Procurement Strategy and Contract Selection for Residential Development in Swansea SA1

Introduction
As a developer embarking on a new-build residential development comprising 25 apartments of varying sizes in Swansea SA1, the selection of an appropriate procurement strategy and contract is critical to ensure the project is delivered swiftly, efficiently, and within budget. Given the developer's limited experience and the pressing need for quick delivery, this report explores the top three procurement routes suitable for the UK construction industry and evaluates the most effective choice for this specific context. It also examines whether the JCT suite of contracts would be preferable over NEC, considering the developer's background and project needs.

1. Top Three Procurement Routes Available
Procurement routes define how design and construction responsibilities are allocated. The choice directly impacts project duration, cost certainty, risk, and client control. The three most applicable procurement routes for this project are:
1.1 Design and Build (D&B)
Definition: The design and build process is a method where a single entity is responsible for both the design and the construction phases of a project. This contrasts the traditional design-bid-build process. Key features include, there is a single point of responsibility throughout the project for the client to deal with and the phases can overlap because of a more streamlined approach.
Advantages:
· Faster delivery through design-construction overlap (Morledge & Smith, 2013).
Since the design and construction phases can overlap, projects can be completed faster than traditional methods, beneficial for time-sensitive projects. 
· Single point of responsibility reduces client risk (RICS, 2021).
The single point of responsibility ie the contractor is responsible for both the design and construction therefore, clients can easily deal with enquiries and issues as there is just one point of contact. This can reduce the risk of disagreement between designers and builders making for a smoother project. 
· Cost and time certainty earlier in the process.
Generally, as the contractor is now in charge of designing and building there is likely to be fixed prices for both services and better predicted time frames. Clients can more likely achieve greater cost and time predictability making it advantageous for budget and time conscious projects. 


Disadvantages:
· Reduced design control for the client.
Since the contractor oversees both processes, the client can have limited influence over design decisions this is mainly a drawback for projects requiring custom and intricate designs.  
· Potential for compromised quality if the contractor prioritises cost savings.
There is a risk that contractors may prioritize cost saving at the expense of quality, this can be through using cheaper materials or using less robust construction methods or many other methods. If it is not properly managed this may affect the final outcome of the project. 
· Variability in design quality if not well managed.
The contractor’s expertise can heavily impact the successfulness of the project, it is a good idea to find a contractor that has both capabilities as the final outcome can depend on it. It is good to do background checks before choosing a contractor to get a satisfied client.
Suitability to Project: Highly appropriate for clients with limited experience who value speed and risk minimisation. The D and B route is well-suited for an accelerated site works while maintaining cost control. Ensuring clear specifications and selecting an appropriate contractor is equally important to making it work and key to achieving the desired quality. 
1.2 Traditional (Design-Bid-Build)
Definition: The DBB process is a widely used construction delivery method that follows three distinct phases. The design phase is where the client/project owner hires an architect or design team to produce full design documents with drawings and specifications. Once the design phase is finalized the client solicits bids from contractors who are interested, awarding the lowest bid. The selected contractor is now obligated to execute the construction based of the approved designs. For short, the client engages with designers and, upon design completion, appoints a contractor through competitive tender. Key components include a clear role separation and owner control. 
Advantages:
· Greater client control over design.
As the design phase is separate to the construction phase the client retains a significant influence over the projects designs and details. This ensures that the client’s idea is fully realized before construction is started. 
· Established and widely understood in the industry.
DBB is a traditional procurement method and therefore a widely well-known method that has be used for decades. Industry experts such as the designers and contractors are well informed with its structure making coordination and execution mor standardized.  
· Clear portrayal of responsibilities.
In the DBB approach the roles of each phase remain separate potentially reducing conflicts related to overlapping responsibilities. There is distinct accountability within this method. 
Disadvantages:
· Longer timelines due to sequential process.
The timeline of the project is restricted due to construction not being able to start until the deign phase is finalized and also until the contractor is selected, any delays during those phases increase the overall timeline. Changes during construction could further increase this.
· Greater client involvement and coordination effort.
It is up to the client to actively manage coordination between the separate contracts for design and construction. This requires significant effort to ensure that expectation and deadlines are met. This also means any modifications are communicated properly. 
· Higher risk of disputes due to divided responsibilities.
As there is divide in responsibility, there is potential for miscommunication or disagreement for example in design intent versus actual construction execution. If design flaws arise it can lead to legal or financial disputes. 
Suitability: The Design-Bid-Build process is a well-established approach, its suitability for a project that needs completing as quickly as possible is not the best. It’s less suitable for small clients seeking speed and lacking technical expertise.
1.3 Construction Management (CM)
Definition: The CM process is where a client hires a construction manager to oversee and coordinate the entire process. Key features include for early involvement leading to better cost control, scheduling, and risk management. You can get different typed of construction management procurement. There is Agency CM, where the CM acts as a consultant mainly advising the client, CMAR where the CM takes responsibility for delivering the project within a maximum price range. There is also CM as Constructor where the CM functions as the general contractor directly managing the subcontractors.
Advantages:
· Enables fast-track delivery by overlapping packages.
Unlike DBB, CM allows different work packages to progress at the same time rather than sequentially. This can reduce the overall timeline of the project making it ideal for time strict projects.
· High flexibility and design change adaptability.
CM does not require a fully finalized design before construction begins allowing for adjustment to be made throughout the project. This is useful for complex projects where design evolution is necessary due to either client preferences, unforeseen issues or changing regulations. 
· Improved trade contractor engagement.
The CM process encourages direct engagement with the contractors, leading to better communication and therefore better coordination. Trade contractors can provide useful input on cost-saving measures, material use, and construction feasibility earlier on in the process. This can improve the overall outcome.
Disadvantages:
· Requires significant client involvement and knowledge.
The CM model requires active involvement from the client with decision making, contract management and more. An unfamiliar client with construction processes may find this overwhelming which may lead to them to hire additional advisors in some cases.
· Cost uncertainty due to incremental trade packages.
Traditional methods use fixed-price contracts whereas CM tends to use incremental packages. The means the project cost cannot be fully determined upfront making budgeting more complex. 
· High risk retained by the client (CIOB, 2010).
CMAR is where the contractor assumes financial responsibility for delivery within a set price, CM leaves much of the risk with the client with the other methods mentioned within the definition. This can include an overrun with budgets, design changes, and subcontracting issues. 
Suitability: CM can be a strong choice for speed and flexibility, however, if cost predictability and risk mitigation is important to the client it may not be the best option. It is best suited to experienced clients with the ability to manage risks actively.

2. Recommended Procurement Route 
Considering the client’s objectives of speed and risk mitigation, Design and Build is the optimal procurement route. CM could also be used but it poses a bigger risk to costs.
Justification:
Speed of Delivery: As the project is to be completed in the shortest possible time, D and B would be the easier option for this to be completed. D and B allows for early contractor involvement and overlapping design and construction stages, compressing the project timeline (Brook, 2016).
Risk Management: D and B transfers design and construction risks to the contractor, aligning with the developer's need to minimise liability and administrative burden.
Cost Control: Though some design flexibility is lost, early price certainty benefits projects with constrained budgets. Design is not as big of an importance in this type of project as it is only a 1, 2 and 3-bedroom units within a 25 apartment style build.  
Conclusion on Procurement: For the Swansea project, DB strikes a balance between speed, risk, and simplicity which is critical for an inexperienced developer. 

3. Contract Suite Choice: JCT vs NEC 
With the procurement route selected, the standard form of contract becomes essential. In the UK, the most common suites are the Joint Contracts Tribunal (JCT) and the New Engineering Contract (NEC).
3.1 JCT Contracts
Overview
The JCT Design and Build contract is widely used in private sector building projects due to its structured and traditional format. It provides clear definitions and guidelines that help establish the roles and responsibilities of all parties involved, ensuring a well-organized approach to construction. This is useful to inexperienced clients.
Benefits
One of its key advantages is its clear risk allocation, making it easier for developers and contractors to understand their obligations. This contract type is particularly suitable for fixed-price agreements, offering cost certainty from the outset. Additionally, the administrative demands are relatively straightforward compared to other contract types, reducing the burden on project managers. Its familiarity among UK contractors and consultants also ensures smooth implementation without the need for extensive training.
Drawbacks
Despite its advantages, the JCT DB contract has limitations, particularly in terms of flexibility. Managing changes can be challenging, as it follows a rigid framework that may not easily accommodate modifications once the project is underway. Another potential drawback is that, if not managed properly, the contract structure may encourage adversarial relationships, as its emphasis on clear-cut responsibilities can sometimes lead to disputes rather than collaborative problem-solving.

3.2 NEC Contracts
Overview
The NEC contract suite is a modern, flexible, and collaborative contract designed to improve project efficiency and communication. It emphasizes proactive management and incorporates early warning mechanisms to identify and mitigate potential issues before they escalate.


Benefits
One of the key advantages of NEC contracts is their strong focus on collaboration and problem-solving. By encouraging open communication between all parties, these contracts help prevent disputes and facilitate smoother project delivery. They are particularly effective for large, complex, or infrastructure projects where adaptability and proactive risk management are essential. In this case it is not such a large complex project.
Drawbacks
Despite their benefits, NEC contracts require strong contract administration and experience to be managed effectively. The collaborative approach demands active engagement from all stakeholders, which can be challenging for those unfamiliar with the process. Additionally, the complexity of the contract structure may make it difficult for inexperienced clients to navigate without expert guidance. Thie may be difficult to an inexperienced client.

Conclusion on Contract Suite: Given the developer’s limited experience, the JCT Design and Build Contract 2016 is more appropriate. It complements the D&B route, provides familiarity within the residential sector, and offers simplicity in administration. This is also suitable for a mid-level specification project. 

Conclusion
This report evaluates procurement strategies suitable for a 25-unit residential development in Swansea. With speed and inexperience as key factors, Design and Build is the most effective procurement route, ideally through a two-stage approach. The JCT Design and Build 2016 contract offers clarity, stability, and accessibility, aligning with the developer’s needs. By adopting this approach, the developer can minimise risk, maintain progress, and optimise delivery outcomes.
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