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Feasibility Study for New Student Accommodation SA1
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1. [bookmark: _Toc38894659]0 Executive Summary

The Estates team at UWTSD has recognized the Economic & Social benefit of the devolvement of new student accommodation on campus. The objective is to determine the best approach to take the campus into phases 2 of the development strategy.  
The report will look into the feasibility of construction for a new three-story hall of residents in the SA1 development. The objective is to provide a state-of-the-art student accommodation to accommodate the growing number of students who wish to attend the university. Wales has seen an increase of 2.9% in student enrolment (Welsh Government, 2020), which is only set to increase over the next decade. The addition of a hall of residence to the current SA1 development is a chance to target both, the growing number of UK and overseas students. The project has the potential to increase enrolment rate for the university and promote economic growth for the local economy. 
The facility will include, accommodation fitted with en-suites, a bar, gym, café, several shops, and an outdoor communal garden. The gym will be open to the public along with students, this approach will allow for maximizing the site's economic potential.
There will be added car parking facilities to accommodate students and members of the public, for gym use or use of the shopping facilities. Also, there will be loading and drop off bays for deliveries. Access to this new development will not be an issue as it currently has no obstructions on the plot, there is an existing road that can be connected to allow for access.  The report will analyse the final and non-finalize feasibility of the project and identify any factors causes concern. 











[bookmark: _Toc38894660]2.0 Proposed Design 

The proposal is a simple rectangular modern design, with curved glass panels either end. The roof is designed to utilize photovoltaic solar panels which will feed into the building providing its electricity needs.  The roof design will feature a garden area for students to study or socialize whilst enjoying a beautiful view. The structural frame will be reinforced concrete, due to its lower economic cost over steel. The outer skin will be brick work to match the university IQ Building and library, which reflects and pays tribute to the site historic industrial past. The Prince of Wales Trust wanted the SA1 development to pay tribute to the site’s industrial past, while still being innovative. The innovation can be reflected by curved curtain walling design, allowing for a full unobstructed view of the marina area.  The whole ground floor is dedicated to shops, a walkway is located centre of the ground floor to allow for access into the shops along with access to the upper storeys.  The first and second floors will contain the student accommodation, fitted with everything a student would need. Located on the first floor will be a gym, open for both the student and public. The room size range between 13m2 and 14.25m2, allowing for a spacious room kitted out with en suite and study space. Large windows to bring in as much natural light as possible, a lot of storage space and additional high-speed WI-FI.  The aesthetics design of the interior of the room will be a modern design bringing in line the standards and expectations of a new generation of students. This building will feature tripped glazed windows to improve environmental performance. The surrounding area will be divided into car park and garden areas, allowing students to enjoy outdoor leisure areas or study time in the summer months.













[bookmark: _Toc38894661]2.1 Concept Design 1 
Option 1 has been chosen due to its simplistic and innovative modern design. The modern design fits in with the surrounding area, while still paying tribute to the site historic past.  The building fits and does what it designed to do, and the material used also complements each other. An additional reason for the choice of this building is due to its parking 
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[bookmark: _Toc38894662]3.0 Desktop Study 

The objective of the site investigation is to collect systematically and record all necessary data that will aid in the design and construction process (Chudley, 2016). A desktop study has been conducted in order to determine and identify the following:

· Determined the land condition
· Determine the historical use of the land
· Identify any flood risks
· Determine ground conditions 
· Identify any coal mines
· Identify unexploded ordnance 

The objective of the desktop study is to highlight any potential risk that could negatively impact the project.  The ground investigation report provided includes a detailed analysis of site conditions and ground types.  

[bookmark: _Toc38894663]3.1 Site Location 

The site of the student accommodation is located on the outskirts of Swansea, adjacent to Fabian way. The site will comprise of student accommodation, communal gardens, and a car parks. The proposed floor area of the building will be 3,199 m2. The site already houses two existing buildings which comprise a library and IQ building. The student accommodation is phase 2 of the campus project. The main access route to the site is fabian way, below is outlined below. 
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SA1 Plot (Site location)








[bookmark: _Toc38894664]3.2 Data Source 

The following information sources were used during the desktop study:
· Landmark Envirochecks report
· British Geological survey
· Previously completed reports for the site
· Ordnance Survey maps
· Environmental Agency 
· Natural Resources Wales
· Department for Environment, Food and Rural Affairs
· Zetica Regional Unexploded Bomb Risk Maps


[bookmark: _Toc38894665]3.3 Description of the Site and Surroundings 

The site is currently undeveloped, adjacent to the site is the campus library. The site to the south is home to the IQ building, the university main hub of activity. As this will be a live site the safety of all students, staff, and the public has been given careful consideration, and site planning and set up should reflect this. The intended use of the site is to develop student accommodation, the ordainments for the site are as followed: 266616, 192565.


[bookmark: _Toc38894666]3.4 Site History 
The historical use of the site was determined from data gathered from OS maps and Google imagery. Brief site history is as followed:

	Date
	Site Use
	Potentially Contaminative Land

	1842-1867
	Undeveloped land
	None Identified 

	1867 - 1913
	Tin Plate Sheds
	Carbon pollution due to manufacturing

	1913 -23
	Additional Tin shed
	Carbon pollution due to manufacturing

	1938-1946
	
	

	1952 - 1961
	Undeveloped Land – Due to the blitz
	Risk of contaminants lows, as land hasn’t been used for a while

	1994
	Undeveloped land
	None identified 

	2020
	The land has recently undergone development 
	None Identified




The historical background to the site gathered from local sources and public documents, determined it to be an ex tin plate storage and manufacturing yard. Primarily used to meet the growing demand for tinplate exports.  Note: due to the lack of information on the OS maps, and ordered timeline of the use of the land was not possible.

[bookmark: _Toc38894667]3.5 Geology 
The Geological Survey map of the area (sheet 247) indicates that the site is underlain with middle coal measures formation (Bedrock) comprising of mudstone, siltstone & sandstone, and (Superficial deposits) alluvial fan deposits comprised of sand and gravel.
Records held by the British Geological Survey (BGS) have indicated that Beach and Tidal flat deposits of undifferentiated sand, silt, and clay are present on made ground, while just south of the site is a geological boundary of bedrock. (British Geological Survey, 2020). 
[bookmark: _Toc38894668]3.6 Flooding & Unexplode Ordnance Survey

The natural Resources Wales Flood Map tool was accessed on the 21st of January 2020.  The site was shown to be located in a medium-risk flood zone from surface water. The probability of flooding from rivers and the sea was also a medium risk.
The regional Unexploded Bomb Risk Map shows that the site is located in an area with low unexploded ordnance risk, therefore UNO desktop study and Risk Assessment were not requested for the site. 


[bookmark: _Toc38894669]3.7 Coal Mining & Soil Contamination
A preliminary search of public data on the Coal Authority websites determined that the site is not within an area that is affected by coal mining. Reports gathered from previous construction confirm that the soil has been surveyed and tested and after a full examination there are no contaminants.

[bookmark: _Toc38894670]3.8 Heritage Issues 
A full investigation has taken place and there are no records or findings of any archaeological interest on the site. 

[bookmark: _Toc38894671]3.9 Air Quality 
Consideration needs to be given to the changes that may occur to the road network and general changes in traffic flow along Fabian Way which could affect the sensitivity of the impacts from changes in SA1 particularly if using the 2018 data. The Council's Air Quality Progress Report 2018 identified underlying exceedances of the nitrogen dioxide annual mean objective within the Fabian Way area. "A change in circumstances since 2004/10 that would potentially benefit is that impacts could be reduced if traffic is spread onto the McDonalds junction through the proposal to open up Langdon Road." (Stride Treglown Limite, 2015).


[bookmark: _Toc38894672]4.0 Project Constraints & Challenges to consider
· The challenge of construction on a live campus
· The potential impact on adjacent neighbours, particularly waterfront development
· Disruption during the construction project
· Level changes across the site
· Possible 1-way traffic delivery’s routes
· Site Boundary adjacent to the dock wall
· Site security 
· Surface water runoff during excavation works

[bookmark: _Toc38894673]5.0 Background
[bookmark: _Toc38894674]The has been an ever-increasing demand for student accommodation due to the increase of both international students and UK students.  Wales has seen a 2.6% rise in students’ enrolment to welsh universities (Welsh Government, 2020). Therefore, in order to cater to the growing demand UWTSD has proposed a new student accommodation to be built, in phases 2 of its campus project.  The potential for economic and 
5.1 Demand Analyses 
The Enrolment figure for 2019/20 was at a record high of 550,000 application for undergrate courses, a 2500 increase on 2018/19 (Pullan, J, 2019). The increase of international students was a large contributing factor, as an increase of 5.7% of applicants was record.  With this increase demand for accommodation, especially purpose-built student accommodation as it is expected to increase. Between the months of May and august 2018, a percentage of 30% of full time first year student stayed in purpose-built student accommodation (Buy Association, 2019). That’s a 22% increase on figures reported 5 years ago, the market demand is growing for accommodation.

The theory side should also be considered when talking into account a student preferred living space, as an induvial is usually prepared to pay more for a higher quality of living space.  Research shows evidence that students prefer on campus accommodation, the introduction of on-site living contributes and supports a student's education. Studies concluded students generally prefer to be located on campus. The research has also shown that student retention rates are greatly improved (Thomsen, 2008). On site accommodation, has a number of key benefitting factors to a student, usually making it more appealing than the traditional HMO’s. 



(Graph 1)

(Figures sources from the higher education statistic Agency)



(Graph 2)
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5.1.1 Market study

The graph above shows the growth rate from 2015 to 2019 of students in Wales, on average there is a 1% growth each academic year in student numbers throughout Wales. By the year 2025, there is predicted to be around 140,137 students in Wales that's a 5% increase.  The trend represented on graph one shows an increase each year in student numbers reflecting a clear demand for student accommodations in the area.  A steady growth of students likely means a larger enrolment rate for the universities, therefore from analyses the data is can be concluded that the demand for student accommodation will only rise.  Although, it is advised that a finical analyse should conducted to evaluate the finical viability of the project. 


[bookmark: _Toc38894676]6.0 Financial Analysis 
[bookmark: _Toc38894677]6.1 Introduction

 Section 5.1 of the report has confirmed that the market share for student accommodation is projected to increase by 5% in 2025. The data provided shows, that there is a steady demand for student accommodation in Wales. However, capital investment and return must be calculated in order to better evaluate the financial worth of the project.

[bookmark: _Toc38894678]6.2 The information used & Assumptions

The information used below allowed for a general cost estimate to be produced. Once final design has been approved, another report analysing the final cost will be issued. 
1. Information Used

Design Drawings:
· Proposed Ground Floor Plan
· Proposed First Floor Plan
· Proposed First Floor Plan
· Proposed Elevation 0
· Proposed Elevations 1
· Proposed Elevations 2
· Proposed Elevation of Car Park
· Proposed Site Plan 



2. General assumptions:
· Costs are based upon mid-range in SPONS.
· Costs are based upon the information provided.
· We have assumed a project bank account will not be required for this scheme. 
· The exact nature of specification for internal doors, screens, folding partitions, and finishes are assumed.
· All costs are provisional awaiting design development.


Note:  Cost estimate provided below is only an estimate, once design plans are finalized an updated 
estimate will be issued, containing accurate costs and percentages returns.
[bookmark: _Toc38894679]6.3 Cost of Construction 
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	Total Floor Area
	3,200 m2

	Cost of Construction
	3,465,689

	Total rentable space
	2,720

	Period of Construction 
	1 year

	
	






Average cost for student accommodation per m2 is calculated at £79 m2 (National Union of Students, 2018).
79 x 2,720(Net Internal Floor Area) = £214,880

	Gross Monthly Income
	280,160

	Gross Annual Income
	2,578,560





[bookmark: _Toc38894680]6.4 Net Income
The cost breakdown below has assumed: 
· Loan repayment at 3.5%
· Employment of one facilities manager & security guard at average salary for the region
· Energy cost is assumed at 12% of gross revenue

	[bookmark: _Hlk38912965]Gross Revenue (per month)
	£280,160

	Operation Expenses: -
	

	Salaries
	£3,333.33

	Loan Repayment 
	£17,356

	Energy costs
	33,619.2

	Net Income (per year)
	224,815.67

	


Please note this is a basis estimated with data used from comparable sources 

[bookmark: _Toc38894681]7.0 Conclusion 

Through the finding of this report it can be confirmed that the proposal for student accommodation is worthwhile investment. Estimates put the timescale of the project at 52 weeks, although depending on final design the timescale could increase. Through analysing the site conditions, it is determined that there is likely to be no unexpected factors that may delay the project (Please refer to the ground investigation report for a more detail analyses). From the site layout and surrounding the only problem is the access, however with an effective site set up and delivery system in place this shouldn’t be a problem.  The location is adjacent to Fabián way which makes it a prime route for delivery schedules to site. The demand analyses show a clear requirement for student accommodation which is only set to increase. Backed up by the finical analyses, which also confirms the economic viability of the project. The construction of a new student accommodation on campus is likely to attack a larger number of students to the university. The UWTSD could capture a sizeable market share of that 5% increase over the next 5 years.  One recommendation would be for the design to utilise more of its commercial space, to maximise its rental income and result in an increased profit margin. The current design included a library which one already exists on campus and wasted space on the ground floor. Therefore, it will be advised that these factors are brought up and discussed at the next client meeting. 
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SA1 - Plot C5 (Site Logistics Plan

The full extent of the Site Boundary is indicated on the ‘Site Logistics Plans’ below.

SA1 - Plot C5 (Site Logistics Plan
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