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A client is developing a site in Swansea which will build 25 new residential apartments of varying sizes including 1,2 and 3 bedroom units. The client has asked for a recommendation regarding the best procurement route and a form of contracting. The client has secured planning permission, and the immediate focus is now on completing the project in the shortest timeframe possible. This report will look at some of the procurement routes available to the client and finish off by recommending a form of contract to use for the project, choosing between JCT and NEC.
[bookmark: _Toc197589169]Design and Build- Advantages
The first procurement method this report will look into is the design and build method. Due to the client’s need for a short timeframe, design and build will be one of the top three procurement methods to use. As mentioned by RICS (Royal Institute of Chartered Surveyors) under a ‘design and build’ procurement method, a single contractor takes on the responsibility and risk for both designing and constructing the project, typically for a fixed lump-sum price. This integrated approach allows construction to begin before the design is fully completed, which can help shorten the overall project timeline (RICS, 2024). 
Another benefit of design and build is the lack of multiple contractors which in turn can help the developer as there is a single point of contact. This can mean time saved as it removes the need to commit multiple resources and time to contact and discuss options with multiple contractors or firms. This can reduce the client risk due to having the one single point of contact (RICS, 2024). This can be beneficial in this scenario given the lack of experience so there will be less people to try and organise or get opinions and answers from.
As mentioned above, the design and build method means less daily involvement is needed by the developer. In the circumstances of this case, this can be a significant benefit, especially considering the client's admitted lack of experience in managing construction projects. This can help if the client has limited technical knowledge and need for professional support throughout the development process.
Additionally, another benefit of design and build is the greater cost certainty. Typically, design and build contracts are often awarded on a fixed price, lump sum basis, meaning the contractor agrees to a specific cost for the entire project, including design and construction. This provides a clear and predictable budget for the client as long as changes are not made after the contract has been agreed and signed off (Constructing Excellence, 2004).
[bookmark: _Toc197589170]Design and Build- Disadvantages
As with most procurement methods, design and build has its disadvantages. One key disadvantage is the reduced level of control the client has once the project is underway. Since construction often begins before the full design is completed, the client may lose influence over certain aspects of the project. There is also a risk that the contractor may implement value engineering measures, altering materials, specifications, or design details to reduce costs, sometimes at the expense of quality or aesthetics (RICS, 2024). This will have to be monitored by the client.
Another potential disadvantage of the design and build approach is the significant costs that can arise when making changes after the contract has been signed. This method generally offers limited flexibility for alterations once construction is underway. Any adjustments or variations typically need to be formally negotiated and agreed upon, often through a variation order, which can lead to increased costs and delays. As the contractor controls both the design and construction phases, accommodating unforeseen circumstances or changes to client requirements becomes more complex. The client may find themselves with little leverage to negotiate favourable terms, making even minor changes costly, time-consuming, and potentially disruptive to the project schedule and budget (Blackstone Solicitors, 2024).

[bookmark: _Toc197589171]Traditional Method- Advantages
The second procurement method this report will discuss is the traditional method. As the name suggest, this is the most traditional method of procurement. The traditional method involves designing the project first and then going out to tender. 
The main advantage of this method is the design of the project being completed before gathering prices from contractors. The design being completed before going out for tendering means the control is fully with the developer in regard to the quality of materials being used, what is actually being produced and the look and feel of the building. Unlike design and build, the contractor has to work to the specification and design that has been provided, making it difficult for the contractor to implement cost cutting measures (RICS, 2024). 
Another advantage of the traditional method is the accuracy of the tender returns. Due to the design being completed, the tenders received back will be based on the specification and design that has been provided by the developer. This makes comparing the prices a simple and easy task as all the costs will be pricing for the same design. In turn, this also means that the developer is less susceptible to value engineering from contractors. Due to the specification being agreed before signing the project off, the scope for the contractor to value engineer reduces unless the changes are agreed too prior to signing the contract (Designing Buildings, 2023).
[bookmark: _Toc197589172]Traditional Method- Disadvantages
As with the design and build method, the traditional build method also has its disadvantages. One big disadvantage is the extended time it takes to commence construction which is not great for the scenario discussed due to the clients requirement of a quick turnaround. Unlike design and build, where construction can begin before the design is fully complete, traditional build requires the entire design to be finished and a contract to be agreed and signed before any construction work can start. This process, including the preparation of detailed designs and the tendering period, can significantly extend the pre-construction phase. As a result, the overall project timeline is often longer, which can increase costs and delay returns on investment. Furthermore, if any issues are discovered during tendering, further revisions to the design might be necessary, causing additional delays and increasing the complexity of project management (Constructing Excellence, 2004).
Another disadvantage of the traditional procurement method is having to organise multiple contractors and design teams. Given the developers lack of experience, this may prove difficult and can mean mistakes slip through the net or the developer ends up getting taken advantage of by more experienced clients. The mistakes that have happened, may leave the developer in the middle of contractors and design teams arguing over who’s to blame and leave an inexperienced developer trying to sort out how to move forward and rectify any issue. This may prove costly and time-consuming and lead to delays in the project timeline (Calibro, 2021).
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Another procurement route to consider is management contracting. Management contracting is a method where construction work is completed using a number of different works or trade contracts which the main contractor is in charge of organising. The management contractor will be appointed by the client early in the design stage so they can use the expertise to reduce costs and improve design and specification of materials used (JCT, 2018).
Management contracting can be advantageous for projects as you are appointing a series of expert subcontractors who will be knowledgeable in their own specific field giving the project the best resources to succeed. The management contractor helps with the design and also takes on the risks of buying materials and delivering the project. They are responsible for managing the project and making sure the work gets done (Designing Buildings, 2018).
Appointing a management contractor early allows some work packages to be tendered before others, and even before the full design is finished. According to Designing Buildings, an example of this might be that piling work can start while the detailed design for the above-ground structure is still ongoing. This can help speed up the overall project and reduce the timeframe as required on this project.
[bookmark: _Toc197589174]Management Contracting- Disadvantages
As with all the methods available, there will be some disadvantages. A disadvantage of this method is with the client’s lack of experience. Although the client will appoint a contractor, the client will still be in control of certain elements throughout the project. This may prove difficult given the risk of issues within a project and the clients lack of experience dealing with these conflicts. As well as this, the risk stays with the client as long as the management contractor carries out the work as per the details given to them by the client and the project team. This may have cost implication in the future if any mistakes are made (JCT, 2018).
At the beginning of the project, there is no fixed certainty over the overall cost, and work progresses based on an initial cost plan. The final cost of the project will only become clear once the last works package has been awarded. This can prove to be a disadvantage in this scenario as the client might not have the expertise to pick up on any changes and keeping control of the financial situation can be difficult unless they appoint a professional team to assist with the budget control (JCT, 2018).
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Given the information stated above, the best procurement route in this scenario is the design and build. Due to the developer wanting to complete the project in the shortest timeframe possible, the design and build route allows construction to begin at the earliest stage possible. Having one single contractor again will help the developer save time as there is only the one single point of contact to deal with. This is also beneficial due to the developers lack of experience as they only have to deal with one contact instead of taking a risk and having to deal with multiple businesses who will more than likely have more expertise and knowledge than the client at this stage. There is also a transfer of risk to the contractor which again, in this scenario might prove to be beneficial due to the lack of experience within the development team. 
[bookmark: _Toc197589176]Comparison Between JCT and NEC Contracts.
The JCT suite of contracts offers significant advantages, particularly the JCT Design and Build Contract. This form of contract is structured so that the contractor assumes full responsibility for both the design and execution of the works. It is especially popular among major developers because it consolidates design liability under a single company which is the contractor. Consequently, if the design proves to be deficient, the developer can pursue the contractor to recover any damages arising from the flaws (Blackstone Solicitors, 2021). This is highly beneficial, particularly for developers with limited experience, as it reduces complexity and risk in managing multiple parties. In the scenario we are working on, where the developer lacks technical expertise, this contractual approach provides greater security and simplifies project oversight.
According to Causeway, NEC contracts are often complicated and detailed, needing a good understanding to use them properly. Because of this, expert help or legal advice is sometimes needed. These contracts also require a lot of data management, which can lead to people spending more time handling spreadsheets and data instead of focusing on their main job role (Causeway, 2023).
Given the information previously discussed regarding the developers experience and the use of the design and build procurement method, the JCT Design and Build contract will be the best form of contracting for this project. The JCT Design and Build contract offers a straightforward, low-management approach that shifts risk to the contractor, enabling the timely construction of apartments. It also reduces the need for the client to closely manage technical design issues, which is particularly beneficial when the client may lack extensive experience in handling such matters.
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