
Portbury Parish Council – Annual Residents meeting 2021 

Briefing notes from a presentation on the Neighbourhood Plan by Councillor Mike Phipps 

 

Mike began by explaining that the process of creating a Neighbourhood Plan for Portbury had started 

some time ago during the time that Peter Cooke was Chairman of the Parish Council. We got side-tracked 

by the need to fight the Hinkley Connection Project and the proposal to erect pylons at the edge of the 

Village along the M5. The initial work on then plan did however help us in the fight over pylons as the 

Planning Inspector could see that we had objectives about the village that supported our objections to 

the pylons, even though the work on the plan wasn’t finished. 

So, the plan is all about what the people in the village wanted to see in the future. There was an extensive 

questionnaire covering all sorts of areas of interest. It has taken a long time to analyse it all, but we know 

from what everybody said then what your priorities were. That might have changed a little now, 

however.  

The sort of things that people wanted, for example, traffic calming, are not easily achieved from Parish 

funds alone.  You can see that we spend virtually all of our funds every year and so the injection of money 

needed to do things like traffic calming is significant. We therefore need to find other ways of doing these 

things.  

The concept of a Neighbourhood Plan is that you can request that funds be put aside from a property 

developer in order to cover things like traffic calming. I don’t think that anyone realised at the time that 

the Neighbourhood Plan was started that this would be the process, but that is now the point we have 

arrived at. 

Two years ago, we told the Village that there were a number of sites that had been identified by 

landowners or developers that could potentially take new housing. There were only a few sites identified 

at that time.  There are more now. This does not mean that development is bound to happen, we are a 

“washed over green belt” area and nothing can happen unless that green belt status is changed. 

However, there are choices for the Village concerning the Green Belt which are explained below.  

The following pages show the sites that have been registered with North Somerset as having the potential 

to take housing.  

It should be noted that central government standards aim to achieve up to 40 houses per developable 

hectare of land, but in Portbury the density is currently more like 20 to 25. Any plan for Portbury would 

aim for the lower density. 

 



Registered sites In the Main Village 

 

Site 1 is the Market Garden Field including the playing field, which was registered before, but now 

includes the playing field. This is a site of about 6.2 Hectares including the playing field, 4.3 without it.  As 

can be seen the area involved here equates to Priory Road and Walk and parts of Station Rd and High 

Street.  Our view is that the maximum number of houses possible here would be about 60 if the playing 

field is excluded. We believe we can protect the playing field and in any case the noise levels at night 

there exceed what would be deemed acceptable for residential development. 

Site 2 is the small sloping patch of land opposite the Village Hall between 24 High Street and the Vicarage 

site. This area could only support 3 to 4 houses. 

Site 3 is the Mill Lane Site – again this was previously registered.  It amounts to 4.7 Hectares. Again, it can 

be seen how this relates to the current Mill Close area comprising 24 properties. Our view is that this site 

could only support up to 50 properties. 

Site 4 is a new registration and we have not received the exact proposal that has been made. We believe 

the site to be most of the two fields adjacent to the edge of the Village and the Rugby Club. The total site 

could be as big as 10 Hectares This would be a joint site with the Rugby Club in order to provide them 

with more space. The number of houses possible here isn’t therefore quantifiable but would still be only 

25 to 30 per Hectare. 

Site 5 is another new site, and is on the former Market Garden field, part of the Newlyn Site. This is 0.8 

Hectares and as can be judged from the ariel view could only support about 20 houses. 
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Further afield, along Sheepway are more sites.  

 

Site 6  is the former Shipway Gate Farm and is now owned by The Bristol Port Company. It covers an area 

of 27 Hectares. Their plan would be to absorb this into the Docks estate and use it for further car storage. 

As can be seen this is very close to a number of residences on Wharf Lane. 

Site 7 is a small site, 0.5 Hectares and could support a small development. 

The final 2 sites of concern are right at the edge of Portbury and would be much more closely connected 

to Portishead. Both are significant sites in terms of area. 
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Site 8 & 9 comprise and area that was the old Moor Farm. A total of 36 Hectares has been registered 

here. Only the areas marked on the drawing above sit within Portbury Parish. As can be seen this area 

would be more closely identified with Portishead. 

There was a tenth site, the current Higgins Industrial Estate. This has already been discounted, by North 

Somerset, presumably because it is designated as employment land and would not be permitted to be 

changed in use.  

All of the above sites have been registered by the Landowners in response to a call for sites by North 

Somerset Council. 

 

When we began the process of writing the Neighbourhood Plan, we believed that we could anticipate one 

or more of these sites being taken out of green belt and thus we could write a “neutral” Neighbourhood 

Plan which would anticipate development and then describe what the Village would like to see, in order 

to “protect” us in terms of key issues like design, density of housing etc. 

Having taken expert advice we’ve been advised that although our draft plan is good, because we are in 

green belt, we cannot say anything about development. If we do, the planning inspectorate, who examine 

our plan, will just reject it as it doesn’t accord with current designation.  Therefore, if we want to 

influence what happens if development is proposed, we can’t do this through a Neighbourhood Plan. We 

can however choose a site, and “allocate” that site in order to be able to describe what we want to 

happen. In order to select a site, we would use a methodology that is used by the Planning Organisation 

Nationally, which looks at sustainability, landscape sensitivity, connectivity, access and traffic, schools etc 

in order to rank each site in an objective way. Then some might pass the test of being acceptable for 

housing development. This would be determined by an independent analysis, not just by the Parish 

Council. 

So if we were to allocate a site for housing, the Village has to ask itself, “would there be benefit in some 

development in the Village?”  The pluses and minuses of development haven’t changed since there was 
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last a discussion about this many years ago.  Some benefits from more houses are more people who will 

help support the Church, the School, the Village Hall and more precept that the Parish Council can spend 

etc. In addition, there could be more affordable housing and we could stipulate to the developer that we 

want traffic calming and other issues such as flooding control measures. This is the only way in which we 

can achieve these things for the Village. 

What we understood previously about development was that it would be many years before any green 

belt review released any land for housing. If we allocate a site however this will speed up that process. It’s 

not certain how soon this would lead to development because North Somerset have still got to require 

more houses than are in their own plan for building. It is likely that they won’t achieve all the houses they 

plan however, and thus a site here could be useful to them over the coming years. 

So, to be clear, we are not asking you here and now to give us an answer as to whether to allocate a site 

for housing or not. What we will do is let you think about all of this, ask some questions here, and come 

to a view. We will next create a short questionnaire to be delivered to EVERY house asking a couple of 

simple questions as to whether we should or should not allocate a site for housing? Even if the decision is 

then to allocate a site, it will be a separate assessment that will provide the data on which site to select.  

 

There then followed a session of Q’s and A’s which are recorded below. 

 

M A Phipps 

30th May 2021 



Q You said it’s Green Belt – so how on earth can we suddenly have housing on one of the sites? 

A Because these are small sites, the Portishead one’s are much bigger, and they are next to the 

village boundary, then we are allowed to allocate even though its green belt. It won’t necessarily be 

accepted by a Planning Inspector, but if our analysis of sites was accepted, then that parcel of land would 

come out of Green Belt. 

Q  Would North Somerset have to accept the allocation? 

A Yes, North Somerset would have to also approve the site. They and the Planning Inspector would 

have to be satisfied that we’d asked you whether to allocate. If we can’t prove that we’ve asked you, and 

that you’ve given a “green light” then the Planning Inspector would reject our plan and tell us to go back 

and consult with you. 

Q If the Parish Council allocate land what would be the benefit? 

A The benefits will potentially include more people to support the Church the School the Village 

Hall, more affordable housing. The disbenefits would include more traffic. People have to make their own 

judgement as to the balance of benefit and disbenefit. 

Q What are the ramifications of we don’t allocate any land at all? 

A It means the plan can’t progress in the Government process. It effectively stops. We can finish 

writing it, but it would have no legal status. By way of example, there was a planning application some 

time ago that we wanted to influence, and we quoted our draft plan, but the applicant responded that 

our plan had no legal status and thus it was not considered. 

Q So will you be asking the village to agree to this plan. 

A Yes, in two parts. First, we will send out a questionnaire asking whether you wish to allocate a 

site. If the answer to that is yes, we will then write the plan accordingly and it will then be finalised. It 

then goes into a formal legal consultation process which is via a referendum. The village will then be 

given the opportunity to accept to reject the final version of the plan. 

Q How many people have to agree? 

A For both the questionnaire and the referendum there has to be a simple majority in favour, or 

not.  

Q How much would it cost to install the traffic calming ourselves?  

A We don’t really know but it would amount to many tens of thousands of pounds. It’s also worth 

noting that we can’t go much further with traffic calming on the entry to the village as there is no clear 

entry point, no clear single boundary. One of the only ways to create this is to develop the High Street 

between the Village Hall and the School. Then traffic calming on top of the 20mph speed limit would work 

better. 

Q  If we put a plan in will there still be a choice of sites? 

A We will allocate only one chosen site. 

Q Will North Somerset review the Green belt anyway in the future? 

A We’ve always assumed that the Green Belt will eventually be reviewed, but at the moment there 

is no sign of that happening. Government Policy is still to develop on brownfield land or on in-fill sites. 

Q If we put a plan in and select a site, can North Somerset think again and make us consider the 

sites we have not chosen? 



A North Somerset can’t do what we can, ie chose a site for us. All they could do is to decide to have 

a Green Belt review. 

Q North Somerset have targets for houses. If we allocated a large site would that find more favour 

with them because of the number it achieved? 

A We don’t know if North Somerset are struggling to make the number of houses they are required 

to do by Central Government. We do know however that they are fighting Central Government over the 

total number they have been required to provide. This is because North Somerset is unique in being 

bounded by the Mendips, Bristol, the flood plain and the coast. This means that we have much less land 

that is capable of development than the average County. So it might be that the pressure on North 

Somerset eases making the pressure less for sites like ours. 

Q If North Somerset succeed in getting the right number of houses into their plan, will we need to 

do a housing needs assessment for Portbury in order to prove the need? 

A We find that a housing needs assessment is a very unsophisticated tool in that it relies partly on 

asking people themselves if they think houses are needed.  We’ve done a bit of that in the questionnaire, 

and it revealed that people felt that there was a need for affordable housing in the Village. 

Q  If there is land available for development would North Somerset develop it for affordable 

housing? 

A North Somerset don’t own the land, it’s still all privately owned. An owner might get planning 

permission and then sell or might sell without that. Usually, the land is then bought by a building 

company who carry out the actual development. For larger sites this might be the big national builders, 

for smaller sites a more local company. The amount of affordable housing is determined by the planning 

approval, but builders usually try to negotiate these numbers down. The sites close to Portbury are quite 

small and are unlikely to be attractive to large builders such as Wimpey or Persimmon, smaller builders 

are more likely to be interested.  

Q What other facilities will a builder be expected to provide if building occurs. 

A When any building occurs an assessment is made of school places, doctors surgery capacity and 

so on. A developer may then be required to provide a contribution to funds to expand a school or to 

extend a doctor’s surgery to cope with additional demand.  We believe there is already capacity for more 

children at the school.  

Q What happens if part way through the development process the builder starts to negotiate about 

the items that have been required to be provided. 

A It is very common that there is a negotiation by the developer about what is expected to be 

provided, this happens a lot on larger sites where contributions are larger.  We mustn’t therefore be 

unrealistic in what we expect might be achieved with a developer as this will just erode their profit and 

make it more likely that they will seek reductions. But, assuming we achieve an approved plan, this will be 

a legal document and can be enforced. We might have to go to court to do so, but at least we would be in 

a strong position. 

Q So a Neighbourhood Plan would help to safeguard the things that we want to achieve? 

A Yes, we would be in a strong position to influence what a developer does. There is case history 

that shows that Parishes have been able to stop a developer who wasn’t following an approved 

Neighbourhood Plan. Without a plan we would have nothing with which to influence anything. 

Q So for each site there would be a number of houses proposed so that we could get an idea of 

what the traffic consequences might be? 



A Yes. I think we would say what we as a Parish think that a site could support in terms of numbers 

of houses. At the moment the number of houses suggested for both the site near the Village Hall and Mill 

Lane are very large – up to 40 per hectare. We will say that the density should be similar to what we 

already have in the village, which is about half that. This will be the figure we put into the Neighbourhood 

Plan. 

Q  What’s to stop a developer going for a very high number of houses? 

A If our plan contains an objective assessment for a lower number of houses, and if that rationale is 

accepted by the Planning Inspector, then we have a very strong hand in the whole process. 

Q  If houses are built over towards Portishead, will they simply become part of Portishead Town? 

A History tell us that this highly likely. The Ashlands used to be part of Portbury Parish and after a 

boundary change became part of Portishead. We then lost a significant amount of precept. Moorgate is 

still part of Portbury, even though it is right next door to Portishead and isn’t well connected to Portbury. 

Q Can you clarify whether development might include the playing field and thus we lose it. If so, 

would it be provided elsewhere? 

A There is no other land that could accommodate the playing field as far as we know. However, we 

can’t see that the playing field would be included in development because firstly it’s a playing field and 

would be afforded some protection. Secondly recently we have secured data that shows that the 

overnight noise level on most of the field would be higher than is acceptable for housing. Thus, it’s 

unlikely to get approval for housing. 

Q Once planning permission is achieved is it more likely to get planning permission adjacent to that 

site? And thus creep occurs over time. 

A All of the rest of the unallocated land stays in the Green Belt. The allocated land only gets taken 

out of Green Belt if we say so. 

Q Therefore if we don’t make a plan there will be no building on Green Belt? 

A Correct, there will be no building on Green Belt unless there is an adopted plan that allocates a 

site, or if North Somerset invoke a Green Belt review. But then we would not know what land would be 

affected. 

Q So the plan gives us the ability to say, “that’s the site we agree to”. 

A This is the crux of the matter. If we allocate a site in a Neighbourhood Plan, we get the chance to 

influence and control development in order to get some gains for the Village. If we do nothing, we have 

no control over which site gets developed. 

Q Might it be better to not agree to this and see if there is a Gren Belt review? 

A What we have done is to try and respond to what has been said in response to the 

questionnaires. People have said that they want to see traffic calming, a car park for the Village Hall, a 

Village Shop and other things. The Neighbourhood Plan is a possible route map to achieve some of those 

things.  

Q How often is there a Green Belt review? 

A As far as we know there is no set timescale for a review. However, the last changes to Green Belt 

took place in about 2007.  North Somerset are looking forward about 5 years in the housing supply 

programme. If they don’t achieve the required numbers that would take us forward to the 20-year point 

since the last review. That might indeed be an appropriate time for a Green Belt review. 

Q Can we simply pay for speed cameras ourselves and thus achieve traffic calming that way? 



A We have asked that question and are in dialogue with North Somerset. The cost of the camera is 

borne by North Somerset, but the revenue goes to the police. So, it’s not easy to get any agreement over 

speed cameras, and the Police would first have to agree that there is a need. The police would look at the 

number of accident incidents, and despite the obvious speeding problem, there have been no accidents. 

So it’s a bit of a struggle making any progress. 

Q What’s to say that if we nominate a site to be developed that this won’t prompt North Somerset 

to review the whole Green Belt and bring forward lots more sites? 

A It’s most unlikely that one site being allocated would prompt a wholesale Green Belt review. I 

think that North Somerset would come to their own conclusion about Green Belt review based upon 

overall housing supply numbers. As we understand it, if we nominate a site, and this is accepted by North 

Somerset, then that is the only land that can come out of Green Belt. 

Q Have these site been subject of any assessment yet and do North Somerset have views about any 

of them? 

A  At the moment each site is just held in the system. There will be a box ticking exercise going on 

and for these sites when assessment starts. There will be a cross in the Green Belt box for Portbury, but 

other measures will have a tick. So, if the Green Belt changes then sites will have more chance of being 

acceptable options. Landscape sensitivity will then be one of the criteria used along with transport 

connectivity, schools etc etc. 

Q And will developers promote their sites to North Somerset if things change? 

A Yes, that’s what developers will do. Although it is still the case that North Somerset’s preferred 

method of delivering new houses is to concentrate on current urban centres, such as Portishead, Nailsea, 

Weston-s-Mare, Yatton etc.  

 

To sum up – we are not asking at this meeting for a yes or no answer. We are just letting you know where 

we are in the process and why we face the decision of whether to allocate a site for development or not. 

We will now send out a questionnaire asking that question so that all residents can have a chance to think 

about the future and guide us.  

There are pluses and minuses to allowing development in Portbury , everyone will have their own views. 

Remember that if traffic is one of your concerns, then even if houses don’t come to Portbury they will still 

go somewhere, and thus we will still get the traffic effects through the Village and at Junction 19 of the 

M5. 

Mike Closed that part of the meeting and the Agenda of the ARM moved on to the next item. 
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