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Introduction

The Team

Firethorn Developments Limited and the project team are pleased to
welcome you to this virtual public exhibition relating to proposals for a
new neighbourhood on Land at North West Bicester.

Firethorn Developments Limited are the applicants bringing forward the
proposals on behalf of Firethorn Trust, who invest, develop, and deliver
development and commercial solutions for clients across the country.

We are currently working on preparing an Outline Planning Application,
which has to date been informed by ongoing communication and extensive
pre-application meetings with Cherwell District Council Planning Officers.

Firethorn are supported by a team of experienced professional consultants
including:

The following boards and associated information will enable you to:
•

Gain an understanding of our work to date

•

Learn more about our vision and proposals which includes provision
for new and affordable homes, multi-functional green space,
landscaping, cycling and walking connections

•

Provide us with your views and feedback

We value your thoughts and ideas. Please take the time to provide
us with your views by completing a feedback form here https://
landatnorthwestbicester.com/virtual-consultation/
Thank you for your time.
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•

Development Manager: Review Partners

•

Masterplanning: Mosaic Urban Design

•

Planning: Barton Willmore

•

Landscaping Design: LDA Design

•

Ecology and Biodiversity: Aspect Ecology Ltd

•

Arboriculture: Forbes-Laird Arboriculture Consultancy Limited

•

Transport: Velocity Transport Planning

•

Stantec: Utilities and Drainage

•

Noise and Air Quality: WYG

•

Archaeology and Heritage Assessment: Cotswold Archaeology

•

Topographical: SV Surveying

•

Geo-Environmental: Hydrock Consultants

•

Community Engagement: PDI
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Application red line plan illustrating Exemplar Site phases 3 and 4 as built

Looking across the eastern parcel of Land at North West Bicester towards the Exemplar Site
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View of western fields of Land at North West
Bicester

S it e backgroun d
The Site

Planning Policy and North West Bicester

The Site comprises two parcels of land totalling approximately 22 hectares
(ha) of uncultivated agricultural land. The Bicester Exemplar scheme lies
to the south east and north east of the Site. The north eastern boundary
of the Site is bounded by the B4100 which links Bicester with junction 10 of
the M40. To the east of the Site lies Home Farm (Grade II listed building)
and to the north east St Laurence’s Church.

Supplementary Planning Document (SPD)

Land adjacent to the Site has planning consent for residential development
with construction ongoing, the planning context for which is discussed
below.
The Site already benefits from proximity to a range of amenities within
the immediate area such as a primary school, play areas and workspace.
Other facilities in Bicester town centre, 2.5km to the south, include
supermarkets, a doctor’s surgery, independent High Street shops, a post
office, pubs, and restaurants as well as a shopping centre and retail parks.

The Site forms part of the strategic allocation within Policy Bicester 1 of
the adopted Cherwell District Council Local Plan with an accompanying
framework plan and Supplementary Planning Document (SPD).
The overarching vision for North West Bicester is to deliver a high-quality
low carbon development, which is well integrated with the existing town,
providing new homes, jobs, and local services in an attractive landscape
setting. It must seek to conserve and enhance heritage assets, including
historic landscape features, increase biodiversity and address the impact
of climate change.
The extensive pre-application process to date has included meetings
and engagement with Officers of Cherwell District Council, Oxfordshire
County Council, local interest groups and key stakeholders. Ongoing
communication will continue to inform the emerging proposals whilst
considering the key planning policy and SPD requirements as detailed
above.

(c) Google maps

North West Bicester SPD Framework Masterplan allocation site

North West Bicester SPD Framework Masterplan allocation site and its relationship to Bicester town
centre

Gagle Brook Primary School is close to the Site
Apartments at the Exemplar Site

Terraces at the Exemplar Site
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Edible landscapes at the Exemplar Site

New homes under construction in phases 3 and 4
for the Exemplar Site

O UR visi on: des i g n p r i n c i p le s
Our vision has been informed by the established
principles set out in the Local Plan and adopted
SPD, with a focus on bringing forward a new
neighbourhood that promotes sustainable and
healthy lifestyles.
The Site must be properly connected to
neighbours, as well as the surrounding landscape
and wider community, helping to encourage a
reduced carbon footprint.
Cherwell District Council has made a
commitment that ‘North West Bicester will be a
neighbourhood unlike any other in Bicester - a
development that demonstrates the highest
levels of sustainability.
Residents who move to North West Bicester
will be making a lifestyle choice to live in
efficient modern homes built to the highest
environmental standards with excellent access to
the town centre, public transport and adjoining
countryside.

a development
that integrates
with its
context

Connected
multi
functional
green
spaces

healthy
lifestyles

walkable
neighbourhoods
and active travel
True zero carbon
development that is
adapted for climate change

homes for
all ages and
abilities that
are adaptable
and enabled for
home working

North West Bicester offers a unique opportunity
to bring about a sustainable large-scale
development as part of the wider extension of
the existing town.’
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Create new multi-functional green space based
on edible, ecological and active landscapes

Create landscape and biodiversity corridors

Pedestrian and cycle connectivity

0

10
B4

0

10
B4

10
B4
0

Western Area

Central Area

Eastern Area

Create streets as social spaces
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Create a comprehensive Sustainable Urban
Drainage System (SuDS)

Character areas

O UR visi on: arti st ’s i m p r e s si on
Church of St
Laurence
Grade Listed II*

Home Farmhouse
Grade Listed II

Eastern Area
B
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Exemplar under
construction

Gagle Brook
Primary School

Central Area

Western Area

The overarching vision for this neighbourhood within
North West Bicester is ’a community based upon
sustainable and healthy lifestyles.
A place that
is connected with its neighbours and surrounding
landscape, that encourages a reduced carbon
footprint.’
We propose to design a development that integrates
well with Bicester and meets the required design

standards of the SPD whilst retaining a distinctive
character.
Land at North West of Bicester will be a place that
is built to improve the quality of life for all people
who live, work and play there - where every person
is free to make choices amid a variety of healthy,
available, accessible and affordable options.

Up to 30% affordable homes.

Up to 550 high quality homes that have space for home
working and are future-proofed for adaptability and flexible
working arrangements.

True zero carbon.

40% green space. Providing a network of multi-functional
green infrastructure that supports a range of informal
and formal activities for everyone’s participation and
enjoyment including natural play areas for younger
children, ecologically rich meadow areas, SuDS,
retained woodland and productive landscapes.
A large variety of house types and tenures to suit a
wide range of households looking to get on the housing
ladder, buy a family home or downsize. This approach
encourages social cohesion by providing the opportunity
for residents to stay in Bicester and maintain all-important
friend and family networks.
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Land at North West of Bicester
strives to be a valuable addition to
the local community. The benefits
for bringing the development
forward include the following:

Connecting people to nature and natural systems by
providing growing space, orchards and allotments.
Opportunity to promote on Site biodiversity by maintaining
and enhancing existing green infrastructure.

Re-wilding areas allowing habitats to develop naturally over
time.
Incorporate a sustainable drainage system which will
discharge surface water in line with the SuDS hierarchy and
national and local planning policy.
Living longer, but perhaps with reduced mobility, means that
the design of the built environment with an ageing population
in mind requires genuine thought. Providing opportunities for
social interaction and exercise are important to reduce both
physical and cognitive decline.
A development that complements the character of Bicester
through the identification of its unique characteristics.
New and improved footpaths, cycleways, connecting people
and places.

O UR visi on: i l lust rat i v e f r a m e w o rk p l a n
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A ‘character area’ approach has been adopted for
development areas to ensure the proposals respond
to local context while being engaging and varied.
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Key
Western Area

Character areas are defined by a range of placemaking
tools including density, building types, architectural
treatment, materials, landscape and land use.
We are exploring three character areas:
Central Area

•

Eastern area: Responds to its immediate heritage
context through a framed view to the church and
close relationship to the Home Farm farmstead. The
proposed homes will reflect the materials seen at
Home Farm. This character area has a park including
play areas, edible landscapes, a trim trail, allotments
and areas of biodiversity

•

Central area: The core central neighbourhood has a
formal street pattern and organic edges overlooking
the woodland and ecological rich meadows to the
south. This area has a central neighbourhood play
area, a trim trail, allotments and informal open space
and natural play along the edge of the woodland

•

Western area: Responds to the countryside edge with
an informal building line allowing views in and out of
the Site. Open space, a trim trail, play and allotments
are located throughout this area
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Eastern Area

01

Vehicular, pedestrian and cycle
access point

02

Pedestrian and cycle access point

03

Potential pedestrian and cycle
access point

04

Sustainable Urban Drainage
System (SuDS)

05

Play

06

Small new copses

07

Trim trail

08

Ecologically rich meadow area

09

Woodland with some limited public
access

10

Restricted vehicular access
View to church

Character areas

Edible landscapes/allotments
Site boundary

O UR visi on: plac e m aki n g p r i n c i p l e s
The proposed new neighbourhood would be developed to the highest
standards of sustainability, exceeding the standards other developments
are achieving nationally at the time they are developed.
The Exemplar scheme has an existing energy centre and district heat
network serving the area. We will review the existing energy strategy of
the Exemplar scheme that is also advocated in policy but also consider the
new Net Zero Carbon Concept following the framework of the UK Green
Building Council.

North West Bicester presents an opportunity to create a

We have also incorporated a three-tiered approach to reducing the
carbon footprint on the Site as set below:
•

Embedded holistic social and economic benefits and site wide
strategies that embrace sustainable lifestyles such as walking, cycling,
greening the public realm and local food growing into our proposals

•

Designed site wide environmental protection and enhancement
solutions to mitigate the effects of climate change – such as Sustainable
Urban Drainage Systems (SuDS), planting, and habitat creation

•

An approach to ‘true’ zero carbon which is reflected in individual
proposed plots and new homes through energy use and other
technologies (on plot measures including low water and energy use
within the home as well as centralised heat networks incorporating air
sourced heat pump technology that provide a low carbon supply)

community based upon sustainable and healthy lifestyles, a
place that is connected with its neighbours and surrounding
landscape that encourages a reduced carbon footprint.

healthy
lifestyles

a development
that integrates
with its context

Connected multi
functional green
spaces
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homes for all ages and
abilities
that are adaptable and
enabled for home working

walkable neighbourhoods
and active travel

True zero carbon development
that is adapted for climate
change

l an d scape
The Site is not located within any landscape designations. It is heavily
influenced by the existing residential area, due to a large part of the Site
lying between the new Elmsbrook development and the primary school
which form the first phase of the North West Bicester eco-town allocation.
A landscape strategy has been developed that responds to the local area
and its visual context. This will reinforce and enhance existing Site scale
and character, whilst establishing new distinctive spaces that provide an
appropriate setting for the new community and create a unifying parkland
landscape running through the development.
Our proposals and approach toward green spaces and landscaping
include the following:
•

Retaining
and
enhancing
existing woodland, tree belts and
hedgerows to help structure the
proposed development

•

Integrate new housing into the
landscape; and provide the
basis of multi-functional green
infrastructure

•

Utilising existing boundary features
and proposed green infrastructure
to create appropriate interfaces
with surrounding development
allowing for the continuation of
spaces and routes through the Site
and beyond

•

Ensuring appropriate treatment
of the western extent of the Site,
creating a transition between
development and countryside, and
establishing a ‘green edge’ to the
new outer boundary of Bicester

•

Ensuring appropriate treatment
of the eastern extent of the Site,
providing an attractive frontage to
the B4100 and St Laurence’s Church

•

Eastern parkland

Woodland edge and western fringe

Orientation of the key access road
within the Site’s eastern parcel to
align with St Laurence’s Church
and allow for views towards the
church tower

A variety of open space types will be
created within the green infrastructure
network, including amenity space,
semi-natural space, play areas and
allotments. Circular routes will also
be created around the Site, providing
opportunities for recreation.

Swale corridor
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e c o logy and bi odi ve r si t y
The Site is currently dominated by semi-improved
grassland with areas of arable and woodland habitat
present largely bound by hedgerows and treelines.
Two watercourses lie adjacent to sections of the Site
boundary to the south and south-east. The habitats
of greatest ecological value both in their own right
and with regard to the opportunities they provide
for faunal species are the woodlands, hedgerows,
tree lines and watercourses, of which the woodland
and a number of the hedgerows likely qualify as UK
Priority Habitat. These features are largely retained,
buffered, and safeguarded under the proposed
development. Survey work undertaken at the Site has
identified opportunities for roosting, foraging and
commuting Bats, Badgers, other mammals, breeding
birds, reptiles, Common Toad and Brown Hairstreak
Butterfly.

•

Supervised staged habitat clearance exercises to safely remove protected
species from developable areas

•

Provision of new and enhanced greenspace and ongoing sensitive
management of such habitats

•

Provision of new faunal enhancements throughout the Site including bird
and bat boxes (integrated and upon retained trees), Hedgehog domes
and highways, hibernacula and log-piles for reptiles and amphibians and
invertebrate hotels and butterfly banks

Full details of safeguarding, mitigation and
enhancement measures are fully set out within the
Biodiversity chapter of the Environmental Impact
Assessment (EIA) and associated planning application
documents. However, opportunities to safeguard,
mitigate and enhance include:
•

Retention and protection of key habitat features
such as the watercourses, woodland, hedgerows
and their buffer zones

•

Sensitive timings and working methods

S usta in abl e ur b a n d r a i n age syst e m
The Site is primarily located in Flood Zone 1, with a low
risk of flooding. There are two small streams located
on the east and south boundary of the Site, which
introduce a localised area of flood risk associated
with river and surface water sources. All proposed
built development and Sustainable Urban Drainage
Systems (SuDS) have been located within the low-risk
area.
The existing topography and proposed landscape
corridors provide an opportunity to create a system of
swales and ponds to mitigate surface water.
The creation of a SuDS network also provides the
opportunity for an exciting ecologically rich meadow
to enhance biodiversity. Swales and ponds also
provide a place for people to enjoy nature and relax.
Through provision of enhanced and new habitats
throughout the Site a biodiversity net gain is anticipated
for which a minimum 10% net gain is sought. Net gains
will be achieved through the enhancement of existing
features such as the woodland and hedgerows and
creation of new habitats including new native shrub
planting, wildflower meadow grassland and the use
of SuDS basins to provide wet wildflower meadow/
areas of standing water.
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A c c e ss and movem e n t
The Site is sustainably located within the overarching North West Bicester
masterplan, with good access to a range of existing facilities nearby
which include Gagle Brook Primary School, employment opportunities,
office space, play areas, allotments, open space, footpaths, cycle ways
and good public transport making Bicester town centre easily accessible.
Vehicular Access
Access to the eastern parcel, located closer to Home Farm, will be from
the western boundary via the existing internal road network constructed
as part of the Exemplar scheme.
Access to the western parcel, will be via three locations. The first two
access points will be available on either side of the bus only link. These
two site access junctions will be provided in the form of simple priority
junctions that will be designed to restrict development traffic from utilising
the bus only link. The third access will be from the northern boundary at
a point approximately mid-way along the western parcel, which will then
connect with the existing road network of the Exemplar scheme.

Bus and Off-Carriageway Cycle Routes from the Site to
Bicester

Parking Provision
Allowance for allocated and unallocated parking provision will be provided
in accordance with the latest Cherwell parking standards set out within
Table A6.B1 of Appendix F of the Cherwell Residential Design Guide SPD
(adopted July 2018).
Pedestrian/Cycle Access Opportunities
To the eastern parcel: From the north of the development linking with
the B4100 Banbury Road, via the proposed vehicular access, and at
appropriate locations between the proposed Site and the Exemplar
scheme.
To the western parcel: From the three points of vehicular access and at
appropriate locations between the proposed Site and the Exemplar
scheme.

Pedestrian and cycle connectivity

Bus Only Links
The design and function of the primary road through the Exemplar
development incorporates bus priority by way of a bus-gate immediately
adjacent and between the eastern and western parcels of the Site. The
carriageway width of the primary road through the Exemplar scheme
narrows to 4.0m allowing for southbound bus movements only, which can
also accommodate two-way cycle movements.
Junction to the north: Will only facilitate vehicular access from the existing
northern priority junction from the Exemplar scheme at Braeburn Avenue
with the B4100 Banbury Road.
Junction to the south: Will only facilitate vehicular access from the existing
south eastern priority junction from the Exemplar scheme at Charlotte
Avenue with the B4100.

Create streets as social spaces

The E1 bus service will continue to provide access to the surrounding area
and Bicester town centre. Existing bus stops, some of which include bus
shelters, are provided on the Exemplar development, along Braeburn
Avenue and Charlotte Avenue, all of which are within walking distance of
the Site.
Walking and Cycling Routes
The proposals will include multiple walking and cycling routes, connecting
footpaths and streets internally and beyond the Site and promoting
easy access to local facilities. An off-carriageway continuous cycle route
is available from the Site to Bicester north rail station, which includes
appropriate crossing facilities.
Our proposals will enhance the accessibility of public footpaths and bus
stops from the Site. A full Transport Assessment will be prepared to support
the Outline Planning Application.
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Main vehicular access points and circulation

f eed back and n ex t st e p s
Feedback and Next Steps

Indicative Project Timescales

We invite you to kindly complete a feedback form. This can be
completed here

March-April 2021

https://landatnorthwestbicester.com/feedback-form/
or print and return to us using the Freepost address below.
You can also download the virtual exhibition boards here https://
landatnorthwestbicester.com/virtual-consultation/

Alternatively, you can email us at:
info@landatnorthwestbicester.com
Our freepost address is simply as follows (this one-line address
must be written exactly as it appears, nothing else is required and
no stamp is required):

•

Public Consultation

•

Evaluating community and stakeholder feedback

•

Progression of application documents, reports, and plans

April-May 2021
•

Further communication and meetings with Cherwell District
Council Planning Officers

•

Finalising application reports and documents

•

Anticipated Submission of an Outline Planning Application to
Cherwell District Council

•

Statutory consultation by Cherwell District Council on Outline
Planning Application

Freepost NWB CONSULTATION
July-September 2021
All feedback received will help inform the masterplanning process
and the future Outline Planning Application to be submitted to
Cherwell District Council later this year.
Please provide feedback by 9th April 2021.

Thank you for viewing our virtual exhibition and proposals.

Freephone: 0800 232 1794
Email:
info@landatnorthwestbicester.com

Post:

FREEPOST NWB CONSULTATION
(This online address above must be
written exactly as it appears, nothing
else is needed and no stamp required)
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•

Ongoing communication with Cherwell District Council Planning
Officers

•

Ongoing communication with Stakeholders

October-November 2021
•

Anticipated decision on Outline Planning Application
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