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REPORT OF THE STRATEGIC DIRECTOR FOR SUSTAINABLE REGENERATION

TO THE LEAD MEMBER FOR PLANNING ON 7 SEPTEMBER 2010
TITLE: RELOCATION OF CARGO CRANES FROM ONTARIO BASIN, SALFORD QUAYS
RECOMMENDATIONS:

That Lead Member:

1. Approves the principle of the relocation of the cargo cranes to the Quays Gateway Roundabout at the junction of the M602 motorway with Trafford Road, subject to an assessment of their condition indicating that such relocation is viable; 

2. Authorises the Assistant Director Economic Futures officers to submit a planning application for the relocation of the cranes; and

3. Authorises the Assistant Director Economic Futures officers to procure contractors for the refurbishment and relocation operations. 

EXECUTIVE SUMMARY:


The two cranes located at the head of the Ontario Basin, Salford Quays are an important local landmark and as a result, Lead Member has previously sought to retain the cranes at their current location. However, there are a number of maintenance implications associated with undertaking any future maintenance operations at their current location. These implications significantly increase the capital and revenue costs of maintaining the cranes at their current site, when compared to other alternative sites.

An opportunity has arisen to relocate the cranes to the roundabout at the junction of the M602 motorway with Trafford Road, Regent Road and Albion Way as part of the Quays Gateway scheme and approval to relocate the cranes to this location is sought.  

BACKGROUND DOCUMENTS: None
KEY DECISION: YES
DETAILS: 
	1.0
	Background

	
	

	1.1
	The cranes are an important local landmark and are included on the council’s Local List of Buildings, Structures and Features of Archaeological, Architectural and Historic Interest. The cranes were decommissioned and moved from their original location at Dock 6 to their current location in 1988.

	
	

	1.2 
	A report was submitted to Lead Member on 1st July 2008 seeking approval to proposals for the repair of the cranes. The report concluded that the cranes should be repaired and preserved in their current location but highlighted the difficulties regarding repair and future maintenance. These difficulties remain and are discussed in section 2.0 below.

	
	

	1.3
	The tender returns received for the repair work substantially exceeded expectations, identifying capital costs of some £600,000. The complexities regarding future maintenance if retained in their current locations would also result in an estimated £4,000 in annual maintenance costs for touch up painting, with the requirement for total repainting every 12-15 years at an estimated cost of £175,000-260,000.

	
	

	1.4 
	In view of the considerable ongoing cost implications of retaining the cranes in their current location, officers have given careful consideration to how the cranes might be retained at a reduced cost, in order to secure their long-term protection.

	
	

	2.0 
	Maintenance implications of retaining the cranes at their current location and the need to investigate alternative locations

	
	

	2.1 
	The key issues associated with maintenance of the cranes at their current location are: 

· Proximity to the Metrolink overhead cables permits only short and costly night time possessions;

· Inadequate space to erect scaffolding around the cranes means they must be dismantled, lifted over Metrolink tracks using a 300 tonne crane and transported to a suitable site for maintenance using low loader transport vehicles;

· The cranes require blast cleaning before painting and if this were attempted from hydraulic platforms it would be impossible to contain the grit and debris from falling into the dock basin and from blowing across the immediate vicinity of the quays. 

· Structural repairs are required to the cab roof and this could not be undertaken from a hydraulic access platform.

· It was therefore determined that the cranes must be removed from site for refurbishment using a crane and heavy transportation plant.

· In order to position the mobile crane and low loader transport vehicles the dock road must be temporarily closed during operational hours at night;

· The mobile crane will be in position for up to 12 days to dismantle the cranes and for a similar period when the cranes are returned to the location following refurbishment. In principle, the mobile crane could be positioned on a daily basis, but the works necessary to mobilise and demobilise the crane using a smaller crane are time consuming and would add to the cost of the project; 

· Power to the Metrolink must be isolated during the lifting and dismantling operations and this work must be approved and monitored by Metrolink engineers; 

· The jibs overhang the basin, making access difficult; and

The cranes may prove more difficult to dismantle than anticipated and weather conditions may create further problems.

	
	

	2.2 
	For these reasons, in addition to the considerable ongoing capital and revenue implications of retaining the cranes in their current location discussed above, it was considered appropriate to look at other potential sites for the cranes, where repair and future maintenance would not present such a range of issues and as a result, will result in reduced future maintenance costs.  

	
	

	3.0
	Site Search

	
	

	3.1
	A number of criteria were used to assist with the site search. The criteria are divided into two parts below. The first group of criteria are concerned with site characteristics and the second group sets out preferred locations sequentially.

	
	

	3.2 
	Ideal site characteristics that satisfy maintenance requirements
· A site that provides a permanent home for the cranes;

· A site that enables future repair and maintenance to be carried out in situ.

· A site able to accommodate space of for the crane foundations with room for the erection of maintenance scaffolding in the future.

· A site that is accessible to a suitably sized crane to be used to install the cranes.

· A site that is accessible to a mobile hydraulic access platform for annual maintenance.

	
	

	3.3 
	Sequential site preference 

· Existing site;

· A prominent dock-edge location at Salford Quays; 

· A prominent non dock-edge location at Salford Quays; or

· A prominent location in proximity to Salford Quays.



	
	

	3.4 
	Existing Site

	
	

	
	The complexities of retaining the cranes in their current location are now better understood, and the issues have been summarised at paragraph 2.1 of this report

	
	

	3.5
	A prominent location at Salford Quays

	
	

	
	An exercise has been undertaken to assess the council’s ownership within Salford Quays, discounting those areas subject to complex lease arrangements and those unsuitable in terms of the space required to house the cranes or unsuitable for other reasons. The only site within Salford Quays that was identified as being potentially suitable as a long-term home for the cranes was the canal side walkway on Central Bay to the north of Ontario Basin. Officers consider that the only appropriate position for the cranes on this section of walkway would be in front of the southern entrance to the Lowry Outlet Mall, in order that the cranes could be properly framed by existing development.  No other prominent sites, either in a dock-edge location or elsewhere have been identified as suitable.

	
	

	3.6 
	Quays Gateway
Lead Member will be aware that a funding application to deliver public realm improvements at Quays Gateway was approved by the North West Development Agency on 27th July 2009, securing £3.23m of funding for the scheme.

	
	

	3.7 
	The Quays Gateway project presents an opportunity to relocate the cranes within the roundabout at the junction of the M602, Trafford Road, Regent Road and Albion Way. The Northwest Development Agency has provided £75,000 of funding to erect two plinths as part of the scheme, which could provide new foundations for the cranes or alternatively be used as foundations for public art in the future.

	
	

	3.8
	Removal and Disposal

	
	

	
	Following receipt of the tender returns for the repair of the cranes (as discussed in Section 1.3 of this report), Lead Member may recall that a further report was presented in June 2009 recommending that, due to the excessive costs associated with the repair work, Lead Member approve the principle of the permanent removal of the cranes off site to a recycling
facility.

	
	

	3.9
	At that time, Lead Member rejected proposals for the removal and disposal of the cranes.  However, in light of the current economic climate, it is considered prudent to revisit this option which would present significant short and long-term savings when compared..  It has been estimated that the cranes could be scrapped for significantly less than 


	
	£250,000. The operation would involve using a demolition company to gas cut the jib into sections and to burn off any connection bolts, which is much easier than the careful disassembly required if the cranes were to be dismantled, repaired and relocated to another site.  No future costs would be incurred as there would be no requirement for subsequent maintenance.

	
	

	3.10
	Storage

	
	

	
	In addition to the above options, there is also an option to place the cranes into storage, should Lead Member consider the other options presented in this report unsuitable. However, should Lead Member feel that this is an appropriate solution officers will need to report back on the financial implications of this option following a detailed search to identify a suitable building, as no suitable council owned buildings are currently available. This is likely to involve a search across Greater Manchester. 

	
	

	3.10
	As a result of the site filtering exercise discussed above and the scope to potentially relocate the cranes to the M602 roundabout as part of the Quays Gateway scheme, the following alternatives to retention of the cranes in their current location are available: 

· Repair and retain the cranes in their current location

· Permanent removal and disposal 
· Relocation to the canal side walkway to the north of Ontario Basin
· Relocation of cranes to roundabout at junction of M602, Trafford Road, Regent Road and Albion Way as part of the Quays Gateway scheme
· Placing the cranes into storage 

	
	

	3.11
	The pros and cons of these various options are assessed in Section 4.0 below. For completeness, the option of permanent removal of the cranes is also included in the discussion.

	
	

	4.0 
	Assessment of Alternative Options

	
	

	4.1 
	The table below sets out the pros and cons of the various options discussed in Section 3.0 above.



	
	Option

Pros

Cons

1. Retention of cranes in their current location

Would ensure that the cranes are retained in a location that is appropriate in terms of demonstrating their historic relationship with The Quays. 

Would not resolve the range of problems associated with maintenance, as discussed in Section 2.0 of this report. 

2. Permanent removal of the cranes

This is a cost-effective solution. Following a one off cost to dismantle the cranes and transport them to an appropriate facility for recycling, there will be no future maintenance requirements/costs. 

- The city would lose an important heritage asset.

- Lead Member for Planning has considered and rejected this option in the past. 

3. Relocation of the cranes to the canal side walkway on Central Bay to the north of Ontario Basin

- Would ensure that the cranes are retained in a location that is appropriate in terms of demonstrating their historic relationship with the Quays. 

- No need to close the Metrolink during future maintenance operations. 

- Enough space could be created to enable the cranes to be located side-by-side. 

- New foundations would be required and access is relatively poor. New foundations would need to be much larger and more complex than those provided at their current location.and would require a considerable length of the dockside tree lined boulevard to be cleared. It is anticipated that there would be considerable adverse reaction from local residents and businesses to such clearance. 
- Disruption to nearby residents and businesses in terms of noise/dust during maintenance operations and impact on views likely to lead to objections. There is clear evidence of the lack of maintenance by the city over the period of time that the cranes have been located in their current position. Residents and local businesses may be concerned that the cranes would again be allowed to fall into disrepair. 
- Loss of trees. It is considered by many that development in the vicinity of the Lowry has been too congested. The trees provide a welcome relief and contrast to the built environment in the area. 
- Disruption to rhythm of the high quality boulevard currently in place. The location of the cranes would detract from the local vista as one leaves the Lowry Outlet Mall and would spoil the open aspect. Although the cranes are symbolic of the past history of the Quays, they would increase the sense of clutter at this location. While similar cranes have been used in the Spinnaker development in Portsmouth, they have been sited in a location where there is much more open space that is able to balance their scale. 
- The need to close a private road to erect and maintain the cranes. The road closure would be more problematic than closure at the M602 roundabout site as they would be detrimental to local access. The erection procedure is noisy and future maintenance is also noisy, requiring generators and a compressed air operated plant. 
- The need to develop an engineering solution that enables the jibs to be turned away from the water during maintenance operations. Turning the cranes would require a more complex engineering repair option that would add at least £20,000 to the cost of refurbishment. This may also alter the status of the cranes from non-working monuments to operational plant, which would alter and increase the future costs of inspection and insurance. 
4. Relocation to the Quays Gateway Roundabout at the junction of the M602 motorway, Trafford Road, Regent Road and Albion Way

- Would enable future repairs and maintenance to be carried out in situ without needing to dismantle the cranes, resulting in considerable savings compared to maintenance in other locations
- There would be no need to develop an engineering solution to enable the jibs to be turned at this location. 
- £75,000 of funding for the construction of two plinths at the roundabout top support the cranes has been made available from the NWDA. These plinths have now been constructed and will be available for use in the near future, following completion of the Quays Gateway scheme on site. 
- This location is not ideal in terms of demonstrating the cranes’ historic relationship with the Quays. 
- The need for contractors to access an extremely busy intersection to relocate and reassemble the cranes and maintain them in the future. However, the cranes could be lifted into position during a night possession of the roundabout motorway cut-through. The cranes and delivery lorries could be sited on the main highway and vehicles approaching the roundabout  cut-through could be easily diverted. 
5. Storage of the cranes
- Storage of the cranes would secure their protection until such time as a suitable relocation site can be identified
- The cranes would require a suitably sized and fully secure building of approximately 5,000 sq ft, with large doors or a retractable roof and no suitable buildings within council ownership are currently available. The council would therefore be required to rent a suitable building and it is anticipated that this could cost up to £25,000 per year, presenting significant costs should the storage be required for a number of years. 
- It is likely that officers would need to look outside of the city to identify a suitable building.
- This option would be extremely costly as the costs of repair, refurbishment and relocation would still need to be met in addition to rental costs
- Should Lead Member decide that storage presents the most suitable option at present, the funding currently in place for the repair, refurbishment and relocation of the cranes may be lost and there would be a need to identify alternative funding in the future, which would present significant difficulties in the current economic climate




	5.0
	Preferred Site

	
	

	5.1 
	Following the above assessment of the site options, it is recommended that relocation of the cranes to the roundabout at the Quays Gateway junction of the M602 motorway represents the most feasible solution. It would allow retention of the cranes in a prominent location, symbolising the importance of the Quays to the city – both in terms of heritage and the economic future of the city.  Relocation of the cranes to this site would enable many of the current maintenance issues to be resolved and allow the cranes to become a landmark feature within a high quality public realm improvement scheme. This location would enable the cranes to be maintained in situ, presenting significant cost savings over each 12 year maintenance cycle.  This location would therefore give the most realistic long term future for the cranes.

	
	

	6.0 
	Highways Implications

	
	

	6.1 
	Officers recently met with representatives from the Highways Agency to discuss the potential relocation of the cranes to the roundabout. Whilst the Highways Agency raised some concerns with the proposals, due to the proximity of the roundabout to the motorway network, they also appreciate the benefits of relocating the cranes.

	
	

	7.0 
	Procurement of Contractors

	
	

	7.1 
	Three tenders for the refurbishment of the cranes in accordance with 2.0 above were received back on 25th June 2008.

	
	

	7.2 
	The tender sums were all in the region of £600,000 although there were variances in the quality of the architectural lighting schemes.

	
	

	7.3 
	The original scheme required the removal of the cranes from site, their removal from site to a fabrication yard where they would be refurbished and their return to their current location.

	
	

	7.4 
	It is proposed to seek new tenders from five contractors including the original three. The new scheme will be almost identical except that the cranes would, upon their return, be relocated to the proposed new location on the M602 roundabout.

	
	

	7.5 
	Because of the unsafe condition of the cranes in terms of access provision it has not been possible to carry out a detailed inspection of the cranes within the last 3 years.

	
	

	7.6 
	The cranes have steadily deteriorated over the 22 years since they were relocated and painted. Parts of the high-level handrails fell from the crane some years ago and in order to keep the cranes safe the remainder of the badly corroded railing was removed. The removal of this safety railing has limited access to within the cranes.  However, access is required on to the roof and jib of the cranes to undertaken a comprehensive inspection by a crane specialist. There is therefore a probability that when the cranes are fully accessible within the fabricator’s workshop that a range of additional repair issues might arise.

	
	

	7.7 
	It is therefore proposed to build a ‘phased process’ into the tender documentation, which in simple terms would apply as follows:

1. Contractor is paid to remove cranes from site to fabricators works.

2. Cranes are jointly inspected and any unforeseen items that require repair agreed and a fixed priced tender sum agreed.

3.  If these additional costs are within a previously agreed 10 % contingency the cranes are repaired and repainted and moved to the M602 roundabout.

4. If the repair costs are above the 10% contingency then the contractor does no further work, prior to further approval from Lead member .

	
	

	8.0 
	Next Steps

	
	

	8.1 
	If Lead Member is in agreement with the recommendations set out in this report, officers will submit a planning application for the relocation of the cargo cranes to Quays Gateway.

	
	

	8.2 
	Following submission of the planning application, officers will invite tenders for the refurbishment and relocation of the cranes. If planning permission for the proposal is secured and the tender returns indicate that the works can be carried out within budget, officers will appoint contractors to carry out the necessary works to disassemble, refurbish and relocate the cranes.

	
	

	8.3 
	As discussed in Section 7.0, if the costs associated with carrying out the necessary works are excessive, officers will report back to Lead Member setting out a breakdown of costs along with recommendations for the most appropriate course of future action.


KEY COUNCIL POLICIES:

The Salford City Council Plan: Our Corporate Plan 2009 – 2012:


· Pledge 3: Encouraging learning, leisure and creativity in Salford 

· Pledge 7: Enhancing life in Salford

Salford’s Sustainable Community Strategy 2009 – 2024.

· Our vision of a learning and creative city

· Our vision of a city that’s good to live in

City of Salford Unitary Development Plan 2004 – 2016:

· Policy CH8: Local list of Buildings, Structures and Features of Architectural, Archaeological or Historic Interest

EQUALITY IMPACT ASSESSMENT AND IMPLICATIONS:

The wider Quays Gateway scheme has been designed to provide enhanced pedestrian facilities through the roundabout that meet DDA standards and the relocation of the cranes to this location formed part of the approved scheme.  

ASSESSMENT OF RISK: High 

The condition of the cranes requires that repair work is undertaken in the near future to ensure that the cranes do not pose any hazard to the public. In addition, it is important that a decision be made regarding their future location in order that the necessary funding can be made available for future maintenance. A failure to repair and maintain the cranes will inevitably lead to further deterioration and eventually there would be no other cost effective solution but to remove them from site permanently when they become unsafe.

There are a number of further risks associated with these proposals, each with different levels of risk associated with them. These are highlighted below.

Should the Highways Agency choose to use their powers of direction to refuse the planning application, the council would need to challenge such a decision at appeal. This would lead to delays which could mean that the works could not be undertaken within this financial year. Officers consider this to be a medium risk and will seek to address any concerns that the Highways Agency may have with the proposals through discussion prior to the application being submitted. 

Should the need to challenge refusal of planning permission at appeal arise, there is a chance that the council could lose the appeal. This would require officers to identify an alternative site, which, in light of previous difficulties in identifying suitable sites, may mean that the option to scrap the cranes must be revisited. Officers consider this to be a medium risk. 
In terms of the repair operations, contractors may consider that the condition of the cranes is so poor that they cannot be re-assembled. Officers consider that this is a low risk and would report back to Lead Member should this situation arise. However, a more likely scenario is that unexpected issues regarding their condition will lead to significant increases in the costs to undertake the repairs. Officers consider this to be a medium risk and as previously stated, will report back to lead Member outlining the additional costs and recommended way forward should this situation arise. 

SOURCE OF FUNDING:  

An unspent allocation of £195,000 remains available from the 2009/10 Capital Programme, together with an unspent allocation of £452,000 in the 2010/11 Capital Programme.  £75,000 has previously been provided from the NWDA for the construction of two foundations on the roundabout. The total resource therefore available for refurbishment and relocation of the cranes is therefore £647,000 including design and supervision fees of £25,000.

LEGAL IMPLICATIONS: 
Contact Officer and Extension No: Nicky Smith. Extension: 3083
Date Consulted: 2nd August 2010
Comments: The report and recommendations contain no specific legal implications. 

FINANCIAL IMPLICATIONS:

Contact Officer and Extension No: Peter Butterworth. Extension: 8791
Date Consulted: 2nd August 2010
Comments: There is provision of £722k (£647k from Council resources and £75k from NWDA funding) within the 2010/11 Sustainable Regeneration Capital Programme.
OTHER DIRECTORATES CONSULTED: 

Central Salford Urban Regeneration Company

Urban Vision – Architectural and Landscape, Engineering and Highways and Street Lighting teams

CONTACT OFFICER: Daniel Welsh

TEL. No. 793 2630
WARD(S) TO WHICH REPORT RELATE(S): Ordsall Ward
Paul Walker
Strategic Director for Sustainable Regeneration
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Relocation of Cargo Cranes from Ontario Basin, Salford Quays

The two cargo cranes located at the head of the Ontario Basin, Salford Quays are an important local landmark and have important links with the history of Salford Quays. 

However, their location so close to the metrolink line and its’ overhead power cables has created major difficulties for maintaining the cranes over many years. 


The cranes now require substantial repair and maintenance, which can only be completed off-site.


Having considered a variety of options for the future of the cranes, the city council has reluctantly agreed to find an alternative prominent site for the cranes, yet where the necessary ongoing maintenance can be carried out safely and cost effectively.


An opportunity has arisen to relocate the cranes to an alternative site at the heart of the Quays Gateway scheme, a £3million public realm improvement scheme currently being progressed on the M602 roundabout at the entrance to Salford Quays. 

Relocating the cranes to this site would enable the cranes to be maintained in situ, presenting long-term savings and helping to secure the long-term future of these important structures.

Quote Cllr Derek Antrobus, Lead Member for Planning

“Salford is a city of history and tradition, but is also a city that embraces change, as evidenced by the evolution of Salford Quays from docklands to a high quality, award winning residential and business destination. While the transformation of the Salford Quays area continues apace, with the initial phase of MediaCityUK almost complete, the council recognises the need to protect and respect its important heritage assets. The opportunity to relocate the cranes to sit within the modern Quays Gateway scheme encapsulates the city’s eagerness to look towards the future, whilst paying respect to its historic roots”. 


Daniel Welsh

Planning officer

x2630 


