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1.0  Executive Summary

The purpose of this report is to investigate and analyse the risks associated with the operation and occupation of University buildings in Swansea. Particular consideration will be given to risks associated with current economic and social climate.


2.0  Procedure

Each building will be studied through material retrieved online, for older buildings, historic literature will be studied to ascertain construction methods and building fabric. Key points to be determined will be factors such as location, current and potential future technical and commercial operation, age and revenue generation. From this data it will be possible to conclude current and potential risks to the buildings and University.

3.0  UWTSD

[bookmark: _Hlk129171977]3.1 University Portfolio
[bookmark: _Hlk129335272]While the University of Wales Trinity Saint David has campuses across south and south west Wales, the focus of this report will be 4 locations. The 3 main Swansea Campuses, comprising of the SA1 Waterfront Campus, Swansea College of Art, Swansea Business Campus and the Dylan Thomas Centre.
[image: A computer screen capture
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Figure 1 showing location of University Assets (UWTSD, 2023)
3.2 Operational Activities
· SA1 Waterfront Campus - The IQ and Fforwm buildings.
The larger for the two, the IQ building houses computer suites and classrooms for teaching and learning, communal relaxation and study areas and a Costa Coffee outlet providing hot and cold food and drinks. There is a reception desk upon entry and directly behind the desk is a room housing a security office, where staff can monitor CCTV and other building management systems. The building contains engineering and motorsport workshops and labs involved in mechanical and aerodynamic design projects and simulations. There is industrial engineering equipment including machinery for 3d printing.
[image: ][image: ]
Room 001 UWTSD IQ Building

The ground floor of the 2,705m2 Fforwm is made up of a communal central area with seating and provision for arts exhibitions and displays, sometimes used by various community groups for presenting local work. The perimeter of the ground floor is classrooms and offices mainly for teaching and learning. Upper floors contain communal student areas and a library housing collections from the Townhill and Mount Pleasant campuses. All 3 floors contain toilets and wash facilities. (NEC, 2019)
[image: ]
Image 3 “The Fforwm” (KIER, 2022)

· Swansea College of Art – The Dynevor and Alexandra Road (Alex) buildings
The Dynevor building is a former comprehensive school, being in regular educational use since 1894 (Dynevor Revisited 2017). The school closed in 2002 and was redeveloped and re-opened in 2006 by Swansea Metropolitan University, now part of UWTSD.(WalesOnline, 2019). Along with the Alex building, the Dynevor Building forms the University’s College of Art, where Art and Design courses are delivered at Undergraduate, Postgraduate and Foundation level. 
The Alex building, originally Swansea’s Central Library, opened in 1887 and operated until 2007. The Grade 2 listed building was taken over by Swansea Metropolitan University and in 2015 renovation works totalling £9.7m were completed by the recently merged UWTSD, (Wales Online, 2015).
[image: ]       [image: ]
[bookmark: _Hlk130229345]Image 4 Alex Building (WordPress, 2012)      Image 5 Alex Building (UWSTD, 2023)
· Swansea Business Campus – High Street Swansea
[bookmark: _Hlk130305622]Formerly part of Swansea Metropolitan University, the Swansea Business Campus is housed in former Land Registry building. The 65,000 sq ft Ty Bryn Glas office building, which received a refurbishment during the 2010 merger as it became part of UWTSD, (Insider Media 2011). The current building is used to deliver course such as: Business and Management, Events and Hospitality, Tourism, Criminology and Policing, Law, and Health and Social Care. Facilities include: Modern classrooms featuring Interactive white boards and ICT facilities, a Costa Coffee mini outlet, providing hot and cold food and drinks. There are social meeting spaces for congregating with friends, and dynamic learning spaces housed in a modern library including designated computing facilities. The campus has excellent city centre transport links and is walking distance to the train station (Bhoja, 2021)
[image: ]
Image 6 Swansea Business Campus (UWTSD, 2021)
· The Dylan Thomas Centre
Owned by the City and County of Swansea, built between 1825-1829 and beginning its life as the City’s Guildhall. As the city grew, so did the Guildhall and in 1852 additional construction work was completed to increase its size. It’s function varied little until 1934, when a new civic centre was built near Sandfields. Since the 1930’s and during the second World War, there was a variety of uses ranging from educational, to army recruitment, to a juvenile employment centre. The Centre is now a mixed use building, known as “Ty Llen”, a Grade 2 listed building housing art, literature and a Dylan Thomas exhibition since 1995. From 1982 to 1995, the building stood empty, meaning significant refurbishment work was carried out. (Dylan Thomas Centre, 2019). Part of the building is leased by the University for creative enterprises and events (BBC, 2011), it is also the current location of the head office of UWTSD Students union. (UWTSDSU, 2023).
[image: ]
Image 7 Dylan Thomas Centre (VisitWales, 2023)


3.3 [bookmark: _Hlk129171997]Emerging Risks inc. SWOT Analysis
Particular consideration will be given to the current economic climate as an emerging risk. To elaborate, this includes, but is not limited to:
· Social and economic adjustment to post Covid life in South Wales and globally.
· A recent rapid increase in the cost of living (currently referred to as a cost of living crisis). Linked to Brexit and conflict in Ukraine
· Speculation of a high likelihood of an impending economic recession.

Strengths
The University has a rich heritage and reputation dating back 200 years, not just in Swansea but across Wales (UWTSD, 2019). Promoting this fact can make the University a household name for Higher Education in Wales and the UK. Current partnerships between with various Further Education providers in the area (Hutton, 2022) can also provide a more reliable feed of students into HE. A lot of investment has already been caried out, with the new SA1 campuses finished, the Dynevor and Alex buildings having fairly recent facelifts and extensive refurbishment works (Wales Online, 2015). Similarly the Swansea Business campus has had extensive modernisation works within the last 10 years (Bhoja, 2021). There is a mixture of new state-of-the-art facilities and older listed buildings capable of drawing students (and staff) with a variety of interests and needs. While ongoing maintenance costs are to be expected, significant unexpected construction or retrofit operations shouldn’t be required in the near future. However, further, planned construction or retrofit works could be desirable for improvement works. With significant facilities in place around Swansea, focusing on marketing and building the University brand should be a priority. Leasing parts of buildings, such as The Dylan Thomas Centre can mean that ongoing maintenance costs could be attributed to the owner, the City and County of Swansea (subject to contract). Owning buildings, however, also provides a strength in the ability to lease out function rooms for events and training and generate income.

Weaknesses 
As with many organisations which rely on private funding, lack of “customers” will always be a risk. Partly, this weakness, can be attributed lack of strong brand identity. While UWTSD has grown and evolved into it’s current form, there have been amalgamations and renaming of prior organisations, which could confuse some members of the public. Names like University of Wales, Lampeter, Trinity University College and Swansea Metropolitan University were all in use for separate organisations until as recently as 2010, the Swansea Met name was still being used until 2013 (UWTSD, 2019) which is itself made of 3 former  Further Education colleges which merged in the late 70’s (Dalling, 2022). While this rich history should be considered a strength, confusion will likely remain until the University can effectively advertise itself distinctly in public perception from the other large provider of Higher Education based in Swansea, Swansea University.



Opportunities
As previously mentioned, the Alex building has been used by the BBC as a filming location for some episodes of the Doctor Who Series along with Brangwyn Hall and many other locations in Swansea (doctorwholocations, 2013). Swansea itself is a popular tv and movie filming location, with its coastal, metropolitan scenery and mixture of new and historic buildings many productions have used city buildings in their productions, (IMDb, 2023). Using University buildings as a set for filming could generate additional income and raise public awareness of the University name. There are also strong links with the University and S4C’s Canolfan Yr Egin in Carmarthen (UWTSD, 2022) through a LocalMotion project. While based in Carmarthen, strong links with S4C can only strengthen the University name and reputation in Wales. 

Threats
Brexit has, without a doubt, made it more difficult for students from Europe to study in the UK, by limiting free movement, changing the ability to secure loans and implementing visa requirements. Coupled with uncertainty of whether that student could then find employment in the UK after completing their studies, application numbers from EU counties, took a downturn in 2016. It is worth noting that applications from non-EU countries has increased since 2017.
[image: Chart, line chart
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Image 8 Applications to UK Universities (UCAS, 2019)
Prior to Brexit, international students made up 14% of undergraduates, and 36% of those were from EU countries (HESA, 2016). Needless to say this is important as foreign students contribute a source of revenue to Universities and the economy, as well as an influx of foreign talent (Hunt, 2012). These figures are even more significant, considering the 18 year old British population has been shrinking since 2018 (UCAS, 2019). Image 8 does also show that non-EU applications increased, however the overall numbers show that the lower EU numbers aren’t negligible and overall the international numbers are down. No doubt the long-term effects of Brexit are still to be realised (Romiti, 2021).
[bookmark: _Hlk130907489]The recent cost of living in the UK rose drastically from 2021, through 2022 and continued into early 2023. In October 2022, the annual inflation rate reached a 44 year high point of 11.1%, before easing, then rising again in February 2023 to 10.4% (UK Parliament, 2023). A high rate of inflation means the affordability of goods and services is affected. To a prospective student, needless to say, studying in a country with a high cost of living isn’t appealable.
[image: ]
Image 9 (ONS, 2023)
An important factor in increasing inflation is energy prices. This has a direct impact on household energy costs, as well as transportation fuel costs. Since Russia’s invasion of Ukraine in February 2022, leading to cuts EU sanctions against Russia and consequently Russia cutting supply of Gas to many countries. The following 12 months, to February 2023 saw an increase in domestic gas prices of 129% and domestic electricity of 67% (UK Parliament, 2023).
[image: ]
Image 10 (ONS, 2023)
Prices of food also rose as Russia and Ukraine are large producers of wheat. In addition to this, the global economy, was now recovering from its Covid-related recession, creating increased demand for materials and products. Increased demand and shortage of materials pushed up prices and increased inflation globally. Some countries suffered worse inflation than others.
[image: ]
Image 11 (ONS, 2023)
A recession in the UK in 2023 has been predicted by many, the likes of Goldman Sachs and the Bank of England%, to list a few, are predicting the economy will shrink by 1 (Topham, 2022). The extend of the recession will continue to be a matter of debate, however it could mean inflation will take longer to decrease and return to former levels.
This impacts the University in two ways, as already discussed, the impact of Brexit, and record high inflation and cost of living, with little likelihood of a career in the UK after completing their studies, would likely deter many students. 
Secondly, increased energy costs will mean higher operating expenditure, leaving less money for things like advertising and student facilities, things used historically to draw students to the University. Whilst many of the SA1 campuses are new and expected to be more energy efficient than older buildings, there is a drive to have the buildings open as often as possible to provide leisure and study areas for students outside of formal lesson times, much of the IT infrastructure is kept on overnight and weekend to allow remote access for staff and students working from home. Whilst the ideology is admirable, the reality is that large buildings are heated/cooled for long periods of time, using energy at a time when costs are at record highs.








4.0 Risk Register
	ID
	Location
	Risk Description
	Likelihood
	Severity
	Risk Rating
	Mitigating Action / Control Measures
	Expected Resolution Date
	Adjusted Likelihood
	Adjusted Severity
	Adjusted Risk Rating
	Risk Type

	1
	All Campuses
	Teaching staff absences leading to discrepancies in quality of lessons and increased stress on remaining staff.
	5
	4
	20
	Set up banks of supply staff to cover lessons. Make all teaching material available pre beginning of academic year.
	
	5
	2
	10
	Quality
Reputational

	2
	All Campuses
	Cyber Attacks, stealing staff or student personal and financial data.
	3
	4
	12
	Maintain up to date cyber protection software. Provide training for all staff on how to identify various online attacks/scams i.e. phishing.
	
	1
	4
	4
	Financial
GDPR

	3
	All Campuses
	Staff not trained to use technology for online delivery
	3
	4
	12
	Increase existing staff training, assess new staff ability at interview stage. Invest in up to date IT hardware/software for staff.
	
	1
	2
	2
	Reputational

	4
	All Campuses
	Buildings not suitable for moving to online delivery in event of travel restrictions or individual students isolating due to illness.
	2
	5
	10
	Adopt standardisation of technology across all classrooms, simplify technology used. Increase staff training and off-campus technology as per point 3.
	
	1
	2
	2
	Reputational

	5
	All Campuses
	Lower Numbers of Foreign Students
	4
	4
	16
	Increase advertising abilities including consultation and openness with departments. Construct on campus student accommodation, owned by the University for first year students.
	
	3
	3
	9
	Financial

	6
	All Campuses
	Competition from local colleges delivering Higher Education


	5
	4
	20
	Sell the University’s history and raise public awareness of the University’s name, through marketing campaigns and engagement in local social events.
	
	3
	2
	6
	Reputational
Financial

	7
	All Campuses
	Fire from unattended IT infrastructure outside of “normal” business working hours
	3
	4
	12
	Regular inspection of alarm and fire suppository systems across all campuses, in particular campuses which remain open for longer hours. 
	
	1
	2
	2
	Health & Safety
Financial

	8
	All Campuses
	Theft and Vandalism, particularly in buildings left open late with minimal supervision.
	3
	5
	15
	Regular maintenance checks on all security cameras and checking for blind spots. Authorised access only by current student ID swipe. Automated PIR lighting.
	
	2
	2
	4
	Health & Safety
Financial

	9
	All Campuses
	Rising fuel costs increasing demand for distanced learning.
	4
	3
	12
	Up to date facilities using suitable IT infrastructure. Similarly for staff devices and training. Utilisation of platforms such as Moodle and MS Teams, kept up to date. Student induction to focus on using these platforms.
	
	3
	1
	3
	Financial

	10
	All Campuses
	Building users increasing electrical usage to charge personal devices due to cost of energy.
	4
	3
	12
	Provide designated charging areas for students to charge devices, these areas could be powered using renewables such as solar, to promote student awareness of energy use.
	
	3
	1
	3
	Financial

	11
	All Campuses
	Lower domestic student numbers due to cost of living increase.
	4
	4
	16
	Promote awareness of the University name through advertising. Promote the facilities and location as a tourist destination, which may not be as obvious to domestic students.
	
	2
	3
	6
	Financial

	12
	All Campuses
	Climate change – weather extremes, adaptability of buildings to accommodate human comfort. And increased cost
	4
	3
	12
	Use ‘smart’ technologies to monitor temperatures in different areas. In older or listed buildings, thermal, reflective blinds can be used to reflect heat in summer, whilst openable in winter for solar gains. Insulation inspections to check all pipes are insulates and any lofts etc haven’t had insulation disturbed by contractors carrying out maintenance work.
	
	3
	2
	6
	Infrastructure
Estates
Health & Safety

	13
	All Campuses
	The use of AI to produce coursework
	4
	4
	16
	Ongoing research into plagiarism detection software capable of identifying AI work. Raising awareness and training among staff. 
	
	3
	2
	6
	Quality
Reputational

	14
	All Campuses
	Injury or damage to personal property from construction or maintenance work on University premises
	3
	3
	9
	Cordon off work areas using fencing or barriers, carry out work at quieter times where possible. Verify contractors have proven Health and Safety records and experience.
	
	2
	2
	4
	Reputational
Financial
Legal

	15
	All Campuses
	Building Fabric and Services Degradation
	5
	3
	15
	Ongoing, planned maintenance programmes to ensures buildings operate in safe condition and maintain protected characteristics (in listed buildings). Keep M&E systems maintained correctly to ensure peak performance to promote efficient energy use. Keep an up-to-date maintenance plan. 
	
	3
	2
	6
	Health & Safety
Financial
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Table 1: Risk Matrix, Vector 2023
5.0      Procurement Route for Alex Building Improvements
5.1 Procurement Methods
The following information has been produced to provide accurate advice on the most suitable procurement route, and contract, for carrying out adaptation work to improve the energy efficiency of the Alex building.

The choice of route will directly impact many factors, including, but not limited to: Time, Cost and Quality. Using the wrong procurement method can tip the balance of risk and reward in favour of some parties over others, and cause costly delays through lack of communication.

When considering procurement routes, (Waterhouse, 2018) presents the following methods and popularity of various procurement routes, in the National Construction and Contracts Law Report 2018:

[image: Graphical user interface, application, table
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Image 12 (NBS, 2018)
We can see that the traditional route is still the most popular, with Design and Build a close second, and there is still quite some gap between them and other options. The reason for this is that the other methods are more niche with various pro’s and con’s.
Traditional procurement is more suitable for less complex projects, where there is less requirement for high levels of communication and collaboration. With a Traditional method, there are clear roles for the Designer, who creates the design for the Client and Contractor, who constructs the building as per design. The Designer may oversee some of the construction phase to maintain compliance with design, and the Contractor would have minimal input on the design. (NBS, 2018)
Considered a slightly more collaborative approach, as the name suggests, Design and Build involves the Contractor taking on the designing role. This can foster cross-collaboration within a single entity responsible for the project and improve efficiency.
[bookmark: _Hlk132276430]Looking at more recent data, we can see that Design and Build has declined slightly recently and Traditional (with and without quants) have increased.  (Rider, Levett &  Bucknall, 2022). However these two main forms of procurement are still dominant.
[image: ]
Image 13 (Rider, Levett &  Bucknall, 2022)
While these surveys offer useful insight into future practices, it is important to note that no two projects are the same, there will be variety in procurement routes between sectors (public/private), and organisations in terms of operations and size and the types of projects being undertaken.
The less common procurement methods are, as mentioned, more niche. The Private Finance Initiative (PFI) and Public Private Partnerships (PPP) have waned in popularity since their initial heyday, and have associated stigmas around maintenance costs and long term rental agreements. For these reasons it seems unlikely they will return to high levels of uptake in future (NBS, 2018).
Partnering, which has grown in popularity since the Latham Report involves more shared responsibilities/success and communication between all parties. Partnering and Frameworks are used in local authorities, where Contractors/Designers are pre-approved based on experience, competence, price and many other factors. This can be a one-off project but is more beneficial for long term work, potentially over a large scale property portfolio or a maintenance contract.

5.2 Contracts
Contracts can be divided into three broad categories, Standard, Modified and Bespoke, the Latham report, however, advocated the use of standard forms (Latham, 1994). Listed below are common standard forms of contract (SFC) popular in the UK. The list will be filtered to the most suitable, which will be critically compared to provide the information required for the Alex building works contract.
· JCT (The Joint Contracts Tribunal)
· ACA (Association of Consultant Architects)
· Chartered Institute of Building
· FIDIC (Fédération Internationale des Ingénieurs-Conseils)
· NEC (The New Engineering Contract): Engineering and Construction Contract)
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Image 14 (NBS, 2018).

Image 14 shows that the most used are Bespoke Contracts, whilst the most popular SFC is the NEC Professional Services Contract. 
JCT Consultancy Agreement is the second most popular SFC. Older than the NEC, at one time the JCT was more popular. Suitable for projects, typically between £50,000 and £5m. It has declined in use but still remains popular. Potential risks to using these contracts an be inflexibility of contracts to change, once they’ve been created, inaccurate requirement resulting in a contractors work falling short of desired results.(Blackstone, 2021) 
RIBA agreements are created and suited for smaller works under £250k
The FIDIC Contract is the most popular in Europe (Collie, 2016) however, despite some growth in popularity in the UK, they are still relatively unused. This is accredited to lack of understanding and costly misinterpretations. Murphy & Sons Vs Beckton Energy Ltd 2016.
As a procurement method and contract, the most suitable recommendation would be the NEC4, Facilities Management Contracts (NEC4, 2021). These contracts have been specifically designed to promote best industry practice to deliver the procurement of Facilities Management Services. The suite of contracts include 4 contracts:
· [bookmark: _Hlk132290231]Facilities Management Short Subcontract (FMSS)
· Facilities Management Short Contract (FMSC)
· Facilities Management Subcontract (FMS)
· Facilities Management Contract (FMC)

A key element of the NEC contracts is that they aim to improve collaboration, a common criticism of the JCT contracts and a positive move towards achieving objectives set out in the Latham Report (Barton, 2019). The contracts have also been praised for their simplicity and use of terminology, which Facilities Managers are familiar with, and placing emphasis on active management (OBeirne, 2023).

6.0      Conclusion
The risk register and SWOT analysis show the complexity of the range of activities that the University undertakes. In the current educational and economic climate, a major asset is a good reputation and a widely recognised name. This could be considered as important as physical assets such as buildings and facilities. Fortunately building a brand can be less costly and less complicated than building a new facility. Embracing social media and having a unified, clear vision are key. Engaging in local fundraisers, such as the Mumbles Raft race can be a low cost, high reward example of achieving free local marketing and raising brand awareness.
There is also an increased need for highly efficient facilities management in maintaining older buildings and identifying defects before they deteriorate and become more costly.  Older buildings can be a valuable asset, especially ones linked so much with the history of Swansea, some of these buildings are rare and unique given the damage caused to the city during the second world war.  The emphasis returns again, to advertising the assets to generate the income to maintain them.



















7.0      Glossary of Terms 
NEC – New Engineering Contract
UWTSD – University of Wales Trinity St David
PIR (sensor) – Passive Infrared
UCAS - the Universities and Colleges Admissions Service
PFE - The Private Finance Initiative
PPP - Public Private Partnerships
JCT -The Joint Contracts Tribunal
ACA - Association of Consultant Architects
CIOB - Chartered Institute of Building
FIDIC - Fédération Internationale des Ingénieurs-Conseils
NEC -The New Engineering Contract
SFC – Standard Forms of Contract
FC – Framework Contract
FMSS - Facilities Management Short Subcontract 
FMSC - Facilities Management Short Contract 
FMS - Facilities Management Subcontract 
FMC - Facilities Management Contract 
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Commentary and Observations

The trend towards traditional forms of contract has continued
with a swing of over 10 percentage points since our 2019
survey. With the ONS data showing Repair and Maintenance
output increasing at a quicker rate than New Work the change
is likely to be partly reflecting the nature of projects.

However, with contractors seeing growing pipelines and
increased supply chain volatility, appetite for significant design
risk is likely to have waned over the period too. On top of
which, a possible push from clients wishing to retain further
design control as the industry increasingly focuses on quality.
Construction Management and Management Contracting
remain a tiny proportion of surveyed volume but have also
decreased in the period.

The stage of design at the point of tender on a Design and
Build has seen a more significant swing. Stage 4 is now the
significant part of the tender volume, with ‘thoroughbred’
design and build now a rarity. Covid uncertainty last year
may have pushed back the large investment decisions of
starting construction but provided the opportunity for clients
to progress design. Contractor aversion to design risk is also
a likely factor in @ market where contractors face significant
price risk.
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This has legal implications

- Firstly, ownership of the BIM,
including the intellectual property
held within it, needs to be described

- Secondly, responsibility for
populating and updating the model
needs to be clearly allocated

- Thirdly, the model may form
a part of the description of what
is to be built, so may be referenced
in any future dispute.

Amajority (57%) agree that their
organisation sees a BIM as

contractually binding in the same
way as specifications or drawings.

As BIM usage increases, so too does
the need for BIM to be contractually
described

Forty percent reference BIM within
their contracts, up from 33% two
years ago. Thirty percent reference
specific outputs of a BIM in their
contracts, up from 23%. An increasing
minority (21%, up from 14%) tell us
that BIM is fully integrated in their
contracts. For some, this has meant
amending or creating bespoke
contracts, although increasingly

standard forms of contracts (or the
CIC BIM Protocol) mean that ad hoc
solutions are less often required

In my organisation we recognise a BIM as contractually binding in the same

way as specifications or drawings’
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Contracts and Forms
of Appointment

We have run this survey four times,
and each time we have monitored the
use of the various contracts and forms
of appointment.

Forms of Appointment

A form of appointment is there to
describe which professional services
will be provided by whom, and for
how much. There are a number of
different standard forms, although
bespoke forms are often created

A’bespoke’ contract is the form of
contract used by the widest range

of people, with 37% of respondents
using them. The NEC Professional
Services Contract is the most-used
standard form, with 25% using it;
this is the same figure that we saw
in 2012, butis a drop-off from the
peak of 37% that we saw in 2015,
RIBA Agreements follow, with 23%
of respondents using them. This is a
very small decline from the 25% that
we saw in 2015, and 30% in 2012
The JCT Consulta reement
remains steady at 19%, and the

JCT Pre-construction Services
Agreement is at 15%.

Which forms of professional appointment were used in your projects
in the past 12 months?
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