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Understanding the priorities of the project
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Identifying the priorities is a crucial initial step when choosing a procurement route for any project. This comprehension establishes the groundwork for all future decisions and guarantees that the procurement strategy is in harmony with the client's and key stakeholders' most important concerns.
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Initially, it is essential to determine the principal driver of the project. Typically, projects are influenced by one or a combination of three fundamental factors: speed, cost, and quality. In this context, the emphasis is placed on speed; however, it is crucial to specify whether the overall completion date of the project is the priority, or if there are specific phases or milestones (such as partial occupancy or early revenue generation) that require expedited achievement. This differentiation can greatly influence the procurement strategy.
Subsequently, evaluate the current status of the project design. In instances where the design is completely finalized, conventional methods may be viable even when time constraints are present. Conversely, if the design process is still in progress, approaches that facilitate the simultaneous execution of design and construction, such as Design and Build or Construction Management, will more effectively enable expedited delivery.
An additional important factor is the budget and the certainty of costs. Projects that prioritize speed frequently encounter the risk of increased expenses resulting from expedited schedules, overtime work, and elevated charges for rapid delivery. It is crucial to ascertain whether the client is prepared to forgo some degree of cost certainty initially in favour of quicker delivery, or if adhering to stringent budgetary constraints is imperative.
It is essential to thoroughly evaluate quality expectations. Accelerating a project may necessitate the compression or simplification of specific design enhancements, material choices, or detailing tasks. Engaging in discussions with the client regarding their willingness to accept possible compromises on quality or project scope in exchange for expedited timelines will aid in establishing realistic objectives and preventing future conflicts.
The competence of the client and the project team represents a critical focus area. Certain expedited procurement methods, such as Construction Management, necessitate significant client engagement, swift decision-making, and proficient project management. Evaluating the availability of these resources within the client or determining the necessity for a more passive approach will impact the decision-making process.
Ultimately, it is essential to recognize any external limitations or regulatory obligations. Factors such as planning approvals, permits, utility connections, and stakeholder approvals can significantly influence the project schedule and may be inflexible, regardless of the selected procurement method.
In conclusion, dedicating sufficient time to comprehensively grasp and record the project's priorities concerning time, cost, quality, client capacity, and external limitations guarantees that the procurement strategy is feasible, coherent, and customized to meet the unique requirements of the project.


Evaluating speed in procurement

In scenarios where speed is paramount for project completion, it is crucial to meticulously assess the impact of various procurement methods on delivery timelines. This assessment must encompass not only theoretical timelines but also a comprehensive understanding of the interplay between project complexity, stakeholder engagement, and prevailing market conditions in relation to the selected procurement route.
Initially, it is crucial to acknowledge that procurement methods vary significantly in their organization of the interactions among design, procurement, and construction. The traditional Design-Bid-Build approach is often the most time-consuming due to its linear nature: the design phase must be entirely finished prior to the tendering process, and construction can only commence thereafter. While this sequence provides definitive cost assurance and design oversight, it does so at the cost of time efficiency. Consequently, for projects where rapid execution is critical, this method is typically not advisable.
In contrast, Design and Build offers significant time savings. Here, the contractor takes on both the design and construction responsibilities, allowing design elements to progress in parallel with construction activities. This overlap reduces the overall project timeline. However, it requires a client who is comfortable giving the contractor greater control over design details and managing the risk of reduced client influence on final design outcomes.
Construction Management and Management Contracting represent two alternative approaches that emphasize rapid execution by allowing preliminary work to commence prior to the completion of the entire design. In the Construction Management model, the client engages directly with trade contractors, while a construction manager oversees the coordination of the project. Conversely, Management Contracting follows a similar framework but incorporates a management contractor. Both methodologies necessitate a high level of client involvement and the ability to navigate the complexities associated with multiple contracts and coordination.
Furthermore, assessing speed entails considering external influences such as market dynamics, contractor availability, design intricacies, regulatory approvals, and supply chain reliability, all of which can impact the pace of project advancement, independent of the chosen procurement strategy. For instance, although a Design and Build contract may offer expedited delivery, delays in obtaining essential materials or regulatory approvals can undermine this speed advantage.
Therefore, advice on evaluating procurement speed should emphasize not just the choice of route but also the project environment. Clients should assess whether they have the capacity and appetite to manage fast-track routes, whether they have access to experienced contractors familiar with these methods, and whether the project’s characteristics (such as complexity or innovation level) support or hinder fast delivery. Careful early evaluation ensures that the promise of speed is realistic and achievable.







The top three procurement routes with their pros and cons

	Pros
	Cons

	Single point of responsibility: the contractor handles both design and construction, reducing coordination delays.

	Reduced client control over detailed design, as much of the design responsibility sits with the contractor.


	Overlapping design and construction phases shortens the overall project timeline.

	Less opportunity for the client to make design changes once the contract is underway without incurring additional costs.


	Early contractor involvement brings practical, buildable solutions to the table.

	Requires careful contractor selection to ensure they have strong design capability and a good track record.


	Potential for cost savings through integrated design and construction efficiencies.



1. Design and build


  


2.  Traditional
	Pros
	Cons

	Commencing site activities at an early stage by expediting work packages such as demolition and groundwork prior to the completion of the comprehensive design
	The client assumes greater risk and necessitates robust internal management skills to effectively oversee various contracts.

	The ability to modify packages throughout the project's development, allowing for adjustments in design or scope as needed.
	The client assumes greater risk and necessitates robust internal management skills to effectively oversee various contracts.

	Establishing direct agreements between clients and trade contractors can enhance cost transparency.
	The initial estimation of final project costs is less definitive when compared to lump-sum contracts.





             
  3.    Management Contracting

	Pros
	Cons

	Facilitates the initiation of preliminary construction activities, even as subsequent project phases are still under development.
	The client assumes the financial responsibility for the performance of trade contractors.

	The management contractor offers specialized knowledge in the coordination of various trade contractors.
	Management fees have the potential to elevate the total expenses associated with a project.

	It may prove beneficial for intricate projects that require adaptability throughout the delivery process.
	Currently, Design and Build is more prevalent than this approach, which has seen a decline in usage and a reduction in the number of experienced firms in certain markets.
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Best procurement route for speed




When speed is the overriding priority, selecting the most appropriate procurement route is crucial to ensure that the project is delivered efficiently and without unnecessary delays. Among the available procurement methods, Design and Build is widely recognized as the most suitable for projects where fast delivery is essential.
Design and Build provides a unified source of accountability, with the contractor managing both the design and construction stages. This method allows for considerable time efficiencies by facilitating the overlap of design and construction activities, rather than having them proceed in a linear fashion. Construction can begin with early packages based on preliminary designs, eliminating the need to wait for the complete design to be finalized. This overlap significantly shortens the overall timeline compared to the traditional Design-Bid-Build approach. Additionally, having one entity oversee both design and construction reduces the likelihood of conflicts or delays between the designer and contractor, resulting in a smoother project workflow.
Construction Management is a solid option for big, complicated, or quick projects. In this approach, a construction manager is brought on board early to oversee and organize the efforts of various trade contractors. This means that initial tasks, like groundwork or building frames, can start before the entire project design is complete. Although this method can lead to faster completion, it also puts more pressure on the client, who needs to work directly with many contractors and handle the related risks.
Design and Build is usually the fastest option, but the best choice really depends on how experienced the client is, how much risk they're willing to take, and what kind of project it is. For example, if the project is very specialized or creative, going with a Management Contracting method could provide more flexibility, even though it means the client has to be more involved.
When suggesting the best way to go, it's crucial to point out that chasing speed isn't everything. The chosen method for getting supplies needs to find a good balance between being quick and managing risks, keeping costs in check, and ensuring quality. The client should also make sure that the project team, which includes designers, contractors, and managers, has experience with fast-paced projects and can handle tight deadlines.

To sum it up, the Design and Build method is usually the quickest way to get things done because it allows for better control and overlapping stages. For really complicated or big projects where starting early is super important, Construction Management can work well too, but only if the client is up for it. The main thing is to match the procurement method with what the project needs and what the client can manage.


Considering inexperience as a developer, would it be better to choose the JCT suite of contracts as the standard form of contracting for this project, rather than NEC?


For this Swansea SA1 new-build residential development of 25 mid-spec apartments, the choice between the JCT (Joint Contracts Tribunal) suite and NEC (New Engineering Contract) suite is important, especially as there’s the aim to deliver the project quickly despite being an inexperienced developer.
Overall, the JCT suite is likely the better fit for these circumstances.

JCT contracts are extensively utilized in the UK residential sector, particularly for conventional construction projects such as houses and apartments. They adhere to recognized risk distributions: the contractor is accountable for executing the work in accordance with the employer's comprehensive design, with explicit stipulations regarding time, cost, modifications, and extensions. As a novice developer, you can take advantage of the robust precedents, interpretations, and advisory materials associated with JCT, facilitating the process of obtaining guidance and managing the contract with assurance.
NEC contracts are gaining traction in infrastructure and public works, yet they remain relatively rare in the residential sector. They prioritize collaboration, adaptability, and proactive management through early warnings and compensation events. Although these features can enhance program reliability, they demand rigorous contract administration, skilled project managers, and a culture focused on immediate problem-solving. For newcomers to development, this can pose challenges and potentially heighten the risk of disputes or misunderstandings if not managed carefully.

JCT is usually easier to manage. NEC needs a lot more paperwork, like detailed records and constant updates, which can make things really busy. Since the aim is to finish fast and the team doesn't have much experience, it makes sense to go with a contract that's simpler to handle and more understanding of the team's limited skills.
Also, since planning permission is already in place and construction is about to start, using the JCT Design & Build or Standard Building Contract helps you secure design responsibilities, costs, and schedules effectively. On the other hand, NEC's adaptability might be a disadvantage in this case, as it focuses on managing changes and ongoing development, which could lead to delays or confusion if you're not ready for that approach.
To summarise, since planning permission is already in place and construction is about to start, using the JCT Design & Build or Standard Building Contract helps you secure design responsibilities, costs, and schedules effectively. On the other hand, NEC's adaptability might be a disadvantage in this case, as it focuses on managing changes and ongoing development, which could lead to delays or confusion if not ready for that approach.
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