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Overview.
This paper is a review of the University of Wales Trinity Saint David estate and considers whether the University portfolio can be rationalised and enhanced whilst maintaining ethical credibility, but to also demonstrate the challenges the University faces when considering whether to dispose of property, share or sub-let space and to how to create opportunities to increase capital gains.  
Does the Strategic plan of the University and way the University campuses are marketed affect the way the estate is managed and viewed by its students?   Do students have a voice regarding the built environment or are their needs not being met because of the way the role of the estates department has been defined?  There is an obvious need to incorporate legislation within the Strategic plan, but does this requirement impact the needs of staff and students in how the estate is managed?
The Covid-19 pandemic has presented challenges for all sectors, including Universities and their University estates department.  How the estates department view the estate will affect whether they are reactive or proactive to the need of its property as a resource, liability and an asset, but do clear property objectives need to be developed and critically assessed on a regular basis to consider the requirements of the resource, liability and asset?  
The University has a clear commitment to the green agenda, but does this also present problems when addressing retrofitting needs just to meet the targets of the green agenda, and at the expense of the value of the University Estate?


Note: The University estate is currently under review, so there is a reliance on the University website when considering its campuses and buildings thereon.  Appendix 1.
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1. The University of Wales Trinity Saint David, Strategic Plan 2017 - 2022
[bookmark: _Hlk61106627]In 2015 the Welsh Government brought into force that all Public Bodies must carry out sustainable development, by setting out and publishing its well-being objectives (Well-Being of Future Generations (Wales) Act 2015).  In 2017, UWTSD produced a 5-year Strategic Plan, outlining its objectives, with a commitment to collaborative partnerships as well as encompassing several policies, which include an Environmental Policy, Sustainable Food Policy and Carbon Management Plan.  (University of Wales Trinity Saint David, 2017). 
Having already commenced collaborative educational partnerships both locally and internationally, in October 2019, UWTSD celebrated the 1st anniversary of its collaborative industry partnership with S4C, at the “Yr Egin” building, at its Carmarthen campus, with over 10,000 people visiting in the first year (University of Wales Trinity Saint David, 2019).
The targets set in 2017 are already being challenged by Covid-19, which has forced many sectors and landlords to consider their premises and meet the challenges of location and welfare of staff.
The strategic plan was set for a 5-year period, but the impact Covid-19 has had across the globe has demonstrated the need for this to now be critically reconsidered.   The relationship between the University’s premises, infrastructure, staff and students has fundamentally changed and so, the needs of all need to carefully considered.

2. How is a University Estate viewed?

The way buildings are viewed within an organisation can be very different.  Buildings can be described at the same time, as: a working environment, a structure and a strategic asset, but despite the close relationship they are often managed as though they are separate elements.  Organisations need to view its property and land in 3 ways: a resource, liability and an asset with the most important resource being its people (Balch, 1994).

In a study by John Housley, it was suggested that the role of estates and estates staff in Higher Education is determined by 2 key people, the Vice Chancellor and the Director of Estates.  If the Vice Chancellor sees the role of the estates as a service provider then the role of the estates will be reactive.  If the estates department does not know or understand the objectives of the University, then how can they see the property as an asset (Housley, J 1997).  If this happens then you would have to consider the property as an asset is lost.  Housley found that when those he interviewed were asked to indicate their view of three value variables attributable to property, namely market value, operational value and utilisation value, the market value was seen as the least important.   This suggests that many estates departments will not see the need to increase capital returns, nor will it look for ways to adapt or repurpose its buildings or consider the requirements of students within the University campus.

[bookmark: _Hlk58512376]If as Balch suggested the most important resource is its people, then consideration must be given to all those that use those buildings (Balch, 1994).  In 2014, the Association of University Directors (AUDE) reported that in 2012-2013, more than £2billion was spent on maintaining and upgrading the UK’s University estates.  Historically and according to that same report, Aude said that such spending “is likely to be driven by the need to provide an outstanding environment to ensure continued recruitment of students” (Griffiths, CBRE 2014).  The perspective from AUDE is that they need to spend huge sums of money on creating iconic buildings and UWTSD’s commitment to its SA1 waterfront development reflects that.   But, Paul Temple, reader emeritus at UCL Institute of Education believes that evidence of huge spending on estates rarely impresses students and that students are looking more for a campus that is obviously cared for and feels homely (Temple, 2014). This suggests that the role of the estates department is to maintain that environment rather than ensuring that the campus caters for the immediate and future needs of its students.

The UWTSD estate portfolio is located both locally and nationally.  With several historic landmark buildings and modern purpose-built buildings, this presents very different challenges, from how premises are managed and how they are viewed in terms of an asset.   


3. The University of Wales Trinity Saint David Estate.

A review of the UWTSD website centres and campuses, offers very different descriptions of each (University of Wales Trinity Saint David, 2020).  Descriptions, such as a focused learning environment, an intimate and personal environment, juggling other commitments such as family and work, students acknowledged by a name not a number, close knit & safe community, developing students to be well-educated independent and employable individuals, a vibrant city centre campus in a modern state of the art building are all very different.  

If a student’s choice is helped by these marketing descriptions, then it suggests that the University recognises the need to provide an environment that backs up Temple’ claims (Temple, 2014).  But these descriptions also impose additional challenges to UWTSD, when faced with the choice of considering the property as a liability or an asset and serve to demonstrate the difficulties the University faces when dealing with sudden needs, such as retrofitting, subletting, sharing space or increasing capital gains, as well as meeting the immediate and future needs of staff and students.

It is tempting to agree with Temple and suggests AUDE should consult more with its most important resource: its students.  Aude’s statement “that such spending is likely to be driven by the need to provide an outstanding environment” is very vague and ambiguous and implies that they do not actually know what students want.  How do students feel about the University estate, what do they want to see at their campus and how do they feel about the premises they occupy? Is there support for a greener University with greener buildings?  Do students want to see change in historic buildings, or do they accept the buildings for what they are?  Such a consultation amongst students may prove that one of Temple or Aude are wrong, or, both right.

3.1 The University Estate as a Resource and Liability

An organisations property is its largest cost after people and its layout can impact on its efficiency.  Whilst there is a need to keep costs under control, consideration of its main resource, the student, is equally important and their engagement is critical to the success of the organisation and how the estate is managed.

[bookmark: _Hlk61109459]Buro Happold conducted a survey of 5,000 students globally and which found that whilst they were regularly asked their opinion on teaching standards and courses, they were rarely asked their opinion on the built environment.  They found 44% of students considered the design of University facilities to be average or poor, with issues of capacity and physical connectivity called into question (Anonymous, Buro Happold, 2020).  This suggests that their needs are not being addressed.  Amongst the top 5 themes of the survey, interior environmental quality and architectural quality featured, suggesting that they are concerned with how they see their campuses and which also supports Temples claims.

UWTSD engage with students through the Student Union Academic Quality report, but could more be done to engage them with the built environment?  If this is done and the student needs are incorporated, this could also have a positive impact on capital values and returns.

3.2 The University Estate as Asset.

Balch suggests that if property is viewed as a resource, liability and an asset, then it’s possible to implement a property strategy (Balch W, 1994).  Whilst this sounds simplistic, when called upon to advise on its property, the information is not always available.  In addition, Balch suggested that the property strategy must also consider the objectives of the organisation, by way of the following:

· What is the property objective?
· What difficulties are there that need to be overcome to achieve that objective?
· What opportunities are there to be exploited?
· How can the property requirements be funded?
· Over what timescale can the objectives be achieved?

Property is the largest asset on an organisations book and increases to its market value could generate better capital returns, which could be reinvested across the estate.  If the Property Objective was to incorporate the opinion and needs of students, then it will influence the opportunities that can be exploited and actions taken, to increase capital gains.
4. Opportunities to increase Capital Returns

In the current economic climate, private sector landlords are facing new challenges and are already evaluating their own portfolios.  If the UWTSD’ property objective incorporates the stated needs of students and staff, then sub-letting and sharing space could be an area where the UWTSD can look to generate regular capital gains.  Such consultations amongst students, addressing the resource needs at the different University campus’ will generate different responses, from coffee shops to creches.  But knowing what will be used is critical to knowing what occupiers it can attract, as well as understanding how the built environment appeals to and attracts new students.  So, what opportunities could the University look at, or offer as part of a consultation to its students?

4.1 Sub-letting / Shared space / Development Opportunities.

Competition in this sector remains high, which is demonstrated by The City and County of Swansea who are currently advertising 51 properties with varying rents, sizes and locations (City and County of Swansea, 2020).  Ty Nant House is located near the UWTSD’ Swansea Business school and has been marketed for 4 years, with 11,146 sq ft of floor space and a quoting rent of £7 per sq foot, inclusive of service charges.  APPENDIX 2.  This one example demonstrates the complexities of sub-letting but also suggests the estate department should not just be service driven, but to also think of the market value and what it can do different.  A change to the property objectives and an assessment of its portfolio could encourage UWTSD to attract new partnerships, offer flexible rentals or cross sector partnerships that will encourage occupation within its space.

A thorough look at the portfolio may present an opportunity to rethink the space it uses.   If such an exercise can bring departments together, this could allow a building to be sold or to be re-developed by applying for a change of use, to provide accommodation for the housing sector. 

4.2 Public Bodies.
[bookmark: _Hlk58579478]The Well Being of Future Generations Wales Act encompasses all Public Bodies in Wales (Well-Being of Future Generations (Wales) Act 2015).  With similar challenges being faced in the premises that other Public Bodies lease, there may be an opportunity to consider a lease-break option, especially if alternative available space was flexible and short-term.  Such opportunities would also have an impact on the well-being objectives of both organisations.

4.3 Educational Partnerships.
UWTSD’s commitment and success to educational partnerships is evident.  If further space is available, UWTSD could encourage other colleges to share its space, give access to its staff and technology and inspire its own students to develop their own life skills by working with students in further education.  This could also lead to further education students applying for places at UWTSD to continue their studies. 
If suitable land is available, educational and commerce partnerships could be established, to provide an opportunity to grow food for its own on-site eateries, whilst simultaneously addressing its sustainable food policies and evaluating its food procurement methods and environmental benefits.

4.4 Student Entrepreneurship.
Oxford University run a program for students, for the purpose of putting together investable business cases (University of Oxford, 2020).  UWTSD could utilise space in buildings that can easily be shaped to suit the needs of ‘a pop-up business.’  Engagement with local entrepreneurs within the community, to mentor students and their business, would create stronger links with the local economy and which could retain talent within the region.  Correctly marketed, this could also lead an increase in student numbers at UWTSD.

4.5 Graduate Start-up Hubs
The Tech Hub in Swansea recognises how to attract tech entrepreneurs and businesses start-ups (Tech Hub, 2020).  It’s an environment which is created to learn and where a community is established.  Adopting this model could be quite straightforward and would utilise space to create a wider community exposure for other Hubs, such as a Construction Hub.  

UWTSD already have a strategic relationship with the Construction Industry Training Board (CITB, 2018). A construction hub for UWTSD students could offer flexible start-up space, low-cost rent and manageable overheads where they can build their own network with peers and learn from each other. An environment to attract graduate Architects, Quantity Surveyors, M&E consultants, Structural Engineers, Environmental businesses and even Solicitors and Interior Designers.  This could offer immediate capital gains but may also create a desire for new students to consider UWTSD over other Universities.  

Furthermore, a partnership work with the Tech Hub could present an opportunity for students could work with those start ups.

4.6 UWTSD Commercial Partners.
Covid-19 has forced all businesses to look at their premises and where their staff work. The SA1 site is in a very prominent position when entering the City, which provides an opportunity to advertise what industry partnerships UWTSD have.  Tileyard Education are one such organisation who are proud to work with the University in establishing a masters courses in the music industry (Tileyard, 2017).  Further consideration of the establishment of the Non-Destruction Validation Centre, in which UWTSD are a key partner with Rolls Royce, Bombardier, GNK Aerospace, Airbus and TWI Limited may offer additional opportunities (University of Wales Trinity Saint David, 2018).  As people become accustomed to working from home, could offering ‘free’ space to those companies where their staff could work remotely also allow UWTSD to nurture further collaborative projects and future proof its own student numbers.   


4.7 Student Accommodation.
The UK student accommodation market is very competitive and fragmented.  In the last few years, Swansea has seen over 4,000 purpose-built student beds being completed or under construction (Youle, 2019).  Although new purpose-built student blocks meet the expectations of students and generate good capital returns for investors, UWTSD has additional cost challenges trying to implement green measures into these new buildings, which indubitably impact on its own capital returns.
The pandemic may also lead to students becoming accustomed to distance learning, leading to a drop in demand for its accommodation.  Therefore, joint ventures to build new student accommodation with recognised student accommodation providers may mitigate risk but would also ensure students’ needs and demands are met.  Selling land on a long lease or disposing of completed student blocks could provide annual ground rent income and/or, upfront capital.  In 2019, St Modwen sold a 411-bed student accommodation block at Swansea University’s Bay Campus for £38m (London South East, 2019).   Selling a completed block may afford UWTSD an opportunity to re-invest in other campuses, where there is a limited supply of local private rentals or outdated student accommodation blocks.
There is a need for buildings to be flexible and adaptable and if new student accommodation blocks are built then this could be designed in, to provide an opportunity to generate further capital returns by renting rooms during holiday times to tourists.  From an ethical point of view, building student accommodation may impact on local economies both positively and negatively.  Landlords could lose income and choose to dispose of property, but this could also lead to a new supply of available housing in areas where buyers are currently priced out of the market, because of a lack of supply.  Additionally, availability of accommodation in summer months would also inject secondary investment into the local economy.  
There is a need for organisations to regularly analyse their estate portfolio, but the challenge whether it can adapt, repurpose or retrofit buildings within the estate are often governed by those with very different objectives and suggests that Balch is correct, that the property strategy must consider the objectives of the organisation (Balch, 1994).  Better information will lead to better decisions, and consultations are therefore critical in the management process of the asset, to ascertain what is the most appropriate opportunity to explore in order to increase capital gains.  But is the biggest challenge to an estate the buildings themselves?

5. [bookmark: _Hlk60848215][bookmark: _Hlk58861991]What is retrofitting and what are the challenges of addressing the needs to retro-fit or repurpose buildings?

The term retro-fit in the UK seems to take on many different meanings, especially in the commercial market, but Tim Dixon, University of Reading School of Construction Management and Engineering suggests, the term within the built environment, is to reuse or upgrade a building and its characteristics are large scale and of a comprehensive nature (Dixon, 2014).  The term retrofitting is often confused with other terms such as refurbishment, conversion, or renovation.  

Many factors have to be considered when deciding when to repurpose a building, but the driver for retrofitting is more to do with a desire to reposition the asset within their property portfolio and often involves a large capital outlay.  Organisations will often undertake retrofitting works to ensure that green targets are met, but this can come at some cost.  The University College of London is 6 years into a 10 year, £1.25billion project, in which they are committed to achieving net zero carbon buildings by the end of the project in 2024 (Anonymous, Buro Happold, 2020).  

With its commitment to a strategic plan and carbon management plan, addressing green retrofitting needs for UWTSD is a challenge as many of their buildings are older or historic buildings and may already work in ways to reduce energy in passive ways such as capturing natural light or retaining heat in thick walls.  The £1.25billion spend by UCL is quite significant, but is retrofitting a cost-effective way, when spending on older buildings?  Research by Gauger suggests that many organisations assume that retrofitting and adapting its older buildings will be too expensive and not as green as new buildings, but readapting older buildings is more labour intensive and often requires the work of specialists.  From an ethical point of view, this has a positive impact on the local economy compared to new construction which spends less on labour and more on the purchasing and shipping of construction material. (Gauger, 2020).  It is also worth considering whether such retrofitting works benefit the users of those buildings.

In 2017, a working paper on Residential Energy Efficiency Retro-fits: Potential Unintended Consequences, reported, that whilst there are many intended benefits that fill the retro-fits objectives, there are unintended outcomes that need to be considered.  The research found that in the UK, 95% of peoples time is spent indoors and its therefore important to identify retro-fit measures that have the potential to impact indoor air quality.  It found that increasing the air tightness of a building also led to an increase of indoor air pollutants, such as carbon dioxide, carbon monoxide and Radon (Collins & Dempsey, 2017).  Aside from the long-term safety of those using its buildings, it also reveals the difficulties UWTSD face when addressing its commitment to its carbon management plan and green objectives.  

[bookmark: _Hlk58667810]The policy of University College London cannot easily be adopted, but designing in flexibility and adaptability to new buildings should be a priority and which will allow for future retrofitting needs. A consultation amongst its students may indicate that historic landmark buildings are just as important when making their University choice and that they appreciate the buildings for what they are.  Others may be more concerned with its green ranking and want to see commitments adopted on a par with University College London.

In 2015, UWTSD ranked 8th of 134 Universities in The People and Planet league and by 2019, 30th out of 154 Universities when measured for environmental and ethical performance (People & Planet League, 2019).  Albeit the methodology is updated each year the scores are not necessarily comparable across years, but performance against other Universities is.    Appendix 3.  This could suggest that in the 2 years since producing its strategic plan, UWTSD were not meeting their green targets, but if such rankings are viewed and relied on by students, then it may indicate that the Property Objectives are not fully considered when decisions regarding retrofitting, repurposing, or refurbishing are being met.

If a more robust approach is adopted, such as sub-letting a building, there could still be a need to retro-fit those premises just to suit the demands of a new occupier, with the costs before occupation taking many years to win back.  Additionally, if a premise’s is considered for sale, then retrofitting works may still be required in order to achieve a sale price, somewhere near market value.  From either perspective, spending significant sums on retrofitting provides no guarantee that the retro-fit would add value to the building, nor the University Estate.

6. Conclusion

Universities are one sector that is currently experiencing significant change.  As a Public Body, UWTSD is committed to The Well-Being of Future Generations (Wales) Act 2015 and its own strategic plan.  But, the need to regularly analyse its estate portfolio and consider its own Property Objectives is perhaps the biggest challenge University faces now, and in the Post COVID-19 era.  Without a clear objective that encompasses all departments, then perhaps the estates department will always be seen as a service provider and reactive to issues, rather than one that continually looks at how it can enhance the student experience but ensure the value of the asset remains strong.

Covid-19 will perhaps change the University environment, but the continued engagement with its main resource should be regularly encouraged to ensure that money is not wasted on what students will not use and which ends up as unused space where the estate department are then tasked with finding a use for that space.   

Above all, when addressing its empty space, the effects on the community and the University when tackling such buildings will generally be positive, opposed to leaving premises empty and allowing them to decay.  









7. Appendixes

Appendix 1.
From: Paul Osborne <paul.osborne@uwtsd.ac.uk>
Sent: 09 December 2020 09:59
To: Simon Bradley Wood (2014427) <2014427@student.uwtsd.ac.uk>
Subject: Request
 
Dear Brad,
Further to our conversation regarding the University’s estate holdings, I have discussed this with colleagues and have been informed the University’s estate is currently under review so it difficult to give any definitive list of University property other than what is related on the University’s website (in terms of the campuses and the buildings thereon)
 
Yours sincerely,
 
Paul Osborne   BSocSc(Hons) LLM, Solicitor                                                                                                            
Swyddog Diogelu Data   /  Data Protection Officer
Campws Busnes Abertawe SA1 1NE Cymru DU/ Swansea Business Campus, SA1 1NE, Wales, UK
Llinell Uniongyrchol / Direct Line: 01792 481180                                               
e-bost / e-mail: paul.osborne@uwtsd.ac.uk
 
Appendix 2.
RE: Ty Nant, High St Swansea
Angela Evans <Angela@rj-cs.co.uk>
Fri 11/12/2020 14:54
To: Brad wood <bradwood44@hotmail.com>
1 attachments (864 KB)
Ty Nant RJ.pdf;
Afternoon Brad,
 
I’ve attached a set of the old marketing details for this property.
We were jointly marketing, and had the available space on the market for roughly 4 years.  Over the final 2 years there were around 20 enquiries.
 
Many thanks  
Angela Evans
RJ Chartered Surveyors
Direct Line 01792 648809
 
Appendix 3.
Re: University League
Virginia Moffatt <virginia.moffatt@peopleandplanet.org>
Wed 02/12/2020 14:56
Hi Brad,
There were 137 universities in the league in 2015
Virginia
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