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[bookmark: _Toc197541624]1.0 Introduction
The Development scheme being looked at, is for 25 residential apartments offering mid-range 1, 2 or 3 bed options. With limited prior experience the aim is to find the best procurement route, making sure that management of the construction project runs smoothly with minimal delays is crucial. The Procurement route choice in this case will be influential on the time, the cost, the quality and the risk allocation of the project from start to finish. To aid in the choice of procurement route the three major routes taken within the construction industry will be evaluated, Traditional, Design and Build (D&B), and Construction Management. Together with three core contract types being cost-reimbursable, fixed price, and measured term contracts. From the Information gathered and analysed a recommendation will be given on the most suitable procurement and contract combination to take for the development. As requested, this will also examine whether the JCT suite is preferable to NEC contracts, taking into consideration the lack of experience in this field.
[bookmark: _Toc197541625]2.0 The Iron Triangle
Time, cost and quality are three key factors in any construction developments, this is often referred to as the Iron triangle, the model illustrates the inherent trade-offs that must be made between the three factors, adjusting one will compromise the others (Atkinson, 1999). For instance, accelerating the delivery time of the project can increase costs or effect quality shown in Figure 1. Understanding the dynamics of these basic principles of the Iron Triangle is essential for informed procurement and contracting decisions and is a useful tool for those with inexperience in this field. 
[image: ]
Figure 1 Goodipidea (2016)
[bookmark: _Toc197541626]3.0 Overview of Procurement Routes
[bookmark: _Toc197541627]3.1 Traditional Procurement
The Traditional procurement route follows a direct approach, meaning you must fully complete one stage before moving onto the next, you cannot move on to the tendering process before the design is completed. In this process the client must directly engage with the consultants to prepare the design, and from that a contractor is then subsequently appointed to complete the construction works.
This method offers strong design control for the client and allows for a more competitive tendering process, this is based on the fact that a fully defined scope of work will be given in the tendering process. The Traditional route can be seen as a safe option for those with less experience however, it does not support fast-tracking due to its inherently linear nature. The Royal Institution of Chartered Surveyors (RICS, 2020) notes that traditional procurement will normally result in a longer time scale for a project, the likelihood of disputes in the construction phase also tends to be higher due the variation occurring in the construction phase from a lack of flexibility in the design phase. It also discusses that there can be a lapse in communication in terms of the responsibility between the designers and contractors. This leads to issues in the   coordination of the project and potential for errors. 
While this method can deliver high-quality outcomes, it does rely on a significant time frame to do so. Although a traditional route would suit an inexperienced client it would not be suitable for this project given the emphasis on the time sensitivity.The traditional procurement route often prioritises quality at the expense of time, referring back to the Iron Triangle (Atkinson, 1999) this would not align with the project's priority of fast delivery.
[bookmark: _Toc197541628]3.2 Design and Build (D&B)
The next option is Design and Build. This involves a single contractor being responsible for both the design and construction phases of the project. The big difference with this route is it allows for the overlapping of the stages, allowing the contractor to start on site quicker, hence a swifter project delivery.
According to Morledge, Smith and Kashiwagi (2021), D&B reduces the client's interface risk by consolidating responsibility under one entity, the contractor. This is beneficial for a client with limited experience, although it does limit the influence and control over the design details once the contract is given out. The contractor has control over the products as well as the quality of the materials used, making it difficult for the client to makes changes to the deign later on in the process. Nevertheless, this will significantly shorten the project timeline. D&B can also be cost-effective when used with fixed-price contracts. This will give financial certainty but also streamline the administration. 
If this route is taken the client must be very clear in defining the performance and aesthetic expectations at the outset. Doubts in early-stage design briefs could result in disputes or even compromise the final quality of the project.  Appointing a consultant to prepare the employer’s requirements may be a option to minimise risks and help fill in gaps in knowledge the client may have. Going back to the Iron Triangle (Atkinson, 1999), D&B general favours time and cost, at the expense of quality control and design, this must be managed carefully at the beginning of the process.
[bookmark: _Toc197541629]3.3 Construction Management (CM)
The third option would be Construction Management (CM), In this route the client is responsible for choosing and appointing a Construction Manager, it is their role to coordinate the trade contractors, each contracted directly by the client. A main benefit of this method is that is allow the design and the construction to run parallel, for example in this case the planning permissions are in place so the foundations and outer frame of the building could be being constructed whilst the finer details are still in process. This offers the fastest possible project delivery out of the three options.
Hackett, Robinson and Statham (2018) highlight that CM provides maximum flexibility in design evolution and package procurement. Its downfall in this case is it does place a significant managerial and financial risk on the client being ultimately responsible for everything whilst not necessarily knowing the full and final cost of the project. Although a construction manager is appointed to oversee the trade aspects It will still require robust project management and active decision-making from the client in terms of the design construction process, this can be overwhelming for novice developers.
The CM route can most definitely achieve speed but is also a complex and higher  risk method.  This makes it less suitable for this specific project, unless supported by an experienced development team or professional project manager, ultimately the final decisions will always lay with the client. In the context of the Iron Triangle (Atkinson, 1999), CM can maximise time efficiency of a project, this can be offset by the challenges of cost predictability as well as quality assurance, due to its fragmented control and fast pace. 
[bookmark: _Toc197541630]4.0 Contract Types
[bookmark: _Toc197541631]4.1 Cost Reimbursable Contracts
A Cost-reimbursable contract, also know as cost-plus and target cost arrangements. These comprise of a contractor’s actual costs plus an agreed fee or percentage that the client must pay. This type of contract is favourable if the scope of works for the project is undefined or is likely to keep evolving through the construction phase, they also support early project start-up and are flexible to any design changes that may occur. A downside to them is a lack in cost certainty, this type of contact needs to be monitored closely to stop budget overruns (RICS, 2020). With this contract a contractor may not have the incentive to control costs or is less likely to do so. This can be controlled by using a pain/gain mechanism in which both the client and the contractor are paid or pay a set percentage for a under or overspend.
If the project is very complex or innovative in which flexibility is essential the Cost-reimbursable contracts is well suited. When looking at the project in hand, where it has been stated that time is critical and the scope could be defined upfront, this approach may not offer the sufficient cost control or client confidence that is required.
[bookmark: _Toc197541632]4.2 Fixed Price Contracts
Fixed-price also known as lump-sum contracts require the contractor to deliver the project for a sum agreed up front. This form of contract is often known to be used with both a Traditional and D&B procurement method.
As the name states one of the main benefits is that it gives cost certainty. With this type of contract, the contractor assumes the risk of cost overruns. This give the client confidence that the contract will be incentivised to more efficient in the planning and use of resources. The downside it that a fixed-price contract requires a well-defined design and clear employer’s requirements to avoid and future disputes over scope or costings.
Cartlidge (2022) argues that a lump-sum contract is especially appropriate for D&B arrangements, the reasoning behind this being its reduced administrative burden as well as aligning well with fast-track objectives. It must also be noted that Contractors do normally include a contingency in their price for unforeseen circumstances to lower the risk. This can potentially increase the initial tender price.
Despite this, the compromise is often worthwhile for client especially when prioritising budget restraints. When looking at this approach it fits well with the objectives of the development.
[bookmark: _Toc197541633]4.3 Measured Term Contracts (MTC)
The third contract method is Measured term contracts. Normally used for maintenance, repair or minor works where the work required is specified through a schedule of rates that has a set price range. The work is then paid based the specified work from this Bill of quantities produced.
JCT (2016) defines MTCs as contracts where the extent of work is not predetermined but expected to recur over a defined period. This type of contract offers high flexibility and continuity, it does however not give financial certainty for a standalone new-build project.
On that basis it would make an MTC contract unsuitable due to its lack in structure and detailed pricing required for a full-scale residential build. This type of contract is often used in long-term public sector frameworks or asset management strategies, for example by councils or housing association to maintain housing stocks.
[bookmark: _Toc197541634]5.0 Best Procurement Route Recommendation
Having looked at the three routes the Design and Build using a fixed-price contract would be good suitable and safe procurement strategy for this project. This will offer a good balance between speed, risk allocation, and financial control for the client and not be to complex or overwhelming considering lack of experience in this field.
 A D&B route allows for the project the be mobilised early on, allows for design and construction to run parallel giving a faster completion date whilst not over complicating the process for the client. This fits with the objective to complete the Development quickly. Using a fixed-price contract allows for a better cost predictability of the Development, essential for developers who may not have the resources to manage cost fluctuations or are in the process of learning the procedures involved. 
The D&B route also reduces the need for the client to be heavily involved with the coordination of the different trades, contractor and consultants allowing the client to time to look at the overall project goals. As noted by Cooke and Williams (2013), this efficient communication strategy and single point of accountability is particularly beneficial for someone with less experience 
To ensure quality, the client should invest in pre-contract documentation such as a comprehensive employer’s requirements document. This allows the contractor to price accurately and reduces the likelihood of disputes during delivery. (Morledge, Smith & Kashiwagi, 2021).
[bookmark: _Toc197541635]6.0 JCT vs NEC: Which is More Suitable?
The choice between the JCT and NEC suites of contracts depends largely on the client's experience and preference for contract administration style. In the UK both styles are widely used, but there approaches differ significantly 
The JCT Design and Build Contract 2016 (with 2024 updates) offers clarity and simplicity within the residential construction market. It has specification that can be used for lump-sum pricing for the contract design and is fairly easy to administer. For a developer who is unfamiliar with complex contractual arrangements, JCT is also considered to be less demanding in terms of administrative oversight (JCT, 2024).
The NEC suite has some advantages, it emphasises collaboration, has early warning systems and detailed risk management. Although these are all useful the NEC requires more intensive project management and a deep understanding of its terminology and processes (Glenigan, 2023). This means that if not used correctly NEC processes can lead to payment delays or disputes, making it less forgiving for inexperienced clients.
Considering the client’s needs for this Development, the JCT D&B contract provides a safe and manageable framework. Its has good industry acceptance and also uses easy to understand language to make it more suitable for residential schemes.

[bookmark: _Toc197541636]7.0 Integration of RIBA Plan of Work
The RIBA Plan of Work 2020 is a UK wide recognised framework in construction. It helps to organise the design and delivery process through eight distinct stages, from Strategic Definition (Stage 0) to Use (Stage 7). According to the RIBA (2020), the structured procedure through which the stages go supports, consistency, coordination, and informed decision-making.
The key stages that look at procurement include:
· Stage 1 (Preparation and Briefing): here the client’s conditions, financial terms, and procurement plan are formed.
· Stage 2 (Concept Design) and Stage 3 (Spatial Coordination): in these stages decisions that influence the procurement are structured to suite its distribution of information.
· Stage 4 (Technical Design): This stage works parallel to tendering processes in most procurement routes including JCT D&B.
The RIBA Plan of Work discusses that defining the procurement strategy early is important, this should be supported by project strategies including Cost Planning, Plan for Use, and Sustainability (RIBA, 2020). For this project, the D&B route together with the Plan of Work gives the contractor involvement and sets the tone for good communication early on. This can lead to effective design and greater control over the delivery and the timeline.
[bookmark: _Toc197541637]8.0 Conclusion
For this proposed project a Design & Build procurement route supported by a fixed-price JCT contract offers the most pragmatic and effective approach. The balance needed to be between speed, cost control, and simplicity which this will offer. While Construction Management or Traditional procurement routes are acceptable, their risks and complexities may not be suitable for an inexperienced client. The NEC contracts do promote proactive risk management  and may seem the safer option. In contrast they are administratively intensive and better suited to clients with more project management resources. Using the D&B route with a JCT contract together with the use of the RIBA Plan of Work 2020 framework will positions the project for successful delivery within both time and budget constraints.
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