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1 introduction
This document has been produced by Rummey Design on behalf of
Bedfordshire Land Promotions Ltd (BLPL) in regard to land at Dunstable
Road, Caddington, known as Caddington Brickfields.
The land is being promoted for development by BLPL to Central
Bedfordshire Council on behalf of the land owners. This document is part
of the evidence base being prepared as part of that promotion.

The Land
The extent of promoted land is shown to the right. The land is divided
into 5 land parcels but it is not intended that residential development
extends to all of this land as part of an allocation.
Land parcel 1 is already allocated in the South Bedfordshire Local Plan
Review (2004) as site H1:19 and is shown on the plan for completeness
as the land is controlled by BLPL. A planning application for residential
development of the allocated land is currently being prepared by the
same development team and will be submitted to the Council in the
coming weeks.
Land parcel 2 is allocated within policy R8 of the South Bedfordshire
Local Plan Review for “Allotments Gardens and Playing Pitches with
changing facilities and/or informal open space”. It is also the subject
of an extant planning permission (ref SB/TP/96/0745) for allotment
purposes, access and parking.
The remaining land parcels (3, 4 and 5) are not allocated for
development. All are currently located within the Green Belt and Parcel
5 is located within the Chilterns AONB.
Parcel 5 is included in the representation as it is within the control of
the land owning group, though there is no intention that development
extend into this area.

Area for consideration showing parcel numbers

Document structure
The document sets out the background to the location, discussing
the way in which the village of Caddington has grown since the
19th Century, demonstrating how development has generally spread
southwards, away from the village core, resulting in an asymmetrical
layout today.
The historical analysis identifies the traditional brick-making role of
the area which, in part, has resulted in the unbalanced growth of the
settlement and has also provided the name which the site has now
adopted.
A review of the site characteristics has been undertaken, considering
landscape, transport, drainage and ecological issues as key
considerations as to the development potential of the land. In parallel
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with this, precedents for development from the local area have been
drawn to provide a basis for design and layout of any new place.

Caddington’s past growth

This document summarises the work that has been undertaken and which
will form the basis for further stages of work, as the local Plan process
continues.

Caddington was an agricultural village with moderate agricultural land,
but sitting as it does on good brick clay, found that brick-making made
it a successful place for brickworks. Smaller brick pits were quickly built
over when worked out, but the larger brick pits around the town sterilised
portions to the north west and south west quarters in particular, with the
latter only being developed in recent years and the former reclaimed to
poor rough pasture.

On the basis of the work that has already been undertaken, this
document analyses the opportunities and constraints for the development
of the land, culminating in the drafting of indicative masterplan options
for the site, demonstrating how the land could be developed in a
sustainable manner, without undue impact on the local area.
This document should be read in conjunction with the formal
representations, prepared by JLL and the Technical Note – Ecology,
prepared by Peter Brett Associates.

The site is a sustainable location well placed to complete and complement the
structure and growth of the village. It is located close to the central faciliites and
would support the retail and other services on offer there. 2 strategic options
are presented to allow for discussion on environmental and planning issues to
allow the scheme to evolve responsibly.
before the 20th Century Caddington grew up around the Green
and the church with small outlying farms

1880s

during the 20th Century Caddington grew rapidly, initially
along the roads to the south as brickworks lay elsewhere.

1956

from 1960s Caddington has grown south and east from its
historic core around The Green, filling in the areas between.

today
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Caddington’s potential
Caddington’s asymmetrical form has come from its historic development
to the south and east with the brickworks west and north of Folly Lane
not being filled until the 1960s. As this north west quarter is close into
the built up area it is considered a logical area for expansion of the
village.

the proximity to the village centre shows the potential to create a
strong affinity to the village, by creating good connections

good foot and cycle path connections to the village centre
means development can be tailored to the green network and to
the overall village form

The potential exists to reinforce the village form
and rebalance the catchment of the centre,
assisting in sustaining trade in its shops and
reducing the need to travel by car for short trips.
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2 site context
Site Description
The site consists of agricultural and fallow fields and woodland
totalling approx. 26.7ha (65.3 acres) which slope to the south and
west and lie on the north-west side of Caddington centre. Residential
areas of Caddington lie to the south and east and the village centre
lies to the south-east.
The western fields are Grade 3 agricultural land, currently used for
arable crops. The western boundary is bounded by bridleway BW13
which is lined by tree belts.
The northern field is an enclosed fallow field lying between a strong
hedgerow with mature trees to the south-west, Folly Wood to the
north, Folly Lane and residential development to the east and the
allotments to the south, also separated by a substantial hedgerow and
trees. Historical maps indicate its previous use for clay extraction and
brickmaking - shown as ‘brickworks.’
A public right of way (FP9) runs along the hedgerow between
the western and northern parcels of land, linking further north to
bridleway BW13.
The area under consideration also includes two small woods, Folly
Wood, a County Wildlife Site, and Cradle Spinney.

south-west field seen from south-west corner of site - a substantial hedgerow with mature trees forms the north eastern edge along FP9 A
substantial hedgerow also forms the boundary with bridleway BW13. Two semi detached houses lie on the north side of Dunstable Road and land
to the east is allocated for residential development

north field seen from the west side looking towards Folly Lane - a substantial hedgerow with mature trees forms the eastern edge. A few houses on
Folly Lane can just be seen above the trees. Folly Wood lies to the north. The former brickworks is now fallow grassland and scrub
10

2 site context
Historical context
The pre-enclosures map 1798 shows that field enclosures are largely
orthogonal (Enclosure Act) and networks of footpaths and lanes
crisscross the area. Woodland is sparse and where significant
vegetation exists it is as small copses or spinneys filling field corners.
The field boundaries remain largely unchanged to north-east and
south-west and are marked by significant trees and hedgerows. Folly
Wood may have once extended further to the west (Hough Wood on
1834 map).

in south aisle has zig-zag patterned arch and stiff-leaf capitals. The
chancel arch is of similar date although the chancel was rebuilt C19
when the vestry was added. The north chapel was built in C14 and
extended C15 to form a north aisle. The south aisle and west tower
were also added in C15. The church was much restored in 1875.

The First World War Memorial is described as a well-ornamented,
almost 4m high Forest of Dean stone cross in the Celtic style; which
has group value along with the Church of All Saints.

The eastern parts of the site have however been variously used for
farming but later for brickmaking, as evidenced by the 1956 map.
There are several brickwork sites in the area.
The historic maps show the relatively slow expansion of the settlement
of Caddington, from a nucleated village clustered around the village
green and church, with the greatest expansion since the 1960s and
1970s, mainly to the south and east.

Conservation
Area

Heritage assets
The centre of Caddington Village is designated a Conservation Area
around The Green. The only listed buildings are the church of All Saints
(Grade II*) and the War Memorial (Grade II) in the church yard. The
church is described as flint rubble and ashlar quoins. Earliest parts
date from 1180, extended in 15th century. Late C12 doorway reset

1834

All Saints Church, The Green (Grade II*)

Conservation Area and listed buildings also showing the extent of
settlement today

1901

1956
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2 site context
Topography

Ecology and Vegetation

Biodiversity Value

The site generally falls southwards and westwards although the eastern
parts of the site are flatter south of Folly Wood.

Typical of the area, the site comprises arable fields bounded by a
hedgerow network, with small areas of woodland to the north at
Cradle Spinney and Folly Wood.

The most valuable ecological features within the site are the areas of
broad-leaved woodland, namely, Folly Wood County Wildlife Site
and Cradle Spinney. A proportion of the Site comprised recently
cut grassland and cleared scrub vegetation, with the remainder
dominated by arable fields, all considered to be of negligible
ecological value. The majority of the hedgerow network was speciesrich, considered to be of greater ecological value. The site could
support a range of protected species, possibly including great crested
newts, reptiles, breeding birds and foraging and commuting bats.

In the wider area Caddington sits on a shallow ridge line with land
generally falling southwards. Land to the west rises towards a local
ridge, approximately where Dunstable Road turns north and intersects
with Millfield Lane. This ridge provides strong enclosure and limits
views towards Caddington and the site from the closest parts of the
Chilterns AONB. Similarly the village is well contained to the north,
east and south by local topography and vegetation.

Folly Wood, is semi-natural Ancient Woodland and a County Wildlife
Site. As such a 15 metre minimum buffer is recommended around it
(Natural England guidance).
Substantial trees (mainly Oaks) and a hedgerow run north-south along
the central field boundary along the route of FP9.
Semi mature vegetation lines bridleway BW13 whilst there is also a
substantial tree screen along the eastern boundary along Folly Lane
which is also a bridleway (BW6).
A substantial hedgerow with mature Oaks runs along the northern
boundary of the allotments.

Hydrology
The site sits on the edge of the lower Chilterns slopes on part of the
upper catchment of several small unnamed tributaries to the River Ver.
Caddington has been subject to flooding in the past when the road
and properties at Dunstable Road/Mancroft Road were affected. This
was due to the inadequate capacity of the culvert under the road to
cope with overland flows from the upstream catchment which was
saturated from preceding periods of rain. The site falls within this
upstream catchment even though it was not affected by flooding and
is not shown to be in a floodplain as defined by the Environment
Agency.
The site is in Flood Zone 1 with low potential for flooding although it
does provide a flow route for surface water runoff from the area to the
north and runoff generally discharges into the ditches alongside the
bridleway.
topography of the village area. All Saints church sits near the highest
point in the village
12

topography of the area under consideration showing the low point
along the bridleway to the west that falls down to Mancroft Road
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11B: Caddington - Slip End Chalk Dipslope

Landscape character

AONB Landscape Character
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The site is in undesignated landscape, on the edge of Caddington.
The site and adjacent areas are inward-looking towards Caddington,
so that the character is influenced by this proximity, with rooftops,
house frontages and street lighting seen amongst the relatively strong
vegetated field margins and highway verges. Only a small area of the
AONB has views of the site, with a strong ridge to the west and north
limiting views. Development spreads up the Dunstable Road (and edge
of the AONB) to the west with residences and a business park along
the road.
The site falls in NCA 110: Chilterns. The Statement of Environmental
Opportunity identifies the need to :
‘Enhance local distinctiveness and create or enhance green
infrastructure within existing settlements and through new
development, particularly in relation to the urban fringe and growth
areas such as Luton. Ensure that communities can enjoy good access to
the countryside’.
Central Bedfordshire Landscape Character Assessment 2015 (LUC)
- places the site within LCA 11B Caddington and Slipend Chalk
Dipslope. The overall landscape strategy for the LCA is to:
‘renew landscape elements that have been lost and/or degraded
in order to reinstate and strengthen character. There are some
opportunities to introduce new landscape elements but the aim should
be to reinforce the character of the area as part of the Chilterns Chalk
Dipslope. This will include improving the interface of new land uses
with the roads to reinforce a rural landscape character. Conservation
of the areas of woodland, particularly ancient woodland is a key
requirement and there are opportunities for further woodland creation
by expanding and linking the existing woodland resource’.
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!

The site, whilst lying adjacent to the Chilterns AONB boundary, has
very limited intervisibility with it, restricted to immediate fields to the
west.
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The AONB Management Plan (2014-2019) notes that the impacts
of proposed development within the setting of the AONB should
be carefully considered with respect to the effect on both landscape
character and visual amenity. It particular it notes that :

Dunstable
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Luton
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Tri ng

‘the provision and long term management of green infrastructure
should be an integral component of planning any new development,
both enhancing the new development itself and the way it is
integrated with the surrounding area.’
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!

!
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Policy L8 states that:
‘Landscapes close to existing and new areas of development should be
maintained and enhanced to conserve, enhance and extend: natural
capital; green infrastructure; character and amenity; biodiversity; and
opportunities for recreation’.
Policy L10 highlights the cumulative effects of development noting that
some forms of development, in particular housing, can have an impact
on the use of surrounding land, for example, because of the public
pressure.

11A

Dacorum
District
(B)

the site and Caddington lies within County LCA 11B
Contains Ordnance Survey data © Crown copyright and database right (Central
259
Bedfordshire Council) Licence 100049029

The AONB Management Plan states that new designs must also
exhibit the highest environmental standards in terms of energy and
water conservation, in order to promote sustainability. In addition the
Management Plan highlights the need for all development to consider
resilience to climate change.

Both Caddington and Slip End are expanded modern post war
settlements, located on the plateau. Caddington includes a village
green and historic core centred around the church. Smaller linear
development characterises the roads between these settlements.
Individual, often large, farm complexes characterise the rural area
surrounding these settlements.

the Chilterns AONB lies to the north & west and
includes Folly Wood
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AONB
boundary
visibility ‘heat map’ showing limited intervisibility between the western
fields of the site and the AONB to the west, and between the site and
adjacent residential properties to the south along Dunstable Road.

Ordnance Survey material by permission of Ordnance Survey on behalf of The Controller of Her Majesty’s Stationery Office © Crown
Copyright (2012). All rights reserved. Licence number 100042131

2 site context
Visibility
The overall context of undulating ridges, mature field boundaries and
small woodlands restricts the extent of visibility of the site.
The northern field, south of Folly Wood, is entirely enclosed by
vegetation on all sides restricting views in and out of the field from
public rights of way, residential properties, and Folly Lane.
The western fields are visible in views from the land to the west as it
rises up to the localised ridge which encloses Caddington to the west.
A few houses on Dunstable Road to the west and road users may
obtain glimpses of the southwest field through breaks in vegetation.
There are no views from bridleway BW13, except in the south-west
corner through a gap in the hedge.

2 site context
Access and connectivity
The site is located approximately 500-600m from the village centre
of Caddington with its full range of facilities including community
centre, shopping, post office and places of worship. Primary schools
are slightly further away but well within walking distance. Beyond, in
Luton, is a further range of retail and other facilities. The site is on bus
routes, is adjacent to Dunstable Road, and is well connected to the
local Public Rights of Way network.

Public transport - Bus
There are three bus services that route in close proximity to the site,
these are services 231, BMH1 and 62. These routes are shown in
the Highways and Public Transport figure and the Bus stops figure
indicates the bus stop locations accessible from the site.
Bus route 231 passes the site on Dunstable Road with a bus stop
located just over 100m to its west, equivalent to a minute and a half
walk. The bus route offers a low-frequency service, roughly one service
per hour, to connect Luton and Dunstable via Pepperstock, Slip End and
the village of Caddington.
Bus route BMH1 is a service that only runs on school days, providing
one outbound journey in the morning and one inbound journey in
the afternoon to cater for students at the Southern Campus Schools,
including Manshead CE Academy and St Mary’s Catholic Primary
School. This route runs from Pepperstock to Caddington, outside
Southern Campus Schools. The closest bus stop is the same stop that
serves Bus 231, located just over 100m west of the site on Dunstable
Road.
Bus route 232 is a South Beds Dial-a-Ride service, and is a public
bus service which runs to the east of the site. The closest bus stop
is approximately 450m away on Manor Road within the village of
Caddington, around a 6 minute walk. This service runs two outbound
services (to Dunstable) in the morning, one in the afternoon and two
inbound services in the morning/afternoon on weekdays. This route
connects Pepperstock to Dunstable. It provides access to the Asda
Superstore in Dunstable and the Tesco Store Skimpot Road.
Outside of the scheduled Bus route 232 service, South Beds Diala-Ride provides a door to door service with assistance where
appropriate for those who find it difficult to use public transport. This
is available to those who are members of the South Beds Dial-a-ride
and are arranged through a telephone request.

Opportunities
Alongside the existing bus services, it is understood that as part of the
Caddington Wood development on Chaul End Road, there is to be a
community bus service provided in the vicinity. This service is intended
to provide a daytime link between the development, Caddington
Village, the schools at the Southern Campus and also to the Luton to
Dunstable busway to the north. Since the community bus travels past
the site there is the opportunity for any potential development at this
site to link into and potentially enhance the service.

Public transport - Rail
Luton Railway Station is located 3.7km north east of the site, and Luton
Airport Parkway Railway Station is 4.4km east of the site. They are
accessed via A505 and A1081 respectively. Luton Railway Station
can be accessed by via the 231 bus, the journey time including a 10
minute walk from Luton town centre would be less than 30 minutes.
Both Luton and Luton Airport Parkway railway stations provide
excellent access to London, including to St Pancras International for
which there are 8 trains in the morning peak hour between 08:00 and
09:00, the journey time is approximately 30 minutes. Luton Airport
Parkway also provides access to Nottingham with one direct train in
the same morning peak hour.

bus stops

Pedestrian and Cycle
There are several public rights of way (PROW), shown as footpaths in
the figures, as well as bridleways close to the site that provide links to
the surrounding local facilities as well as being available for leisure
use.
The nearest PROW runs adjacent to the eastern boundary of the site
from Dunstable Road and runs in the north western direction to join
onto a bridleway. There are two bridleways close to the site, both
begin at Dunstable Road and head in the north west direction, one to
the west and one to the east, approximately a distance of 400m away
from the site.
The footway on the southern side of Dunstable Road provides direct
access into Caddington Village, where local facilities and shops are
available. The proposed scheme at the Caddington Oaks development
is to provide a footpath along its frontage on the north side of
Dunstable Road along with a zebra crossing to bring pedestrians onto
footway on the southern side of the road. As part of the Caddington
Brickfields proposal there is potential to improve the pedestrian
network, and its quality.
highways and public transport network
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footpath
footpath
footpath
bridleway
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There is a signalised crossing on Dunstable Road 250m east of the
site, situated to the north of Caddington Village. A second signalised
crossing is located on Manor Road, which provides access to the
shops and amenities to its west with the east of Caddington Village.

With regards to highways capacity, the recent CBC Local Plan –
Stage 1A Transport Modelling, there are no identified hotspots in the
surrounding roads of the site where there are junction delays of more
than 2 minutes in the existing reference case as well as the various
future scenarios considered.
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community facilities are located in the village centre with its local
facilities, shops, and pubs. The village is in the catchment of
Manshead secondary school south of Dunstable

Community facilities
The site is close to the local services of Caddington village including
Caddington Village School, the primary school to the south east of the
village. The village is in the catchment of Manshead School located
on Dunstable Road as it enters Dunstable, 3km (10 mins) away by
cycle.

3 km

around the site to the NW of the village, public footpaths and
bridleways emanate from the village main streets on a slightly
radiating grid
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Dunstable Road which forms the frontage of the site is subject to a
30mph speed limit. Recent traffic calming measures which take the
form of speed humps to the west and also a raised table to the east by
the village green have been implemented to help enforce this speed
limit. The provision of an active frontage to the north will also help to
enforce the need to reduce speeds.
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The site benefits from direct access to Luton town centre by continuing
east on Dunstable Road and onto Farley Hill, this is approximately a
4km journey by road. Dunstable is also easily accessible from the site
by travelling west on Dunstable Road and then joining the A5 in the
northbound direction, this is approximately a 6km journey by car. The
M1 is located around 1.5km east of the site, with the closest junction
being number 10, this is approximately a 6km journey by car and
journey time would be typically around 10 minutes.
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