


Introduction
As part of my development work into a new site in the SA1 area of Swansea, I have been tasked with deciding on the best route for the procurement of the residential development. In this report, I will discuss and compare the main types of procurement routes that are present in the construction industry and also discuss and compare the main types of contracts that are commonly used. 
Using this information, I will provide advice and discuss the pros and cons on each type of procurement route and contract type to find the most suited for this project. As the project is focused on a quick delivery time, my final recommendation will relate to whichever type of process and contract that would be necessary to do this. 

Types of Procurement
In the construction industry, there are three main types of procurement routes that are considered for projects. These are Traditional, Design & Build and Construction Management. 
Traditional Procurement
Traditional procurement usually consists of three phases of construction: design, tender and construction and is a widely established procurement process in the construction industry. Firstly, the client of the project will have designs and specifications for the project created by an architect. Once this is complete, the job then enters the tendering phase where main contractors would place a bid to be able to carry out the work based on the designs and specifications. From here a suitable contractor is selected and construction work, on site, can then begin. 
Traditional procurement can include a lump-sum figure, where there is a fixed sum agreed to be able to deliver the project, or it could be on a remeasure where a Bill of Quantities can be created for each unit of the project. Flexibility and completion of the design of the project can determine which type of sum is agreed in this type of procurement. Unfortunately, traditional procurement can be very time consuming for both the client and contractor of the project due to the design process being completed before construction starts. But it can be more beneficial to contractors because it is widely used through the industry and is less responsibility for the contractor if the design process is completed beforehand. 
Pros 
· Less risk for the client 
· More competitively fair for the client as all tenders are based off the same information
· Variations can be made easily and at later stages of the design process 
· Cost overruns are at the risk of the contractor providing there is no change in scope of the project
Cons
· Overall process can result in a longer project duration
· Variations made during the construction phase can result in cost overruns or disputes between design and construction teams
· If a remeasure route is chosen, there could be ambiguities in measures resulting in further disputes 
Design & Build Procurement 
Design & Build procurement is a procurement route that is solely the responsibility of the contractor. This means that the principle contractor for the project is responsible for seeing through every phase of the project, starting with design and ending with completion of the project. The client will tell the contractor their requirements for the project and the contractor will then manage and execute it. 
There are two main types of Design & Build Procurement, Single Stage and Two Stage. The Single Stage process appoints a contractor through a single tendering process and a single contract is signed for the whole project. Two Stage procurement requires a contractor to be appointed through tendering and then a design developed and separately agreed with the client forming a final contract. 
This type of procurement is the most common type used in construction but picking whether to use Single or Two stage can depend on the complexity of the project. If it is simple with little chance of design change, Single Stage would be more ideal. Whereas if it is more complex and flexible in design, the Two Stage process may be more suitable. 
Design & Build projects generally lead to faster construction due to the design and construction elements being completed alongside each other also increasing efficiency of the project. But this type of procurement can reduce the involvement of the client which means there is more risk on the contractor for delivering the project and to a sufficient standard. This can also affect the quality of the project as less risk is taken in design by the contractor. 
Pros 
· Faster project completion times 
· Better cost certainty due to there being a fixed price for the entire project 
· More simplified management as its designed and constructed by the contractor
Cons
· The contractor takes on more risk and responsibility for the project 
· Design quality can sometimes be poor due to reduce costs and increase profits
Construction Management 
Under a Constriction Management route for procurement, a client would appoint both a design team and construction manager and coordinate their activities to complete the project. Individual subcontractors would then be appointed to complete their respective work package, after tendering is complete, to be able to complete their work under a contract with the client. All trades are then individually managed by both the manager and design team to deliver the project. 
The Construction Management route offers a fast construction speed, similar to Design & Build, as design and construction can be completed alongside each other. But project costs may not be accurate for the client until work on site is complete for a certain work package. This is also a popular type of procurement as a lot of the risk in the project lies on the client.
Pros
· Faster construction due to design and construction overlap 
· Design can be flexible, or changes can be made at a later date in construction
· Client has greater control over the project 
Cons 
· Delays can happen because of multiple trades working at the same time 
· Can be more expensive for the client and have greater cost uncertainty 
· All work packages must be effectively tendered individually before construction

Appointing an efficient project management and design team is key to making a Construction Management route possible and can be very rewarding for the client as they are able to see the project through from start to finish. But this route does come with challenges such as unforeseen costs being incurred by subcontractors, budget overruns and project delays all being common with this type of procurement. 

Construction Contracts – JCT vs NEC
In this section I will discuss the advantages and disadvantages of the two most common types of contracts used in the construction industry in the UK, JCT and NEC. 
JCT Contracts
JCT (Joint Contract Tribunal) contracts is the more traditional approach to construction and is a widely recognized form of contract in the industry. A JCT contract is a is perfect for a client who wants to maintain control of the project and offers a standard range of documents that are able to provide a clear scope for all parties involved in the project. There are many different types of JCT contract for different procurement routes and works. For example, Design & Build and Minor Works are all covered by the JCT. 
JCT contracts are able to offer clear terms between the parties of the project hopefully reducing the chance of any disputes or misunderstandings arising which can cause delays to a project. These forms all suit different projects whether they are big, small, complex or easy projects. Also, as this form of contract is very popular in the UK, it is widely recognisable to clients and contractors. 
NEC Contracts
NEC (New Engineering Contracts) contracts are a series of engineering and construction contracts formed to be able to collaborate and help with proactive management of construction projects. These contracts are designed to be flexible and easily modified to suit certain needs of a construction project. There are 7 different main options for procurement in an NEC contract and these all operate in different ways to ensure clients are able to make the best decisions possible for their project.
NEC Option A – Priced contract with activity schedule 
NEC Option B – Priced contract with Bill of Quantities 
NEC Option C – Target contract with activity schedule 
NEC Option D – Target contract with Bill of Quantities 
NEC Option E – Cost reimbursable contract 
NEC Option F – Management Contract
NEC Option G – Term Contract 
These contracts are also suitable for a wide range of construction projects but, unlike the JCT, NEC contracts are less traditional and offer to minimise and resolve disputes, provide clear transparency for the project and emphasises risk management. 

Conclusion 
In conclusion to my points raised above, and relating to the project that is due to be developed in the SA1 area of Swansea. I would recommend using the Design & Build procurement route. This type of procurement route would offer a speedy delivery time which is crucial for this project as it can merge both the design and construction works, speeding up overall construction time. This route offers better cost certainty for the client and therefore can further reduce delays and minimise disputes arising in the project. 
In addition to this, NEC contracts would be the best form of contract to use alongside Design & Build as it is a much more modern and collaborative approach to a construction project, and they tend to work well for larger construction projects. Although JCT contracts are more traditional, they are more time consuming and are harder to incorporate changes once construction has begun. Because of this, most main contractors will use NEC as their form of contract, and it is now widely recognisable on construction projects across the UK. 
NEC4 is the latest form of NEC contract used across the UK and sets out a clear process to help with building trust with the contractors and project stakeholders. Problem solving is also a main theme of this contract and helps to reduce the amount of disputes arising within a project.
Risks within the project are also able to be managed more effectively with this type of contract as a register would be maintained throughout the duration of the project. This would be regularly updated and reviewed to further manage and reduce risks within the project. 
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