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1. Introduction 

[image: ]Alliance Construction Limited have been appointed by the UWTSD’ Estates Team to design and build a new three-storey Student Residence Hall located at the seafront of SA1 Swansea. The location of the plot is shown in the diagram below, labelled E9 (in blue):

The project brief that the study should assess is to look into the opportunity for this building to be produced and identifies the commercial aspects of the proposal, to maximise income for the Universities Estates Team. The proposals for the development need to accommodate the below items:
· The building needs to be a 3-storey building, with the ground floor being utilised for multi-function retail spaces. The top two floors are to be for student accommodation
· The student rooms are to be designed with ‘en-suites’ 
· The design should maximise rental income, both inside and outside of term time
· Accommodation rooms should be a mix of single and family units, with proper access to all areas for all users (including disabilities) 
· Access must be given for safe delivery to the retail units
· The area that is not be used for the building should be utilised for community landscaping for community use and car parking for vehicles

Study Team

The Alliance Construction team is made up of a mix of construction professionals. This team have a range of different specialities and will be providing different inputs to the feasibility study. The team is as follows:
· Jay Weaver (Quantity Surveyor) 
· Teifion Evans (Architect) 
· Steff Pryce-Griffiths (Construction Manager) 
· Al David Ikete (Building Surveyor)
· Elis Williams (Building Surveyor)

Study Limitations

As the site is inaccessible, it will be a challenge to get actual photos of the current conditions of the land and surrounding area. Also, Alliance Construction has had to use and interpretate information that is from near by and similar projects. This means that some items included in this feasibility study may not be 100% accurate for this particular plot of land, but relates to areas of land that surround this plot. 
Following on from the above, Alliance Construction are unable to employ consultants to perform specific areas of this feasibility, meaning that these areas were conducted by the project team. 




6. Accommodation Requirements

6.1 Space Requirements

Internal Requirements
As part of building regulations, and Swansea Council’s Supplementary Planning Guidance, the project’s specification will have to meet certain criteria. For example, as per Swansea Council’s HMO and Student Accommodation Regulations, the minimum floor areas for the bedrooms and kitchens must be the below:
· Single bedroom (with no toilet in room) – 6.5m2
· Double bedroom (with no toilet in room) – 10.2m2
· Kitchen (used by 1-5 persons) – minimum 7m2
· Kitchen (used by 6-10 persons) – minimum 10.5m2

This ensures that the tenants have enough habitable space whilst they are staying at the premises and student accommodation cannot be built to crammed conditions.

Also, internally, the design for the development will incorporate a slight tilt (south facing) in the roof. As a result of this, the development will have sky lights in the second-floor corridors to enhance natural lighting throughout the corridors. 

This development will also incorporate a reception area, gym, office, common room and library for the student accommodation users. This will provide the residents with areas to socialise, work out and study all in the same building as their accommodation. 

The building, including the retail units, will have to be built in accordance with Welsh Government Building Regulations. These are as follows:
· Part A – structural safety
· Part B – fire safety
· Part C – resistance to contaminants
· Part D – toxic substances
· Part E – resistance to the passage of sound
· Part F – ventilation
· Part G – sanitation, hot water safety and water efficiency
· Part H – drainage and waste disposal
· Part J – heat producing appliances
· Part K – protection from falling, collision and impact 
· Part L – conservation of fuel and power
· Part M – access to and use of buildings
· Part N – glazing safety 
· Part P – electrical safety
· Part Q – security

External Requirements
Externally, Swansea Council’s regulations state that student accommodation building must have enough parking to facilitate 1 space per 25 beds for servicing, warden and drop-off areas. Therefore, if a student block has 200 beds, they are required to provide at least 8 car park spaces for the residents. As well as this, there must be enough visitor parking to accommodate 1 space per 10 beds. This means that in total, a 200-bed accommodation block would require 28 car parking spaces. 
(8 for servicing/warden + 20 for students/visitors = 28 spaces)
Also, the car park spaces must be of a certain size. The standard car parking spaces must be 4.8m x 2.6m, whereas Blue Badge car parking spaces must have an additional 1.2m margin around 3 sides to allow room for wheelchairs. 
	
Within the student accommodation regulations, the new development must also provide sufficient numbers of bicycle stands. The regulations state that 1 bicycle stand must be provided per 2 bedrooms, meaning 100 stands would be required for a 200-bedroom student block. Due to the lack of area surrounding some new student accommodations in the centre of Swansea, some planning applications can be granted if they increase their bicycle provision to incorporate the fact, they do not have the required room to incorporate the required car parking spaces. 

Another requirement the development will need to accommodate within its external design is the provision for motorcycle parking. Swansea City’s Planning requirement states that the parking area should be located in a ‘safe, secure and convenient location where other vehicles cannot encroach or obstruct the motorcycle parking area’. The development must provide robust anchor points to lock motor cycles of a wide range of wheel sizes. Finally, the number of motorcycle parking spaces depends on the amount of car parking at the project, not to the number of bedrooms or occupants, as the planning document states that motorcycle parking should equate to 5% of the spaces. The recommended bay size is 2.8m x 1.3m. 

6.2 Similar Projects

University of Chichester
In 2016, the University of Chichester published their Standard Design Requirements for Student Accommodation. Although this University is located in Sussex, England this development will be subject to the some of the same regulations. Also, Alliance Construction have proposed to use similar rooms sizes in this development to ensure the rooms are slightly larger than the required regulations and ensure the accommodation rooms are not cramped. 

Student Roost, Swansea
Located near Morfa Road, Swansea the eight-storey student accommodation provides student accommodation for Swansea. This is a similar development to our development and also provides a gym. However, Student Roost also provide a study area, games room and cinema style room. Also, this building has a very stylish and modern internal design, which Alliance Construction have incorporated into their internal design.



Copper Gate, Swansea
Copper Gate is a brand-new student accommodation, located in the centre of Swansea. As part of their student accommodation contract, they advertise that student can benefit from a lot of free incentives. Such as use of washer machine and dryers, gym membership of their onsite gym, Wi-Fi and broadband within the building and access to a cinema style room which houses an 80” TV, with Netflix, Amazon Prime and Now TV. This has meant that the monthly payments are higher for students at this accommodation, but is more cost effective in the long run. 

6.3 Services Required

Water
As part of the new development, a main sprinkler main will be required for the sprinkler system. This will be provided by Dwr Cymru Welsh Water. As a result of this, accommodation block will have its own sprinkler water tank, which will just service the sprinklers to the building. The sprinkler water tank will be located in the accommodation’s main plant room. 

Also, Dwr Cymru Welsh Water will also need to provide a new water mains installation to the building. This will service both the retail units and the accommodation rooms, as it will provide the water to be used for showers and taps for the development. 

Finally, a gutter roof is to be fitted on this project. This means that all rainwater will be collected and stored within a storage tank to be used for flushing toilets etc. 

Electric
This building will require a 3-phase electrical supply from Western Power Distribution (WPD) for the retail units. This is required because of the amount of voltage used by retail units as they have the potential to use large fridges/freezers/storage units etc. 

Also, the development will incorporate PV panels on the roof of the building. These will provide electricity directly to the landlord’s supply. This means the PV panels will be wired to power the corridor lights, external lighting, communal rooms such as reception area, gym, library and gym. 

As well as the above, the development will need to apply for a street lighting connection from WPD for the street lights at the plot. As there is a residential development very close to the proposed plot, this should not be an issue getting a street lighting connection to this area. 

Finally, the project will also need a residential new electrical mains connection from WPD. This will be installed to the main plant room, where it will connect to an electrical meter. The residential connection will provide the electric to remaining areas, such as the accommodation rooms and will bring a back-up supply of electricity if the PV panels break down or fail to produce enough electricity. 

Heating
As part of Welsh Government’s Low Carbon Delivery Plan, this development will incorporate a ‘no gas’ site. This means that the site could either just design the development with electrical heaters or use an alternative supply for the heating. As such, the Alliance Construction team have designed the site to have Air Source Heat Pumps (ASHP). This ensures that the residents can still have radiators, whilst making the proposed development eco-friendly. Using ASHP’s will also contribute to the EPC rating of the building, as it is being targeted to achieve an EPC-A rating.

In order for this system to work effectively, the pumps will be located externally of the building at ground level, and will have a secured fencing around them. Having them at ground level will make it more accessible for maintenance requirements and the fencing will provide security. With this system, each flat will be required to have a ASHP cylinder located in their store room/cupboard, as they would if a boiler was required. There will then be a control panel in every flat for the end user to change the temperature as and when required. This will also be the case in the communal rooms on the ground floor, but there will only be 1x cylinder required for these rooms and will be located in the office area. For the retail units, they will also have a cylinder per unit and will also be located in the individual office spaces for these units. 

6.4 Equipment/fixed and loose furniture

As shown on the floor plans, the ground floor of the accommodation block will house a reception room/ gym/ library/ office and common room. The client will therefore provide these rooms with the require fixed and loose furniture. Therefore, a provisional sum has been included within the cost estimates for the development, as the full list of equipment to be provided has not yet been agreed between the client’s organisation. 

This is also the case for the accommodation blocks. Alliance Construction know that the accommodation blocks will be provided with a bed/wardrobe/desk/cupboards/shower facilities etc, but there is also a provisional sum within the costings to provide more equipment within each room such as large TV’s/Sky/Game consoles etc. 

For the retail units, no equipment is to be provided. This means that the leaseholder will be required to appoint a contractor to complete the ‘fit out’ of their retail unit. This is common practise within the retail industry, as many companies such as Tesco/Co-op/Gregg’s have yearly contracts with contractors to perform these fit outs across the UK. 
6.5 Access for disabled persons

As mentioned in section 6.1, the development will need to be designed in accordance with Part M of Welsh Government Building Regulations, as the building needs to be accessible for disabled persons. This means that the design will need to integrate and adhere these building regulations for the following items:
· Tactile paving – to external areas
· Parking bay sizes for disabled people
· A maximum ramp gradient to access the building
· External steps and stairs
· Handrails
· External doors
· Internal doors
· Lifts
· Internal stairs
· Heights of fittings in WC/Kitchen/Wet room
· Type of fixtures and fittings in WC/Kitchen/Wet room
· Grab rails
· Height of switches, sockets, heating controls
· Clear space for frontal and oblique to WC

An example of a shower room for disabled use is shown below: (diagram 23 in part m):
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6.5 Security

As the building is going to include apartments, this means the property will need to be accessible 24 hours a day, 365 days a week. For this, Alliance Construction recommend installing a fob access system to the external entrance doors on the ground floor during the staffs non-working hours (for example, from 6pm – 7am). This will then mean that the only people able to enter the building are people with an access fob during these hours. Whereas visitors/potential residents will be able to access the building via the automatic entrance doors and enter to the reception area. For the main individual flats, they will incorporate the same principle as a hotel, where the fob allows them to enter each individual flat. This fob will be the same fob to allow them access to the external entrance door after ‘peak’ hours. To ensure maximum safety, the fobs are only active for the duration they are booked into the accommodation. The main control system for this will be in the office at the ground floor for the accommodation staff to replace or renew individuals access cards. 

Also, to ensure safety to the buildings, there will be CCTV fitted internally and externally of the building. This will also be connected to an external security company. Having the CCTV connected to an external security company makes sure the building is fully protected and will mean if an accident or incident occurs, the external company will send operatives to the building and issue relevant reports to the buildings management team. 

As shown on the elevation drawings, the development will have no opening windows on the ground floor. All windows on the ground floor will consist of curtain walling, to ensure no windows can be accidentally left open and provide a potential security breach. Furthermore, the first and second floor windows will be installed as per Welsh Building Regulations meaning they will have restricted opening sizes to provide maximum safety. To the retail units, all entrance doors will also have shutters provided which will come down when the retail unit is closed. This is also the case for the entrances to the service yard at the rear. 
 
6.6 Phasing

Alliance Construction recommend that the client split the project into 2x phases:
1. Retail Units (GF) including car park, landscaping works at the front of the property and service yard 
2. Accommodation Rooms (1st / 2nd floor) including all other landscaping and outside works

By doing the phasing in this sequence, it enables to client to receive income from the retail units whilst the accommodation floors are still being constructed. If this is the case, then an updated Traffic Management Plan will need to be produced to ensure all parties are kept safe during this time and there is safe access to all areas for the relevant personnel. 





























7.10 Health & Safety

On 6th April 2015, the Construction (Design and Management) Regulations 2015 came into force in Great Britain. These are otherwise known as CDM Regulations. These regulations are in place to manage the health, safety and welfare for construction projects. This means that these must be used in all aspects of building and construction works such as new builds, refurbishments, demolition, extensions, conversions and repair/maintenance works. The CDM regulations requires all the different roles within the project to adhere and complete certain paperwork to comply with the regulations to ensure all works are completed safely. The different roles include; Client/ Client/ Principal Designer/ Designer / Designer/ Designer / Principal Contractor/ Contractor/ Operative.

As part of the Management of Health & Safety at Work Regulations, risk assessments must be completed in order to control the risks within a workplace. Therefore, risk assessments are completed to identify, eliminate and manage risks associated to the specific tasks being conducted by the operatives. 

7.11 Secured by Design (SBD)

Alliance Construction have designed this project with the Secured by Design (SBD) requirements in mind. This means that the development will comply with Secured by Design specification and will receive certification for this at the end of the project after the site has been inspected by a local Police officer who is the area’s SBD officer. 

Secured by Design’s concept is to ensure the security of the building and surrounding is improved to provide a safe place for people to live, work, shop, and visit. An example of this is a standard height and specification of external fencing, to prevent people climbing over into the development.


8. Estimates
8.1 Capital Costs

Following discussions with the client, it has been confirmed that the client (UWTSD) already own Plot E9, therefore, there will be no land acquisition costs for this development. 
As the site is currently inaccessible, Alliance Construction have used satellite images to analyse the topography of the site, including its existing condition and layout. The site looks very flat, with no demolition or major clearance works required. This has been reflected into the Project Costings, as no allowance has been made for demolition or clearance works of the site, before any building works commence. Only standard strip clearance has been allowed for in the Costings.  

The images below are the satellite images, to demonstrate the reasoning above:

[image: ]
[image: ]
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8.2 VAT
VAT is applicable to the any apportion of work relating to the retail units. This means that works to do with the new build accommodation will be 0% VAT rated. 

This means that the steel frame, apportion of the roofing works and apportion of the external car parking works will be 20% VAT rated. All other elements of the work will be 0% VAT rated. To summarise, the below items will be applicable to 20% VAT:
· Equipment Hire – such as scaffolding, welfare facilities
· Professional Fees – architect/engineer fees, SAP calculations
· Kitchen Appliances – hob, dishwasher, oven
· Bedroom Furniture – vanity units, free standing units
· Carpets
· Delivery Costs – when invoiced separately by the courier 

However, Alliance Construction Ltd confirm that the Project Costings are nett, and do not include any VAT. The above is guidance for the client’s future reference. 

8.3 Fees and Charges
During the duration of the development, there will be many fees and charges that will need to be paid in order to achieve and comply with planning conditions, building regulations and other requirements. It is also noted that there will be different fees and charges required for the retail units, compared to the residential units as different planning conditions and requirements comply. A list of the fees and charges that need to be considered within the Project Costings by Alliance Construction Ltd are detailed below:
· Retail Units:
· Planning Fees
· Building regulations
· Structural insurance
· Statutory undertakings – Connection costs included in Provisional Sums
· Adoption Agreements (Supervision and Legal Fees, Charges and Bonds)
· SAPs/EPCs
· Robust Details
· Air Pressure Testing
· Considerate Constructors
· Performance Bond
· Parent Company Guarantee
· Clause 6.5.1 Insurance – if required
· Party Wall Act fees/ costs – if required
· Sound Testing
· CCTV Drainage Survey
· Archaeological Scheme of Investigation / Watching Brief / works
· Community Benefit Fund
· Target Recruitment & Training (TR&T)
· Acoustic Consultant
· Timber Frame Fire Risk Assessment
· Discharge Planning conditions
· Pro Mapping
· SBEM 
· M&E Design
· WAC testing
· Tree Survey
· Site Investigation
· Fire Engineer
· WAC Testing
· Tree Report
· Ecology Survey
· Species Survey
· Landscape Architect
· Topographic Survey
· R&D Asbestos Survey
· Transport Assessment
· Public Footpath Closure – if required
· Knotweed Survey
· Adjacent Property Insurance
· Preconstruction Details
· Street Lighting Design
· Increase for other retail related fees and reports – Main Contractor contingency
· Residential Units:
· Planning 
· Building regulations
· Structural insurance
· Statutory undertakings – Connections included in Provisional Sums
· Adoption Agreements (Supervision and Legal Fees, Charges and Bonds)
· SAPs/EPCs
· Robust Details
· Air Pressure Testing
· Considerate Constructors
· Performance Bond
· Parent Company Guarantee
· Clause 6.5.1 Insurance
· Party Wall Act fees/ costs
· Sound Testing
· CCTV Drainage Survey
· Archaeological Scheme of Investigation / Watching Brief / works
· Community Benefit Fund
· Target Recruitment & Training (TR&T)
· Acoustic Consultant
· Timber frame Fire Risk Assessment
· Discharge Planning conditions
· Pro Mapping
· SBEM 
· M&E Design
· WAC testing
· Tree Survey  
· Site Investigation
· Fire Engineer
· WAC Testing
· Tree Report
· Ecology Survey
· Species Survey
· Landscape Architect
· Topographic Survey
· R&D Asbestos Survey
· Transport Assessment
· Public Footpath Closure
· Knotweed Survey
· Adjacent Property Insurance
· Preconstruction Details
· Street Lighting Design

8.5 Notes and Exclusions
Within the estimate for this development, there will be many notes, exclusions and assumptions. These are all listed in the ‘Project Costings’ document. 

A list of examples that need to be included within the estimates Notes and Exclusions are below:
· Base date of the estimate
· Estimates assumptions – such as wall height, 
· Project start date
· What RIBA stages have been included within the estimate
· Assumptions if any material excavated is to be removed from site
· Any other assumptions – such as fittings and furnishings included
· What tender technique will be used (negotiated tender, single procurement exercise)
· Any future inflation included or not 
· Location of project 
· Estimated project duration
· Fees and charges included
· VAT included/excluded
· What information was used to produce the estimate 
· Contractor’s proposals 
· Provisional Sums that are included and agreed with client 

8.6 Local Area – Rental Income

Alliance Construction Ltd have researched the local area for the potential rental income the University Estates Team could generate from the proposed development. The Annual Income for each room has been based on 10 full months of income, to allow for a low or slow income during the Christmas period and summer holidays, as students may return home during these months. However, the family rooms could potentially be used during these months. Therefore, allowing for 10 full months, ensures a good average annual value is calculated. 

Example 1
Coppergate (SA1 5JZ)
· Located in the centre of Swansea, on the Kingsway near all local amenities and resources
· 1 bed-room rooms (similar to the 1 bed-rooms in this proposed development)
· £127 per week – for a 1 bed-room room
[image: ]
Example 2
Oldway Centre (SA1 1LA)
· Located near Swansea Train Station, near the centre of Swansea
· 1 bed-room rooms (similar to the 1 bed-rooms in this proposed development)
· £140 per week – for a 1 bed-room room
[image: ]


Example 3
True Swansea (SA1 2EN)
· Located behind Swansea Train Station, on Morfa Road
· 1 bed-room rooms (similar to the 1 bed-rooms in this proposed development)
· £139 per week – for a 1 bed-room room
· This accommodation also provides private studio rooms with kitchen and ensuite (1 bedroom) - £169 per week
[image: ]

UWTSD’s Potential Rental Income
Alliance Construction Ltd have used the 3 examples’ rental income, and taken an average of the 3x 1 bed-room rooms. The average weekly cost of these 3x room is £135.33 per week. 
[image: ]
Therefore, Alliance have used a weekly rate of £136 per week for the 1 bed-room room and £200 per week for the family rooms. The potential annual income for the accommodation rooms in the development is shown below:
[image: ]
As the table shows, the development has the potential to receive an income of £557,280.00 per annum if all the rooms were all rented for 10 full months of the year. 
In regards to the commercial units, the below calculation shows that the UWTSD Estates Team can expect an annual income of roughly £125k based on a rental value of £14/square foot. This value, £14/square foot, is just lower than the average for a commercial property in the City Centre of Swansea, meaning this is the lowest rental income the Estates Team can expect annually (this is on the assumption all 5x retail units are rented for 12 months of the year). 
[image: ]
However, if the UWTSD Estates Team were looking to sell the retail units, which isn’t advised, they can expect to sell all the units for a combined total of £1,852,779. This is based on a yield value of 6.75%, which is an average value. 

In conclusion, Alliance Construction Ltd believe that UWTSD can receive a rental value of £682,342 annually for the whole development, based on all the assumptions listed previously. 

8.7 Economic Aspects
As the development is located near the City Centre of Swansea, this provides local residents another opportunity for recruitment, whether that be during the construction phase of the project or once the building is in use. The retail units will provide job opportunities, as well as the student accommodation in the form of cleaners, receptionist and other workers. 

Also, with the introduction of new retail units to the area, this is a good opportunity for local businesses to accommodate a unit as the rental will be slightly less than the City Centre of Swansea, but close enough for users to visit the store. As the retail units are located within the same building as the student accommodation, any students living within the building who do not have the ability or accessibility of transport to other stores, can potentially get a job within walking distance. 

Due to the project being located in a newly developed area, this may attract other businesses to build in this area, resulting in even more job opportunities for the area and business opportunities. 

Finally, if the development is successful and other businesses do build within the nearby areas, resulting in a large commercial/student accommodation area, this could benefit the housing market of SA1 in a positive manner. If this was the case, the attraction of the houses would increase, meaning the houses nearby will increase in value. 

8.8 Payback Period
Alliance have calculated the development to cost UWTSD Estate’s Team £13,711,703.44, therefore with an annual rental income of £682,342, the development has a payback period of just over 20 years (20.09 to be accurate).

It is worth noting that the calculation of 20 years does not include any maintenance/repair works. 

8.9 Sustainable Options
Al David has completed the sustainable report on behalf of Alliance. Using this document, the below estimates have been produced for the sustainable options:
	Description
	Costs

	Argon Filled Windows and Doors
	These are roughly 10% more expensive than double glazed windows. This would mean these would add an additional £51,980.40 to the cost of this development. This is based on 10% of the curtain walling estimated costs

	SUDs
	It is not possible to produce estimated costs for SUDS as this is determined on many different factors relating to the scheme. Alliance would estimate that SUDs will cost roughly £20,000 less than a standard drainage system for this particular scheme. 

	Wind Turbine
	Alliance Construction have allowed a Provisional Sum of £500,000 for a wind turbine to be installed with all associated works

	Solar Panels
	Within the Project Costings document, using the rates from SPONs, Alliance have calculated the solar panels to cost £88,000.00
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Accomodation Name Bedroom Size Cost perWeek Total Weeks Annual Total Income
Coppergate 1lbedroom € 127.00 i 546100 perroom
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Accomodation Name Bedroom Size Cost perWeek Total Weeks Annual Total Income
Oldway Centre 1lbedroom € 140.00 i 6,020.00 per room
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Accomodation Name Bedroom Size Costper Week Total Weeks Annual Total Income
True Swansea 1bedroom € 139.00 i 5,977.00 perroom
True swansea 1bedroom - Private Studio Room € 169.00 FEi 7,267.00 per room
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Coppergate
Oldway Centre
True swansea

135.33 Average Weekly Cost
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Accomodation Name

Bedroom Size Cost per Week Total Weeks Annual Total Income (per room) No.Rooms  Total Annual Income
UWTSD New Development 1 bedroom £ 136.00 3£ 5,848.00 per room 60 £ 350,880.00
UWTSD New Development  Family room £ 200.00 3£ 8,600.00 per room 2 £ 206,400.00

£ 557,280.00
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COMMERCIAL UNITS

Retail Name Retail Unit  Floor Area (m2) Floor Area (sqft) Annual Revenue per sq ft Yearly Income  Yield Capitalise at % yield
UWTSD New Development  Retail Unit 1 190.74 2053.13 £ 1400 £ 2874376 6.75% £ 425,833
UWTSD New Development 192.39 207089 £ 1400 £ 2899240 6.75% £ 429,517
UWTSD New Development 174.77 188122 £ 1400 £ 26337.14 6.75% £ 390,180
UWTSD New Development  Retail Unit 4 113.87 122570 £ 1400 £ 17,159.75 6.75% £ 254,219
UWTSD New Development  Retail Unit 5 158.13 170211 £ 1400 £ 23,829.56 6.75% £ 353,030
£ 12506261 £ 1,852,779
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