










Painting access for 148 Quay Street

As you are all no doubt aware we have been investigating various methods of providing
access for the painting of the building in the coming year or two.

Because of the unique design of 148 Quay with the spandrels that stick out so far then
none of the normal methods of access for painting or other work that other buildings can
use (scaffolding, adseilling or swinging stages/ BMUs etc) really work for us, all of the
options so far considered have various advantages and disadvantages as follows.

(1) As you are aware I have been investigating options of Swinging Stages and
building maintenance units (BMU), which have the advantage of always being
available for future work once installed, but for various reasons they don't seem
to be practical with our building.

The main problem is that because of the distance that the spandrels stick out
from the building then any such swinging stage or BMU has to be outside this
(with sufficient clearance so that panels are not damaged and cannot be swung
against the building in a gust of wind), and then work cannot be done inside the
spandrels and close to the windows.

This could possibly be overcome by some sort of attachment to attach the stage
or BMU to the window ledge and then a barrier that swings down to form a floor,
(at the same time that others swing out to provide end rails) but there would no
doubt be severe H & S issues to get that passed, and then the area under this
floor could not be accessed for painting or maintenance.

Also because they are such a limited size then they would greatly increase the
time taken to do any painting or other work because they would have to be
continually lifted or lowered so that they could be moved along to the next
section.

(2) Scaffolding has been thought to be the optimal method. However scaffolding
suffers from severe disadvantages as follows:

(a) Not the least the extreme cost, estimated to be between $200,000 and
$300,000 or more each time

(b) Some or all of the glass panels in the canopy would have to be removed,
which by the time they were taken out, trucked away to storage
somewhere, storing them offsite and then bringing them back to re-insert
them then this could very easily add another $100,000 to the cost of the
scaffolding once traffic control etc was covered

(c) This cost and removal of glass panels etc would have to be repeated
every time scaffolding was erected

(d) The temporary nature of the scaffolding means that all work would have to
be co-ordinated to all happen at once, which doesn't allow for any
subsequent work if any touch-ups are needed (for instance if the treatment
of rust patches was not properly done in one area, or other patches pop
up, or apartments are sold and new owners want to replace windows, or it
becomes evident that the BC has to do any other repairs etc etc)



(e) If any work ran over time or hit unforseen problems or bad weather etc
then the hire costs of the scaffolding can also become significant

(f) Also I'm not sure that scaffolding could actually achieve the purpose given
modern health and safety standards, because it suffers the same
disadvantages as swinging stages and BMUs do because of the unique
design of 148 with the spandrels.

Because the scaffold would have to be built with sufficient clearance
outside the spandrels so that the spandrels can be painted then this
leaves a gap of some 500 mm – 600mm between the scaffolding and the
edge of the building through which a worker could easily slip..

The only way to overcome this would be by either cantilevering supports
into that space with planks over them or having supports that actually rest
on the window ledge. In the former case if they went close enough to the
spandrels to stop someone's foot falling through and getting broken then
there would not be sufficient room to be able to paint that edge of the
building, and the latter case where the supports are resting on the window
ledge they could not be painted under at all. And either option would
considerably increase the cost of scaffolding compared to a normal
installation.

(3) I have also investigated painting the building by abseilers  which provides
considerable cost savings (in the order of $150,000 for the whole job) but the
reservation has been expressed that abseillers could not get into the window
ledges and under the spandrels properly, a point that I agree on.

(4) However there is one further option that has just come to light which I believe
overcomes all the disadvantages of all the above – please see below and
attachments.

This is a proposal by Total Access to put certified safety anchors (similar to those
that they have just installed on the outside of the spandrels on the western
annex) onto every column at every level (so a total of approx 152 anchors) with
Mansafe "Latchways" fall protection lines running round the whole building just
under the top of the spandrels through these supports as per their sketch plan in
the quote below

This would mean that any worker (not just abseillers) could just clip on a safety
line and then have unlimited access along that side of the building at that level.

This system has several advantages as follows:

(a) Not the least of which is cost. At approx $135,000 the one off cost would
be approximately one-third to one-half of the cost of just one scaffolding
erection.

(b) Just to reinforce the point, this cost is only a one off whereas the cost of
scaffolding needs to be repeated every time painting or any other outside
work is contemplated

(c) There is no need to interfere with tamper or remove the glass panels of
the canopy every time the building is painted as there would be if



scaffolding was used, which as noted counting all costs and traffic
management could well mean a further approximately $100,000 in costs
saved every time that the building is painted

(d) There is nothing such as scaffolding pipes and planks restricting access to
any areas so a much better job can be ensured

(e) As an aside here as part of the recent review of all the outside panels we
found myriad holes drilled in the ledges outside windows and not properly
sealed. Apparently these were holes drilled to fix the scaffold to on the
building during the previous paint job and because they could not be
properly sealed once the scaffold had been removed then every one of
them is a now potential spalling problem in the future because of the way
that they allow water ingress into the concrete (and salty water when we
have strong northerly blows, which can be devastating for reinforcing steel
in the concrete)

(f) The safety lines once installed are available 365 days a year for evermore
for any future maintenance requirements apart from painting e.g. replacing
window seals, any future maintenance on the ledges if any repair was not
done properly or needs re-doing in a few years or any new areas of
spalling arose, any other work outside the windows, owners replacing
windows, structural inspections at any time in the future and anything else
that comes along that needs either repair or looking at by engineers etc.

(g) Because abseilers are not needed for the coming minor repair work on the
window ledges then for this work on the ledges and inside the spandrels
we can get properly qualified and experienced Sika or Fossrock
applicators to properly attack any areas that need doing, rather than
relying on abseillers who do not have the same experience (as they are
not doing this work all the time as licensed Sika or Fossrock applicators
are) so we can expect a much better and more permanent job.

All that would be required would be to make sure that any Sika or
Fossrock applicator doing the work was qualified for working at height,
and if not then maybe pay for a one day course for them.

(h) Because the facilities are permanent and available at any time then any
work (including painting) can be staged and only be done when needed
rather than being done prematurely and unnecessarily to fit in with the
schedule of when scaffold happens to be erected.

For instance the most critical phase of the painting at the moment is the
outside window ledges where there is a bit of spalling and flaking paint
because they get the most sun and salt water sitting on them (and also
sealing of all the extraneous holes as noted above).

If the safety lines were installed, then this work could be done next
summer and the ledges repainted so that
(i) The areas most needing doing now are done now and
(ii) we will then be able to ascertain the quality of the workmanship in

those repairs before maybe getting another coat of paint in 2-3
years when the spandrels are done.



The next job that needs doing but on a different schedule (the outside of
the spandrels) could be done when they needed doing in approximately 2
to 3 years by abseillers, without the huge cost of erecting scaffolding first

And finally the insides of the spandrels and the area above the windows
which never see either sun or rain and so still have many years of life left
in them and could probably be safely left for at least 5 years or so can be
done when needing to be done by use of the new safety lines.

(i) If this above staged procedure is followed over the coming years by only
painting various areas (which each have needs for different schedules)
when necessary rather than doing unnecessary painting of areas that
don't need it purely to fit in with doing everything at the same time as
scaffolding would enforce (or even worse painting of the whole building
being done prematurely because of one or two bad areas), then the cost
savings will amount to further hundreds of thousands of dollars over the
coming years.

(j) There is also the possibility that it could be a lot cheaper for window
washes than currently because no abseilling would be needed – building
washes would still need abseilling but window washes possibly not

This method of access for cleaning and maintenance etc was obviously the intention
when the building was first built because I am sure you have all seen the steel rails that
are mounted on brackets above all the original windows. These rails were obviously for
workers who needed to work on the outside doing painting or any other maintenance
etc to be able to clip to as a safety line.

However with steel brackets being mounted onto aluminium windows and the resultant
electrolytic action causing severe corrosion over the years then they would not meet
modern health and safety standards, indeed they are now so corroded that I doubt they
would meet any standards including those in force at the time they were installed.

Indeed they are actually very dangerous because if someone was working on the ledge
on the outside of the building (as I understand that people have from time to time,
relying on the inside of the spandrels at shoulder height to support them) and lost
balance and grabbed one of those rails to prevent falling, the severely corroded rails
could easily come off in their hands resulting in certain death.

For the above reasons I believe that this method of "Latchways" safety lines all round
the building as proposed by Total Access has so many advantages over the other
options considered of scaffolding, abseiling, swinging stages or BMU etc that I believe
that we should seriously consider installing them on the building as soon as possible
(preferably before summer) so that they can be used to totally remediate and paint the
ledges all round as soon as possible (preferably this coming summer) and then be able
to be used for all future painting and any other exterior work on the building.
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