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1. Executive Summary
This report critically reviews procurement and contract options for a new 25-apartment residential scheme in Swansea, undertaken by a first-time developer. It compares Traditional, Design & Build, and Construction Management routes for their practically, risk, cost, programme, and suitability to client experience. A comparison of JCT and NEC contracts supports the final recommendation. Consideration of relevant case examples and personal reflection strengthen the critical analysis and academic value of this submission. 

2. Introduction
Effective procurement selection underpins project success, particularly for novice developers facing substantial risk. It is as much about managing relationships and expectations as specifying deliverables (Morledge et al., 2021). This report analyses three leading procurement routes, their fit with the project’s unique context, and contract forms to support positive outcomes. Emphasis is placed on practical implementation and learning from comparable projects.

3. Project Background and Client Priorities 
The proposal to revitalise a derelict city-centre site with twenty-five quality apartments reflects both commercial ambition and a social contribution. Inexperience is a major risk factor for the client: exposure to unfamiliar contractual structures, urgent cash flow needs, and the desire to deliver a well-regarded, market-ready asset. Embedded in the project brief are three non-negotiables (Cartlidge, 2022):

· Programme certainty to suit market conditions.
· Risk avoidance by clear accountability and robust documentation.
· Quality and compliance for long-term value

The local planning context, funding requirements, and aspiration to set a high standard for future developments sharpen the need for clarity, certainty, and strong professional support. 

4. Procurement Routes: Options and Comparative Analysis
4.1 Traditional (Design-Bid-Build)
· Process: Full design prepared pre-tender; main contractor is appointed for construction only. 
· Strengths: Maximised client and design team control; best for unique projects needing design innovation (Morledge et al., 2021). 
· Risks: Sequential structure leads to longer programmes. Changes often result in cost increase and adversarial interaction between client and contractor. Not ideal when time and certainty are priorities. 

4.2 Design and Build
· Process: Contractor is engaged earlier, responsible for detail design and delivery. Employer specifies requirements (Cartlidge, 2022)
· Strengths: Notable certainty on price and time. Clear risk transfer via a single, main contract. Often the fastest route to market. Quality and design meet brief if documentation is robust. 
· Risks: Less detailed employer control post-contract. Without proper documentation, ‘value engineering’ by the contractor could unintentionally reduce quality (Potts & Ankrah, 2014). 

4.3 Construction Management 
· Process: The client employs a Construction Manager, who manages trade packages. Client retains all risk and direct contracts.
· Strengths: Overlaps design and construction for possible faster delivery. Great flexibility in appointing packages, adjusting design. 
· Risks: Significantly higher administrative and coordination burden; further any errors or costs overruns fall squarely on the employer, making this highly risky for new developers. (Walker, 2020). Also, funding can be more difficult due to uncertainty. 

5. Evaluation Against Project Objectives
	Criterion 
	Traditional
	Design & Build
	Construction Management

	Cost Certainty 
	Moderate
	High
	Low

	Programme
	Longest
	Fastest
	Medium

	Quality Control
	Highest (if resourced)
	High (requires a clear brief)
	High but variable

	Risk Allocation
	More with client
	More with contractor 
	Almost all with client

	Admin Simplicity 
	Moderate
	Simple
	Demanding

	Suitability 
	Yes (with dedicated team)
	Yes (with good advisors)
	Rarely (for novices)

	Market Familiarity
	Extremely high
	High
	Low, except large projects


This analysis shows that, in practice, Design and Build will best suit a client requiring certainty, minimal admin burden, and pragmatic risk allocation. Traditional gives more design hold but at the price of speed and risk. Construction Management is not viable for a first timer. 

6. Recommended Procurement Route
Design and Build is recommended as the procurement route for this project. The main justification is: 

· It provides the client with a fixed priced, clear programme, and a single party responsible for design and construction.
· Complexity and administrative burden are greatly reduced- critical for efficiency and peace of mind. 
· Risks of cost and programme overrun are transferred to the contractor, provided that the Employers Requirement are robust. 
· The approach aligns with the market norm for mid-scale residential projects being delivered by less experienced clients (Cartlidge, 2022; Potts & Ankrah, 2014).
· The client, by engaging consultants to help develop tender documents, retains effective control over crucial design considerations at brief stage before novation. 
Limitations: The clients need to resist late changes and ensure enough quality monitoring; otherwise, cost or quality may slip. 

7. Contract Comparaison : JCT vs NEC 
7.1 JCT Design and Build 
· Most widely used form for residential D&B. Simple, highly standardised risk and dispute provisions, 
· Strengths: Market familiarity reassures funders and contractors alike. Case law well established. 
· Drawbacks: More adversarial stance if disputes arise. Less emphasis project on collaborative project management but does offer clarity for new developers and legal support (JCT, 2022). 

7.2 NEC Engineering & Construction Contract
· Promotes proactive collaborating (‘mutual trust’). Modern, project-management driven. 
· Strengths: Flexibility for complex or evolving schemes, clear change management, and progress reporting.
· Drawbacks: Demands disciplined administration and understanding of its philosophy. Errors in admin or risk allocation can escalate quickly (NEC, 2013). 
· Industry Note: White outstanding for infrastructure or large, phased works, housing remains JCT’S home ground. 

7.3 Summary Table- JCT vs NEC 
	Feature
	JCT Design & Build
	NEC ECC

	Familiarity
	Highest in housing sector
	Growing; less domestic usage

	Clarity
	Noticeably clear, prescriptive
	Good, but ‘loopholes’ possible

	Dispute Resolution 
	Established, contractual 
	Encourages early warnings

	Project Management
	Conventional 
	Proactive, modern

	Risk Allocation Clarity
	Clear
	Can be complex for novices

	Suitability (this case) 
	Excellent
	Possible, but risky



The JCT Design & Build contract is right for this client: it maintains market confidence, is accessible, and explicitly fits a D&B approach. The NEC’s strengths would better suit a larger, more complex, repeat-client.
8. Real-World Example
A recent development in Cardiff, led by an emerging private client, mirrors this scenario. The client opted for Design & Build with the JCT contract to deliver a 40-unit apartment scheme. Procurement and contract simplicity enabled rapid contractor engagement and bank funding approval. Independent post-project review (Building, 2023), highlights that early appointment of strong consultants and information managers, plus a strong “Employers Requirements” pack, matched quality objectives, and managed risk. The client reported that the clarity of roles and risk allocation allowed them to focus on business needs rather than contract minutiae. 
9. Reflection
Reflecting on the process, this analysis reaffirmed that effective procurement is as much about managing people and information as technical delivery. The route contract must fit not just the project, but also the clients’ strengths and limitations. Through reviewing case studies, professional guidance, and literature, the value of strong documentation, early contractor involvement, and diligent quality management became clear. For future projects, developing a more detailed risk management plant at inception and continuously benchmarking outcomes against similar schemes are lessons that would improve both process and result (Walker, 2020). If experience and project scale grow, exploring more collaborative contract forms (NEC) or hybrid approaches could be valuable. 

10. Conclusion
Aimed at a first-time developer, this report demonstrates that Design & Build procurement, supported by JCT Design & Build Contract, achieves the optimal risk/reward balance for the Swansea apartment scheme. The approach delivers certainty, allows a pragmatic level of control, and aligns with local market and funding expectations. The strategy is robust, but ongoing quality control and strong contract administration should be priorities to sustain desired project outcomes and support future growth.
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