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Introduction

This statement has been prepared to demonstrate the deliverability of a new
bridge over the Swansea to London Mainline Railway, immediately to the north-
west of the proposed strategic allocation ‘SP2(5): Land East of Pyle’. This
bridge will provide safe pedestrian and cycling linkages between the proposed
allocation and the wider settlement of Pyle, thereby enabling active travel
opportunities to and from the new development.

This note clarifies six key points. Firstly, two bridge options have been fully
designed, costed and shared with Network Rail and the Council. Secondly,
Network Rail raise no objections, in principle, to the construction of a new bridge
across the existing railway line subject to approval of the final designs and
payment of Network Rail’'s design, construction and maintenance fees. Thirdly,
the Council will be willing to dispose of any land in Council ownership where
bridge foundations are to be located subject to a nominal capital receipt from
the developer. Fourthly, the Council will adopt and maintain the bridge, subject
to appropriate commuted sum payments by the developer at the planning
application stage. Fifthly, all associated costs have been incorporated into the
site’s development viability appraisal at the allocation stage to demonstrate a
new pedestrian and cycle bridge is financially viable. Finally, the timescales
involved in delivering a new bridge have also been factored into the
Replacement Local Development Plan’s (LDP’s) housing trajectory to
demonstrate deliverability of the wider mixed-use strategic allocation.

Background to Land East of Pyle

The site is located to the east of Pyle, bounded by the (Swansea to London
Mainline) railway to the north, common land to the East, the M4 motorway to
the South and the A4229 to the west. Village Farm Industrial Estate is also
located immediately to the north, beyond the railway line. The site comprises
approximately 100 hectares in total and is divided into 2 parcels by the
alignment of the A48; Parcel A (to the south of the A48) consists of 60 ha and
Parcel B (to the north of the A48), 40ha. The site rises gradually upwards away
from the A48 roundabout and is currently used as farmland.

The wider area comprises a mix of land uses with residential development and
an employment allocation to the west of the site (Ty Draw Farm, North
Cornelly). Pyle Railway station is located in close proximity to the north west of
the site. Pyle and Kenfig Hill District Centres are approximately 1km and 1.5km
to the north of the site, respectively. Bridgend Town Centre is located
approximately 7.4km away to the east of the site, which can be accessed by
both public transport and the A48 leading onto the A473.
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The site is allocated for a comprehensive residential-led mixed use scheme,
including a local commercial centre, appropriate supporting infrastructure and
the provision of two new primary schools. The latter contribution will necessitate
5.7ha of land being set aside for construction of the new schools, inclusive of a
land buffer to enable future expansion. The proposal would seek to deliver new
pedestrian and active travel links from the site to Pyle/Kenfig Hill to improve
connectivity. Particular emphasis will be placed on improving the pedestrian
links to Pyle Railway Station and facilitating safe pedestrian and cycle passage
between the site and Pyle through delivery of a new bridge over the railway
line.

There is an existing access via the roundabout off the A4229 and the A48 to
the existing dwellings at Ty Draw Farm. New access points will be achieved on
the northern and western boundaries of the site, to the A48 and A4229,
respectively.

Improvements to proposed active travel routes will capitalise on the site’s close
proximity to Pyle and Kenfig Hill District Centres, rendering walking, cycling and
public transport viable alternatives to private vehicle use. This will enhance the
site’s sustainable location on the edge of this Main Settlement in order to
provide safe active travel linkages to public transport (including Pyle Railway
Station and bus routes), Village Farm Industrial Estate, Cynffig Comprehensive
School and other community services.

Bridge Designs

In October 2020, RVW Consulting Ltd. were commissioned to consider
appropriate options for pedestrian and cycle crossing points from the northern
boundary of the site into Pyle. Schematic designs and structural drawings were
produced for two bridge options over the main railway line through Pyle (refer
to Pyle Railway Crossings Summary Report — Appendix 1), which also informed
detailed construction cost estimates. The purpose of this exercise was to high-
light the site’s related constraints, demonstrate feasibility through two fully de-
signed solutions and enable cost analysis of the structures to inform the site’s
viability appraisal.

One option is to enable a connection alongside the existing A48 bridge
(Figure 2: Option A), and the other is to cross from the site into Village Farm
Industrial Estate (Figure 3: Option B). The site promoter shared both bridge
design options with Network Rail and Council representatives in November
2020 to enable high-level analysis and establish deliverability, in
principle.



Figure 2: Pedestrian and Cycle Bridge, Option A

Figure 3: Pedestrian and Cycle Bridge, Option B
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Network Rail Position

Several meetings have taken place between Geraint John Planning, the Local
Planning Authority and Network Rail representatives to date. These meetings
were essentially to provide Network Rail with an early overview of the proposals
and confirm whether construction of a new bridge over Network Rail's asset
was deliverable in principle.

Most notably, the site promoter shared the detailed bridge
designs with Network Rail on 30/11/2020 to inform considerations. The two
bridge options were discussed at a further meeting between the three parties
on 12/01/2021, where Option A (a connection alongside the existing A48
bridge) was unanimously identified as the preferred option.

Network Rail’s Decarbonisation Strategy shows that this section of railway has
been identified for electrification. As such, appropriate provisions will need to
be made in the final bridge design to allow for a dip in overhead wires, for
example. The Council would ultimately need to adopt and maintain the bridge
(see section 5), although the future developer would also need to cover Network
Rail’'s costs arising from the construction phase (supervision) and lifetime
maintenance (to provide access for the Council to conduct routine inspections).

On this basis, Network Rail provided cost estimates for the design and
construction phase of the bridge along with those associated with the lifetime
maintenance activities (estimates accurate as of January 2021). The cost
estimates were based on Option A, considering the information provided on the
drawings produced by RVW Engineering, engineering judgement and a review
of similar schemes. These cost estimates have been factored into the site’s
viability appraisal.

It must be noted that these cost estimates were provided for information
purposes only and could be subject to change as the design develops and/or
contactors methodology is agreed at the time the development comes forward.
However, Network Rail did not identify any unresolvable barriers or constraints
to installing the bridge over the railway line and confirmed they would liaise with
the future developer of the site as appropriate regarding any future bridge
proposals at this location.

In September 2022, Network Rail’s Head of Asset Protection and Optimisation
presented the proposal to Network Rail's Wales Strategic Project Review
Group. The Group supported the plans in principle (refer to Appendix 2).
Network Rail’s ultimate support for the proposed structure will be subject to the
developer entering into a Basic Asset Protection Agreement, and a subsequent
Two-Party Bridge Agreement. These agreements will set out the requirements
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Housing Trajectory

As with all proposed strategic allocations key to the delivery of the plan, Land
East of Pyle has been subject to greater evidence requirements to support its
delivery. These requirements include supporting schematic frameworks,
phasing details, highway mitigation, critical access requirements, design
parameters, s106 contributions and infrastructure enhancements. This detailed
technical evidence has enabled due consideration of site-specific costs,
constraints and requirements to demonstrate the site is both viable and
deliverable.

The site has also been subject to phasing analysis to enable development of
the broader housing trajectory. The trajectory was prepared initially through
close dialogue with the respective site-promoter, followed by effective
collaboration with a range of stakeholders at several annual Stakeholder Group
Meetings. The Stakeholder Group was established prior to Deposit Stage to
discuss the timing and phasing of all sites with a planning permission or an
allocation in the plan.

A three-year lead-in period has been incorporated into the housing trajectory
for Land East of Pyle, with no housing completions projected until the fourth
year post anticipated adoption of the LDP. This generous lead-in period has
considered timescales for pre-application discussions, the PAC consultation,
determination of planning applications and discharging of relevant conditions
along with additional flexibility to allow for any unforeseen circumstances. This
period has also allowed for the developer to enter into appropriate agreements
with Network Rail and finalise all necessary preparations for the design and
construction of the pedestrian and cycle bridge. At the latest Housing Trajectory
Stakeholder Group (27/05/2022), the anticipated annual delivery rates for the
proposed housing allocations were unanimously approved. Indeed, the
Stakeholder Group agreed with the approach of incorporating additional lead-
in time for strategic sites in order to construct a resilient housing trajectory.
There were no areas of disagreement and the delivery timescales were
considered appropriate for all sites, including Land East of Pyle.

Site Viability

Site-specific viability testing has been undertaken for all strategic and housing
allocations, both prior to and post Deposit Stage. This was fundamental to
ensure each site was viable after factoring in all known costs, fees, profit
margins, benchmark land values, contingencies, affordable housing and other
s106 contributions.
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Burrows-Hutchinson Ltd (“BHL”) has carried out Independent Financial Viability
Appraisals of all proposed strategic housing allocations, including Land East of
Pyle (refer to Potential Strategic Sites Independent Financial Viability
Appraisals Report (2021) and Updated Financial Viability Appraisals
Addendum - Strategic Sites (2022)). The primary objective of this work was to
establish whether it is financially viable for the site to meet detailed policy
objectives, which include all associated costs for constructing a new pedestrian
and cycle bridge and linked commuted sum payments to both the Council and
Network Rail. The latest independent appraisal has confirmed that Land East
of Pyle is financially viable after factoring in such costs along with all other
associated development costs and requirements.

This provides certainty that the site can be delivered, considering affordable
housing targets, infrastructure and other policy requirements, including delivery
of a new pedestrian and cycle bridge into Pyle. The development has
demonstrated it can fund all necessary elements of the new bridge, based on
cost estimates provided by Network Rail, Highways and Corporate Landlord.
This is fundamental to ensure the site is acceptable in planning terms.

Conclusion

In conclusion, this position statement has summarised the extensive
preparatory work undertaken to ensure a new pedestrian and cycle bridge is
deliverable over the South Wales Mainline, immediately to the north of Land
East of Pyle. This will enable pedestrian and cyclist connectivity from the
proposed strategic development site into the centre of Pyle.

Two different bridges have been fully designed and costed, with Option A
(alongside the existing A48 bridge) preferred by Network Rail, the Council and
the site promoter. Network Rail have been engaged from an early stage in the
process and support construction of a new bridge over the railway line in
principle, subject to Network Rail approval of the final design and payment of
Network Rail's design, construction and maintenance fees at the time
development comes forward. The Council is also willing to adopt and maintain
the bridge in principle, subject to approval of detailed designs and payment of
an appropriate commuted sum. The Council is also willing to dispose of the land
where bridge foundations are to be sited for a nominal value, to be finalised at
the point the development comes forward. All estimated bridge construction,
adoption, capital and maintenance costs have been factored into the site’s
independent viability appraisal. This demonstrates the development is viable at
allocation stage and is capable of funding a new pedestrian and cycle bridge to
maximise safe active travel opportunities between the site and Pyle.



