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[bookmark: _Toc197523409]Introduction
The developer of a new build residential project in Swansea (SA1) has secured planning permission and has decided that they would like 25 mid-specification apartments with a mixture of 1,2 and 3 bedroom apartments, the developer has also stated that their primary objective is to deliver the project in the shortest timeframe whilst also maintaining quality and cost control. The developer must determine which procurement routes is best for the project, This decision will factor risk, certainty, cost control and quality assurance. It will also compare the JCT and the NEC contracts to meet the client’s inexperience and the requirements for the project, whilst following the RIBA plan of work 2020.




















[bookmark: _Toc197523410]RIBA plan of work
Below is a breakdown of the RIBA plan of works which is referred back to furthen on in this report.
[image: The RIBA Plan of Work & Stages — Architecture for London]
(Anon., 2020)
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[bookmark: _Toc197523412]Design Bid Build (Traditional)
The traditional PROCUREMTN ROUTE FOLLOW A arranged structure. The client commissions a full set of designs through to RIBA stage 4 the client will invite contractors to tender based on the completed documentation the once the client has selected a contractor the construction starts under a fixed price agreement 
Using this approach it gives the client full control over the design with the design team staying independent and focusing on achieving the best possible outcome in terms of quality and compliance therefore this makes traditional procurement suitable for developments on conservation areas or on sites that have sensitive planning requirements/ considerations.
The separation of Desing and construction also provides a more clear idea of the risks that are involved and any disputes that may arise therefore it is much easier to pinpoint the responsibility of everyone because the roles are clearly defined, the pricing is also typically accurate as it it based on the complete and detailed design at the point of the tender.
However, the traditional route has a longer delivery time because the full design must be completed before the construction can be begin and there is no overlap between these phases therefore for time sensitive projects that are targeting for the fastest completion this could become a massive drawback. Also, contractor input is very low during the design stage which could end up with missed opportunities to improve the buildability of to reduce costs therefore for newer developers this type of procurement may feel less collaborative compared to different methods such as design and Build.
In the RIBA plan of work 2020 framework the traditional route puts the client and the design team in control up to stage 4, the contractor joins at stage 5 therefore they take no part in shaping the design this allows for the client to oversee a lot but also leaves less room for early on potential problem solving (Group, n.d.). (Killough, 2023).
 

[bookmark: _Toc197523413]Construction Management.
Construction Management is more flexible and a hands-on alternative that allows for design and construction to progress at the same time, instead of appointing 1 main contractor the client directly engages a construction manager to oversee and coordinate the project on site, the construction manager is responsible for managing multiple trade packages, with the client holding contracts directly with each sub-contractor.
Therefore, this route can work well when speed and design control are the main priorities as the construction can begin while the design is still being developed, the groundworks or demolitions can begin quickly and it also lets the client keep a high level of input on the design throughout the process.
However, construction management needs a lot of involvement form the cline as it is a demanding method making it better suited for more experienced developers who are used to managing multiple contracts and overseeing on site, without support form a construction manager the risk of delays, coordination issues or going over costs can increase significantly. This route is rarely used for smaller residential developments in Wales as many other contractors are more familiar with traditional or design and build therefore, they may be more hesitant to go ahead with a construction management led scheme therefore this can create complications in procurement and delivery if the market is not used to this
With the RIBA plan of work construction management includes coordination between design, procurement and construction activities from stages 3-5 and the trade contractors are brought in at staggered intervals and the construction manager makes sure that the workstreams are managed correctly and effectively on site (Rudge, 2023).
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Desing and build procurement is often the nest option for developers that are aiming to complete a residential project withing a tight timeframe, using design and build one the concept and spatial design stages have been completed which are normally done by the clients consultants the constructor then takes on full responsibility for both the detailed design and the construction of the project, this transition usually happens at stage 3 of the RIBA plan of work.
Using design and build is particularly good for this scenario as it allows for a faster overall programme with the design and construction progressing one behind each other therefore the project can move more quickly than if it followed a different path, on top of this the contractor is the main responsibility and accountability therefore this helps with effective communications and reduces the chance of disputes between the designers and the boulders.
There is also a sort of financial comfort for the client as by the time the contract is signed the cost is usually foxed based on the specifications this is very valuable especially for clients that are working with tight budgets.
However, there are some disadvantages, once the contractor has been appointed the client then hands over a lot of design control therefore if there is lack of detail the contractor could interpret in ways that could prioritise the cost efficiency over the quality.
This method typically sees the client managing the process up until stage 3 then the contractor takes over form stage 4 all the way through until completion (Space, 2023). (Rudge, 2023).
(Workplace, 2024). (Mastt.com., 2025).
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For the 25-unit residential scheme I would recommend that the most appropriate procurement route is Design and build as this method does comply with the developers priorities which is timeframe it also is beneficial with cost control and simplified risk management which is very helpful given the experience and knowledge of the current client. 
Using design and build a single contractor will take responsibility for both the detailed design and the construction which helps with showing accountability and reducing any coordination issues that could occur, also by allowing the design and construction phases to overlap each other the programme time is shortened which is important given the clients requirements, Not only that the fixed price structure also improves cost and time therefore reducing the chance of delays.

I would also recommend that a Two stage design and build is to be used as this allows earlier contractor involvement by using the PCSA (Pre construction service agreement) at RIBA stage 3 then followed by a full design and build appointment at stage 4 as this method allows for identifying early risks and managing them, buildability and valuable engineering knowledge that can be inputted and potentially benefit the project
(Rajai, 2022).
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[bookmark: _Toc197523417]The Building regulations 
Firstly the WDQR (Welsh development quality requirements) 2021 standards are the minimum functional quality standards for new homes and their general needs, it focusing on thongs such as the internal space, environmental sustainability and accessibility (Anon., 2021).

Next is part L of the building regulations (Conservation of fuel and power) this gives guidance on energy efficiency requirements, making the most out of insulation, air tightness and using low carbon technologies (GOV.WALES, 2025).
And then Part B of the building regulations makes sure the fire safety measures are enhances in buildings that are over 11 meters, focuses on the escape routes, material compliance and compartmentation (Government, 2010). 

Employing an Experienced design and build contractor 
Making sure that a contractor with experience is very helpful especially if they have experience in south Wales as they will be more knowledgeable with the building codes, environmental conditions and the planning authorities this can help with the ease and speed of the project therefore reducing any delays that could occur, not only that they will be more friendly with local suppliers and subcontractor which could lead to more cost savings and potentially a more efficient project (Hartman, 2024). 

Employing an Experienced Employers agent 
Employing an experienced employers agent is very important to ensure that the design and build contract is completed successfully, this person acts as a representative for the clint who oversees the project and makes sure that it aligns with what the client wants, The other responsibilities are monitoring progress, ensuring that there is effective communication throughout the process, coordinating the tender, also helping with the design and finding ways to reduce risks. Having an experienced agent is very important for a client with the lack of experience in the industry (Anon., 2023).












[bookmark: _Toc197523418]JCT VS NEC 
The JCT and the NEC are the most well-known standard form used for projects in construction in the United Kingdom where each one shows a distinct approach to risk, project delivery and responsibility.
[bookmark: _Toc197523419]JCT
The JCT (Joint Contracts Tribunal) follows a more conventional structure as they outline the liabilities, obligations and the roles with clarity form the beginning of the project which offers a framework that is easier to predict deadlines, costs etc.  This is shown in the JCT design and build form where the contractor takes on the responsibility for both the design and the construction therefore for the clients this methods/ arrangement reduces the need for constantly needing to oversee the project and it simplifies the project management, The contracts focuses on the fixed price delivery which brings a higher certainty of certainty of the costs, this makes it especially well-suited for the residential development where the budget control and the agreed outcomes are highly prioritised.
(Maziukaite, 2025). (JCT, 2018). (Navas, 2020).

[bookmark: _Toc197523420]NEC 
The NEC (New engineering Project) contracts are based around collaboration and engagement and promotes more communication, constants updates to the programme and identifying the risks early on, using these features they are designed to make the process more adaptable to change which can then lead to more positive results on bigger and more complex projects however this amount of flexibility requires the need for regular input form both the client and the contractor therefore making it more demanding for the client in terms of administration and management (Neccontract.com., 2020). 
[bookmark: _Toc197523421]Conclusion 
In conclusion the JCT is the better option as it allows for a more accessible and lower risk path and having its structure and emphasis on the fixed costs agreements helps reduce the likelihood of any unexpected costs and contractual disputes, and also the clear vision of everyone’s responsibilities allows for more focus on the final outcomes rather than the management of the day to day processes. This is especially beneficial for a client that has the lack of experience 
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