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Executive Summary
This report provides an update on the development of proposals for the strategic
infrastructure required to support the development and regeneration of Ravenscraig and
seeks approval to the submission of the Outline Business Case to the Glasgow City
Region City Deal Cabinet.
The report provides a summary of the infrastructure proposed, its costs and the economic
benefits, and the next steps.

Recommendations
It is recommended that the Committee:
1) Note the proposed works comprising the Ravenscraig Access Infrastructure project;
2) Note the revised forecast cost and the approach to mitigation;
3) Note the assessment of the economic impact of the project and of development at
Ravenscraig;
4) Note the phased approach to the delivery of works; and
5) Approve the submission of the Ravenscraig Access Infrastructure Outline Business
Case for consideration by the Glasgow City Region City Deal Cabinet

The Plan for North Lanarkshire
Priority

Improve economic opportunities and outcomes

Ambition statement

(5) Grow and improve the sustainability and diversity of North
Lanarkshire's economy

1

Background
The need for the modified NLC Infrastructure Programme

1.1

In August 2017, the Council’s Enterprise and Housing Committee approved a revised
Strategic Business Case (“SBC”) for the Pan Lanarkshire Orbital Transport Corridor
incorporating the Ravenscraig Access Infrastructure (“RAI”) sub-project. Further
Committee approval was granted in February 2018 for the realignment of the
Council’s City Deal Programme to reflect the change in emphasis needed to deliver
the full extent of the Pan Lanarkshire Orbital Transport Corridor following the
withdrawal of an earlier proposed Tax Incremental Finance (“TIF”) scheme.

1.2

Planning Permission in Principle for a revised masterplan for Ravenscraig was
approved in June 2019 subject to conditions and legal agreement.

1.3

Alongside development of the masterplan, the Council reviewed the City Deal
programme, the projects comprising it and the funding required, and the realigned
programme was approved by the Council’s Policy and Strategy Committee in March
2019 and by the Glasgow City Region City Deal (“GCRCD”) Cabinet in April 2019.
Progress following approval of the revised masterplan

1.4

Since approval in principle of the revised masterplan in June 2019, the Council has
developed proposals for the project, supported by internal and external teams
providing design and engineering, geotechnical and environmental engineering
expertise and other specialists including those assessing transport, ecological and
noise impacts.

1.5

Alongside development of proposals for the project, the Council has prepared the
Outline Business Case (“OBC”) demonstrating the case for intervention and the
economic impact and benefit of the project.
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Report
Project objectives

2.1

The core objective of the project is to provide the strategic transport infrastructure
required to unlock the development potential at Ravenscraig. Additionally the projects
aims to:
 Support a shift from car based transport to active travel modes;
 Improve connectivity across the area including to regional facilities and
improve sub-regional strategic connections; and to
 Bring Vacant & Derelict Land back in to use.

2.2

The OBC sets out in detail the market failure and the rationale for intervention arising
from:
 the nature and geography of the site is such that large scale infrastructure
required within the site and to connect it to the rest of North Lanarkshire;
 that the infrastructure will be public assets supporting Ravenscraig and the
wider area and is best delivered by those operating the assets i.e. the
Council and Network Rail;




2.3

the exceptional levels of abnormal costs arising from the historic use and
nature of the site including significant challenges of ground conditions; and
the commercial and financial capacity of the development to bear the
abnormal costs.

The impact of failing to address the market failure and barriers will see:
 the development of Ravenscraig severely constrained and coming to a
standstill in the next few years with substantial parts of the site remaining
undeveloped unless the development were allowed to progress with significant
negative impact on existing communities and activity as the transport network
is overwhelmed;
 pressure to meet housing and commercial demand elsewhere in North
Lanarkshire and the region including greenfield sites and on land within the
green belt;
 failure to meet demand for residential and commercial property with the
demand being met elsewhere; and
 significant impacts of a failure to develop Ravenscraig on place attractiveness
and competitiveness and the ability to attract inward investment.
Summary of the works

2.4

The project comprises two main parts:
 Northern strategic infrastructure providing connections to the M8:
o Dualling of the existing A723 from Ravenscraig to the M8;


Southern strategic infrastructure providing connections to Motherwell and
the M74:
o New dual carriageway from Ravenscraig Regional Sports Facility to
Motherwell crossing the West Coast Main Line Railway (“WCML”);
o New signalised roundabout at Airbles Road/Windmillhill Street
providing connection to the new dual carriageway to Ravenscraig; and
o Completing the dualling of Airbles Road including improvements to the
Hamilton Road/Airbles Road junction.

2.5

The location of these are shown in context of the Ravenscraig and the surrounding
area on the plan at Appendix 1 and more detailed plans of the proposed works are
included at Appendix 2.

2.6

The proposals have been developed from the existing planning permissions:
 refining and updating the detailed planning permission for the Northern
strategic infrastructure secured in 2013; and
 developing the concepts for the Southern strategic infrastructure provided in
the revised masterplan for Ravenscraig approved in June 2020.
Costs of development

2.7

The cost of delivering the strategic infrastructure is forecast at £127.2 million,
comprising £56.0 million and £71.2 million for the Northern and Southern
infrastructure respectively. These costs include for construction, land, fees and
inflation. The financial implications of this cost are described under 4.1.

2.8

In developing the proposals from approval of the revised SBC in 2017 and the
realignment of the City Deal programme in February 2018, the total forecast cost of

the project has risen from the initial estimate of £101 million made prior to significant
investigations. This is primarily due to:
 Costs being founded on the developed designs for the Southern infrastructure
including proposals developed with Network Rail for the WCML Crossing;
 Changes in sustainable drainage legislation and requirements since the
approval of the Northern strategic infrastructure in 2013;
 Significant increases in costs of treating soils and other material removed
from the site arising from the detailed site investigations and remediation
strategy for the northern infrastructure; and
 Significant increase in allowances for claims and compensation from existing
households arising from the impact of the new road infrastructure.
2.9

The Council will continue to develop the detailed proposals for the project and will
investigate options to mitigate these additional costs, including particularly:
 Alternative approaches to drainage including understanding the experience of
other Councils of potential solutions;
 Alternative approaches to the treatment and re-use of soils arising from the
works including seeking early contractor involvement; and
 The effectiveness of works to mitigate the impact of the new road
infrastructure on existing households, including seeking experiences from
other agencies.

2.10

The Council will also continue to work with partners at Scottish Enterprise and other
agencies to identify additional sources of funding. The costs and funding of this
project will be considered as part of the council’s future financial planning processes
Council and City Deal Funding

2.11

Of the revised forecast total cost of £127.2 million the Council will receive, subject to
approval of the OBC, a contribution of £61.9 million from GCRCD. Resulting in a
potential net contribution from the Council of £65.3 million between 2020 and 2026.
Funding is discussed further under 4.1.
Economic impact of development

2.12

Whilst the considerable investment in the infrastructure will lead to direct economic
impacts including construction employment and Community Benefits secured through
procurement, the purpose of the infrastructure works is to unlock the development at
Ravenscraig.

2.13

A detailed economic impact assessment has been undertaken which provides for the
investment in, and impact of, the infrastructure alongside the residential and
commercial development of Ravenscraig. In view of the scale of the development
and the status of Ravenscraig as a National Development, impacts have considered
at a City Region and Scotland level.

2.14

In all measures the assessment demonstrates a significant impact and that benefits
outweigh costs. The results are summarised below:

Attributable to:
Measure

City Deal
investment

All public
investment

Net direct GVA (over 25 years of masterplan)

£241 million

£626 million

620

-

2,300

6,000

300

770

Construction employment (net direct PYE jobs)
Strategic infrastructure
Wider development of masterplan
Long term employment (net additional FTE jobs)

The Outline Business Case
2.15

The OBC brings together the strategic, economic, commercial, financial and
management case for the project and for the investment. It sets out the rationale for
intervention, the options considered and the impact of the proposed option, alongside
arrangements for managing and delivering the project. The OBC is available upon
request.

2.16

Subject to approval by this Committee, the OBC will be submitted to the GCR for
appraisal and approval by the GCR Cabinet in October.
Phased approach to delivery

2.17

It is recognised that the investment in the project is significant and will occur over the
next six years during which time much may change, not least under the current public
health situation and the potential changing economic climate. There are additionally
areas of risk and contingency remaining within the project, which whilst diminishing
as the project progresses, remain large in value given the scale of the project.

2.18

In view of these and of the desire to continuously explore and take advantage of
opportunities to revisit and improve proposals to lessen costs, to seek other funding
and to improve viability of the Ravenscraig development and its ability to contribute to
the costs of the infrastructure, it is it is intended that a phased approach be taken to
procuring the works and to awarding contracts.

2.19

The proposed phasing mirrors the order of priority identified in the transport
assessment and resulting planning conditions for the Planning Permission in
Principle for the revised masterplan. These conditions seek to ensure appropriate
infrastructure is in place to support the development and mitigate its impacts.

2.20

The phased approach means that the Council would limit exposure to contractual
commitments to one contract at a time and would not proceed to award the next until
the preceding contract price had been established. Should the financial and
economic situation change the Council will review the phases of the project, the costs
and the benefits arising.

2.21

The proposed phased approach is:

Package

Project Costs
(£’million)

Contract
award

1A

Creation of WCML Crossing by
Network Rail

£26

Q3 2021/22

1B

Dual carriageway from Ravenscraig
Regional Sports Facility to Motherwell

£36

Q3 2022/23

New signalised roundabout at Airbles
Road/Windmillhill Street
2A

Dualling of the existing A723 from
Ravenscraig to the M8

£56

Q2 2023/24

3

Completion of dualling of Airbles Road
and minor improvements to junction at
Hamilton Road

£9

Q1 2024/25

Total

£127

2.22

A summary programme for the project is provided at Appendix 3.

3

Equality and Diversity

3.1

Fairer Scotland Duty

3.1.1

The City Deal Cabinet has agreed that Inclusive Growth is to be fully embedded
within the City Deal delivery and that it is also committed to supporting the delivery of
the Fairer Scotland Action Plan. As part of the Assurance Framework review, it is
intended that guidance will be issued to set out the arrangements for complying with
City Deal duties under the Fairer Scotland Action Plan. The Assurance Framework
will also require that Inclusive Growth benefits are fully integrated and demonstrated
at a project and programmed level through the business case development, delivery
and ongoing monitoring.

3.2

Equality Impact Assessment

3.2.1

An Equality Impact Assessment has been carried out for the North Lanarkshire City
Deal Programme and for the project.
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Implications

4.1

Financial Impact

4.1.1

As noted at 2.7, the total capital costs of the project are forecast to be £127.2 million
of which the Council will receive, subject to approval of the OBC, a contribution of
£61.9 million from GCRCD. Resulting in a potential net contribution from the Council

of £65.3 million between 2020 and 2026. The additional funding requirement will be
considered as part of the council’s future financial planning processes.
4.1.2

Detailed cashflows are prepared for all City Deal projects, which set out forecast
costs over the life of the project on a quarterly basis. A summary is included below.
Year

Cost (£’million)
In year

Cumulative total

Prior

£0.84

£0.84

2020.21

£1.98

£2.82

2021.22

£5.26

£8.07

2022.23

£30.09

£38.16

2023.24

£11.13

£49.29

2024.25

£30.27

£79.56

2025.26

£39.01

£118.58

2026.27

£8.47

£127.05

To 2035

£0.12

£127.17

4.1.3

Further Committee approvals will be required following conclusion of procurement
and prior to the award of each of the works contracts/phases noted at 2.21.

4.1.4

The first Committee approval to award a contract will be for the creation of the WCML
Crossing by Network Rail in Q3 2021/22. Prior to this point the costs required for fees
and land assembly for the WCML Crossing for 2020/21 and 2021/22 total £7.24
million. The OBC seeks funding for 86% of this cost from GCRCD resulting in a net
cost to NLC of the next stage of £1.01 million.

4.2

HR/Policy/Legislative Impact

4.2.1

With a population of 1.8m, the GCR is critical to the Scottish and UK and Scottish
economy. Accounting for 32% of national GVA and 29% of Scotland’s businesses,
GCR offers a unique conurbation of scale with a highly skilled labour market and
facilities to compete on an international stage. City Deal allows its partner Local
Authorities to exploit the collective economic power and opportunities generated by
the region. The GCR City Deal and Governance structure is an integral component
of the wider Glasgow City Region Economic Strategy and Action Plan (2017-2035).

4.3

Environmental Impact

4.3.1

An Environmental Impact Assessment (“EnvIA”) was prepared to support the
development of the detailed proposals for the Northern infrastructure and the
planning application made in 2013.

4.3.2

The original masterplan and permission for the development of Ravenscraig was
supported by an extensive EnvIA, and a number of technical assessments were
updated in the preparation of the Revised Masterplan in 2017. Further detailed

assessments will be provided alongside the detailed planning applications for the
Southern infrastructure.
4.4

Risk Impact

4.4.1

The risk and mitigation management of North Lanarkshire’s City Deal activity is
incorporated within the Council’s City Deal programme risk register and within the
project specific risk register, which are managed and reviewed by the Council’s City
Deal Steering Group.

4.4.2

Risks will be managed by the designated Senior Project Manager in accordance with
the contract specification and in accordance with the Council’s agreed approach to
Contract and Supplier Management.

5

Measures of success

5.1

Approval of the OBC and the capital funding allows for the progression of the project.
Subject to planning and other approvals by City Deal, this supports the development
of the new road infrastructure facilitating the development and regeneration of
Ravenscraig.
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Supporting documents

6.1

The following are appended to this report:
Appendix 1
Location Plan and Strategic links
Appendix 2
Plans of works
Appendix 3
Summary Programme

Pamela Humphries
Head of Planning and Regeneration

