RAVENSDEN NEIGHBOURHOOD DEVELOPMENT PLAN

February/March 2020
Welcome to this Launch Event for the
Ravensden Neighbourhood Plan.

WELCOME
This is a key step in how the Plan is prepared, giving everyone an
opportunity to express their views about where we live, what we like about
the place, what we want to protect, and what we want to change or
improve.
The Plan is being generated by everyone who lives and works here.
Feedback will help define what the parish could look like in 10-15 years’
time. We hope to create a real sense of community ownership of the Plan.
You will be consulted again as the plan develops.
A BIG LOCAL ISSUE is the proposal by East-West Rail that the preferred route
corridor for the railway should cross Ravensden parish. The promoters are
due to consult separately on a detailed route within this corridor. The
railway would have major impacts on much of the parish.

The East-West Rail announcement adds to the importance of having our
own Neighbourhood Plan. This will give us up-to-date evidence and will
reflect the views of local people on a wide range of issues, not just the
railway.
Once completed, the Plan will give the Parish a formal say in all future
planning decisions which affect us all. It will help create the overall vision
for our parish and a framework for the future.
THE NEIGHBOURHOOD PLAN DEPENDS ON YOUR VIEWS
– SO PLEASE HAVE YOUR SAY
Find out more at https://ravensdenplan.info
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What is a Neighbourhood Plan?

The aim of Neighbourhood Planning is to fully involve people in decisions about
their own locality.

It is a formal way for communities to help shape where they live and work, and to
help guide the way the local area may change and be protected in the future. The
plan must be based on the views of the local community and provide evidence to
support what it says.
A Neighbourhood Plan sets out
how a local community would like land
and buildings to be used
– what kind of development,
how much, and where it should be located.
It also can cover what standards new development should meet (e.g. its layout or
design), and what parts of an area should be enhanced and protected - such as
open spaces, important buildings and key views.
Completed Neighbourhood Plans form part of the formal planning framework and
have to be taken into account when planning applications are decided.

A Neighbourhood Plan must fit within the wider planning
framework, which includes Bedford Borough Council’s Local
Plan 2030 and national planning policy.

We must follow an official process of consultation and gathering evidence. Before
the Plan can come into force, it must get the backing of
a majority of residents voting in a local referendum.
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Why should we do it?

A public meeting in August 2019 supported Ravensden having its own
Neighbourhood Plan.

Steering Group Members

The Parish Council set up a Steering Group
of local residents and Parish Councillors to
oversee a plan for the whole Parish.

Steve Arnold Chair Resident
Jane Ferguson Parish Council Member, Secretary
Sue Jacobs Parish Council Member, Treasurer
Alison Myers Parish Council Member
Allan Schofield Resident
Colin Slade Resident
David Jacobs Resident
John Mabberley Resident
Alan Carvell Resident

Preparing a Neighbourhood Plan

✓ Gives all of us a clear say in the parish’s future – how much and what kind of
development, where it should go, and what should be protected and enhanced.
✓ Gives us a plan which must be taken into account in deciding planning
applications.
✓ Helps decide future priorities from local evidence and local opinions on a range
of important issues
✓ Gives the Parish more influence with the Borough Council and other agencies
when discussing land, facilities or infrastructure, or measures to reduce the
impacts of developments
✓ Enables the Parish to retain 25% of the Community Infrastructure Levy. The
Borough Council charges developers for this to help fund facilities or
infrastructure needed because of their development (e.g. road safety
improvements, green spaces)
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The BIG Issues

For us the key issues at the moment are:

#
#
#
#

East - West Rail
Possible future housing developments
Traffic and transport
How to protect Ravensden’s rural character

The plan is for the whole of Ravensden Parish
Bolnhurst & Keysoe

Thurleigh

Wilden

Clapham

Brickhill

Renhold

This area is now in Brickhill Parish and is not in the
Ravensden Neighbourhood Plan area.
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The East-West Rail Link
On 30th January 2020 an announcement was
made on the preferred route option for the
section of the East-West Rail Link between
Bedford and Cambridge.

The selection of the northern route ‘Option E’
benefits Bedford but has a profound impact on
Ravensden since it cuts right through the
Parish. The promoters are due to consult
separately on a detailed route within the
published corridor.
The East-West Rail announcement adds to the
importance of having our own Neighbourhood
Plan. It will give us up-to-date evidence and will
reflect the views of local people on a wide
range of issues.
Preferred Route Option E*

Wood End
B660

Route
Boundary

Graze Hill
Church End

Ravensden X-Roads

Midland Mainline
Rail

* Route Shown is interpreted from Overview Sketch provided by E-W Rail
Exact route to be determined after consultation
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East – West Rail Link

2019 - completed

2020-2021

ADDITIONAL INFORMATION

2021-2022

Our Neighbourhood Plan will be vital in influencing the
route alignment and ensuring environmental protection
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2022-2024

2025

Some Questions

1. Have we got the key issues right ?
2. Are there other major issues ?

Use the Post-it notes or the Flip Pad to tell us what you think

This event will now provide a bit of background on a range of topics and ask you
some questions about each of them. These are only suggested questions.
The topics are:
Housing
Environment
Employment
Getting About
Heritage
Amenities and Facilities

Please feel free to give us your thoughts on any or all of them.
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HOUSING - 1

Ravensden has about 350 residential properties. The main concentrations are at
Church End, Ravensden Crossroads, and Cleat Hill. There is a small community of park
homes at Bedford Road.
Bedford Borough Council has approved up to 165 houses at Graze Hill, adjoining
Woodlands Park. This will extend the built-up area into Ravensden and increase the
total number of houses in the village by nearly 50%. Although they will be accessed
from a new roundabout on the top of Cleat Hill, these houses will relate more to the
Bedford urban area than to Ravensden.

In the rest of the parish, the Borough Council’s Local Plan 2030
provides the present framework for housing development:
Ravensden Settlement
Policy Area (SPA)

•

There are no designated growth
settlements or service centres in
the parish where other large-scale
housing developments should go.

•

Church End has a longstanding
Settlement Policy Area (SPA)
boundary around the main part of
the village. Within the SPA, new
development/redevelopment will
be acceptable in principle.

SPA Boundary

Village Open Space
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HOUSING - 2

The Old White Lion

•

•
-

Ravensden Crossroads is defined as a Small
Settlement. There is no defined boundary.
These comprise a distinct group of 30+
dwellings where new housing will be
supported if it contributes positively to the
character of the settlement and is appropriate
to its surroundings.

Outside SPA’s and Small Settlements, new housing will only be permitted for
replacement dwellings, extensions, or to meet a particular local need (e.g. for
agriculture), OR
other development proposals on sites which relate well to a Settlement Policy Area or
Small Settlement. Such proposals must respond to an identified community need,
have community support, are of an appropriate scale/form, and contribute positively
to the character of the settlement.

In 2016 Bedford Rural Communities Charity surveyed housing needs in the Parish. This
identified a need for around 6 affordable housing units and 5-10 open market units. This
work was finished before well before the approval of 165 new houses at Graze Hill, which
is due to include 50 affordable homes, and the 8 new dwellings developed on the ‘Curry
Mansion’ site at Ravensden Crossroads.
Bedford Council will soon start to review its Local Plan 2030. This will decide how much
new housing should go in the Borough, and where it should go, in the longer term. The
Borough lies in the Oxford-Cambridge Arc. The Government wants to see up to 1 million
new homes built across the Arc by 2050. Bedford Council has also been struggling to meet
Government housing land supply requirements.
So it is possible an updated Borough Local Plan could consider allocating more housing
to Ravensden.
The Neighbourhood Plan will give the Parish a
strong voice in the Local Plan Review,
helping determine how much, if any,
new housing should be built in the parish,
and where it could go.
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Housing – Some Questions

1. Do you think that there will be a need for more housing
in Ravensden parish in the next 15-20 years?

2. If more houses were to be built, how many do you think
would be appropriate?
Graze Hill Development

3. If there were more houses, what types do you think should be built?
e.g. affordable/starter homes, social housing, retirement/sheltered homes,
bungalows, smaller houses (1-2 bed), larger houses/family homes (3+ beds), flats,
or a mix of these.

4. If new houses were built, what sort of sites should be considered?
e.g. brownfield sites (where there has been development in the past), greenfield sites
(e.g. agricultural land), all on a single large site, or small developments around the
parish.

5. Do you think existing infrastructure or services
could support more housing?

6. What else do you think about this topic?
Housing Development in the 1960s

Use the Post-it notes or Flip pads
to tell us what you think
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ENVIRONMENT

We are going to hold “Green Infrastructure” workshops in the next few months to get
more detailed thoughts on the local environment. But in the meantime, we would
welcome your thoughts on the local environment.
Ravensden is largely rural in character. Gently rolling topography consists of ridges and
broader areas of higher ground separated by subtle valleys and small streams (Ravensden
Brook and Renhold Brook). There are panoramic views from Cleat Hill and Graze Hill over
Bedford and Clapham to the south/west, and towards Sunderland Hill (the water tower)
and Church End (All Saints Church) to the north/east.
There are blocks of ancient woodland west of Sunderland Hill, and wooded entrances to
Church End and at Butler Street which soften the approaches to the village. There are
protected trees in various parts of the parish, e.g. at All Saints Church. A number of Village
Open Spaces have been defined at Church End.

An extensive network of footpaths and bridleways cross
various parts of the parish, some of these well-used by walkers
and horse-riders. Grassed roadside verges planted with daffodils
and wildflowers add to local character in many parts of the parish.
The recently approved housing development at Graze Hill will include a large extension
(9.4 hectares) to Brickhill Country Park, and local play areas.
Whichever route is chosen for the East-West railway line,
it will have a profound effect on the character and
appearance of the local countryside, biodiversity,
key views, footpaths and bridleways,
and the tranquility of the area.
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ENVIRONMENT– Some Questions

1. What parts of the local environment do you value most and why?

2. What should be protected or enhanced?

3. How do you think developments should be blended into the environment?

4. What else do you think about the local environment?

Use the Post-it notes or Flip pads
to tell us what you think
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EMPLOYMENT

There is limited employment provided in Ravensden Parish, but quite a few homebased businesses.
Premises-based employment is provided in sectors such as education, sport,
catering/hospitality, social care, construction, retail, motor, haulage and
distribution, light industry, waste recovery/recycling, agriculture, and equestrian
and animal welfare.
Some ways of sustaining the parish and helping to reduce commuting is to
consider attracting more employment or encourage growth within businesses
already here.
To do this, perhaps more land or premises will be needed for new businesses or
to help existing businesses expand.
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EMPLOYMENT – SOME QUESTIONS

1. Do we need more employment in the
Parish?

2. What other local employment do we need, if any?

3. Should the plan allocate land or premises for new or expanding businesses?

4. Should home working be encouraged more? If so, what extra or better
facilities should be promoted to assist with this?

5. Do you run a local business? If so please leave details with us so we can send
you a business survey form.

6. What else do you think about this topic?

Use the Post-it notes or Flip pads to tell us what you think
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GETTING ABOUT
Ravensden has been affected by rising traffic
levels as much as many other areas.

Footpath along Ravensden Brook

The B660 carries large volumes of traffic into
and out of Bedford from outlying villages.
Thurleigh Road/Butler Street and Oldways Road
are heavily used in peak periods as a cutthrough between the A6 and the Bedford
bypass. This often leads to significant queuing
at Ravensden Crossroads. Although restricted,
Graze Hill Lane is used by some to avoid the
Crossroads but is unsuitable for anything but
local traffic. Speeding vehicles are a problem on
the road network.

Some inconsiderate parking at school drop-off and collection times has become
an issue in Church End and Vicarage Close. There is generally more on-street
parking in the parish as household car ownership increases.
There are very limited bus services through Church End (connecting to Renhold)
and through the Crossroads (more direct to Bedford), but they are not linked.
Roadside footways are provided in most of Church End, the Crossroads and Cleat
Hill. But there are notable omissions along some of the busiest roads, giving rise
to concerns for pedestrian safety (e.g. Oldways Road and the upper parts of
Bedford Road).
Quieter roads in the village are popular with cyclists.
There is a good network of public footpaths and bridleways.
Many transport issues are beyond what a Neighbourhood Plan
can address but your thoughts will help the Parish Council
decide other priorities and could influence the
highways department, bus companies etc.

15

PLANNING FOR OUR FUTURE
GETTING ABOUT – SOME QUESTIONS

1. Do you have any practical suggestions for ways that traffic/parking in the
parish could be better managed?
2. What about bus services? Would you use them (or use them more) if they
were improved? How could they be improved?
3. Should there be better provision for pedestrians, cyclists, equestrians?

4. What else do you think about this topic?

Use the Post-it notes or Flip Pads to tell us what you think
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HERITAGE

The Cross Roads Ravensden c 1916

All Saints Church stands prominently at the top of Church Hill. It is Grade I listed,
meaning it has the highest level of protection nationally.

Mowsbury Hillfort on top of Cleat Hill
(behind frontage houses and screened
by trees) is a nationally significant
Scheduled Ancient Monument.

Listed properties in Church End, Church Hill, at the Crossroads, Graze Hill
Lane/Wood End, many of them traditionally thatched, are also reminders of a
historic past.

We have to consider the conservation and sustainability
of these assets, as they help form the character and heritage
of the parish in a rapidly changing environment.
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HERITAGE – SOME QUESTIONS

Cottage at Wood End

Mowsbury Hill Fort

1. Should more be done to preserve and enhance our heritage sites and
buildings?

2. What can be done to help the Grade I listed All Saints Church building have a
sustainable future?

3. Should more be made of the protected site of Mowsbury Hillfort ?

4. What else do you think about local heritage?

Use the Post-it notes or Flip Pads to tell us what you think
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AMENITIES AND FACILITIES

Village Hall
Village Shop

Mowsbury Golf Club

Thinking about the amenities and facilities in the parish, we have:

Primary school with its own playing field
Parish church
Village hall
Public house/restaurant
Local shop
Golf course, driving range, clubhouse and squash courts
There are no defined public open spaces, amenity areas or play areas.
The planned Graze Hill development includes a large extension to Brickhill
Country Park as well as some play areas.

Apart from some of Cleat Hill plus Wagstaffe Close and
Glenrose Avenue, there are no street-lights.
The proposed roundabout at the top of Cleat Hill will be lit.
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AMENITIES AND FACILITIES – SOME QUESTIONS

Ravensden School

Horse & Jockey

1. For the size of the Parish, are facilities and amenities about right?

2. If not, what do you think should be provided or improved?

3. What else do you think about this topic?

Use the Post-it notes or Flip Pads to tell us what you think
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What Happens Next?
In addition to monthly meetings the Steering Group have the
following schedule:

Spring
2020

•
•
•
•
•

Launch public meetings – February/March
Questionnaires distributed to all residents
Questionnaires returned & Analysed
Local businesses and stakeholders contacted
Green Infrastructure survey commissioned

•

Our neighbourhood plan must meet certain specified ‘basic conditions’.
These are to ensure the plan has regard to national policy and guidance and
is in general conformity with adopted local plan policies. The Steering Group
will work during the coming months to ensure these legal requirements are
met whilst promoting the needs, priorities and visions identified during our
consultations.
There will be opportunities for the public to comment on a draft vision for
the Parish and a range of options for the future.
Stakeholder meetings

Summer
Autumn
2020
•
•

•

Winter
2020/2021

Based on public consultation feedback, we will aim to prepare a draft plan
for public comment around the end of 2020. This is an obligatory formal
step known as ‘pre-submission’ consultation (Regulation 14).
Final draft based on feedback and continuing consultations will be prepared
for submission to Bedford Borough Council. If all goes according to
schedule, this will be achieved in early 2021.

•

•

Spring
2021

Autumn
2021

•

•
•

Bedford Borough Council will carry out their own consultation on the
plan and check the necessary documents have been provided.
Following a period of publicity the Borough Council will arrange an
independent examination to check the plan is sound, the technical
reports have been completed and legal guidelines have been met.
Subject to any changes the assessor recommends, the plan will be put to a
local referendum within the Neighbourhood Plan area. A majority is
required in favour of the Plan before it can come into effect.
Current planning is for this to be achieved by late 2021

Further consultation meetings and events will be held
with progress & updates posted on the Website - at
https://ravensdenplan.info
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All your comments and suggestions are extremely welcome now and as we
continue to draft the plan.
If you think we’ve missed anything, or if there is an issue of particular importance
to you or the community, do please let us know.
A residents’ survey is about to be sent out to every household in the Parish. It
provides a further opportunity for you to have your say. Please make sure you
complete and return this in the Freepost envelope.
The overall vision and objectives for the plan will be developed to reflect what
you have said to us, so your comments are important. We will be consulting you
again later this year as the plan develops, so there will be more opportunities.
YOU CAN HELP
Successful neighbourhood plans are community led and community prepared.
We always need more volunteers. What could you give to the project in terms of
time, experience, skills, resources, enthusiasm? Please speak to one of the
Steering Group.
Are there other ways you think you could help the community in Ravensden? We
would be happy to pass on your details.
Contact us through email : contact@ravensdenplan.info

THANK YOU FOR VISITING
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