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Introduction:
As per client request this report contains detailed evaluations leading to recommendations on different procurement methods and contract types. The project is a development of a 25 apartment building in Swansea’s SA1. The client has already acquired planning permission and is looking for the best route for conducting the phases of a construction project. The aim of this report is to suggest methods that will achieve the shortest possible time frame while still meeting the mid-level specification requirements.
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RIBBA plan of works:
Royal Institute of British architects (RIBBA) plan of works is a commonly adopted practice across the UK construction industry. RIBBA outlines 8 different phases from the concept to finished stages of a construction project. The plan works to clearly define roles and responsibilities that will be put into a contract. RIBBA is can be used as a timeline to outline the tasks and strategies that different parties will need to undertake at different phases of the project.  (RIBBA 2020)
Procurement route advice:
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Design and build:
Design and build was first officially recognised in 1981 when JCT introduced  Standard Form of Building Contract with Contractor’s Design.  (Samir Boudjabeur 2025) For design and build the responsibility for both the design and construction phases are Soley of the main contractor for which a lump-sum price is agreed on before work proceeds. There is variation between projects as to the extent of design to be completed by the main contractor depending on materials provided in the clients requirements for the project, however the main contractors responsibility will be higher compared to other procurement processes. The main contractor is to complete a proposal design and tender precontract to which the client has control over. Once the contract is signed the control of design is passed over to the main contractor. The contractor can choose between using their in house team or to take on the clients consultants to continue to complete a detailed design. (JCT 2024) 
	Advantages:
	Disadvantages:

	The bidding phase is removed from the plan of works as design and construction occur simultaneously.
	There is potential for significant losses as a result of risk allocations being underestimated.

	Conflicts are easily resolved as responsibilities are clearly outlined.
	this contract requires a deeper understanding of the construction process and the main contractors abilities and experience, rather than awarding contracts based Soley off price.

	The responsibility of mistakes during the design and construction phases is placed solely on the main contractor.
	Contracts need specific descriptions for the responsibility of works on each party involved on the project to prevent scope creep where work is incorrectly allocated across the various professions involved. 

	With the collaborative system being one single team communication is smoother causing fewer changes.
	Ambiguity in the contract can cause problems with using insurance and warranty policies as they may miss the required needs for the policy.

	As the main contractor is involved in the design process, there is a better range of ideas and expertise meaning construction materials and processes can be better optimised. 
	The control of the design nis taken from the client, there is tendency for the main contractor to prioritise cost saving in situations where the client may want higher quality.

	With a pre-established budget the construction process is more accurate and there are fewer variations in the project.
	


(Jesse Weissburg 2025) (Quantity surveyor blog 2025)
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Traditional (Design-bid-build):
Traditional has been standard practice for over 150 years. For Traditional there is no responsibility on the main contractor of the project excluding specific parts stated in contract. The responsibility for all materials are on the client to produce drawings, work schedules and a blank Bill of quantities (BOQ) to present to the main contractor. The client maintains the control of the design throughout the construction phase and will submit variations throughout. There are 3 types of Traditional contracts; lump sum, measurement, and cost reimbursed. Lump sum contracts determines the price for the construction work before it is started, priced based on detailed drawings and BOQ’s. Measurement contracts do not finalise a price until the construction works are completed, these will be based off less detailed drawings and BOQ’s, a final price will be decided based on remeasurements. Cost reimbursement contracts are based off the actual costs of works with overheads and profit added as they are completed, this contract poses high risk to the client and is generally only used in partnerships. (JCT A 2024)
	Advantages:
	Disadvantages:

	The responsibilities are clearly outlined between the defined roles for both the client and main contractor.
	With following a strict plan of works this can create a longer project completion time as this is not always the fastest route to complete the project. 

	Each phase of the project is completed sequentially enabling for cleer deadlines.
	Variations submitted throughout the construction phase can affect both the cost and time for the complete project. 

	The risks of the project are easier to calculate due to the detailed specifications given by the client and the fixed price after the design phase is completed.
	The client is required for a high level of involvement throughout the projects phases.

	Clients require little knowledge of construction works and the main contractors abilities with the comprehensive tendering process allowing for competitive pricing.
	The client has control over the quality of the project.

	The risks of the design phase are on the client.
	The risks in the construction phase are on the main contractor.

	With the sequential nature of the project maintains the project delivery and minimalizes confusion over phases.
	With the sequential nature of the project this can create competition between the client and main contractor which can negatively affect communication between the parties. 


(AAL 2021) (Logan price 2024)
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Construction management:
Construction management is used on projects where the client appoints separate contracts to carry out the works. A construction manger will be employed to oversee the completion of these works. The manager will be responsible for issuing instructions and making decisions throughout the construction phase.  With this process the client is responsible for the design and draws contracts for the different sections outlined in NRM2. This method is used when there is a need for different regulation between the design, management and construction phases of the project. (JCT B 2024)
	Advantages:
	Disadvantages:

	With the construction and design process being intertwined project times are reduced significantly.
	The cost is calculated in the late phases of the construction process meaning it is uncertain. 

	The client has higher levels of supervision over the project allowing them to achieve the desired quality and buildability. Variations are also easier to put into place as they do not need to be discussed with a main contractor.
	The responsibility of the client is increased with contractors being employed directly. This also creates the risk of quality of contractors on the clients shoulders.

	Works well with projects where the different sections have competitive prices allowing the client to easier get the market vale for works.
	Early stage costs are higher due to the significant resources required for the design of the project.

	Roles and responsibilities are clearly outlined in the contract.
	


(Richard jones 2023)
Procurement route Recommendation:
Design and build.
With the clients focus being on speedy completion of the project design and build will best facilitate this requirement. the design and construction phases occur simultaneously making for a much more streamlined process over the traditional design-bid-build process. The responsibility of design is also passed onto the main contractor compared to where the traditional process requires the client to provide full and detailed materials prior to the construction phase. Opposed to Construction management it offers vastly reduced responsibilities on the client during the construction phase which is beneficial with the clients implied lack of construction knowledge. With the client only looking to achieve mid-level specification for the project, concerns over the main contractors tendency to choose cost-cutting materials, and construction methods is poses a lower threat to not meeting this requirement.
JCT vs NEC contract forms:
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JCT overview:
Joint Contracts Tribunal (JCT) has been the largest standard form of contracts supplier in the UK since its launch in 1931. (JCT C 2024) The contracts are designed to clearly define needs and risks specifically to the needs of different procurement process. The JCT collection is built up of families that contain standard forms, guidance and other specific documents for most projects and procurement process’. The two key services of JCT contracts are that they minimalize transaction costs when entering a contract and to provide a benchmark for the project. (JCT D 2024)
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NEC overview:
NEC contracts are a series of contracts that work to manage projects from start to finished and are mostly designed for civil engineering projects.  The contracts look to accommodate for the clients needs while protecting the main contractor from risks in the construction phase. These contracts are typically used for high profile buildings like airports, skyscrapers and stadiums. NEC puts terms into simple and clear English allowing for clear project communication.  No other company has been able to compete with JCT in the parameters that NEC has achieved since launch in 1993. (NEC 2019)
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Contract Comparison:
Global application:
· JCT: contracts are designed around English laws for use in the UK. 
· NEC: contracts are intend for international use and are catered to the laws that apply in the specific countries.
(NEC 2014)
Language:
· JCT: contracts are laid out in a clear standardised format which is believed to reduce misunderstandings. The use of the legal language format can cause people with a lesser legal understanding to misinterpret clauses outlined in the contract. (Blackstone solicitors 2024) 
· NEC: contracts use a simplistic and flexible layout with the use of plain English and minimal terminology making it easier to read for people with lesser legal understanding. (Richard Patterson 2020)
Risk allocation: 
· JCT: the responsibilities of the client and contractor are clearly outlined with most contracts giving the majority of risks to the main contractor . (JCT 2016)
· NEC: the responsibilities are clearly outlined and are designed to share these between the client and main contractor throughout all of the phases of the project. (Richard Paterson 2017)
Changes:
· JCT: managed through variations and claims, changes require additional calculation of impacts before they are implemented. Individual contracts will outline the processes needed to deal with the management an valuation of these changes.  (Ramskill martin 2022)
· NEC: changes are allowed to occur on request and will be valuated after their completion. This rate is based on the effect that the event will have on pre discussed costs and time. (NEC A 2019) 
Project management:
· JCT: more focused on contractual obligations without the use of hands-on conflict resolution. (Charles Russell 2022)
· NEC: more focused on collaboration between parties and encouraging good practices. (Linesight 2025)
Flexibility:
· JCT: flexibility is limited due to the standardisation of contracts however it is possible to agree on amendments before signing. (designing buildings 2023)
· NEC: contracts have various options that tailor to a range of different projects. (causeway 2023)
Suitability:
· JCT: contracts are based around standard construction projects that have clear requirements and designs.(overford 2024) 
· NEC: Contracts are ideal for more complicated projects that have a higher level of detail. (Legal foundations 2024)
Contract recommendation:
JCT
The project requirements are relatively simplistic, this makes the structure that a JCT contract provides far more applicable than the benefits of NEC’s flexibilities. With the clearer distribution of roles and responsibilities JCT will better achieve the clients aim of achieving the shortest possible time frame. Given the clients suggested lack of knowledge surrounding construction JCT offers a clearer path to ensuring that the client is both protected from risks and achieves the project quality requirements. Other positive features of using JCT contracts include their user-friendly payment structures, detailed resolution management systems, and their wide usage across different main contractors.
Conclusion:
Having thoroughly evaluated the features of the top  procurement processes and contract forms it is recommended the client chooses a JCT Design and build contract. With design and build streamlining the timeline with the overlap of design and construction it offers the most appropriate solution to the project. Joining this with JCT’s the client will be able to clearly understand their responsibilities and their involvement in the project will be reduced. Further cementing JCT’s appropriateness is its widespread use across residential projects delivering them at high quality and in desired timespans.
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