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FOREWORD
Ravensden Parish stretches from Cleat Hill/Mowsbury in the south (adjoining the northern fringes of
Bedford), to Church End in the east, Wood End in the west, and land at Tilwick in the north. This plan
contains a positive vision for the future of the whole of Ravensden Parish and a set of policies and
proposals to guide the scale, location, design, and sustainability of development; to preserve and
enhance our unique rolling countryside, our heritage, local facilities and the character and identity of
each of our settlements; and to improve coherence between the main places in the Parish.

The Plan has been produced by the Ravensden Neighbourhood Plan Steering Group, made up of Parish
Councillors and local residents, on behalf of Ravensden Parish Council. Once the Plan has been
finalised, and following a favourable local referendum, it will become part of the formal development
plan (sitting alongside the Borough Local Plan 2030). This is the starting point for deciding planning
applications for development in the Parish – namely, where it should take place and the scale, type
and quality of that development.

The Plan has been drawn up in difficult times with most of the consultation activity and background
work undertaken during the Covid pandemic. The Steering Group wishes particularly to thank local
residents and interest groups who have taken part throughout this process, which has greatly helped
the Steering Group produce a robust plan which reflects the objectives and aspirations of the local
community.

The Steering Group has consulted and listened to the local community, landowners, local
organisations, businesses, and statutory bodies to identify the issues which matter most to them;
carried out its own surveys; and used consultants to draw up a Green Infrastructure Plan and Design
Codes for the parish. The Plan has to be generally consistent with the Borough Local Plan 2030 (which

4

does not require the Parish to accept any significant development beyond what has already been
approved) – and also respect national planning policy guidelines.

The emphasis of the Plan’s policies and proposals is for only small scale housing development in two
new locations to meet local needs; the protection of our most valued open spaces; improving the
design and environmental sustainability of new development, whilst protecting our heritage and local
facilities; priorities for spending on infrastructure related to development; and mitigation measures if
East-West railway is built across the Parish.

The preparation of the Neighbourhood Plan comes against the background of the Borough Local Plan
2030 allocating a site for major residential development at Graze Hill – where outline planning
permission was granted for up to 165 houses and an extension to the country park in 2020.
Development has begun. The Parish Council will receive Community Infrastructure (CIL) monies from
this scheme which it can put towards local projects – the Neighbourhood Plan contains a policy which
sets out the Parish Council’s spending priorities for CIL receipts.

A further issue which has galvanised local opinion is East West Rail. Following a consultation in 2019
into alternative route corridors for a new railway between Bedford and Cambridge, a decision was
announced in early 2020 that the preferred route would come north from Bedford, then through
Ravensden Parish as it turns to head east towards the East Coast mainline near St Neots/Tempsford
and thence on towards Cambridge. In 2021, East West Rail Company held a further non-statutory
consultation into a number of possible route alignments within this corridor – as far as Ravensden is
concerned this boils down to two options, one through the south of the Parish and the other on a
more northerly route through the Parish. A statutory consultation on a preferred route alignment is
expected later in 2022.

Whatever one’s opinion on the principle of this new railway, the hilly topography and the nature of
the countryside in the Parish mean that, if built, the engineering works needed to construct the railway
will have a highly significant – and damaging – impact on the rolling, rural character of the landscape
and the visual amenity of the parish; the setting of our important heritage assets; the tranquillity of
our settlements and residential areas; the enjoyment of our countryside and public rights of way; and
on local wildlife. There will be long term operational impacts too.
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The proposed railway is termed a “Nationally Significant Infrastructure Project” (NSIP) which
ultimately will be decided by national Government under different planning legislation from Local and
Neighbourhood Plans. However, because of the land-use impacts of the scheme, the Parish Council
(which is adamantly opposed to a railway north of Bedford) strongly feels that, if it is built, the
Neighbourhood Plan should put forward measures which seek to mitigate the worst effects of the
project both during its construction and its long-term operation. It will be for Government to decide
what weight should be given to this policy if it decides to approve the project.

Whilst the main part of the Neighbourhood Plan can only concern itself with land-use and
development matters, many other issues arose during public consultation which are important to local
residents and stakeholders. The final section of this document identifies these issues and aspirations
for future action.

The Plan is organised into 11 Sections.

1. Introduction : sets out the purpose of the Plan and the process followed in drawing it up.
2. About Ravensden : describes the parish and its key features.
3. Community Consultation and Key Issues : describes the various stages of community
consultation and the key issues identified.
4. Vision and Objectives : based on public feedback, there is a Vision for the parish in 2030 and
Objectives grouped under broad topic headings.
5. Settlements and Housing : contains policies for the Cleat Hill/Mowsbury area; additional
requirements for any subsequent planning applications at Graze Hill (Ravensden Park); and for
small scale housing on a formerly “brownfield” site at Butler Street and the conversion of
redundant barns next to Cleat Hill Farm to dwellings if a satisfactory access can be provided.
6. Design and Sustainability of New Development : contains a policy for good design and
sustainability in all new development, and links to more detailed Design Codes for the Parish.
7. Green Infrastructure, Local Greenspace and Heritage : allocates a number of local greenspaces
in different parts of the Parish and requires that development should preserve or enhance the
setting of heritage assets.
8. Community and Employment Facilities : Policies to protect existing community facilities and
for new community facilities.
9. Travel and Transport : contains a policy to mitigate the construction and operational effects of
the East West railway if it is built across the Parish in the Plan period.
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10. Implementation, Monitoring and Review : identifies the Parish Council’s priorities for
investment in local community infrastructure, using developer contributions and receipts from
the Community Infrastructure Levy.
11. Other Actions and Aspirations : identifies issues and aspirations which have been identified
from the Neighbourhood Planning process but, because they are not directly related to the use
or development of land, cannot be included in the statutory part of the Plan.

The Neighbourhood Plan includes a Policies Map to show which parts of the parish and areas of land
are covered by policies and proposals, together with more detailed Inset maps for Cleat
Hill/Mowsbury, Ravensden Crossroads and Church End Ravensden.

Accompanying the Plan will be 8 supporting documents which can be found at
www.ravensdenplan.info.

Basic Conditions Report – in preparation
Consultation Statement – in preparation
Housing Sites Assessment Report
Housing Needs Survey
Green Infrastructure Survey and Local Greenspace Assessment
Ravensden Design Codes
Strategic Environmental Assessment Screening Report
Habitats Regulation Assessment Screening Report
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1. INTRODUCTION AND BACKGROUND

1.1

Changes to the land-use planning system in 2011 enabled local communities to draw up formal
Neighbourhood Plans for their areas. The reforms give communities more say in development
decisions in their locality, and in how their local environment could be protected and
enhanced. Many parishes in Bedford Borough have started to prepare a Neighbourhood Plan
for their own area. A number of these plans have been made (adopted) and now form part of
the overall development plan for Bedford Borough.

1.2

In 2019, Ravensden Parish Council decided that a Neighbourhood Plan should be drawn up for
the Parish. Its decision was influenced by a number of factors, including
•

Continuing pressure for significant new housing development on the fringes of Bedford
and in possible new settlements in the area;

•

Bedford Borough being located in the Oxford-Cambridge Arc where up to 1 million new
houses have been proposed by the Government by 2050;

•

Whether local housing needs (as estimated in a 2016 Survey for the Parish) were being
met;

•

The geographical separation of the Parish’s main settlements from each other and the
absence of effective, safe and sustainable connections between them;

•

An aspiration that the Parish’s unique local environment and heritage should be
conserved and enhanced; and

•

Concerns that proposals by the East West Rail Company (EWRCo) for a new railway
linking Bedford and Cambridge would come through Ravensden.

1.3

Neighbourhood Plans set out planning policies which, along with those in the adopted Local
Plans for the area, must be considered when applications for planning permission are decided
by the local planning authority (Bedford Borough Council), unless material considerations
indicate otherwise. Policies in the Neighbourhood Plan have to be in general conformity with
the planning authority’s Development Plan1, but policies already in adopted Local Plans do not
need to be duplicated in Neighbourhood Plans, as they sit alongside each other. The

1

In Bedford Borough, these are: the saved Local Plan 2002 policies; the saved Minerals and Waste Local Plan 2005

policies (and the strategic sites policies 2014); the continuing policies in the Allocations and Designations Local Plan
(2013); and the Bedford Borough Local Plan 2030 (adopted in 2020). Bedford Borough Council is currently preparing a
new local plan. The Draft Plan 2040: Strategy Options and Draft Policies consultation was held in summer 2021. It is due
to be adopted in December 2023.
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Neighbourhood Plan also has to take into account the Government’s National Planning Policy
Framework (NPPF 2021). Policies and proposals must also focus on land-use matters.
1.4

The Neighbourhood Plan also has to meet a number of basic conditions to ensure it complies
with official regulations and reflects wider policy considerations. There has to be a clear process
of public consultation, and the Plan has to say how consultation responses have been taken into
account. It has to ensure that statutory environmental assessment and nature conservation
requirements have been properly considered. An independent examiner, appointed by the
Borough Council in consultation with the Parish Council, will review the draft Plan and its
supporting documents to ensure it meets the basic conditions. They then recommend whether
or not it should proceed to a local referendum with or without any modifications. The
Neighbourhood Plan only then comes into legal effect (“made”) if a majority of those registered
electors in the parish who take part in a local referendum have voted in favour of it.

1.5

With backing given at a public meeting in August 2019, Ravensden Parish Council applied for the
whole Parish to be designated as a Neighbourhood Plan area and this was approved by Bedford
Borough Council in October 2019. Figure 1 below shows the designated area2.

1.6

A Neighbourhood Plan Steering Group was set

up by the Parish Council. Its membership is made up
of a number of residents from different parts of the
parish, together with several Parish Councillors. The
Steering Group has responsibility for progressing the
preparation of the Plan, including necessary
research, the preparation of background documents,
community and stakeholder engagement, and
statutory consultation.
1.7 The Steering Group has carried out extensive
consultations

to

promote awareness

of the

Neighbourhood Plan; to find out what the
community thinks about the local area; what is
Fig. 1 Ravensden Parish – Designated Area

valued; what should be changed or improved; and to
present emerging proposals for public comment.

2

In 2015, Woodlands Park was transferred from Ravensden Parish into Brickhill Parish (in the Bedford urban area) after a

boundary review. The Neighbourhood Plan relates to the area embraced by the current Parish boundaries.
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Community engagement has included regular newsletters and publicity flyers, social media, a
dedicated website, drop-in events, Residents’ surveys/questionnaires, a survey of local
businesses, and a Green Infrastructure Survey and Local Greenspace assessment. Design Codes
have been drafted by consultants. The Steering Group has sought to ensure the Neighbourhood
Plan reflects local needs and aspirations, and feedback has helped shape the content of this Plan.
The evidence gathered from public consultation is considered at appropriate sections of the
Plan. The accompanying Consultation Report gives more details of each of the individual
consultation exercises.
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2. ABOUT RAVENSDEN

2.1

Ravensden Parish lies immediately to the north of the urban area of Bedford. It covers an area
of approximately 930 ha of mostly open countryside. Its population is around 7203. There were
approximately 338 dwellings within the current Parish boundaries at the time of the 2011
Census4. Given that only a small number of new dwellings have been completed since 20115,
there are now some 342 dwellings.

2.2

Historically, the Parish comprised a number of scattered hamlets known as “Ends”, which include
Graze Hill and Wood End in the west of the Parish, Church End close to the eastern boundary of
the Parish, and Struttle End on the borders of Renhold Parish. Settlement also developed at the
Crossroads where Oldways Road and Butler Street/Thurleigh Road meet the Kimbolton Road,
which is the main radial route (B660) running northwards from Bedford through the Parish.
Oldways Road runs south-east from the Crossroads towards Renhold (and thence to the A421
Bedford bypass), and Butler Street/Thurleigh Road lead north-westwards towards Thurleigh
(and thence to the A6). The Cleat Hill area in the south of the Parish, close to the edge of Bedford,
is of a more suburban character - separate from Bedford but a transition from urban to rural comprising some larger properties in well-landscaped grounds, two residential cul-de-sacs and
the undeveloped and partly open frontage to Mowsbury Golf Course.

2.3

The landform of the Parish is distinctive: two steep ridges enclose the valley of the Ravensden
Brook; the presence of steep hills and lanes rising up the valley sides or traversing ridges is a key
local feature. The valley of Renhold Brook - which includes Freeman’s Common (a “gap” between
Bedford and Ravensden) and Mowsbury Golf Course - lies in the south of the Parish, with its
valley floor at around 40m AOD (Above Ordnance Datum). The land rises steeply to Mowsbury
Hill, which, with Graze Hill, forms an extensive ridge running northeast–southwest at around
60m AOD, from which there are panoramic views north over the valley of Ravensden Brook

3

Woodlands Park was transferred from Ravensden into Brickhill parish in 2015 following a parish boundary review so the

2011 Census figures cannot be used directly. The Parish’s population in the 2011 Census within the former parish
boundaries was 1,961, having increased by 1,250 between 2001 and 2011 due to the development of Woodlands Park,
so by deduction approximately 720 is the resulting 2011 population estimate within the present day parish boundaries.
4

By deducting housing completions in the Ravensden part of the Woodlands Park development at March 2011 from the

Census dwelling figures, it is possible to derive a reasonably accurate estimate of the number of dwellings remaining
within the new Ravensden parish boundary as at 2011 (i.e. 338).
5

Source: Bedford Borough Council Annual Housing Monitoring reports
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towards Sunderland Hill (and the 30m high landmark water tower) and towards Church End
(including the 12th Century Grade I listed All Saints Church); and south over the urban area of
Bedford towards the Marston Vale. The site of the Mowsbury Hill Fort Scheduled Monument,
surrounded by the Golf Course on three sides, commands a prominent position at the eastern
end of this ridge.
2.4

From the top of Cleat Hill/Graze Hill, land drops northwards towards Ravensden Brook (around
40m AOD), before rising sharply to around 70m AOD to form a broad clay plateau, which merges
into the neighbouring Parishes of Thurleigh and Wilden. The boundaries with these Parishes are
largely unmarked by physical features. Blocks of ancient woodland lie in the centre and north of
the Parish - Great and Little Woods on the valley side, and Tilwick Wood on the plateau to the
north.

2.5

Ravensden Brook and Renhold Brook join to the east of the Parish to form a minor tributary
which flows into the River Great Ouse near Castle Mill Lock, east of Bedford.

2.6

Nature conservation designations in the Parish include Tilwick Meadow Site of Special Scientific
Interest (one of 8 such sites in Bedford Borough), Mowsbury Hill Local Nature Reserve, 5 County
Wildlife Sites, and the Traylesfield Roadside Nature Reserve (Graze Hill Lane). There are no
designated European nature conservation sites in the Parish, although much further
downstream on the River Great Ouse are the Portholme and Ouse Washes Special Areas of
Conservation.6

2.7

The Parish has numerous public rights of way (footpaths, bridleways and Bridleways Open to All
Traffic (BOAT), such as the historic Green Lane along the ridge between Church End and the
Kimbolton Road), and some narrow lanes (e.g. at Traylesfield in the north-west of the Parish).

2.8

Agriculture is the primary land-use – the Parish has productive arable and livestock farming.
Much of the upper farmland is Grade 2, which means it is some of the most valuable and versatile
agricultural land in the country. Some areas retain a strong hedgerow framework, particularly
where there are smaller fields and pasture, such as the land between the site of Mowsbury Hill
Fort and Oldways Road.

2.9

The main settlements are geographically separated from each other by intervening countryside.
Each settlement has its own unique character. In the east, the settlement of Church End has
spread out north-eastwards from All Saints Church. Much of this is linear, frontage development,

6

Special Area of Conservation is a European nature conservation designation. Ouse Washes is also a Special Protection

Area and a Ramsar site, which are also European designations.
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consisting of detached and semi-detached houses and bungalows built in the 1960’s and 1970’s,
filling gaps between older dispersed properties, whilst a cul-de-sac (Vicarage Close) of detached
houses and bungalows on the eastern side leads to the local primary school. Charity Field
provides a break in the built frontage on the western side. With Ravensden Village Hall at its
foot, Church Hill climbs up towards Church End and includes a number of attractive listed
properties. There are about 95 dwellings in Church End and Church Hill combined.
2.10 On the western side of Ravensden Crossroads is modern terraced housing at Sunderland Close
and at the former Curry Mansion site on Bedford Road. Mixed residential development leads
south part of the way up the west side of Bedford Road. The Wayside Farm residential park
homes site is a retirement community located off the east side of Bedford Road, somewhat
detached from the rest of this settlement. In Butler Street there are various residential and
commercial premises (including a telephone exchange building served off a stopped-up length
of highway) on the south side, whereas the north side is generally open countryside, with views
of Sunderland Hill, the iconic water tower and the Grade II listed Sunderland Grange.
Immediately to the east of the Crossroads is the village shop and commercial garage premises,
and further housing including a short cul-de-sac of bungalows to the south (New Close) and a
small gated development on the north side of Oldways Road. There are some 50 dwellings
around the Crossroads and another 53 at Wayside Farm Park.
2.11 In the south of the Parish, there are two residential closes to the east of B660 Kimbolton Road
(Glenrose Avenue and Wagstaff Close). As the Kimbolton Road climbs north towards Cleat Hill,
there is, on its east side, the largely undeveloped and open frontage of the Mowsbury Golf
Course and its car park, which also provides pedestrian access to the Mowsbury Hill Fort site.
Several large residential properties in extensive grounds are located to the north of the car park.
On the west side of Cleat Hill (separated from the Bedford urban area by agricultural land at
Freemans Common) are further individually designed detached houses and bungalows, which
turn the corner on to the ridge. Here, on the northern side, is the Grade II listed Cleat Hill
Farmhouse and distinctive brick-built agricultural and storage barns. There are some 75
dwellings in the Cleat Hill area.
2.12 As the B660 turns north from Cleat Hill down towards Ravensden Crossroads, a new roundabout
is being formed to provide the sole means of vehicular access to a proposed housing
development at the southern foot of the hill (Ravensden Park, 165 dwellings) and to an extended
Brickhill Country Park.
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2.13 The narrow Graze Hill Lane leads along the ridge before turning east to descend into the valley
and join the Thurleigh Road at Wood End. There are scattered dwellings (some listed) and farms
along parts of this narrow and winding country lane.
2.14 Beyond Great and Little Woods (defined as ancient woodlands) and on the plateau is an area of
open agricultural land leading towards Tilwick Wood and Meadow SSSI (Site of Special Scientific
Interest) with a network of bridleways and footpaths. This area has a remote and tranquil feel,
despite its relatively close proximity to Bedford and the B660. The landmark Ravensden Water
Tower sits at one of the highest points in the Parish.
2.15 Residential commitments as of March 2021 (i.e. unexpired planning permissions yet to be built
out) included Ravensden Park (165 units), 8 units at the former Curry Mansion site at Ravensden
Crossroads7, and 3 other single dwellings, giving a total of 176 dwellings with planning
permission but not yet completed. Assuming all these commitments are built, there will be some
518 dwellings within the designated Parish boundary – more than a 50% increase over the 2011
dwelling estimate.
2.16 Employment facilities are small-scale and include a commercial garage, village shop, builders
yard and office, cattery, several livery businesses/stables, the primary school, a public
house/restaurant, small light industrial and storage units (e.g. at Willow Farm and at Struttle
End), a commercial green waste facility, and several large farms.
2.17 Traffic is a significant issue. The B660 carries large volumes of traffic into and out of Bedford,
including HGVs serving the commercial green waste facility at Sunderland Hill. Vehicle Activated
Sign (VAS) data has been collected at locations on Cleat Hill and on Oldways Road. At Cleat Hill
100-150 southbound vehicles were recorded in the weekday morning peak hour in
September/October 2021, out of an average weekday daily flow of around 730 vehicles. A survey
conducted at the same location in 2017 recorded between 80 and 120 vehicles in the morning
peak.8 A further concern is the proportion of vehicles on Cleat Hill which exceed the 30mph
speed limit - in 2021, this was nearly 40% of vehicles, and an even higher proportion occurred in
the 2017 survey. Coupled with the absence of footways/cycleways along parts of the B660 and
the limited width/standard of repair of some existing footways, there are serious road safety
concerns, which are likely to be exacerbated by increased traffic from the Graze Hill (Ravensden
Park) development.
7

Completed February 2022

8

The higher figure in 2021 may in part be due to traffic diverting away from major roadworks on the A6 in Bedford, but

the Ravensden Park development will add to traffic demand on this part of the network once development proceeds.

14

2.18 On Oldways Road, eastbound flows in the morning peak hour in 2018/9 occasionally exceeded
200 vehicles (i.e. higher than the peak flow at Cleat Hill), and in the evening peak hour, flows
westbound sometimes reached 150 vehicles. Whilst the morning peak hour traffic flows on
Oldways Road were higher than those on the B660 at Cleat Hill, the average daily weekday flow
was somewhat lower (600). This confirms anecdotal evidence that Oldways Road is heavily used
during the peak as a “rat run” as part of a route between the A6 to the west and eastern Bedford
and the A421 to the east, but is quieter outside the peak. Some 25% of vehicles were recorded
exceeding the 40mph speed limit on Oldways Road. The volume and speed of traffic allied with
incomplete roadside footways and the width, standard of construction and condition of this
minor road, give rise to serious highway safety concerns for walkers, cyclists and horse-riders.
2.19 Although there is no VAS data for B660 Bedford Road, similar traffic flows and daily patterns are
experienced as have been recorded at Cleat Hill. Despite there being a 30mph speed limit
through Ravensden Crossroads, the location between two downhill stretches of the B660 with
either a 50mph (Sunderland Hill) or a 60mph limit (Bedford Road), gives rise to a significant
speeding problem on this section of the road. In addition, the proximity of some residential
properties near the Crossroads to the B660 renders them liable to higher levels of traffic noise
and pollution. There is no footway between the Wayside Farm site and the top of Cleat Hill, nor
up Sunderland Hill. Given concerns for road safety in various parts of the Parish, even short
distance journeys are heavily weighted towards use of the private car.
2.20 The Ravensden Crossroads junction is over capacity at peak periods9 with queues regularly
forming on the approach arms of both Oldways Road and Thurleigh Road/Butler Street. There is
little or no scope for physical improvement to the capacity of this junction, notably on Oldways
Road due to the proximity of neighbouring premises which includes a Grade II listed building.
This section of the Parish road network also stands to be adversely affected by traffic generated
from major new residential developments, including the Ravensden Park scheme in the south of
the parish and also developments further afield.
2.21 There are currently three scheduled bus routes through the Parish, two connecting the
Crossroads and Cleat Hill with Bedford to the south and other villages further north (28 and 28A).
The third service is a loop linking Church End and villages to the east with Bedford (27). The
Crossroads and Church End services do not interconnect within the Parish. There are bus stops
in Church End (southbound near the Horse and Jockey PH), and on the B660 at Ravensden

9

Appeal reference APP/K0235/W/20/3256134, Salph End Renhold, Statement of Common Ground – agreed position

between the appellant and Bedford Borough Council as highway authority
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Crossroads (southbound) and at the top of Cleat Hill (northbound). None of the local public
transport services is well patronised but they remain vital to an ageing local population as well
as to younger people for journeys to school or college, for example. The limited service
frequency, and lack of services in the evenings and on Sunday/Bank Holidays, adds to
dependence on the use of cars in the Parish.
2.22 The public consultation held in 2019 by the East West Rail Company into alternative route
corridors for the central section of East-West Rail between Bedford and Cambridge, followed by
the announcement in early 2020 that the preferred route corridor would run through the Parish,
will, if it is implemented, have very significant implications. Each of the railway alignments
subsequently consulted on in 2021 would cut across the undulating and sensitive topography of
the parish, as the railway rounds the north side of Bedford before heading eastwards towards
St Neots/Tempsford, and then on to Cambridge. Very extensive earthworks, cuttings,
embankments, bridges and viaducts would be required on either alignment, drastically changing
the character of the local landscape, taking away prime agricultural land, and seriously impacting
local visual and recreational amenity. This notably tranquil Parish, its settlements and many
residential properties will be subjected to considerable disturbance, both during construction
and then throughout the operation of the railway. The settings and significance of the nationally
important Mowsbury Hill Fort Scheduled Monument and All Saints Church (Grade I listed) as well
as other listed buildings throughout the Parish could be adversely affected; and parts of the
ancient woodlands at Great and Little Woods could potentially be compromised.
2.23 Subject to statutory approvals, construction of a railway between Bedford and Cambridge could
start in 2025 with its opening projected for 2030. As East West Rail is a Nationally Significant
Infrastructure Project (NSIP), a formal decision on it will be made by Government outside the
normal development plan/development management system. However, the Neighbourhood
Plan will be a matter to be taken into account in a Local Impact Report which the planning
authority has to prepare. The Secretary of State is obliged to have regard to any matters he
considers are both important and relevant to the decision. The Neighbourhood Plan therefore
contains a policy relating to the land-use impacts of the scheme.
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3

COMMUNITY CONSULTATION AND KEY ISSUES

3.1

Effective community engagement is an integral part of preparing a Neighbourhood Plan, at all
stages of the process. A full record of consultation activity will be contained in the Consultation
Report. A number of activities were held to promote local awareness of the Plan, to find out
what Parish residents thought about the local area, including what was good, what should be
changed, what could be improved, and what residents considered to be the main priorities.

3.2

Residents were kept informed throughout the process through newsletters and flyers delivered
to all dwellings in the Parish, posters on noticeboards, consultation events, and a dedicated
neighbourhood planning website (https://ravensdenplan.info), which contains all relevant
information (for example, feedback from the various consultation events and the results of
separate questionnaires). The newsletters are also available on this website. A parish email
network and social media were also used.

3.3

In addition to resident consultation, it was recognised at the outset that the views of local
employers, landowners and stakeholder bodies were central to developing the Plan. Electronic
communication was encouraged, and all email activity was logged in a central record. Postal or
hand-delivered responses were also accepted.

Start-up and Launch 2019-2020

3.4

Following designation of the Neighbourhood Plan area, a newsletter from the Parish Council
delivered to all dwellings in the Parish in November 2019 initiated the start of the
neighbourhood planning process and informed everyone that a Steering Group had been
established, explained its purpose, and set out an approximate planning timeframe. This was
followed in January 2020 by the first of a number of newsletters from the Group to all
households in the Parish (sent both by email and delivered in hard copy form to each dwelling).
This newsletter reinforced the purpose of the planning exercise and invited everyone to two
launch meetings, and it was supplemented by posters located in strategic places in the Parish.

3.5

The launch events took place on 29th February 2020 and 7th March 2020, the former at the
Mowsbury Golf Course clubhouse (located at the southern end of the Parish) and the latter at
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Ravensden Village Hall (at the north-eastern end). The format was identical at both, and they
were organised with the aim of achieving events that were open and accessible to all members
of the local community. The launch consultation event provided details of what a neighbourhood
plan is and the stages and timelines to take the initiative forward.
3.6

108 people attended the launch events (approximately 15% of Parish residents) and shared their
views and thoughts on what challenges the Parish faced and how these should shape its future.
Members of the Parish Council and Steering Group were on hand to answer questions, and
attendees were encouraged to share their ideas and comments using ‘post-it’ notes which were
later collated and used to help formulate the plan and inform the content of further
consultation10.

Residents' Survey March 2020

3.7

The Steering Group undertook a survey of residents of the Parish in March 2020. The survey
was conducted for the Group by Bedfordshire Rural Communities Charity (BRCC), using both
'Survey Monkey' for electronic responses and hard copy returns (delivered to each dwelling)
using pre-paid post envelopes11.

3.8

In total 122 responses were received, equivalent to about 35% of the dwellings, or 17% of the
population in the Parish. The majority opinion was for future residential development to be
strictly limited, and the rural and semi-rural character of the Parish to be maintained.
Respondents strongly valued the quality of the Parish environment and its quietness. For some,
these were key reasons why they choose to live in the Parish, and there was little desire to see
this threatened by substantial development. The majority of respondents reported high levels
of satisfaction with many aspects of the infrastructure and environment, including the sense of
community, the provision of communication within the Parish, the availability of green spaces
and footpaths, and the general provision of services and facilities.

10

A summary of the outcomes and issues raised can be found on the Plan website at

https://ravensdenplan.info/application/files/2915/9221/0085/Launch_Events_Comments_Summary.pdf (see Appendix B).
11

The full report (and other survey data) is available at

https://ravensdenplan.info/application/files/3215/9051/0907/Residents_Survey_Mar_2020_Reports_and_Data_Contents_List.pdfhtt
ps://ravensdenplan.info (see also Appendix C).
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3.9

Nonetheless, some concerns were expressed, with major ones being traffic related issues
(increased volumes, including the growth in rush hour A6 to A421 traffic, speeding, HGV use on
inappropriate roads, and the associated dangers to pedestrians), and the proposed East-West
rail route which was widely opposed and thought to be totally inconsistent with the character
of the Parish. Other concerns were also frequently expressed about: the availability of regular
bus services; the speed and capacity of broadband; the provision of leisure areas at Church End;
and the maintenance of footpaths.

3.10 In relation to the future of housing provision, given that outline planning approval had recently
been granted for the Ravensden Park development at the south of the Parish at Graze Hill, there
was very little support for any further substantial residential development, with 52% of
respondents wanting little or no more housing development. If some development was to be
considered, a majority supported growth limited to 10-50 properties over a 15-20 year period,
using brownfield or small available sites throughout the Parish. There was some support for
smaller dwellings suitable for starter homes and downsizing. There was no support for larger
single site developments or the use of agricultural land for building, or for any significant social
housing.
3.11 Respondents were cautious about the desirability of and opportunities for further economic
growth in the Parish. Improving public transport was identified as the highest priority to support
any development, but the only other factor to gain any significant support was a modest growth
in individual business units, perhaps using surplus farm buildings. Overall, whilst there was some
support for enhancing local businesses (e.g. the shop, pub, etc.) there was little support for
developing significant new employment in recognition of the Parish's close proximity to Bedford.

Business Survey 2020

3.12 Separately, a survey was also conducted of local businesses, although given the rural and semirural nature of the Parish these are very few in number. Despite a follow-up, very few responded
and comments (although taken account of by the Steering Group) were not statistically
significant.
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Green Infrastructure and Local Greenspace Survey Consultation 2020/1

3.13 Further resident and landowner participation took place in relation to the Green Infrastructure
Plan and Local Greenspace assessment in 2020/21. The outcomes of this consultation process
are set out in more detail in Section 7.

Landowner Consultation 2021

3.14 Owners of sites in the Parish put forward for potential housing development in Bedford Borough
Council’s calls for sites for the 2030 Local Plan and the Local Plan Review were also consulted
about the conclusions of the Steering Group’s report on site suitability, and several responses
were received and logged.

Residents Consultations September/October 2021

3.15 At the end of September 2021, a “drop-in” event was held at Ravensden Village Hall to update
residents on the work undertaken by the Steering Group, to seek views on a Vision and
objectives for the plan, to obtain opinions on emerging proposals for housing sites and local
greenspace designations, and on design guidance/codes for the parish. Although the event was
limited to a single location as we emerged from Covid-related restrictions, it was attended by
over 50 residents. This event had been publicised in advance by way of a newsletter distributed
to every household, posters, and email/social media. All the drop-in event material was
published on the Neighbourhood Plan website.
3.16 At the same time a questionnaire was made available to residents both in hard copy at the dropin event and through email, social media channels and the website – to capture more views on
the emerging proposals for the Plan. This closed in the first week of October 2021 and obtained
66 responses. There was almost unanimous support for the Plan’s suggested Vision and
Objectives, for the need for design guidance and codes in the Plan, and for the modest scale of
housing growth proposed. Significant majority support was given to the two small scale housing
sites put forward and the suggested Local Greenspace allocations.
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Key issues from public consultation
1. There was confirmation that there should be limited or even no more housing once Ravensden
Park and the Curry Mansion sites are developed. If there is to be more housing, there should be
some smaller properties for starter homes and downsizing, to meet local needs. Small
brownfield sites should be used in preference to agricultural land. The two proposed small
housing sites gained significant backing from those who replied to the 2021 questionnaire.
2. Our environment and greenspaces are highly valued and should be protected. The Local
Greenspace proposals have obtained considerable support.
3. More needs to be done to protect local heritage, improve design quality, and enhance the
character of each of the separate localities in the parish. The suggestion that there should be
design codes for each locality, as well as the Parish as a whole, reinforced by policies in the Plan,
received almost complete support from questionnaire respondents.
4. Traffic issues are prominent amongst residents’ concerns. Highway safety improvements are
considered to be much needed (e.g. footways alongside the main roads and speed restrictions).
5. There need to be better and safer physical linkages between the various parts of the parish, so
they are more sustainably interconnected.
6. If implemented, the East West Rail scheme will seriously harm local residential, visual, and
recreational amenity and damage local landscape character.
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4. VISION AND OBJECTIVES

4.1

Neighbourhood planning gives communities the opportunity to develop a shared vision for their
area12. This Neighbourhood Plan sets a Vision for what the Parish could be like in 2030. Based
on the issues identified at the various stages of public consultation, the research undertaken by
the Steering Group, and the policies set at Local Plan and at national level, a draft Vision was
presented to and endorsed by a large majority of attendees at the September 2021 public
consultation event and through the related questionnaire responses.

4.2

The Neighbourhood Plan Vision is as follows:

By 2030, Ravensden Parish will be:
•

A sustainable, safe and well-integrated place in which to live, work and spend
leisure time, and which is responsive to climate change and decarbonisation
objectives

•

A rural/semi-rural area containing compact settlements which meet local
needs; whose character and integrity are safeguarded through high quality
design; and which are set in attractive and accessible countryside which also
provides a buffer to large-scale expansion of Bedford

•

Part of a thriving, cared-for natural and historic environment

Objectives
4.3

The Neighbourhood Plan sets some Objectives for achieving the Vision and which in turn will
frame the policies and proposals in the Plan.

4.4

The objectives have been drawn up directly through the feedback received to consultations with
local residents at key stages of the Neighbourhood Planning process; through resident
participation in the Ravensden Green Infrastructure Survey and Local Greenspace Assessment;
and through preparing Design Codes. With general support given to the objectives as worded
and to the aspirations underlying them, there is confidence that the policies and proposals in

12

NPPF 2021 paragraph 29
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the Neighbourhood Plan will help meet these objectives as well as the overall Vision for the
Parish.
4.5

The Objectives for the Neighbourhood Plan are grouped under five broad topics, namely
Housing; Design and Sustainability; Green Infrastructure, Local Greenspace and Heritage;
Community and Employment Facilities; and Travel and Transport. Each of the Policy Sections of
this Neighbourhood Plan considers relevant Objectives, together with the supporting evidence,
to provide the context and justification for each of the individual Policies. Appendix 2 lists the
Plan’s policies and how they relate to each of the Objectives. The Objectives are:
SETTLEMENTS AND HOUSING
OBJECTIVE 1:

To meet future local housing needs of the parish where appropriate

DESIGN AND SUSTAINABLITY
OBJECTIVE 2:

To protect and enhance the character and identity of existing settlements
within the parish and improve sustainable connectivity between them

OBJECTIVE 3:

To promote and include good design and sustainability principles in all
new development

OBJECTIVE 4:

To ensure new development is well integrated into the local environment
and landscape setting

GREEN INFRASTRUCTURE, LOCAL GREENSPACE AND HERITAGE
OBJECTIVE 5:

To protect and where possible enhance local landscape, biodiversity and
the historic environment

OBJECTIVE 6:

To provide a multi-functional Green Infrastructure network

OBJECTIVE 7:

To designate and protect important green sites as Local Greenspaces

COMMUNITY AND EMPLOYMENT FACILITIES
OBJECTIVE 8:

To ensure existing community and employment facilities are protected
and new facilities are promoted where possible

TRAVEL AND TRANSPORT
OBJECTIVE 9:

To encourage safe and sustainable movement across the whole parish
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5 SETTLEMENTS AND HOUSING
5.1 Historically, Ravensden comprised a number of separate “Ends” (e.g. Church End, Wood End,
Struttle End) separated by open countryside containing scattered smallholdings, farms and
commercial premises. As described in Section 2, housing development has taken place mostly
at Church End, at Ravensden Crossroads and at Cleat Hill; and a major new housing scheme
(in association with an extended country park) is proceeding south of Graze Hill (to be known
as Ravensden Park), following an allocation which was made in the Bedford Borough Local
Plan 2030 (Policy 24).
5.2 In the Borough Local Plan 2030, Ravensden Church End is defined as one of a number of villages
in Bedford Borough with its own Settlement Policy
Area (“SPA”) boundary (Local Plan Policy 5S) within
which development or redevelopment will be
acceptable in principle, provided it is consistent
with other policies in the Local Plan. The
Neighbourhood Plan does not propose to change
the boundary of the SPA for Church End13. The
Neighbourhood Plan Policy Map Inset for Church
End (Figure 2) shows its SPA boundary.

Ravensden Crossroads is defined in the Bedford
Borough Local Plan 2030 as one of a number of
Small Settlements in the Borough which do not
have a defined Settlement Policy Area (SPA)
Figure 2 - Ravensden Church End Policy Map Inset
(Ref Appendix 1)

boundary but nevertheless do have a definite built
form. Within its built form, the Local Plan states

that development will be supported where the proposal contributes positively to the character of
the settlement and is appropriate to the structure, form, character and size of the settlement as a
whole (Local Plan 2030 Policy 6). The Neighbourhood Plan does not change the status of Ravensden
Crossroads in the settlement hierarchy or defining a boundary to the settlement. Following the site
assessment work and the support for its conclusions received through public consultation, the
Neighbourhood Plan is proposing a housing allocation on a part-brownfield site to the south of Butler

13

SPA boundaries were last reviewed by Bedford Borough Council for the 2013 Allocations and Designations Local Plan

24

Street– see Policy RNP3 below – which is considered
appropriate to the structure, form, character and
size of Ravensden Crossroads Small Settlement and
has the potential to contribute positively to its
character and function. The Small Settlement of
Ravensden Crossroads is surrounded by countryside
within which more restrictive policies apply. (Figure
3).
5.3

Despite its largely built-up character, the

Cleat Hill/Mowsbury area (including Wagstaff Close
and Glenrose Avenue) is rather unusually covered
by policies in the Bedford Borough Local Plan 2030
relating to the countryside (Policy 7S) rather than
Figure 3 – Ravensden Crossroads Policy Map Inset

policies relating to existing settlements or the urban

(Ref. Appendix 1)

area. If the countryside policies had been strictly

applied in the past, development would have
been significantly restricted. In the absence of an
explicit Local Plan policy for determining
applications for development in this area,
decisions have been made on an ad hoc, sitespecific basis, notably on sites along the Cleat Hill
(B660) frontages, leading to concern that the
visual character and amenity of the area could be
gradually eroded. Therefore, to provide greater
clarity and certainty for householders and other
interested

parties

as

to

how

planning

applications will be considered – but also to
retain consistency with the Local Plan 2030 - the
Neighbourhood

Plan

defines

the

Cleat

Hill/Mowsbury as a Special Policy Area within the

Figure 4 – Cleat Hill/Mowsbury Policy Map Inset
(Ref. Appendix 1)

countryside, with a defined boundary, within
which the following policy applies:

25

Policy RNP1: Cleat Hill/Mowsbury Special Policy Area
Within the Cleat Hill/Mowsbury Special Policy Area as defined on the Policy Map Inset,
development will be permitted where:
•

the siting, design, scale, density and orientation of the proposed development
is compatible with the character of the surrounding area and does not involve
back-land or tandem development;

•

the proposal does not involve the loss of or prejudice the retention of existing
healthy mature trees or hedgerows on the site;

•

the proposal is accompanied by a detailed planting scheme, including native
species beneficial to wildlife, which is designed to assimilate the development
into its surroundings;

•

sufficient on-site car parking with car charging points is provided for residents
and visitors;

•

it does not result in unacceptable levels of traffic generation;

•

it seeks to preserve the significance of surrounding heritage assets, including
Mowsbury Hill Fort Scheduled Monument and Cleat Hill Farmhouse; and

•

it reflects appropriate design guidance/codes in this Plan, as required by Policy
RNP5

5.4

Local evidence: In some development management decisions in the Cleat Hill/Mowsbury area
which have taken Bedford Borough Local Plan settlement policies into account, justification has
been given on a case-by case basis for granting planning permission contrary to policies relating
to the development in the countryside. In most cases, however, the locational policy implications
have not been considered.

5.5

Technical evidence – NPPF 2021 para 15: the planning system should be genuinely plan-led; and
para 16(d): policies should be clear and unambiguous, so it is evident how a decision-maker
should react to development proposals. Bedford Borough Council Planning Policy Briefing Note
(May 2020) states that Local Plan 2030 policy 7S seeks to restrict development in the countryside
to exceptional circumstances and there are risks of unintended consequences if the policy is not
applied strictly, so it will be monitored to see if it achieves its intended purpose. Future reviews
of the plan will provide the opportunity to amend policies if necessary. A similar approach to
development management in clearly identifiable settlements in the countryside can be found in
the Bedford Borough Allocations and Designations Plan 2013 (Policy AD44 Former Land
Settlement Association Area, Wyboston, Chawston and Colesden Parish)
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5.6

In the Bedford Borough Local Plan 2030 (Policy 24), agricultural land at Graze Hill (Ravensden
Park) is allocated for residential development and an extension to the Brickhill Country Park.
Outline planning permission for up to 165 dwellings and the extended country park was granted
in 2020. The outline planning permission and its conditions specify the maximum number of
dwellings, the dwelling mix, site area, layout, means of access, open space, drainage and
landscape requirements. Reserved matters applications seeking approval for the details of the
scheme were first submitted in 2021. Comprising 163 dwellings with 30% social housing, this will
be a significant development, increasing the Parish’s dwelling stock by over 50% and broadening
local tenure mix. It will become a new “locality” with its own character and identity. The terms
of the outline planning permission (and any approved reserved matters) entitle the developer
to build out the scheme as consented. However, because development will proceed over a
number of years, planning applications to amend the terms of the planning permission or its
conditions could be put forward, in which case, a policy in the Neighbourhood Plan is
appropriate. The following policy supplements the Local Plan, to ensure good assimilation of this
new locality into its surroundings and to enhance its sustainability credentials.
Policy RNP2: Ravensden Park and Country Park Extension
Land at Graze Hill, as defined on the Policies Map, will be developed for up to 165 dwellings
and an extended country park, subject to the following requirements:
•

The provision, retention and ongoing maintenance of footpath and cycle links to the
surrounding area including Graze Hill, Freemans Common, Woodlands Park, Brickhill
Country Park, and the wider countryside;

•

The retention and ongoing maintenance of a sustainable drainage system (SUDS);

•

The provision and ongoing maintenance of informal amenity areas within the housing
development;

•

An approved on-street lighting strategy; lighting on access roads will be appropriate
to this prominent location in the countryside;

•

Measures to discourage the use of Graze Hill Lane by vehicular traffic accessing or
egressing from the site;

•

Development to follow design guidance/codes as set out in Policy RNP5, as
appropriate;

•

The installation of a locally appropriate entrance design feature to define the
development and the country park; and

•

Car parking to be retained within the development and the country park extension
and electric vehicle charging points to be provided as appropriate.
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5.7

Local evidence: Consultations with local residents in 2019 and 2020 identified the site as a preexisting residential commitment which the Neighbourhood Plan would take into account.

5.8

Technical evidence: Bedford Borough Local Plan 2030 Policy 24 allocated land at Graze Hill for
residential development and a country park extension and specified key principles for
development. Outline planning permission was granted in 202014, but the area permitted for
residential use is larger than is shown on the Local Plan Policies Map and the country park
extension is correspondingly smaller. The Neighbourhood Plan Policies Map inset clarifies the
internal boundary. NPPF 2021 para 30 states that once a Neighbourhood Plan has been brought
into force, the policies it contains take precedence over existing non-strategic policies in a Local
Plan covering the Neighbourhood area, where they are in conflict. Policy RNP2 sets out
considerations to be taken into account in any future planning applications within the site.

SETTLEMENTS AND HOUSING
OBJECTIVE 1:

To meet future local housing needs of the Parish where appropriate

5.10 In 2016, Ravensden Parish Council received the results of a Housing Needs Survey it had
commissioned from the Bedfordshire Rural Communities Charity (BRCC)15. This identified a small
need for affordable housing from households resident in the parish, which was unlikely to be
met by normal market provision. Six affordable housing units were recommended based on two
2 bed shared-ownership houses and four 1-2 bed bungalows (rented). Between 5 and 10 open
market units were also recommended to meet some demand for bungalows/retirement
properties and/or starter homes.
5.11 Recent population trends in the parish have included an ageing resident population, which could
result in potential under-occupancy of some larger dwellings leading to some demand for
properties suitable for downsizing. The 2020 Residents Survey highlighted that if there was to
be more housing development in addition to the Graze Hill allocation, consideration should be
given to providing retirement properties and starter homes.
5.12 The Ravensden Park housing development is proposed to include 49 affordable units (30%)
comprising a mix of houses (mostly 2-3 beds), and apartments and bungalows (mostly 1-2 beds).
The affordable tenures will comprise not less than 78% provided by way of affordable rent, and
14

Planning application reference:19/00593/MAO

15

https://ravensdenplan.info/application/files/8315/8151/7626/HNS_report_Ravensden_Mar_16.pdf
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not more than 22% as intermediate rent. It is likely that demand for the social housing will be
drawn from a relatively wide area in the Borough and beyond, and local needs as identified in
the 2016 Housing Needs Survey and in the 2020 Residents Survey may not be met.
5.13 Although there is no requirement in the Borough Local Plan 2030 for any additional housing to
be provided in the Parish in the Plan period – and the emerging Borough Local Plan 2040 appears
to be maintaining this stance16 – communities are encouraged to bring forward development
through their own Neighbourhood Plans if they choose to do so, for example to respond to
changing local circumstances.

In the 2020 Residents Survey, a significant minority of

respondents considered if there was to be more housing, it should be limited and small scale,
with priority given to brownfield sites. The Neighbourhood Plan proposes to facilitate meeting
the need identified in the 2016 Housing Needs Survey by identifying suitable small scale
opportunities for residential development in the Plan period to 2030. Small scale development
could also help support and sustain local services and facilities (see Policies RNP 8 and 9).
5.14 To identify suitable sites which potentially could meet future local housing needs, the Steering
Group has carried out its own thorough assessment of potential housing sites put forward by
landowners in response to Bedford Borough Council’s Call for Sites exercises for both the adopted
Local Plan 2030 and the emerging Local Plan 2040, following a nationally accepted appraisal
process. 16 sites of varying scales were considered from across the parish17. This assessment was
carried out mindful there is no policy requirement for additional housing in Ravensden. A shortlist
of potential sites was produced within a framework set by identified local housing needs,
residents’ aspirations, the policies of the Borough Local Plan 2030 and National Planning Policy
guidance. The findings of this report were subject to consultation with relevant landowners and
then with local residents in September/October 2021 when the conclusions gained significant
support. The Housing Site Assessment report identified land adjoining Willow Farm at Butler
Street, Ravensden Crossroads (0.8 hectare) (partly brownfield land and partly land reclaimed in
recent years for agriculture) as being a suitable site to be allocated in the Neighbourhood Plan. It
also identified the conversion of the existing barns adjacent to the Grade II listed Cleat Hill Farm
(0.5 hectare) as a potential residential opportunity if a satisfactory vehicular access can be
provided. Proposals for each of these sites are set out in Policies RNP3 and RNP4 respectively.

16

https://edrms.bedford.gov.uk/OpenDocument.aspx?id=UD8zSRxBPNPiWCWZhdO1TA%3d%3d&name=LOCAL%20PLAN%
202040%20DRAFT%20PLAN.pdf
17

https://ravensdenplan.info/application/files/8316/2935/8465/Site_Options_and_Assessments_Complete_V1.4_1.pdf
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Policy RNP3: Land adjoining Willow Farm, Butler Street
A residential development of 10 - 15 dwellings on land adjoining Willow Farm, Butler Street, as
identified on the Policy Map Inset, will be supported, subject to the following:
•

The design and layout respects and enhances the built, local and wider natural
environment;

•

The provision of a range of house types and sizes. It should be demonstrated that the mix
and tenure meet an identified local need;

•

Vehicular access to be obtained from Butler Street/Sunderland Close at the eastern end
of the site;

•

The provision/improvement of pedestrian links to local services and facilities;

•

The provision of a contaminated land assessment and the implementation of any
necessary remediation measures;

•

Provision of a comprehensive landscaping and tree planting scheme, including native
species beneficial to wildlife, including appropriate boundary screening;

•

Sufficient on-site car parking with car charging points is provided for residents and
visitors; and

•

Development to follow appropriate design guidance/codes as required by Policy RNP5.

5.15 Local evidence: The Ravensden Housing Sites Appraisal report identified this site as the most
suitable small-scale opportunity in the Parish for meeting local housing needs and this was
endorsed in the 2021 consultation. A development of 10 or more residential units will provide
30% affordable housing in accordance with Bedford Borough Local Plan 2030 Policy 58S. Informal
amenity space should be provided in accordance with Bedford Borough Council Open Space SPD
2013.
5.16 Technical evidence: NPPF para 70 states that neighbourhood planning groups should give
particular consideration to the opportunities for allocating small and medium-sized sites suitable
for housing in their area. Para 120 (c): policies should give substantial weight to the value of
using suitable brownfield18 land within settlements for homes and other identified needs.

18

See Glossary for definition of brownfield/previously developed land.
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Policy RNP4: Former Barns at Cleat Hill Farm
The conversion of existing agricultural/storage barns for up to 5 dwellings, adjacent to the
Grade II listed Cleat Hill Farmhouse, as identified on the Policy Map Inset, will be supported
subject to:
•

The creation to adoptable standards of a new vehicular junction with the B660 to the
west of the barns, which will be their sole vehicular access;

•

The existing vehicular access shall be used only for the benefit of the existing listed
farmhouse and for pedestrian/cycle access;

•

The provision of a heritage impact assessment;

•

Historic Building recording to take place in advance of any conversion work;

•

The removal of permitted development rights over land to the west and north of the
barn buildings, in the interests of controlling ancillary structures which could harm
local landscape character, visual amenity and the setting of the barns and the listed
farmhouse;

•

External lighting, including access road lighting, to be appropriate to the prominent
hilltop location and the surrounding rural area;

•

A comprehensive landscaping and tree planting scheme, using native species beneficial
to wildlife, to assimilate the site into the surrounding area. Open boundaries should be
defined by a dense landscape buffer to protect the countryside beyond;

•

Development preserving and, where possible, enhancing the setting and the historical
and architectural significance of the adjacent Grade II listed Cleat Hill farmhouse;

•

Retention of the existing pond and enhancement of its ecological interest, or
provisions to secure net biodiversity gains off-site; and

•

Development to follow appropriate design guidance/codes as set out in Policy RNP5.

5.17 Local evidence: The Ravensden Housing Sites Appraisal report identified the retention and
conversion of these historic barns, adjacent to the Grade II listed Cleat Hill farmhouse, as a
suitable small-scale opportunity in the Parish for meeting local housing needs if a satisfactory
vehicular access to the B660 can be achieved. The proposal was endorsed in the 2021 public
consultation. This proposal in part reflects a planning permission (including the creation of a new
vehicular access to the B660) which was granted for this form of development in 1989 and
renewed in 1993, but which was never implemented in the required time-period and therefore
lapsed.
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5.18 Technical evidence: NPPF para 70 states that neighbourhood planning groups should give
particular consideration to the opportunities for allocating small and medium-sized sites suitable
for housing in their area. Para 120(d) states that planning policies should promote and support
the development of under-utilised land and buildings. The desirability of putting heritage assets
to viable uses consistent with their conservation is brought out in NPPF para 190. The proposal
is also consistent with Bedford Borough Local Plan 2030 Policies 7S and 65 (the re-use of rural
buildings in the countryside). Policy 41S of the Local Plan 2030 requires the setting of listed
buildings to be protected.
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THE DESIGN AND SUSTAINABILITY OF NEW DEVELOPMENT
6.1

The Residents Survey confirmed a significant body of local opinion that new development should
be sensitively designed to respect the local landscape and the character of local settlements and
should facilitate the retention of and/or add new tree, hedgerow and other planting. Equally
important was the view that new developments should be sustainable and respond positively to
climate change issues.

6.2

The National Planning Policy Framework19 states that “Neighbourhood planning groups can play
an important role in identifying the special qualities of each area and explaining how this should
be reflected in development, both through their own plans and by engaging in the production of
design policy, guidance and codes by local planning authorities and developers.”

6.3

With these objectives in mind, the Neighbourhood Plan Steering Group secured technical
support from AECOM (under a Locality-administered Neighbourhood Plan support package) to
provide design support to the Plan. This support has enabled Design Codes to be produced for
the Parish (Appendix 4).

6.4

There are two main purposes for the Design Codes. One is to add depth and illustration to the
Plan’s policies for design and sustainability and offer practical guidance on the implementation
of its policies for the design and sustainability of new development. The Design Codes are
appropriate for all forms and scales of development – particularly but not limited to proposals
for which planning permission is required.

6.5

The second purpose of the Design Codes is to enhance the character and local distinctiveness of
each of the settlements and localities in the parish, including the new Ravensden Park locality,
and also to suggest measures which could improve the overall cohesiveness and sustainability
of the Parish as a whole, alongside those measures set out as aspirations in the Ravensden Green
Infrastructure Survey. Initiatives which go beyond the scope of the statutory Neighbourhood
Plan are included in Section 11: Other Actions and Aspirations.

6.6

19

In this way the neighbourhood Plan’s objectives for Design and sustainability can be met.

NPPF 2021 para 127
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DESIGN AND SUSTAINABLITY
OBJECTIVE 2:

To protect and enhance the character and identity of existing
settlements within the Parish and improve sustainable
connectivity between them

OBJECTIVE 3:

To promote and include good design and sustainability principles
in all new development

OBJECTIVE 4:

To ensure new development is well integrated into the local
environment and landscape setting

6.7

The following policy RNP5 seeks to ensure that all development is provided to a high standard,

contributing to the creation of a sustainable community.
Policy RNP5: Development Design and Sustainability Principles
All development proposals should demonstrate good design and sustainability principles, wherever
possible. In particular, development should:
•

be designed to take account of site characteristics, respecting the street scene, the nature, scale
and height of neighbouring development, and the locally distinctive built, historic and natural
environment;

•

seek to protect local residential amenity from noise, visual intrusion, and intrusive forms of
external lighting;

•

incorporate high quality landscaping and boundary treatment including the use of native species
and, where possible, the retention of mature trees and hedgerows. When retention is not
possible, replacement native species which are beneficial to wildlife should be planted;

•

ensure existing local habitats and wildlife corridors are protected and enhanced;

•

where proposals would materially increase surface water run-off, incorporate sustainable
drainage to achieve run-off rates at greenfield equivalents;

•

aim to meet a high standard of sustainable design and construction and be optimised for energy
efficiency, targeting net zero carbon emissions e.g. through siting, building orientation, the use
of thermally efficient building materials, and the installation of energy efficiency measures such
as renewable and low carbon sources;

•

provide sufficient off-street parking to meet likely requirements (and provide on-site electric
vehicle charging points), and avoid unacceptable on-street parking;

•

include measures to encourage active travel (e.g. secure bicycle storage; connectivity to other
community assets and facilities); and

•

demonstrate, as appropriate, how the Ravensden Design Codes have been respected.
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6.8 Local Evidence: The desirability of producing Design Codes to guide new development in
Ravensden was endorsed by residents in the 2021 Consultation and survey. As a consultee on
planning applications submitted to Bedford Borough Council, the Parish Council’s concerns have
often related to the design of new development, including matters of siting, scale, boundary
treatment, means of enclosure, landscaping, parking provision and choice of materials.
6.9

Technical Evidence: NPPF 2021 paras 126-136 emphasise the importance of good design and its
contribution to sustainability; the need for a clear design vision and expectations in plans; and
for policies which reflect local aspirations, based on effective community engagement. Design
guidance and codes can maximise clarity about design expectations.
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7

GREEN INFRASTRUCTURE, LOCAL GREENSPACE AND HERITAGE

7.1

The 2020 Residents’ survey confirmed that Ravensden’s environment is much valued for
features such as its rolling open countryside and wide-ranging views, the village open spaces,
the tranquillity of the local area, the extensive local rights of way network, the natural
environment, heritage features and pockets of woodland. One of the key findings was that
residents wished to retain the rural and semi-rural character of the parish. Preparation of this
Neighbourhood Plan has provided an opportunity for the key features of the local environment
to be identified and prioritised for potential protection and enhancement, and for new
features/facilities potentially to be introduced. To that end, a Green Infrastructure Survey and
Local Greenspace Assessment was undertaken for the Parish Council by the Bedfordshire Rural
Communities Charity (BRCC) in 2020/21 and its findings and recommendations provide part of
the evidence base and shape some of the policies in the Neighbourhood Plan.20

7.2

The Ravensden Green Infrastructure Plan explains the aims and methodology of the process and
how community engagement was central to identifying objectives, aspirations and potential
initiatives. The objectives for green infrastructure, local greenspace and heritage are:

GREEN INFRASTRUCTURE, LOCAL GREENSPACE AND HERITAGE
OBJECTIVE 5:

To protect and, where possible, enhance local landscape, biodiversity and the
historic environment

7.3

OBJECTIVE 6:

To provide a multi-functional Green Infrastructure network

OBJECTIVE 7:

To designate and protect important green sites as Local Greenspaces

Community engagement led to the prioritisation of potential initiatives, defined important
views/vistas integral to the character of the Parish, and identified favourite green spaces. Some
of the identified priorities (e.g. footpath maintenance) fall outside the scope of the formal
Neighbourhood Plan but nevertheless are important to local people. To that end, some priorities
are identified as Other Aspirations and Actions (Section 11) and the Green Infrastructure Plan
should also be consulted for more details of these aspirations and priorities.

20

https://ravensdenplan.info/application/files/4116/2935/8178/Ravensden__GI_Plan_8.7.21_1_final_plan.pdf. Some of
the initiatives from the Green Infrastructure Survey are not directly land-use planning matters but have been included
in Section 11: Other Actions and Aspirations.
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7.4

Based on the priorities identified in the Green Infrastructure Plan, BRCC were subsequently
commissioned to undertake a Local Greenspace Assessment, which shortlisted a number of
green spaces which met defined criteria and could be allocated as such in the Neighbourhood
Plan.

7.5

The protection of local green areas of particular importance to local communities through
specific designation has its origins in the NPPF21. The Local Green Space designation allows
communities to identify and protect areas that are of value to the community through Local and
Neighbourhood Plans. The designation should only be used:
• where the green space is in reasonably close proximity to the community it serves;
• where the green area is demonstrably special to a local community and holds a
particular local significance, for example because of its beauty, historic significance,
recreational value (including as a playing field), tranquillity or richness of its wildlife;
and
• where the green area concerned is local in character and is not an extensive tract of
land.

7.6

Through the local assessment process, six out of eight sites put forward through the Green
Infrastructure Survey were identified as being suitable for Local Greenspace designation in the
Neighbourhood Plan. Two of these six sites – Charity Field (Church End), and Northfields (Church
End) - are covered by Village Open Space policies in the Bedford Borough Allocations and
Designations Local Plan 2013 (Policy AD40). One site (the Primary School Playing Field) is already
designated as a Local Green Space in the Bedford Borough Local Plan 2030 (Policy 45) so does
not need to be duplicated in this Plan. However, the allocation of the remaining five sites in the
Neighbourhood Plan as Local Greenspace provides both an additional level of local protection to
existing Village Open Space sites as well as consistency of policy treatment across all the
proposed sites. The proposed Local Greenspaces were the subject of separate consultations with
landowners and residents in 2021 and received general support, although one of the proposed
Local Greenspace allocations (Green Lane, Church End) has been reduced marginally in length in
response to consultation with adjacent landowners who have access over it. Once the proposed
country park extension at Ravensden Park has been established, consideration could be given in
a future Local Plan or Neighbourhood Plan review as to whether it would meet criteria for
designation as a Local Greenspace.

21

See paras 101-103
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Policy RNP6: Local Greenspace
The following sites are designated as Local Green Space as shown on the Policies
Map:
•

Charity Field, Church End

•

Churchyard of All Saints Church, Church End

•

Green Lane, Church End (between the seasonal gates)

•

Mowsbury Hillfort, Orchard and Meadow, Cleat Hill

•

Northfields, Church End

Development on land designated as Local Greenspace will only be permitted in
exceptional circumstances where it can be clearly demonstrated that the
development will not conflict with the purpose of designation.
Each of the designated Local Greenspaces should be managed in a manner
compatible with their character and designation.

7.7

Local Evidence: The residents’ surveys demonstrated that the green spaces in the Parish are of
great importance to the community. This was taken forward with the production of the Green
Infrastructure Plan which facilitated residents to identify Important Green Spaces, together with
aspirational improvements to the environment. The Green Infrastructure Plan and related Local
Greenspace Assessment is a technical background document to the Neighbourhood Plan.22

7.8

Technical Evidence: NPPF para 101: Local Green Spaces should only be designated when a plan
is prepared or updated, and be capable of enduring beyond the end of the plan period . NPPF
para 103: Policies for managing development within a Local Green Space should be consistent
with those for Green Belts.

7.9

Although there is no Conservation Area in the Parish, there are some key heritage assets
including the site of Mowsbury Hill Fort which is a Scheduled Monument, and All Saints Church
which is a Grade I Listed Building, both of which because of their status are of national as well as
local importance. Reflecting their prominent hilltop locations, their individual historical
significance also includes extensive settings over surrounding countryside. Appendix 2 identifies

22

https://ravensdenplan.info/application/files/4116/2935/8178/Ravensden__GI_Plan_8.7.21_1_final_plan.pdf.
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all listed buildings, and unlisted sites and buildings of conservation interest throughout the
parish. The latter includes locations where there are significant archaeological records including
evidence of medieval settlement, possible Roman roads, ridge and furrow, crop marks, and
former brickfields. All these historic sites, remains and buildings should be conserved and
enhanced, where appropriate, in line with national and local planning policy.
Policy RNP7: Heritage Assets
Proposals for developments which affect statutorily protected heritage assets (listed
buildings and scheduled monuments) or unlisted buildings of conservation interest, or
their settings, should preserve or enhance their character and appearance. New
development should also take into account the desirability of sustaining and
enhancing the significance of heritage assets and the desirability of development
making a positive contribution to local character and distinctiveness.
Planning applications which result in the loss of, cause unacceptable harm to, or
negatively impact on, the significance of heritage assets (designated and nondesignated) or their settings, will be resisted, unless it can be demonstrated that the
loss or harm is outweighed by the public benefits associated with the scheme.

7.10 Local Evidence: Local residents agreed that the Parish should retain and enhance its existing
environmental and heritage features that give the Parish its special and highly-valued character.
The continued protection of important built heritage assets was supported because of their
contribution to the historic and natural environment. One of the purposes of the Ravensden
Design Codes is to enhance the character and local distinctiveness of the communities and
localities in the Parish, which will include local heritage assets.
7.11 Technical Evidence: Paragraph 199 of NPPF 2021 states that when considering the impact of a
proposed development on the significance of a designated heritage asset and irrespective of the
degree of harm, great weight should be given to the asset’s conservation (and the more
important the asset, the greater the weight should be). Both designated and non-designated
heritage assets and their settings contribute much to the character of the parish and will be
conserved and enhanced in recognition of their individual and cumulative significance. This is
further supported within the requirements of Policy 41S of the Local Plan 2030.
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8

COMMUNITY AND EMPLOYMENT FACILITIES

8.1

Ravensden has a reasonably diverse range of community facilities including the Primary School
and its playing field; All Saints Church; and the public house/restaurant (Horse and Jockey) (all
at Church End); the Village Hall and grounds (at Church Hill); the convenience shop at the
Crossroads; and facilities at Mowsbury Golf Course. The proposed country park extension at
Graze Hill will add a further facility in the south of the parish.

8.2

However, there have been some losses of community facilities such as the former Curry Mansion
restaurant at the Crossroads (redeveloped for residential use), and somewhat earlier, the Baptist
Chapel on Oldways Road, and the Grade II listed Case Is Altered public house on Church Hill, both
of which were also converted to residential use.

8.3

In the Residents Survey of 2020, respondents were generally less satisfied with the provision of
community services and facilities (such as medical facilities and social services) than other
aspects of parish life such as the quality, safety and quietness of the localities where they lived.

8.4

There was also some support for the enhancement of existing community facilities, as well as
for modest employment related development such as the conversion of surplus farm buildings,
which could to some extent be achieved through the use of permitted development rights
outside the scope of the Neighbourhood Plan. Improvements to public transport were
considered the most important way of supporting economic activity. The protection and
enhancement of local community and employment facilities can also have a sustainability
benefit in reducing the need to travel further to access available facilities.

8.5

The following objective received significant support from residents who responded to the 2021
Consultation:

COMMUNITY AND EMPLOYMENT FACILITIES
OBJECTIVE 8:

To ensure existing community and employment facilities are
protected and new facilities are promoted where possible
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8.6

Policies RNP8 (the protection of existing community facilities) and RNP9 (the provision of new
community facilities) respond to the above Objective:

Policy RNP8: Protection of Existing Community Facilities
Development which would involve the direct loss of identified community facilities will not be
supported unless the following can be demonstrated:
•

The proposal includes equivalent replacement provision on a site within or immediately
adjacent to an existing settlement in the Parish. Such facilities should be accessible by
public transport, walking and cycling and have adequate on site car parking; or

•

Satisfactory evidence (including evidence of marketing over the preceding 12 months)
demonstrates there is no longer an economic justification to protect the facility; or

•

It can be demonstrated that the proposal would be of benefit to the local community
which would outweigh the loss of the existing facility.

The identified Parish community facilities are:

8.7

•

Ravensden Primary School and playing field, Church End

•

The Village Hall, Church Hill

•

All Saints Church, Church End

•

Horse and Jockey Public House, Church End

•

Convenience Shop, Ravensden Crossroads

•

Mowsbury Golf Course and facilities, Cleat Hill/Mowsbury

Local evidence – Bedford Local Plan 2030 Policy 83 relates to the retention of local shops and
public houses (the village shop and the public house are key facilities in the Parish), but the
Neighbourhood Plan policy enhances the Local Plan’s policy by requiring marketing evidence to
demonstrate there is no longer an economic case for retaining the facility.

8.8

Technical evidence: NPPF 2021 para 93(c): Policies should guard against the unnecessary loss of
valued facilities and services, particularly where this would reduce the community’s ability to
meet its day-to-day needs.
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Policy RNP9: Provision of New Community Facilities
Proposals which enhance the range of community facilities in the Parish will be
encouraged provided that the development
•

is located on a site within or immediately adjacent to an existing settlement in
the Parish, or involves the conversion of suitable alternative premises;

•

does not give rise to unacceptable traffic movements, hours of operation,
noise, light pollution or fumes;

•

provides adequate on-site parking, including on-site charging points for
electric vehicles;

•

is accessible by public transport, walking or cycling; and

•

is of appropriate design in accordance with Policy RNP5.

8.10 Local evidence: Responses to the 2020 Consultation survey gave support to the provision of new
community and employment facilities, albeit small scale. The conversion of surplus agricultural
buildings was put forward as one way of meeting local employment needs. Policy 75 of the
Bedford Borough Local Plan 2030 sets out how proposals for new employment premises in the
countryside will be considered, so a separate policy is not required in the Neighbourhood Plan.
Permitted development rights would enable the conversion of some premises to employment
use without the need for planning permission.
8.11 Technical evidence: NPPF 2021 para 93(d): policies should ensure that established shops, facilities
and services are able to develop and modernise, and are retained for the benefit of the
community.
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9 TRAVEL AND TRANSPORT
9.1

Major transport issues for the parish, as confirmed by the Residents Survey 2020 and the Green
Infrastructure Survey 2020/21, include the volume and speed of traffic, especially through-traffic
not originating in the Parish (“rat-running”); heavy goods vehicle movements; the absence of
roadside footways along principal routes such as Bedford Road and Oldways Road; road safety
concerns; the paucity of public transport; the lack of sustainable connections between different
parts of the Parish; and the use of private vehicles for even relatively short journeys.

9.2

The following objective received significant support in the 2021 Consultation:

TRAVEL AND TRANSPORT
OBJECTIVE 9:

To encourage safe and sustainable movement across the whole
Parish

9.3

As a land use plan, the Neighbourhood Plan is unable to address many of these concerns directly,
although when planning applications are submitted, the traffic and travel and other effects (such
as noise and pollution) can be considered, and measures potentially required to mitigate any
unacceptable impacts (or refused if those impacts cannot be resolved satisfactorily). However,
the Neighbourhood Plan can set out its proposals for the use of developer contributions from
new development which potentially could address some of the concerns which are of most
importance to local residents and communities. These are contained in Section 10 relating to
Implementation.

9.4

Other issues identified during consultation, and which are important to residents of the Parish,
but which cannot be addressed directly by the Neighbourhood Plan because they are non-landuse matters, are set out in Section 11 Other Actions and Aspirations.

9.5

The most fundamental of any of the issues affecting the whole of Ravensden over the Plan
period will be the construction of East West Rail across the parish if it is given the go-ahead by
Government. As a Nationally Significant Infrastructure Project (“NSIP”), a formal decision on
East West Rail will be made under different legislation and procedures than those which
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regulate the normal land-use planning system23. Unlike planning applications, decisions on
NSIPs do not have to follow the procedure of being determined in accordance with the
development plan (which includes any Neighbourhood Plan) unless material considerations
indicate otherwise. However, the Neighbourhood Plan will remain a material consideration in
any event and the weight to be given to it in the detailed decision-making process on EastWest Rail will be for the Planning Inspectorate and, in due course, the Secretary of State to
assess. It is therefore appropriate for the Neighbourhood Plan to contain a policy which relates
to the potential land-use impacts of the proposed railway.
9.6

If built, the railway will have profound impacts on the Parish, both during construction and
subsequent operation. The Parish Council, reflecting the opinions of many local residents, has
joined with other north Bedfordshire parishes in opposing the construction of the railway
through affected parishes, but in the event that the scheme goes ahead, then the
Neighbourhood Plan sets out in Policy RNP10, measures which should be taken into account
during the decision-making process.

Policy RNP10: East West Rail
If East West Rail is constructed through Ravensden Parish in the Plan period, maximum possible
mitigation should be provided to offset harm to local landscape character, visual and recreational
amenity, and nature conservation interests; for access and severance impacts; for harm to
residential amenity; and for construction impacts. In particular, the decision-maker should aim to:
•

Achieve biodiversity net gain in the Parish. All existing areas of ecological interest and
wildlife corridors should be safeguarded;

•

Minimise the loss of woodland, trees and hedgerows, and secure more replanting than is
lost through construction. Native species beneficial to local wildlife should be included;

•

Achieve a high degree of visual screening and noise attenuation to protect local visual and
acoustic amenity;

•

Retain all public highways;

•

Protect and, where possible and appropriate, improve existing public rights of way,
minimise diversions and provide convenient, safe and suitably designed replacement
bridges/underpasses for walkers, cyclists and horse-riders;
(Continued)

23

The Planning Act 2008
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•

Require a satisfactory Construction and Traffic Management Plan to include: publication of
an up to date programme of work and locations relating thereto; hours of working (to
exclude evenings, night-time, weekends and Bank Holidays); siting of and access to
construction compounds; siting and height of stored materials, contractors’ cabins and
plant and equipment; HGV and operatives’ vehicles routeing and parking; lighting, fencing
and all other security measures; temporary road closures and diversions; noise mitigation;
dust suppression; wheel washing; temporary and permanent drainage of construction
works; location, routeing and method of construction of haul roads; storage and means of
disposal of surplus materials and waste; publicity arrangements and a complaints procedure
including a single contact point manned 24/7; proposals for plant decommissioning, site
restoration and the after-use of all surplus and non-operational land;

•

Secure a financial bond from the developer to enable the planning authority, Parish Council
and/or its representatives/contractors to complete previously agreed remediation
measures in the Plan area if EWRCo or its contractors fail to do so.
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10. IMPLEMENTATION, MONITORING AND REVIEW

Implementation
10.1 The decisions and actions of everyone involved in proposals and initiatives which could affect
the character of the Parish will determine how successful the Ravensden Neighbourhood Plan
will be in realising its Vision and Objectives. The decisions about what to conserve and enhance,
what to build and where, ranging from small house extensions, through new housing
developments, to the conversion of old buildings to new uses, or relating to new employment
or community facilities - and even East West railway (if it is implemented) - will all contribute to
the bigger picture. Implementation depends on how landowners, residents, statutory bodies,
infrastructure providers, the Parish Council and Bedford Borough Council interpret and support
the Neighbourhood Plan and its policies during the Plan period.
10.2 In taking part in the process of preparing the Neighbourhood Plan and the Green Infrastructure
Survey, residents have identified a range of aspirations and initiatives they wish to see
progressed in the Parish. The Green Infrastructure Survey identified seven priority aspirations
and an action plan for implementing these and other initiatives. Work on Design Codes has
revealed many actions which can be taken to improve design quality and enhance the character
of each of the settlements in Ravensden.
10.3 A number of the identified initiatives are non-land-use planning matters which cannot be an
integral element of the formal part of the Neighbourhood Plan but nevertheless remain
important to local people. Section 11 of the Neighbourhood Plan sets out these non-land use
aspirations and actions. This section of the Neighbourhood Plan identifies the Parish Council’s
priorities for using its share of receipts from the Community Infrastructure Levy (“CIL”).
10.4 Under the Community Infrastructure Levy (CIL) Regulations, the Parish Council qualifies to
receive a proportion of the receipts payable from developments to which the Regulations apply.
It can use the funds it receives to address demands that development places on its area. In the
absence of a “made” Neighbourhood Plan, that proportion is currently 15% of CIL collected in
Ravensden Parish, but this will increase to 25% once the Plan is “made”. The development of up
to 165 dwellings at Graze Hill/Ravensden Park is liable to the Community Infrastructure Levy,
from which the Parish Council will derive significant funds which it would be able to spend on,
or contribute to, local infrastructure projects. Smaller scale planning proposals will also be
subject to the Community Infrastructure Levy. The CIL income can be spent on a potentially wide
range of infrastructure projects such as transport, flood defences, health and social facilities,
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open spaces and community safety facilities. Funds can be used to increase the capacity of
infrastructure or repair failing infrastructure.
10.5 Work on the Neighbourhood Plan, the Green Infrastructure Survey and the Design Codes has
identified a number of suitable infrastructure projects to which CIL income could be applied.
These are transport related projects, as set out in the following policy:

Policy RNP11: Developer Contributions and the Community Infrastructure Levy
The following projects are identified as priorities for investment in local community infrastructure:
•

Create a continuous footpath/cycleway alongside B660 (on roadside verge or field edge as
appropriate) between Ravensden Crossroads and the top of Cleat Hill;

•

Create a continuous footpath/cycleway alongside Oldways Road (on roadside verge or field
edge as appropriate) between Ravensden Crossroads and Church Hill;

•

Install speed cameras and/or other suitable traffic management measures at appropriate
locations in the parish.

Receipts from the Parish element of the Community Infrastructure Levy will be applied to these
projects.

10.6 Local Evidence: Initiatives to improve local highway safety received considerable support in the
Residents Survey 2020 and the Green Infrastructure Survey 2020/1. The benefits would include:
improvements to road safety for walkers, cyclists, the mobility impaired, and horse-riders; and
improved, more sustainable connectivity between different parts of the parish. The Design Codes
contain several initiatives which could be applied to improve local transport conditions.
10.7 Technical evidence: NPPF 2021 para 34 refers, inter alia, to the need for Plans to set out how
contributions expected from development could go towards local infrastructure (e.g. education,
health, transport, flood and water management, green and digital infrastructure). Bedford Local
Plan 2030 Policy 86S states that new development will be required to provide or contribute
towards the provision of measures to directly mitigate its impact on existing infrastructure which
will normally be secured through the use of site specific planning obligations and/or Community
Infrastructure payments.
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Monitoring and Review

10.8 The Ravensden Neighbourhood Plan has been drawn up in the context of the Bedford Borough
Local Plan 2030. The local planning authority is currently preparing a review of the Local Plan (to
be the Bedford Borough Local Plan 2040), scheduled to be adopted at the end of 2023. Although
current indications are that the main elements of the existing Local Plan strategy, such as
settlement hierarchy, affecting the Parish will remain unchanged, the Parish Council will review
the Neighbourhood Plan following the adoption of the Local Plan 2040 to ensure it continues to
relate to the Borough-wide Local Plan.
10.9 The Neighbourhood Plan has also been drawn up during a period in which the East West Rail
scheme has been evolving. To date, a preferred alignment has yet to be announced. However
whichever route alignment is chosen, the scheme will have considerable land-use and
environmental repercussions for the Parish if the railway is built. This Neighbourhood Plan,
through Policy RNP10, sets out those matters which the Parish Council is of the opinion must be
taken into account in the decision-making process for the scheme. However, as the scheme
evolves, it may raise unforeseen issues relating to local land-use and environment. In those
circumstances it would be appropriate for the Parish Council to decide whether to start a formal
review of the Neighbourhood Plan.
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11.

OTHER ACTIONS AND ASPIRATIONS

11.1 Several issues have been raised during the preparation of the Ravensden Neighbourhood Plan
which are not directly related to the use or development land (although they might relate
indirectly in some form). As such they cannot be addressed directly by planning policies in the
Plan. However, they are important to residents of the Parish. These aspirations together with
actions for dealing with them are detailed below. If implemented, they will help to achieve the
Vision and Objectives for the Neighbourhood Plan.
Green Infrastructure Improvements
11.2 The complete list of Green Infrastructure Improvements identified in the Ravensden Green
Infrastructure Plan 2020/21 is set out below24. The main aspirations from the Green
Infrastructure Plan are listed first (but not in any priority order) and are shown in bold italics. As
noted, two of the improvements are intended to be funded through the use of receipts from the
Community Infrastructure Levy (“CIL”) – see Policy RNP11.
•

Create a new footpath / cycleway alongside B660 (on roadside verge or field edge as appropriate)
from Ravensden Crossroads to the top of Cleat Hill – (See Policy RNP 11)

•

Improve surface of BOAT61 (Green Lane) for walkers and cyclists, and downgrade status to Public
Bridleway to prevent damage and disturbance caused by vehicles

•

Protect Mowsbury Hill Fort and surroundings

•

Create a new footpath / cycleway alongside Oldways Road (on roadside verge or field edge as
appropriate) from Ravensden Crossroads to Church Hill (southern end of Church End) – (See Policy
RNP10)

•

Improve accessibility of FP32 (from opposite Horse and Jockey) north-west to Sunderland Hill,
including replacement of stiles with kissing gates and improved surfacing at west end of route

•

Create a community orchard, possibly near village hall

•

Improve surface of FP4 and FP28, alongside Ravensden Brook

•

Enhance wildlife habitats alongside Ravensden Brook

•

Enhance BOAT61 (Green Lane) through the provision of benches, information boards and dog bins

•

Improve accessibility in the area of Mowsbury Hill Fort, including improving signage to/ from the
local Rights of Way network

24

•

Remove scrub encroachment along FP25 (alongside Equine Centre paddocks) off Oldways Road

•

Upgrade FP14 (and Renhold FP8) (south of the Plantation) to a surfaced bridleway

For more details including an action plan for implementation, see

https://ravensdenplan.info/application/files/4116/2935/8178/Ravensden__GI_Plan_8.7.21_1_final_plan.pdf
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•

Create accessible green space for community recreation at Charity Field

•

Create accessible open space, possibly including allotments, near Ravensden Crossroads (location
to be determined)

•

Preserve Northfields woodland (northern end of Church End)

•

Create public footpath alongside stream from Oldways Road to link with FP28 via a new footbridge
(and on to FP32)

•

Allow natural regeneration of meadow / woodland between Great Wood and Little Wood

•

Protect and enhance Tilwick woods and meadows General aspirations – not site specific (thus not
on map)

•

Increase woodland coverage and connectivity in the parish through tree and hedge planting

•

Plant wildflowers in grasslands and on road verges Important views

•

Preserve views from Cleat Hill northwards to Church End, Thurleigh, Great Wood and the water
tower

•

Preserve southern views from Cleat Hill towards Bedford and Marston Vale

•

Preserve views from Mowsbury Hill towards Ravensden Grange and Church End

•

Preserve south-west views from Church / Church End towards Cleat Hill

•

Preserve views from Sunderland Hill - south towards Church End and Cardington

•

Preserve views from Graze Hill south-west towards Clapham

•

Preserve open landscape views from BW42 (between Tilwick and Great Wood)

Initiatives identified in the Ravensden Design Codes 2021
11.3 The Ravensden Design Codes (Appendix 3) contain detailed suggestions for the layout and design
of new buildings, and the extension of existing ones, as well as proposals for improvements to
enhance the character and local distinctiveness of each of the settlements in the Parish. Policy
RNP5 sets out Design and Sustainability Principles that all new development should follow.
11.4 The Design Codes also contain several initiatives which are non-land use aspirations but which
remain important to achieving the Vision and Objectives of the Neighbourhood Plan. They relate
to the following:
•

Traffic calming (MV01)

•

Promoting active travel (where not directly related to proposed development (MV02)

•

Improving and coordinating the style and design of entry signage to each settlement
(MV04)
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LISTED BUILDINGS IN RAVENSDEN PARISH

Name and Location
PARISH CHURCH OF ALL SAINTS, Church End
OLD WHITE LION, Bedford Road
MULBERRY COTTAGE, Bedford Road
CLEAT HILL FARMHOUSE, Cleat Hill
HARPER COTTAGES; THE CASE IS ALTERED PUBLIC HOUSE, Church Hill
OAK COTTAGE, Church End
CHURCH COTTAGES, Vicarage Close, Church End
GRAYS HILL FARMHOUSE, Graze Hill
MANOR FARM COTTAGE, Wood End
HIGHFIELD HOUSE, Graze Hill
4 OLDWAYS ROAD
MANOR FARMHOUSE, Wood End
TRAYLESFIELD FARMHOUSE, Wood End
LOWER GRANGE, Sunderland Hill
COTTAGE ON CORNER OF THURLEIGH ROAD TO E OF
MANOR FARM COTTAGE, Wood End
APRIL COTTAGE, HILLCREST & TWISDEN, Church End
THE OLD VICARAGE, Church End
GRAZE HILL HOUSE, Graze Hill

Grade

I
II
II
II
II
II
II
II
II
II
II
II
II
II
II
II
II
II

Page 2

UNLISTED BUILDINGS AND SITES OF CONSERVATION
INTEREST IN RAVENSDEN PARISH
Number
11

Feature
GREEN LANE

Number
15072

93
332

MOAT, Grays Hill Farm
HILLFORT & MOAT, Mowsbury
(Scheduled Monument)
POSSIBLE ROMAN ROAD (Viatores
no 173)
CROPMARKS, SE of Brook Farm
MOAT, Manor Farm

16604
16609

16665

3013

RIDGE & FURROW, Ravensden
historic parish
ROMAN ROAD (Viatores no 225)
TILWICK DESERTED MEDIEVAL
VILLAGE, & Roman pottery
BRICK FIELD, Cleat Hill
BRICK FIELD & KILNS
BRICK FIELD & KILNS, S of Oldways
Road
RIFLE RANGE

3014

BRICKWORKS, W of Grange Hill

MBB21897

3271

MOAT, Traylesfield Farm

MBB21898

4418

MBB22253

6713

OCCUPATION SITE WITH
BELGIC/ROMAN/
MEDIEVAL/POST-MEDIEVAL
POTTERY
GREEN LANE

8351

BRICKWORKS, Cleat Hill

MBB22301

8954

ALL SAINTS’ PARISH CHURCHYARD

MBB22302

13195

GREAT WOOD, Ancient Woodland

MBB22303

13196

LITTLE WOOD, Ancient Woodland

MBB22304

13198

TILWICK WOOD, Ancient
Woodland
CROPMARK, N of Grange Farm

MBB22305

485
580
583
715
728
1827
2521
3010
3012

14057
14060

15041

16637
16638
16664

16666
16667
17061
17072
18263
MBB21896

MBB22254

MBB22306

Feature
ENCLOSURE CROPMARKS; SW of
Shrubbery Farm
CROPMARKS, NW of Highfield Farm
IRON AGE/ROMANO-BRITISH SETTLEMENT
CROPMARK; E of Traylesfields Farm
SETTLEMENT CROPMARKS; NE of Wood
End
CROPMARKS, E of Graze Hill
POST MEDIEVAL CROPMARKS; S of Tilwick
Wood
IRON AGE/ROMANO-BRITISH SETTLEMENT
CROPMARKS, NW of Shrubbery Farm
CROPMARKS, SE of Tilwick
IRON-AGE/ROMANO-BRITISH ENCLOSURE
CROPMARKS; NW of Newhaven
WOOD END MEDIEVAL SETTLEMENT
CHURCH END MEDIEVAL VILLAGE
ROMANO-BRITISH OCCUPATION, SW of
Grange Farm
IRON AGE/ROMANO-BRITISH RECTILINEAR
ENCLOSURE; NW of Highfield Farm
POST-MEDIEVAL GARDEN FEATURE, N of
Willow Farm, Ravensden
BRONZE AGE RING DITCH AND LINEAR
FEATURES; SW of Grange Farm,
Ravensden
IRON AGE SETTLEMENT CROPMARKS; S of
Traylesfield Farm

SUB-SQUARE DITCHED ENCLOSURE; E of
Traylesfield Farm
CURVILINEAR ENCLOSURES; NW of
Traylesfields Farm
FAINT ENCLOSURE CROPMARK; N of
Traylesfields Farm
IRON AGE SETTLEMENT CROPMARKS; N of
Wood End
LATER PREHISTORIC/ROMANO-BRITISH
CROPMARKS; N of Wood End
IRON AGE/ROMANO-BRITISH SETTLEMENT
CROPMARKS; N of Manor Farm
ENCLOSURE CROPMARKS; SW of
Shrubbery Farm

POSSIBLE DESERTED MEDIEVAL
SETTLEMENT; Near Ravensden
Grange
POSSIBLE IRON AGE SETTLEMENT
CROPMARKS, N of Church End
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APPENDIX 3
List of Neighbourhood Plan Policies and Objectives
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Policy

Paragraph
/ Page

Detail

RNP1

5.3/25

Cleat Hill/Mowsbury area – guidelines to protect and enhance
local character.

2 3 4 5 7

Ravensden Park – guidelines for any future planning
applications for this new housing area and country park
extension.

3 4 9

RNP2

RNP3

RNP4

RNP5

RNP6

RNP7

RNP8

RNP9

RNP10

5.6/26

5.14/29 Land adjoining Willow Farm, Butler Street – a proposal for 1015 new dwellings, and criteria to be followed.
6.7/33

6.7/33

7.6/37

8.9/41

9.6/43

1 2 3 4 8 9

Barns next to Cleat Hill Farm – a proposal for sensitive
conversion to residential, with detailed requirements to be
followed.

1 3 4 5 9

Design and Sustainability – detailed measures to encourage all
planning applications to follow best practice in design and
sustainability and respect the new Design Codes.

2 3 4 5 9

Local Green Space - Allocating another 5 sites across the Parish
as Local Green Space to give extra protection from
development (this came out of the work on Green
Infrastructure in 2020/21).

7.10/38 Heritage Assets - A policy to protect our listed buildings and
their settings and other features of conservation interest.
8.6/40

Objectives

Protecting Community Facilities – A policy which seeks to
protect a number of local community assets which are
important to life in the Parish or ensure suitable replacement
facilities are built if there is still a need for them.

3 4 5 7

2 3 4 5

8

New Community Facilities – criteria to be applied when new
facilities are proposed.

8

East West Rail – if it is built (despite local opposition), detailed
measures to mitigate its worst impacts.

3 4 5 9

RNP11 10.5/46 Developer Contributions: The main local infrastructure
spending priorities from income the Parish Council receives
under the Community Infrastructure Levy. These major on new
footpaths and cycleways along Bedford Road and Oldways
Road to improve connectivity, and other local road safety
measures.

9
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OBJECTIVES
SETTLEMENTS AND HOUSING
OBJECTIVE 1: To meet future local housing needs of the parish where appropriate

DESIGN AND SUSTAINABLITY
OBJECTIVE 2: To protect and enhance the character and identity of existing settlements
within the parish and improve sustainable connectivity between them
OBJECTIVE 3: To promote and include good design and sustainability principles in all new
development
OBJECTIVE 4: To ensure new development is well integrated into the local environment
and landscape setting

GREEN INFRASTRUCTURE, LOCAL GREENSPACE AND HERITAGE
OBJECTIVE 5: To protect and where possible enhance local landscape, biodiversity and the
historic environment
OBJECTIVE 6: To provide a multi-functional Green Infrastructure network
OBJECTIVE 7: To designate and protect important green sites as Local Greenspaces

COMMUNITY AND EMPLOYMENT FACILITIES
OBJECTIVE 8: To ensure existing community and employment facilities are protected and
new facilities are promoted where possible

TRAVEL AND TRANSPORT
OBJECTIVE 9: To encourage safe and sustainable movement across the whole parish
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APPENDIX 4
Ravensden Design Codes
(Bound Separately)
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