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Glossary of terms
D&B – Design and Build
JCT – Joints Contracts Tribunal
NEC – New Engineering Contract


























[bookmark: _Toc197621607]Introduction
[bookmark: _Hlk197547985]The below report considers the top three procurement routes for a new-build residential development comprising of 25 apartments varied in size and number of bedrooms, located in Swansea, Wales. As planning permission has been received, the next stage is site works. The report provides information on the following procurement routes, traditional procurement, design and build, management contracting. Each method highlights the pros and cons of the procurement route to ensure the chosen route meets the set requirements of the proposed project. Additionally due to the client’s inexperience as a developer, the report compares both JCT and NEC contracts and the compatibility with the chosen procurement method.
[bookmark: _Toc197621608]Traditional procurement
[bookmark: _Hlk197547990]Traditional procurement also known as design-bid-build is the most frequently used procurement method within the construction industry. As interpreted from (K2 Space, 2023a) this procurement method follows a sequential workflow, in which each individual stage of the project is to be completed before the next stage commences, figure 1 allows the reader to visualise the individual stages of the project using traditional procurement.
[image: ]
Figure 1: Stages of Traditional procurement
[bookmark: _Hlk197548002]As stated from (Isitt, P, n.d (a) when using traditional procurement, the client directly sets and manages the design of the project including the budget. This process also requires appointing individual specialists such as the architect and project manager.
[bookmark: _Toc197621609]Process of Traditional procurement
[bookmark: _Hlk197548015]Traditional procurement has three stages called design-bid-build, (Isitt, P, n.d (b) gives the reader an understanding of the process, firstly the project owner negotiates and hires an architect consultancy, the company then requests bids from a variety of contractors willing to take on the works stated in the tender documents before awarding the tender to lowest bidder.
[bookmark: _Toc197621610]Advantages  
[bookmark: _Hlk197548031]Traditional procurement has a plethora of benefits compared to other methods of procurement. As traditional procurement has been in use for a number of years, all members involved in the project are aware of the procurement and understand how the project will be carried out. (Declan, 2023a) further highlights benefits traditional procurement offers, as the roles and responsibilities are separated between everyone involved in the project, quality control is ensured further minimising risks. Additionally, due to the step-by-step process traditional procurement incorporates the client is afforded further time to invest in the design and management of the project (TSK, 2022). Finally, due to the client’s inexperience it is beneficial for the chosen procurement route to be low risk for the client, according to (Declan, 2023b) the traditional route is low risk as ‘any design flaws are identified and rectified before construction begins’.
[bookmark: _Toc197621611]Disadvantages
[bookmark: _Hlk197548056]Although this method of procurement has been used frequently for a long period of time, there are multiple issues with this method including the overall time process (Declan, 2023c) has stated that due to the sequential workflow the process is time consuming as no further progress can be made until all previous stages have been completed, additionally (Jones, R. 2023) highlights the possibility of potential disputes between the client, contractor, and designers, as there is no input from the contractor during the design stage.
[bookmark: _Toc197621612]Design and build
[bookmark: _Hlk197548063]D&B is a method of procurement used within construction, the use of this method allows for a faster route compared to traditional routes. As stated from (Oboloo, 2023) when D&B is used as the procurement method, the process involves a singular company to carry out the design and build of the project reducing potential disputes between client and other individuals involved in the project.
[bookmark: _Hlk197548073][image: A diagram of a team

AI-generated content may be incorrect.]As stated from (K2 Space, 2023b) D&B is also referred to as a turnkey method because ‘it delivers a fully completed project ready for immediate use’, as all design and construction stages are combined reducing the overall project phase time.Figure 2: Design and Build procurement method






[bookmark: _Hlk197548089][bookmark: _Toc197621613]Process of Design and Build
As shown in figure 2, the process of D&B involves one company throughout all separate stages.  As previously stated, this process involves a combination of all aspects including design, project management and construction. Furthermore, as outlined by (Taylor & Francis, 2010) D&B procurement follows a concurrent development stage leading to reduced construction times.
[bookmark: _Toc197621614]Advantages 
The use of D&B procurement provides a variety of benefits that improve the quality and efficiency of the project, as this method only uses one singular company the client has one point of contact reducing confusion and enhancing collaboration between the client and company in control of the job, additionally as stated from (Area, n,d) the projects time phrase is significantly reduced compared to other methods of procurement as each phase is combined together allowing all individual sectors to work alongside. Finally, as noted by (Quantity Surveyor Blog, n,d) as a result of the client’s inexperience this method of procurement allows for the ‘contractor to have responsibility for both design and construction’  minimising the clients’ duties and significantly reducing risks that may occur.
[bookmark: _Toc197621615]Disadvantages
As the company is responsible for all aspects of the project potential issues can arise affecting the outcome, as stated from (Ben, 2024) due to the fact the client has given the chosen company full responsibility on design and construction potential issues may arise, such as  minimising the construction time phrase and prioritising cost savings resulting in the construction not meeting the clients desired quality and expectations.
[bookmark: _Toc197621616]Management contracting
Management contracting is another type of procurement, if this method is used the client is to appoint a main contractor who is responsible for all other sectors involved in the construction phase of the project. 
[bookmark: _Toc197621617]Process of management contracting
Management contracting has four main stages contributing to the overall success of the project.
[bookmark: _Toc197621618]Stage 1 
As stated by (Heming, P. 2019a) in the early stages of the projects design the client will appoint a main contractor to assist and aid the outcome of the design such as stating the buildability and cost of the proposed project as well as managing the subcontractors undertaking the work.
[bookmark: _Toc197621619]Stage 2 
Once the design has been finalised, the main contractor provides documentation of the works required into separate packages including a cost plan. As interpreted from (Heming, P. 2019b) the next step of this stage involves bidding from multiple contractors once finished the main contractor informs the client and advises the client on the most suitable option.
[bookmark: _Toc197621620]Stage 3 
As soon as the subcontractors have been tendered the work, the main contractor ensures all necessary documentation is in place for works to start. (Heming, P. 2019c) states once the project has started the main contractor overseas the job, ensuring clients requirements are met to an adequate standard and within budget restrictions.
[bookmark: _Toc197621621]Stage 4  
Finally, as stated from (Heming, P. 2019d) once works are completed, the main contractor will inform and assist the client in all financial discussions, however the client has the overall responsibility to settle the final account and pay subcontractors.
[bookmark: _Toc197621622]Advantages 
Management contracting provides a variety of benefits compared to other methods of procurement. As stated from (Quantity Surveyor Blog, n,d (a) the client employs a main contractor to oversee the project, reducing the client’s risk as the main contractor ensures the works are completed with the quality and requirements set by the client. Additionally, as the work is tendered to multiple contractors this method of procurement is cost effective as companies are willing to take on the job at a cheaper rate.
[bookmark: _Toc197621623]Disadvantages 
Despite the advantages management contracting offers, there are notable drawbacks. As highlighted by (Quantity Surveyor Blog, n,d (b) the client appoints a main contractor to oversee the project, however there is a risk that the main contractor does not provide the expertise and advise desired resulting in the project not meeting the requirements set. Additionally, there is the potential contractors raise the budget by recommending materials and additional works that is not necessary.
[bookmark: _Toc197621624]Recommended procurement route
The recommended procurement route is D&B as it’s the most suitable procurement method for the proposed 25 apartment development, this method of procurement meets the desired goal of aiming to complete the project in shortest time frame possible, unlike traditional procurement and management contracting, D&B has one singular company involved in the projects design and construction, in addition individual stages are worked on alongside each other reducing delays allowing for work to start on site. Lastly, as previously stated D&B benefits the client, due to the client’s lack of experience D&B requires the contractor to be heavily involved during the design and construction of the project reducing risks that may arise.
[bookmark: _Toc197621625]JCT or NEC: Contracts
As D&B has been recommended as the procurement method, the next step is to choose a standard form of contract, the two frequently used contracts are JCT and NEC, (‌Dobson, A. 2022) undertook a survey in 2022 and found that within the year 71% of companies have used JCT contracts compared to the 31% that used NEC contracts. Although both contracts are suitable for a D&B procurement route, each contract has its own characteristics such as structure and risk management which may have an impact on the project dependant on further factors such as project size and clients experience.
As the client is inexperienced as a developer and the project is a mid-sized apartment development the contract used must be clear and simple to use to reduce risks associated with contract oversight.
[bookmark: _Toc197621626]JCT contract
According to (Charles Russell Speechlys, 2022a) JCT contracts are ‘considered by the majority of the UK construction industry to be a market standard for building projects’ because of this majority of contractors are familiar with the JCT system minimising input errors and delays.
[bookmark: _Toc197621627]Contract Structure and management
JCT contracts use a traditional structure, as noted by (Barrett, J. 2021) typically the client can hire an employer’s agent to manage the contract management tasks, such as issuing instructions and managing potential changes decreasing the client’s involvement. This is beneficial as the client has limited experience with JCT’s contract system.
[bookmark: _Toc197621628]Risk management 
In JCT contracts (Sypro, 2024a) note, at the start of the project, risks are inputted and assigned to the contractor ensuring roles and responsibilities are understood which is beneficial to developers with limited experience as it helps identify unforeseen issues. 
As JCT has been used in the construction industry for a plethora of years, in the event of disputes JCT contracts can provide several methods to resolve the issue efficiently as stated from (Palmerslaw, 2023) these methods include negotiation, mediation, adjudication, arbitration and legal proceedings.
[bookmark: _Toc197621629]NEC contract 
[bookmark: _Hlk197552378]As previously stated, only 31% of companies used NEC contracts compared to JCT although in recent years the use of NEC contracts within the UK are increasing (Charles Russell Speechlys, 2022b), however despite its growth less contractors are familiar with the system. Additionally, as the client is inexperienced, there is a potential contractors may refuse the work or increase their prices to cover the risk of potential errors.
[bookmark: _Toc197621630]Contract Structure and management
[bookmark: _Hlk197552384]NEC contracts include mechanisms such as ‘early warnings, payment, the programme, and compensation events’ (Jansen, P. 2023). The use of these features improve communication between parties involved in the project and reduce delays resolving the issues, despite this NEC contracts require more attention from the client however due to inexperience the client may find difficult to manage effectively.
[bookmark: _Toc197621631]Risk management 
[bookmark: _Hlk197552391]As stated from (Sypro, 2024b) unlike JCT, ‘under an NEC contract, risks are not just specified at the start of the project. Clients and contractors must identify and manage risks throughout’ although this can reduce disputes, for an inexperienced developer this structure is complex and can lead to delays if not managed accordingly. 
[bookmark: _Toc197621632]Recommended Contract 
[bookmark: _Hlk197554457]Due to the mid-sized apartment development as well as the clients lack of experience as a developer, the recommended contract is JCT. As this contract is used frequently throughout the UK and is considered market standard, contractors are familiar with the system reducing management errors and delays. Furthermore, this contract allows for the client to appoint an employer’s agent to manage the contract reducing the client's involvement. Additionally, at the start of the project, risks are allocated to the contractor ensuring the roles and responsibilities are managed correctly. Finally, if disputes occur JCT contracts provide a variety of methods to resolve this issue such as negotiation, mediation, adjudication, arbitration and legal proceedings reducing overall risk, making this a straightforward choice of contract.
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