills. The absence of a fixed-price contract also means there is a higher risk of cost overruns, and the final cost may remain uncertain until the project is completed.
[bookmark: _Toc197636663]Procurement Route Recommendation
To ensure the project is delivered as quickly and efficiently as possible, the Design and Build procurement method is what I would recommend. This approach allows the design and construction phases to overlap each other, which can considerably reduce the overall project timeline compared to more traditional methods. By appointing a single contractor to handle both design and construction, the client benefits from a streamlined process with fewer delays caused by miscommunication or coordination issues between the separate parties. This single point of responsibility also makes it easier to manage the project and resolve any issues that arise. Additionally, the Design & Build route typically involves agreeing on the total cost early in the process, which provides greater cost certainty and helps avoid unexpected budget increases. For a first-time developer aiming for a straightforward and timely delivery of the construction, this method offers a practical and efficient solution.
[bookmark: _Toc197636664]Contracting Strategy
Considering the wide range of available contract types and the client's limited experience in property development, the Joint Contracts Tribunal (JCT) suite of contracts is a more suitable choice for this project than the NEC suite of contracts. JCT contracts are widely used and well understood across the UK construction industry, offering a familiar and straightforward framework that is easier to manage. Their clear and structured terms help reduce the risk of misunderstandings and disputes, which is especially important for someone new to the process. The JCT framework also provides a more predictable and controlled approach to managing risk, making it a safer option for a first-time developer. In contrast, NEC contracts, while flexible and collaborative, can be more complex and may require a higher level of contract management experience. For this reason, JCT contracts offer a more practical and manageable solution, helping to ensure the project runs smoothly from start to finish.

[bookmark: _Toc197636665]Detailed Analysis of Procurement Routes
[bookmark: _Toc197636666]Traditional Procurement
Traditional procurement, often referred to as Design-Bid-Build, is a well-established method where the design is completed before construction begins. The client first appoints a design team to develop detailed drawings and specifications. Once the design is finalised, contractors are invited to tender for the construction work. The client then selects a contractor based on factors such as price, experience, and quality. This method is particularly suitable for projects where the client wants full control over the design and is prepared to invest time in a step-by-step process. For example, if the Swansea SA1 apartment development includes specific architectural features, such as bespoke balconies or unique internal layouts, this method allows the client to ensure those details are fully developed before construction starts. However, the sequential nature of the process can lead to longer project durations, and any changes made during construction can be costly. While competitive tendering may offer cost savings, the final cost remains uncertain until the design is complete, requiring careful cost management during the design phase.

[bookmark: _Toc197636667]Design and Build (D&B)
The Design and Build method involves appointing a single contractor to manage both the design and construction phases. This approach allows the two phases to overlap, which can significantly reduce the overall project timeline. It is particularly suitable for clients who prioritise speed and cost certainty over detailed control of the design. For instance, if the Swansea SA1 project needs to meet a tight funding deadline or take advantage of a favourable market window, D&B would allow construction to begin based on initial designs while the rest of the design is being finalised. The client benefits from having a single point of contact, which simplifies communication and reduces the risk of delays. However, this method offers less control over the final design, and the client must rely on the contractor’s ability to deliver both quality and value. Selecting a contractor with a strong track record in similar residential developments is essential to avoid compromises on quality or functionality.

[bookmark: _Toc197636668]Construction Management
Construction Management is a more flexible and hands-on approach where the client appoints a construction manager to oversee the project and coordinate multiple trade contractors. This method allows for early involvement of contractors and overlapping work packages, which can accelerate the construction timeline. It is ideal for projects where the client wants to retain control and flexibility throughout the build. For example, if the Swansea SA1 development is being delivered in phases or if the client anticipates making design changes during construction, such as adjusting unit layouts based on early buyer feedback, this method allows for such adjustments with minimal disruption. However, this approach requires the client to be more involved in day-to-day decision-making and to have the capability to manage multiple contracts. Without strong project management, there is a higher risk of cost overruns and delays due to the absence of a fixed-price contract. This method is best suited to experienced clients or those with access to professional project management support who can effectively oversee the construction manager and ensure the project stays on track.

[bookmark: _Toc197636669]Conclusion
In conclusion, the Design and Build (D&B) procurement route is the most appropriate choice for delivering the new-build residential development in Swansea SA1 quickly and efficiently. Its ability to overlap the design and construction phases offers a significant advantage in reducing the overall project timeline, this is an essential factor for a client aiming to bring the development to market promptly. Furthermore, the single point of responsibility under D&B simplifies communication and decision-making, which is particularly beneficial for a first-time developer.

To match this approach, the use of the JCT suite of contracts is strongly recommended. JCT contracts are widely recognised and understood within the UK construction industry, offering a clear and structured framework that reduces complexity and supports better risk management. For an inexperienced developer, this familiarity and clarity can help avoid common pitfalls and provide greater confidence in managing the project.

By carefully evaluating the strengths and limitations of each procurement route and contracting strategy, the client is better positioned to make informed decisions that align with their goals, budget, and level of experience. This report highlights the importance of selecting a procurement method and contract type that not only supports the desired project outcomes but also matches the capabilities of the project team. With the right combination of procurement route and contract, the Swansea SA1 development stands a strong chance of being delivered on time, within budget, and to the expected quality standards.
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