	Part 1
	ITEM NO.




REPORT OF THE DEPUTY DIRECTOR OF HOUSING AND PLANNING


TO THE LEAD MEMBER FOR PLANNING


1st JULY 2008


TITLE : CARGO CRANES – ONTARIO BASIN SALFORD QUAYS


RECOMMENDATIONS : 

LEAD MEMBER FOR PLANNING:-

Lead Member is asked to approve the proposal for procuring the repair of the two cranes at the head of Ontario Basin.


EXECUTIVE SUMMARY : 

The two cranes located at the head of Ontario Basin in Salford Quays urgently require repair and repainting. This report outlines the options and costs and seeks approval to the proposed method of procurement.


BACKGROUND DOCUMENTS : 
Lead Member Report dated 28th November 2007






Stothert & Pitt Structural Report dated 22nd May 2007


ASSESSMENT OF RISK: Medium.

There two key risks. Firstly, that the cranes prove difficult to dismantle in such a tight ‘operational window’ and secondly, that when the cranes are dismantled and fully accessible to close inspection, they may be found to be in a worse condition than currently assessed. 

	


SOURCE OF FUNDING: 

An allocation of £400,000 is available from the 2007/08 Capital programme.

	


1. LEGAL IMPLICATIONS: Comment on risk.  Provided by Ian Sheard tel: 3084

2. FINANCIAL IMPLICATIONS: There was originally an allocation of £250,000 within the 2007/08 programme that has been carried forward to 2008/09 and increased to £400,000 to reflect the expected cost of the project.  
Provided by : Nigel Dickens tel: 2585

PROPERTY (if applicable):

HUMAN RESOURCES (if applicable):

	


CONTACT OFFICER :
Max Griffiths 779 4902


WARD(S) TO WHICH REPORT RELATE(S): Ordsall


KEY COUNCIL POLICIES: A learning and creative city.
A city in which it is good to live.


DETAILS (Continued Overleaf)

1
Background

1.1
The two cranes are Grade A listed on the Local List of Buildings Structures and Features of Archaeological, Architectural or Historic Interest. Located at the head of Ontario Basin, they are considered to be an important local landmark. Operational from 1966 and relocated to their current site in 1988 as a non-working feature, they represent an important link with the heritage and history of Salford Quays. 

1.2
The cranes were last serviced and repainted at the time they were moved to their current position in 1988. Today the cranes are in a poor visual condition being heavily corroded and streaked with rust stains. This rust is becoming serious in nature and in places strengthening work will be required as the metal is becoming very thin and could soon be perforated in locations such as the cab roofs.

1.3
In 2006 emergency works were undertaken at night to remove loose steel hand railing and ladders in danger of falling on to pedestrians below.

1.4
The cranes were inspected by Stothert and Pitt (the manufacturers of the cranes)  in May 2007 at a cost of £1500. Prior to this the cranes were inspected in August 1999. The later S&P inspection concluded that both are capable of repair and retention subject to a range of repair measures that are outlined in the attached report. 

1.5
A range of options for the cranes has been explored including relocation; however, the conclusion has been reached that they should be repaired and preserved in their current location.

1.6.1 It is proposed that the cranes will be painted to a finish in accordance with their current colour scheme. 

2 Details

2.1 The poor condition of the two cranes allied with their location presents major difficulties regarding repair and repainting works because of:-

· the proximity to Metrolink permitting only short and costly night time possessions;

· Inadequate space to erect scaffolding; and 

· the jibs overhang the water in the basin

2.2 Given these problems, consideration has been given to the relocation of the cranes to an alternative permanent site where future repair and maintenance to the cranes could be carried out in-situ. However, no alternative sites were located and the proposal is therefore to retain them in their current location.

2.3 The methodology for repairing the cranes is as follows:-

2.4 Each crane is estimated to weigh around 60 tonnes and will be dismantled in four sections. This will be complicated because each piece will require careful separation from the others and will then require to be lifted over the tramway tracks using a 300 tonne capacity mobile crane.

2.5 In order to position the crane and low loader transport vehicles, the dock road will require to be temporarily closed during working hours. During the day when no work can take place, one-way movement of traffic will be possible.

2.6 It is estimated that the mobile crane will be temporarily in position for up to 12 days in order to dismantle the cranes and subsequently for a similar period when the cranes are returned to their current location following refurbishment off site. 

2.7 Although in principle the mobile crane can be positioned on a daily basis, the works to mobilise and demobilise the crane using a smaller crane are time consuming and a crane hire company has confirmed that moving the cranes on a daily basis would add to the cost of the project.

2.8 Power to the tramway overhead electrical equipment  must be isolated during the nightly lifting operations and the dismantling operation approved and monitored by Metrolink engineers.

3.0 Procurement

3.1 It will be appreciated that the operation to remove such heavy, aged and inoperable cranes poses certain programming and financial risks. The cranes may prove difficult to dismantle or weather may become problematical. Access to the original fabrication drawings and details for the cranes would therefore be invaluable with respect to the dismantling operation.

3.2 It was therefore initially considered wise to utilise the services of Stothert and Pitt, the crane manufacturer, to arrange for refurbishment of the cranes at one of their fabrication yards in accordance with their original design details held in their archives.

3.3 Whilst this still remains a logical option the use of a single tender poses certain problems should the arrangement run into difficulty late in the tendering process. Also Stothert and Pitt may require assistance with respect to arranging road closures and traffic management, as this is not their normal area of expertise. 

3.4 The alternative of utilising a conventional tendering process carries disadvantages because the tenderer may not be familiar with the cranes, may need to employ the services of a specialist crane engineer and may also need to commission Stothert and Pitt with respect to the original crane design specification and other technical advice.

3.5 During the feasibility stage United Cranes Ltd were contacted and it was ascertained that they also specialise in the refurbishment of cranes and recently transported a large crane from Europe to their Sheffield works for refurbishment.

3.6 During discussions on the repair cost during the feasibility phase, Stothert and Pitt revised their estimate several times before reaching the current  £394,000 target. Although this quotation included several sums for risk contingencies that may not be required, this will become clear only when the cranes can be inspected at close quarters.

3.7 Unfortunately, although Stothert and Pitt are a major international specialist crane contractor they are not currently accredited by construction line or CHAS and therefore could not be employed as the Principal Contractor by the City Council.

3.8 Taking into account the above considerations it is therefore proposed that the project is detailed and a conventional target based contract produced by Urban Vision Partnership Ltd and sent to Galliford Try, Birse Civils, Manchester and Cheshire Construction Ltd and A E Yates. 

3.9 Stothert and Pitt and United Cranes will be named within the documents as specialist subcontractors able to carry out work under the main contractor’s site supervisory team or in a technical advisory role. This will ensure that the breadth of technical capability is assured from the beginning whilst also securing a competitive tender target sum.
3.10 Should the contractors have sufficient in-house expertise, they will not be contractually obliged to seek the services of Stothert and Pitt or United Cranes.
4. 
Financial

4.1
An allocation of £400k is available from the 2007/08 Capital Programme.

5
Conclusion

5.1
The two cranes currently present a poor appearance particularly in the context of the general Salford Quays environment.

5.2
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.

5.4
The cranes must be dismantled and removed from site for repair as there is no practicable means of undertaking this work whilst they remain in position.

5.5
The work is of a specialist nature and contractors contacted during the feasibility stage have been cautious in their expressions of interest. Feedback from these contractors confirms that that the work is considered to pose certain risks that will require careful management.
Bob Osborne

Deputy Director of Housing and Planning

Appendices 
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		ITEM NO.








REPORT OF THE DEPUTY DIRECTOR OF HOUSING AND PLANNING




TO INFORMAL LEAD MEMBER FOR PLANNING


ON 17th November 2007



TITLE : Cargo Cranes – Ontario Basin Salford Quays




RECOMMENDATIONS : 


LEAD MEMBER FOR PLANNING:-


Lead Member is asked to advise on the preferred option for the future of the two cranes located at the head of Ontario Basin.




EXECUTIVE SUMMARY : 


The two cranes located at the head of Ontario Basin in Salford Quays urgently require repair and repainting. This report outlines the options and costs and seeks advice on the preferred option. 




BACKGROUND DOCUMENTS : None

(Available for public inspection)




ASSESSMENT OF RISK: 


High. The condition of the cranes requires that the repair work is undertaken urgently.


		





SOURCE OF FUNDING: 


An allocation of £250,000 is available from the 2007/08 Capital programme.


		





1. LEGAL IMPLICATIONS



Provided by : Ian Sheard tel: 3084


2. FINANCIAL IMPLICATIONS


Provided by : Nigel Dickens tel: 2585


PROPERTY (if applicable):


HUMAN RESOURCES (if applicable):


		





CONTACT OFFICER :
Mike Arnold 778 0390




WARD(S) TO WHICH REPORT RELATE(S): Ordsall




KEY COUNCIL POLICIES: 



DETAILS (Continued Overleaf)


1
Background


1.1
The two cranes located at the head of Ontario Basin are an important local landmark. Operational from 1966 and relocated to their current site in 1988 as a non working feature, they represent an important link with the heritage and history of Salford Quays.


1.2
The cranes were last serviced and repainted in 1998 at the time they were moved to their current position. Today the cranes are in a poor visual condition being heavily streaked with rust stains.


1.3
The cranes were inspected by Stothert and Pitt in May 2007 at a cost of £1500. Prior to this the cranes were inspected in August of 1999.


1.4
In 2006 emergency works were undertaken to remove loose steel hand railing and ladders in danger of falling on to pedestrians below.


1.5
Following the safety inspection of the cranes by Stothert and Pitt in May 2007 it was concluded that as they were the original manufacturer and retained the original engineering drawings of the cranes and assembly details, they were ideally suited to submit a quotation. Stothert and Pitt specialise in the inspection and refurbishment of their cranes around the world and were therefore asked to submit a budget price.  


 2
Survey work


2.1
The key findings of the survey by Stothert and Pitt are:-


2.2 
The condition of the cranes are such that both are capable of repair and retention.


2.3
The work to refurbish the cranes requires that they are de assembled, removed from site, repaired and repainted and re assembled at their current location would cost in the order of £394,000. This sum includes payment to Metrolink for powering down the tramway at night.


2.4
Following full blast cleaning, painting and refurbishment, regular maintenance of the cranes is required at an estimated price, based upon 2007 costs, of £250k every 12 years.


3
Retention of two cranes


3.1
Following the survey work, opportunities to retain both cranes because of their heritage and landmark status have been explored in detail.  


3.2
The poor condition of the two cranes allied with their location presents major difficulties regarding repair and repainting works because of:-


· Proximity to metro link permitting short night time possessions only.


· Inadequate space to erect scaffolding and, 


· The jib overhangs the basin making access difficult.


3.4
Given these problems, consideration has been given to the relocation of the cranes to an alternative permanent site where future repairs and maintenance to the cranes could be carried out in situ. However, no alternative sites are readily available adjacent to the edge of water; which allied with the fact that the cranes currently occupy a prominent location has lead to the option of crane relocation being discounted.


3.5 If the cranes are to be retained in their current location it will be necessary to remove them from site, make the necessary repairs and return them to their existing location. Several other options have been considered and discounted including: -


· laying track and moving the cranes to a temporary location where they can be worked upon in safety via access scaffolding


· bringing in a lifting barge and ‘shipping’ the cranes out and in. 


3.6
The methodology detailed below is however considered as the only viable option:- 


3.7
Each crane is estimated to weigh around 60 tonnes and will have to be dismantled in pieces. This will be complicated because each piece will have to be lifted over the Metro link tracks using a 300 tonne capacity mobile crane.


3.8
In total, it is estimated that the mobile crane will have to be temporarily in situ for up to 12 days to dismantle the cranes and subsequently for a similar period when the cranes are returned to their current location following refurbishment off site. 


3.9
Although in principle the mobile crane can be positioned on a daily basis, the works to mobilise and demobilise the crane using a smaller crane are time consuming and a  crane hire company has confirmed that moving the cranes on a daily basis would add to the cost of the project.


3.10
It is therefore accepted that the Quays Road will have to be closed whilst the mobile lifting crane is left permanently  set up and temporary traffic arrangements introduced.


3.11
There is the opportunity for considerable unforeseen difficulties, particularly around the crane removal operations and the timescales for these to be completed. Using an open book accounting system, which shares the benefits of savings between Stothert and Pitt and the City Council was therefore proposed. Stothert and Pitt have advised that the target cost estimate is £394k. although the actual payment taking into account any gain share could be less.


3.12
Advice from Urban Vision suggests that if competitive tendering was to be used, a tender price in the region of £350,000 might be expected but this approach does carry several disadvantages.


4 Retention of one crane


4.1 Removing both cranes and returning only one is also an option although it is questionable whether the landmark impact of retaining only one crane is worthwhile. A further complication with the retention of a single crane is that if it were to be located on the central axis of the basin, substantial new foundations would require to be installed to enable the jib to be fixed rather than simply rotate according to the wind direction. 


4.2 The costs of retaining one crane have not been estimated with any accuracy but it is estimated that the refurbishment of one crane only could be accommodated within the approved allocation of £250k.

5 Removal of the cranes


5.1
Further options exist based around the removal of the cranes at an estimated cost of £85k. The costs arise as a result of Health and Safety considerations, which prevent the cranes from being demolished insitu as the process of dismantling would be largely the same as if the cranes were being removed for repair.


5.2
If considered appropriate, the balance of the funding available could be used for the provision of a piece of artwork, although this would require a significant part of the allocation to be deferred to 2008/09.


5.3
If either one or both cranes are to be removed, it may be appropriate to make contact with the Manchester Museum of Science and Industry and possibly other museums to establish if there is any interest in the cranes being relocated to their site. 


6 Maintenance


6.1
As part of reaching a decision regarding the future of the cranes, it is worth bearing in mind the estimated costs of maintenance. The survey by Stothert and Pitt has identified that the cranes should be dismantled and subjected to off site repair and maintenance works approximately every 15 - 16 years. Other minor repainting works will be required more frequently. Provided these works are identified sufficiently early it should be possible to treat them insitu.


6.2
The costs of repair and maintenance are estimated at £250k every 12 years.

7 Options


7.1.1 In summary, the options are:-

7.1.2 Retain both cranes 


1
To proceed in accordance with the proposals made by Stothert and Pitt and seek additional funding from 2008/09 to support the £250k allocation identified for 2007/08. Based on the open book accounting system proposed for the repair and refurbishment, the ceiling figure identified is £393k, with the UV outturn estimate being £350k.

2
To proceed in accordance with the proposals made by Stothert and Pitt but to seek competitive tenders for the works. Advice form Urban Vision suggests that the costs of undertaking the works might be reduced below £350,000, although the risks to the City Council might rise.


Retain one crane


3
To proceed in accordance with the proposals by Stothert and Pitt but retain only one crane. It is estimated  that the costs of  this option can be accommodated within the £250k allocated for these works.

Demolish both cranes


4
To remove the cranes and scrap them at an estimated cost of £85k.



Demolish both cranes and erect alternative artworks


5
To remove the cranes and scrap them at an estimated cost of £75k and to use the balance of the £250k allocation to provide artworks located in the same position.


6
As a variation of options 4 and 5, to make contact with the Manchester Museum of Science and Industry (or other local museums)  to establish if the museum would be interested in retaining one or both of the cranes.


 


8
Conclusion


8.1
Lead Member is asked to advise on the preferred option for the future of the two cranes located at the head of Ontario Basin.



Bob Osborne

Deputy Director of Housing and Planning
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