SECTION 1:

Broadstone
Past, Present & Future
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1.1 Introduction

1.1.1
The area to be covered by the Broadstone
Neighbourhood Plan was agreed with the Borough of
Poole when the Neighbourhood Forum was first approved
in February 2013. The plan boundary is the same as
Broadstone Ward boundary (Figure 0.4). Consultation
also included two areas outside the ward (one in
Creekmoor Ward and the other in neighbouring East
Dorset) where residents regard themselves as belonging
to Broadstone. Both areas were given the opportunity to
contribute to the development of the Plan.

Businesses in Station Approach

1.1.2
By examining the main characteristics of
Broadstone a number of key issues were identified. These
have informed the vision for the future and the policies
set out in the Plan. The information set out below has
been compiled from field work carried out by members of
the Forum, data from the Borough of Poole’s ward profile
for Broadstone and residents’ responses to consultations
and questionnaires. More details can be found in the
Evidence Base and Consultation Statement.

Location
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Detached houses in Clarendon Road

1.1.3
Broadstone is located on the northern edge of
Poole, approximately 4 miles from Poole’s Civic Centre.
It is bounded to the east by the A349, an important link
road between Poole and the A31 to Southampton and the
South-East.
1.1.4
To the south Broadstone merges with the
residential area of Waterloo, whilst it’s western edge
is defined by an old Roman Road which also marks the
boundary between the Borough of Poole and East Dorset
District Council. Upton Heath, adjacent to the Pine
Springs neighbourhood, is internationally protected for
its sensitive ecology and effectively restricts any further
development westwards. To the north is the Corfe Hills
which, together with Dunyeats Hill and Canford Heath,
forms part of Dorset Wildlife Trust’s Great Heath Project.
Canford Heath, Upton Heath, Corfe Hills and Dunyeats
Hill, together with part of Pine Springs Local Nature
Reserve, are protected through their designations
as Sites of Special Scientific Interest (SSSI), Special
Protection Areas (SPA), Special Areas of Conservation
(SAC), and in part Ramsar. Whilst the conservation of
heathland is welcomed it does place significant pressure
on the existing urban area, especially since it restricts the
opportunities for new housing.
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The Goods Yard public house (ex-Station Hotel)
1.1.5
Broadstone’s development was closely linked
to the expansion of the rail network in the late 19th
century and Broadstone Junction formed an important
intersection in the local and regional network. The road
network that evolved alongside radiated in a striking
pattern from the station and centre of the village, and has
contributed significantly to access and movement issues
now facing the commercial area.

Fig. 1.2: In the early 1800s the main road structure that can
be seen in Broadstone today was becoming established.
Fig. 1.3: In the early 1900s development began to take
place adjacent to the newly built Broadstone Junction
station.
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1.2 The Past
1.2.1
Initial expansion in late Victorian times took
place around the railway station. Although this no
longer exists, the Railway Hotel has survived and was
recently refurbished as The Goods Yard public house and
restaurant. The Junction Leisure Centre was built on the
former railway station site and the track bed itself has
been replaced with roads, housing, a car park and a public
footpath/cycleway – The Castleman Trailway. Elsewhere
in Station Approach, original houses have long been
converted into a row of shops, restaurants and fast food
outlets. Some regeneration has already taken place in this
part of Broadstone, predominantly in the form of office
buildings, and planning permission has been granted for
a block of 32 flats adjacent to The Goods Yard, though
these have not yet been built. A row of semi-detached
town houses, also Victorian, extends along the southern
side of Dunyeats Road.

Early houses in Charborough Road

1.2.2
By 1919 Broadstone had expanded, especially
to the south along York Road, around the central area
including Grange Road and Ridgeway, and to the north
east along Dunyeats Road. In what is now the Golf
Links area, substantial Edwardian houses in large plots
Chalet bungalows in Springdale Road
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Fig 1.4: Broadstone in 1945 was dominated by the railway station and ribbon development along the roads that led to it.
dominated the scene. This area today retains much of its
original distinctive character based around low density
housing within an extensively wooded environment,
though there has been some infilling in recent years.
1.2.3
Broadstone continued to expand so that by the
late 1930’s significant development had taken place. This
was mainly along radial routes, dominated by detached
properties, and extended both northwards, along Higher
Blandford Road, and westwards, along Clarendon and
Springdale Roads. Over time plot severance has taken
place, leading to more modern houses slotted in between
the older properties. Despite the increased density
the characteristic elongated plots remain, but with
few opportunities for further subdivision. Gardens are
generally mature, with numerous trees and large bushes
contributing to the overall character and quality of the
environment.

Front walls in Fairview Crescent

1.2.4
Post-Second World War, Broadstone underwent
three significant phases of development: the 1950’s to
early 1960’s; the mid 1970’s to early 1980’s; and the late
1980’s to early 1990’s. All three phases were periods
where fields, gardens and nurseries behind the original
streets were infilled, and all are clearly identifiable today
due to their scale and distinctive forms of development.
Bungalows in Okeford Road
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1.2.5
The first of these phases included a number of
separate developments of bungalows, including Fairview,
off Higher Blandford Road, Church Farm, between
Clarendon Road and Springdale Road, and Fontmell
Road, to the east of Lower Blandford Road. These areas
are characterised by modestly-sized bungalows on
small plots. Earlier developments tend to have low front
boundary walls and short drives to garages. The overall
appearance is a landscape dominated by hard rather than
soft features. In contrast, later developments tend to
be open plan, providing a slightly softer streetscape and
generally lacking any significant tree planting. Although
there is virtually no opportunity for new builds within
these estates their character is subtly changing as raised
roof-lines and chalet bungalows become more common.
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1.2.6
The second phase saw the southward extension
of West Way, an area of detached properties designed
with car ownership in mind. Frontages are open plan,
but with little public open space and very limited tree
planting. There is not the leafy feel that characterises
earlier streets. Many of the properties have been
extended, conservatories added and front gardens hardsurfaced to provide additional off-road parking. This
has created surface drainage and run-off issues during
periods of heavy rainfall. This is especially true in and
around the Greenhayes area to the south of Broadstone.
1.2.7
By the mid 1990’s the third and final phase
of building had been completed. Edwina Drive to the
south and Pine Springs to the west represent the last
significant developments of new housing. Although
detached housing dominates, some semi-detached and
terraced houses are also present. Generally, houses are
smaller than elsewhere in Broadstone on smaller plots
ensuring a higher density overall. Frontages are typically
open plan but roads are slightly narrower than those built
in the 1970’s, so that while most properties have some
off-street parking, growth in car ownership has created
some access issues. Both estates led to the loss of open
space. Community concerns, expressed at the time, led
to the retention of two areas: Pine Springs Local Nature
Reserve and Pocket Park (Site of Nature Conservation
Importance, SNCI). As elsewhere, the streets are not
tree-lined, although here the increasing maturity of
the gardens has brought a welcome softening of the
streetscape. Contrasting in scale, Ashwood Drive, on the
eastern edge of Broadstone, consists of large detached
houses of individual design set in large sylvan plots. Most
of the properties nestle in a pronounced hollow within the
main ridge which runs through this part of Broadstone.

Edwardian housing in Clarendon Road

A recent development in The Ridgeway

Woodland setting in Ashwood Drive

Broad streets such as Upper Golf Links Road
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1.3 The Present

The Built Environment
1.3.1
The greater part of Broadstone’s built
environment is characterised by detached properties,
with the vast majority being modest, two-storey, 3 or
4 bedroom houses or bungalows. Most of these are
to be found on speculatively built estates where the
architectural styles reflect the period in which they were
built. Areas of bungalows are interspersed, with a recent
spate of conversions to chalet-bungalows.
1.3.2
Whilst the two conservation areas are
considered critical, the urban landscapes created by
modern developments have been described as Tradeable
by the Borough of Poole [ii]. As such they are ‘areas of
more commonplace character and with limited local
identity and historic association’. Redevelopment here,
although unlikely for various reasons, would not therefore
be resisted for reasons of character or quality. Any loss of
amenity open space or informal play area of importance
to the local community, as in Lytchett Drive, for example,
would be strongly resisted because of the negative
impact upon quality of life and residents’ wellbeing.
Broadstone as a whole has less than the minimum level
of informal play area required by Poole’s Green Space
Standards (2004).
1.3.3
Much of the north-east sector of Broadstone
consists of large houses in spacious grounds, usually
with mature trees and surrounded by walls or hedges.
Categorised as large detached villas [ii] they give rise to
a distinctively sylvan landscape with a strong suburban
feel. Many of the original properties still exist, but limited
redevelopment and infilling has helped create a mix of
architectural styles from Arts and Crafts through to
modern and contemporary. Part of this area falls within
the Borough’s Conservation Area 20 (Tudor Road and
Golf Links Road). A similar but smaller area to the northwest, and referred to locally as The Triangle, is bounded
by Springdale Road, High Park Road and Roman Road. It
has seen substantially more changes but still retains its
special character. The distinctiveness and high amenity
value of The Triangle should not be compromised and
several planning applications have been refused, both
by the Borough of Poole and Government Inspectors, on
appeal.

Low density housing in West Way
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A key link to the east in Dunyeats Road

Popular flats in Wallace Road

Recently built flats in York Road
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1.3.4
There are few terraced or semi-detached
properties in Broadstone. Of the latter, several examples
can be seen in Dunyeats Road, Tudor Road and Kirkway.
They are generally of Victorian or Edwardian age. In
most cases their external appearance has changed little
since being built though some properties have been
modified internally to enable multiple occupancy. As
these properties are located centrally redevelopment
cannot be ruled out in the future with flat or mews-type
developments most likely. Charborough Road, also a short
distance from the centre, has a number of semi-detached
bungalows, both single-storey and split-level, but there
appears to be less potential for redevelopment here. The
greatest concentration of semi-detached properties is
in Lytchett Drive where housing density is amongst the
highest in Broadstone.
1.3.5
The development of flats in Broadstone has
been relatively limited in extent and with variable
results. The earliest to be built were relatively large 2
and 3 storey blocks with flat or gently pitched roofs
close to the commercial centre. Some contrast starkly
with neighbouring properties, for example, in Grange
Road and Wallace Road and tend to have had a negative
impact on the overall quality of the built environment.
The most recent blocks are smaller, usually between 4
and 6 units, and more carefully designed to blend with
the neighbouring buildings. Indigo Mews in York Road is a
good example where the historical character of the street
has been reflected in the new development.
1.3.6
Several large properties, especially in Ridgeway,
have been internally modified to enable multiple
occupancy. The age and condition of some of these
suggest opportunity for redevelopment, particularly
since they are situated in a highly sustainable location.
Situated within the Ridgeway and Broadstone Park
Conservation Area it is important, however, that whilst an
increase in density is desirable, any conversions or new
build must preserve or enhance the overall character.
There should also be consideration for impact on the
skyline as this area is clearly visible from much of Poole.
The refurbished and extended property at 10 Ridgeway
sets the standard in terms of both design and quality of
build.

1.3.7
Broadstone’s commercial centre has a long
history of evolution and change, with many early
businesses operating from converted dwellings. Today,
The Broadway comprises an eclectic mix, not only of
architectural styles, but also of economic, social and
cultural functions. Some original buildings remain intact,
but most have seen a variety of conversions, primarily
into shops on the ground floor, and either offices or flats
on upper floors. Interspersed amongst these, designed
with little apparent regard for quality, are three-storey
1960’s blocks, 1970’s arcade-like structures and present
day office developments. In 2015 one prominent site,
between The Broadway and Dunyeats Road, stands ready
for development, with planning permission for a fourstorey block of 36 sheltered housing units.
1.3.8
Some differentiation of function can be
identified in the central area: community facilities are
concentrated in Tudor Road North, with the Community
Centre being locally listed; restaurants, take-away and
leisure facilities are concentrated in Station Approach
and Moor Road, whilst the main retail focus extends
the full length of The Broadway as well as extending a
short way along Dunyeats Road. Although The Broadway
is linear in character and lacks a focal space, it has a
spacious and open appearance with buildings set back
significantly from the main carriageway and generally
only 2 and 3 storeys in height.
1.3.9
With much of the space taken up by the main
road (B3074) and a free car park, locally known as the
Toast Rack, the dominance of the car cannot be disputed.
The Toast Rack is popular with drivers but presents a
number of avoidable risks for pedestrians as well as
being space hungry and unattractive. Queuing traffic
entering the Toast Rack or stopped by the pedestrian
crossings regularly cause congestion and associated air
pollution. Pavements on the eastern side of the Broadway
are narrow and uneven and there is no pedestrian space
large enough for community events. There is also little
greenery, save a few small trees and flower containers, to
enhance the environment. This is a consequence of a lack
of coherent planning and overall vision.
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Fig. 1.5: Buildings in the village centre are generally between two and three storeys although
lower buildings can also be found in or near the area.

Key
1 Storey

3 Storey

1.5 Storey

4 Storey

2 Storey

Properties within 400m / 5min
Walk of Village Centre - the Walkable Core

2.5 Storey
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1.3.10 There is potential for further change and
improvement in the central area, especially for
pedestrians, but it requires a major attitudinal shift in
favour of placemaking. Broadstone Neighbourhood Plan
offers an opportunity to address these issues by enabling
the formulation of a Masterplan leading to a more
attractive and inviting environment which will meet the
shared goals of the Broadstone Neighbourhood Forum ,
Broadstone Chamber of Commerce and local residents,
namely, to create a safe, welcoming, vibrant and
sustainable centre accessible to the whole community.

The Bowling Club on Dunyeats Road

Green Spaces
18

1.3.11 Despite the expansion of Broadstone onto
the surrounding heathland over the years, significant
designated areas remain. These comprise:
Canford Heath
Corfe Hills
Dunyeats Hill
Upton Heath

Sites of Special Scientific Interest (SSSI)
Special Protection Area (SPA)
Special Area of Conservation (SAC)
Part Ramsar

Broadstone Heath
Delph Woods
Pocket Park

Sites of Nature Conservation Importance
(SNCI)

Corfe Hills
Broadstone Heath
Pine Springs

Local Nature Reserves

1.3.12 Several other green spaces exist within
Broadstone which significantly add to the quality of the
built environment. In addition to Broadstone Recreation
Ground, with its children’s play area, cricket pitch and
attractive walks through The Dell, Plainfield Farm
Recreation Ground hosts football, orienteering and
the community’s annual Family Fun Day. Both benefit
from Fields in Trust status, awarded in 2012. This status
provides a robust yet flexible way of safeguarding the
future of these spaces in perpetuity. Improvements to
these spaces for the benefit of users may be permitted.
For Broadstone Park and Plainfield Farm Recreation
Ground such improvements could include additional play
facilities, such as a zip wire and a skate park.

Childrens play at Lewesdon Drive Play Area

Dunyeats Hill (SSSI/SPA/SAC)

Pocket Park (SNCI) on Lower Blandford Road
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Lewesdon Drive Play Area is attractively landscaped
with several mature trees and bulb plantings. It also has
a formal children’s play area with good access for those
with mobility issues.
1.3.13 There is little informal play space in Broadstone.
The two most significant areas are in Lytchett Drive
where The Green offers residents a safe play area for
their children, and in Pine Springs where spaces serve
a similar function for that community. This provision
was integral to the original planning permissions in 1978
and 1989 respectively. It is the intention of this Plan to
designate the Lytchett Drive open space as a Local Green
Space under the terms of the National Planning Policy
Framework.
1.3.14 A special feature of Broadstone’s landscape is
the number of wooded areas, ranging from small isolated
patches, such as The Clump between Upton Way and High
Way, and Crossways Wood, which is bounded by Lower
Golf Links Road, Golf Links Road and Moor Road, to Delph
Woods (SNCI) to the north-east. The latter is by far the
largest area of woodland and extends along the western
side of Gravel Hill, from where there is vehicular access to
the main cricket ground and numerous footpaths. Access
is also available via the Castleman Trailway which follows
the course of the abandoned railway. Delph Woods is
well used by a variety of community groups including the
Scouts and Broadstone Cricket Club, and is popular with
dog walkers.
1.3.15 Overall 44.65% of the Plan area is green
space [iii]. This compares with 38.3% for the whole of
Poole. Furthermore the older residential areas have
mature gardens with many of the trees protected by
Tree Preservation Orders (TPOs). These mature trees
add to the overall environmental character and quality
of Broadstone and clearly distinguish it from younger
neighbouring areas.

The Cricket Pavilion in Broadstone Recreation Ground
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The Clump in Upton Way/High Way

Greenery in The Broadway

1.3.16 One challenge for this Plan is to ensure future
residential development does not have a detrimental
effect upon existing green space, including informal play
areas and amenity space. Any loss of green space or
deterioration in environmental quality will impact upon
the well-being of the whole community and at the same
time reduce the ability to maintain the desired level of
sustainability.
Allotments on Lower Blandford Road
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Population

Broadstone’s Total Estimated Population in 2011 - 10,303
Comprising 7.0% of Poole’s total population. It has a relatively large number of older people

Over 65 (2,740)
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Broadstone

57%
Working Age (5,835)

17%
Children 0-15 (1,725)

Working Age

Children 0-15

Over 65

Over
6565(30,084)
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20%

Poole

62%

17%
Children 0-15 (24,810)

Working Age (87,241)

Working Age

Children 0-15

Over 65

Fig. 1.6: Broadstone’s population compared with Poole (Office of National Statistics 2011)
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Population

Socio-economic profile

1.3.17 Broadstone had an estimated 10,303 residents
in 2011, comprising 7.0% of Poole’s total population [iv].
It has a relatively large number of older people. Given
the current limited level of development in the area, it is
unlikely that the population will change greatly in future
years. This Plan assumes 165 -215 new units will be built
throughout the lifetime of the Plan (7.5 to 8.75 units per
year). There are approximately 4,200 dwellings of which
91% are in Council Tax band D or higher. This compares
with 42% for the Borough as a whole. Average household
size is 2.5, which is slightly higher than that for Poole (2.4),
and suggests a healthy balance between 1 or 2 person
retirement age households and 3 to 4 or more persons in
family groups. Life expectancy at birth (2006-2010 data)
is 83.2 years for men and 85.5 years for women. For men
this is the highest figure across all wards in Poole and
for women it is the second highest (78.2 and 82.1 years
respectively for all of Poole).

1.3.19 Broadstone performs better than all the
other wards in Poole across a range of income and
deprivation indicators [iv]. The top three Mosaic groups
in Broadstone are D (‘Successful professionals living in
suburbs’, 40% of all households), B (‘Residents of small
towns with strong local roots’, 16%) and L (‘Active elderly
living in pleasant retirement locations’, 15%). These three
groups alone account for 71% of all households in the
ward.

1.3.18 Clearly such a demographic has created a
demand for sheltered accommodation and residential
care homes. There is a risk that continued provision of
such housing will skew the demographic balance still
further, reducing the potential to create a sustainable and
balanced community.

Average Household size

1.3.20 Unemployment levels currently stand at 0.7%,
well below the Borough’s average. It is estimated that the
average annual household income in 2008 in Broadstone
was £38,800, the highest of all Poole’s wards. The
average figure for Poole was £32,800.
1.3.21 As the least deprived ward in Poole (based
on population weighted mean score for multiple
deprivation) most residents enjoy a relatively high
standard of living. This prosperity contributes
to Broadstone having the highest level of energy
consumption within the Borough as well as the highest
level of car ownership: 15% of households possess 3 or
more cars. Consequently issues relating to access and
movement as well as environmental quality have become
more acute. The dominance of the car, traffic congestion,
air and noise pollution contribute to the centre of
Broadstone being less than welcoming to the pedestrian.
Evidence from local surveys shows the majority of visits
last no more than 30 minutes. Through its policies this
Plan sets out to manage these issues.

Average Income

Broadstone
£38,800
Poole 2.4

15% of households possess 3 or more cars

>

Broadstone 2.5

Poole
£32,800

Fig. 1.7: A comparison of relative prosperity in Broadstone and Poole
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Schools and Community facilities
1.3.22 Broadstone Ward has two First Schools
(Springdale and Broadstone First), one Middle School
(Broadstone Middle), and one Upper School (Corfe Hills).
The quality of education provided by these schools over
the years has drawn young professional families into
the locality. This Corfe Hills Pyramid is supplemented
by Poole (boys) and Parkstone (girls) Grammar Schools,
which are both located close to the ward boundary
and are popular alternatives for secondary education.
Reorganisation of the Corfe Hills Pyramid so that
secondary schooling starts at age 11 is inevitable at some
time in the future and is likely to lead to changes to each
school in turn.
22

1.3.23 A wide selection of churches is available to the
community and most work through Broadstone Churches
Together. Broadstone also has a Community Band, a
Community Choir, Amateur Theatre Group and a vast
array of voluntary organisations, all of which contribute
to the quality of life experienced by residents of all ages.
There is a desire to make Broadstone dementia friendly.
Several retail outlets have been trained, a memory café
and reading group have been established and future
changes to The Broadway could make the village centre
far more dementia friendly than at present.

The Library in Story Lane

Watching the Christmas parade on The Broadway

The Baptist Church in York Road
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Economy
1.3.24 Broadstone acts as both a local and district
centre offering employment opportunities as well as a
variety of services, including retail, financial, and medical,
for residents and visitors. From visitor surveys carried
out in 2015 and 2016 it is clear that the majority of people
visiting the Broadway live in Broadstone, stay in the
centre for less than 30 minutes, travel to the centre by
car and come for a single purpose. However, the economic
catchment area extends significantly beyond the ward
boundary to include Merley, Canford Heath, Creekmoor,
Parkstone, Hamworthy, Corfe Mullen, Ringwood and as
far afield as the Wiltshire border. This illustrates the
pulling power of some of the specialist retail activities
and services.
1.3.25 Although there is a good bus service from
Wimborne, Corfe Mullen and Merley into Broadstone,
and on to Poole, the role of the car in helping to maintain
Broadstone’s economic vitality is highly significant.
However, reliance on this mode of transport, especially
by local residents, does create a number of problems
that could, if not addressed, reduce the sustainability and
attractiveness of the economic and social centre over
time.
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1.3.26 Traffic congestion, inadequate signage and
poorly managed parking provision, together with noise
and air pollution, contribute to The Broadway being
relatively pedestrian unfriendly. With narrow and sloping
pavements, and free car parking in front of the shops,
there is a high risk of pedestrian/car conflict. The Plan
aims to address these issues through the development
of a Masterplan which will provide a framework for the
future implementation of potential solutions. It will also
take into account the expectations of the community.
These were identified through a recent pilot survey
which enabled residents to prioritise their expectations
for shopping and leisure in Broadstone. They said they
expected to feel welcomed, respected and satisfied.
They also said they expected choice, value for money and,
above all, to be safe.
1.3.27 Businesses locate in Broadstone for a number of
reasons: affordability, availability of space and/or useful
facilities, access to specific clientele, ease of use, and
pleasant residential character. Problems experienced
including lack of car parking, poor quality public space,
traffic congestion and pollution are common to many
other locations. It is therefore in the whole community’s
interest that these issues are effectively managed.
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1.4 The Future

1.4.1
Broadstone has evolved over many years and its
current character is no more than a snapshot of an everchanging landscape. Numerous factors influence the
character of a place (Figure 1.8) and these, together with
their impacts and interactions, are in a constant state of
flux.
1.4.2
The growth of Broadstone reflects this everchanging socio-economic environment and, looking to
the future, the evolving character of this district centre
must be handled sensitively if satisfaction levels are to
be raised and Broadstone is to become that vibrant, safe
and welcoming place that residents have indicated they
want.
24

Fig.1.8: The elements contributing to a great place (from The Project for Public Spaces)
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Addressing access, connectivity and movement
through the development of a Masterplan
1.4.3
As some of the aspirations for Broadstone’s
future, for example, improvements in accessibility
and connectivity, are strategic issues it is understood
they are best addressed through the development of a
Masterplan for Broadstone. The Neighbourhood Forum
is committed to working in partnership with the Borough
of Poole, the Chamber of Trade and Commerce, landlords,
residents and developers to produce such a Masterplan
for Broadstone. The processes involved, together with a
selection of options that have already been considered,
but not agreed, are discussed below.
1.4.4
Broadstone Village Centre has evolved into
a well-established district centre but has had little
investment in recent decades. Its success is largely due
to the commercial mix of retail and service activities that
now exist but the continuation of this cannot be relied on
in the future. Public, private and community investment
is now required to ensure it has a vital and sustainable
future.
1.4.5
Broadstone has the potential to play a greater
role in the economic and social life of the Poole/
Bournemouth conurbation, through greater exploitation
of its assets in terms of accessibility, community
cohesion and relative prosperity. This however will not
be realised without coherent private/public partnership
working, as well as the support of key local stakeholders
such as the local authorities, local service providers and
the Dorset Local Economic Partnership (DLEP).
1.4.6
The Village Centre represents the heart of the
community. Apart from within the schools, community life
largely happens in the shops, pubs, surgeries, churches
and halls located in The Broadway, Station Approach,
Tudor Road and neighbouring streets. It also takes place
in the public spaces between these facilities, in the
streets themselves, where people meet friends, family or
colleagues, rest for a while, or gather for an event.
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1.4.7 Whilst popular, and often busy, the Village Centre
has a tired public realm and few attractive buildings
resulting in a limited offer to the casual visitor. Cafes,
public squares and shops to browse in are limited, or
absent, leading to a place that functions for convenience
but not as a place to dwell or as a destination location.
Evenings are notably quiet in the Village Centre despite it
being the focus for a population of more than 10,000.
1.4.8
Developing a Masterplan for Broadstone’s
central area would provide a more strategic way to
contribute to the vision for Broadstone and the key
objectives could be achieved. There are numerous ways in
which the centre could be improved in the future to:
•
•
•
•
•

better reflect the community that uses it, and the
quality of the environment around it
offer more spaces, activities or facilities that would
be of interest to residents or visitors
support existing businesses and encourage new
ones
be safer, more welcoming and easier to get to
promote greater economic, social and environmental
sustainability.

1.4.9
Various ideas for this area have been generated
and debated over the last two years. Many were both
ambitious and deliverable. Some focussed on a solution
for one issue, say car parking or through traffic, but failed
to address other issues, such as better pedestrian space
or provision for cyclists. A comprehensive Masterplan for
the whole Village Centre would offer a process through
which to identify all the opportunities for change in the
area, including on private or public sites as well as within
the public realm (eg. streets, car parks, green spaces).
1.4.10 A Masterplan for the Village Centre would
cover the whole area as well as specifically focusing on
The Broadway. Policies BP1 to BP10 in Section 3 seek to
address some of the issues relevant to the area (such
as increasing the residential population and supporting
businesses) but a Masterplan can deal with broader
matters at the same time as promoting a progressive
vision for its future.
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1.4.11 A Masterplan process covering the whole area
could aim to:

1.4.13 Overall aspirations for the Village Centre might
be to make it:

•

•
•
•

•
•
•
•
•
•
•

involve all local and interested people, including all
age and interest groups
start with an open invitation to share ideas and
working examples from elsewhere
be based on an agreed set of Community Design
Principles, for instance on:
- the limits to growth (to protect surrounding
residential areas).
- the importance of ‘active’ ground floor uses.
- key views, sensitive spaces and valued buildings.
conclude within a short timescale with a list of
agreed outputs.

1.4.14 A Masterplan for the Village Centre could
consider:
•
•
•
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The Village Centre
1.4.12 There are several key assets that define and
support the village centre, including a school, community
buildings, churches, local businesses, numerous shops,
public and private car parking, and vehicular access from
all directions. There are also numerous challenges for
the area, including a poor pedestrian experience, lack
of a focal space or spaces, unremarkable architecture
and a tired public realm. In addition, poor connectivity
between the centre and residential areas, for pedestrians
and cyclists, encourages car use rather than alternative
options, leading to congestion and an unbalanced car
parking offer.

A Place to visit, as much as a road to travel along
Accessible to all, Safe, and Clear and Easy to use
Generous, Robust, Sustainable, Inclusive and
Beautiful.

•
•

•

the space and facility requirements of current and
future businesses
more extensive and better-connected pedestrian
and cycle networks
the future of private and public landholdings,
especially where combining sites can unlock
greater potential
combining compatible community uses to improve
their facilities
a parking strategy carefully attuned with demand
and where cost decreases with distance from the
centre
the needs of those with impaired mobility or
dementia.

1.4.15 A Masterplan would also need to consider the
Strengths, Weaknesses, Opportunities and Threats for
the Village Centre (Figures 1.9-1.12). Some of these are set
out over the following pages.

Strengths

Weaknesses

• Loyal and prosperous customers
• Independent businesses
• High retail occupancy
• Bus links to surrounding areas
• Car parking

• Dominated by traffic
• Lack of spaces to sit or dwell
• Unattractive buildings
• Poor quality public realm
• Limited number of niche or speciality shops
• Few quality cafes, bars or restaurants

Opportunities

Threats

• Investment in public realm
• Better balance between drivers, walkers and cyclists
• An intelligent parking strategy
• Improved signage and better approaches
• Attracting bus passengers

• Customer dissatisfaction
• Fear of change
• Internet shopping
• Complacency
• Rise of other places

Fig. 1.9: Strengths, Weaknesses, Opportunities and Threats for the Village Centre.
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Fig. 1.10: Village Centre Assets
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Fig. 1.11: Village Centre Challenges
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Fig. 1.12: Identified above are some of the Opportunities and Constraints that could be
considered as part of a Masterplan for the Village Centre.
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Locally Listed Building
Conservation Area

The Broadway
1.4.16 The Broadway is the straight street on which
most shops are located. It is the B3074 and links the
village to Canford Heath and Fleetsbridge, to the south,
and Corfe Mullen and Wimborne, to the north. Although
developed over 100 years ago, there are few buildings of
merit that survive in good condition. It is a broad space
(around 25m wide) with both a wide carriageway and a
service road with parking, referred to locally as the Toast
Rack.
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1.4.17 The Broadway will be given special prominence
in the master-planning process given its importance to
everyone in Broadstone and the potential for positive
improvement. The public realm is managed by the
Borough of Poole while various groups have a keen
interest in how it functions and can be improved.

1.4.19
•
•
•
•
•
•
•
•
•
•

1.4.18 People visit The Broadway to shop, relax, work,
meet neighbours, gather, celebrate and commemorate. A
recent survey found that local people want to feel proud
of the place; comfortable and at home; and welcomed,
respected and safe. A Masterplan would provide an
opportunity for the local community to set out its
aspirations for The Broadway for the future.

•

Specific proposals for The Broadway could:

emphasise the importance of the space between the
existing buildings
assume the existing broad range of uses within
buildings remain
achieve a better balance between vehicles, cyclists
and pedestrians
smooth the passage of through traffic
increase footfall, by making the place more of a
destination in itself
continue to welcome convenience shoppers
provide more space for pavement cafes, markets
and greenery
retain as much vehicle parking as possible
retain existing cross-pavement vehicular access
ways to private land
seek to improve building frontages including
shopfronts and upper floors
identify opportunities for public and community
artworks.

View of The Broadway (Courtesy of McCarthy and Stone)
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1.4.20 Three concept options (Figure 1.13) for the
redesign of The Broadway were consulted on in the
Summer of 2015. These all included:
•
•
•
•
•
•
•
•

a carriageway wide enough for buses but narrow
enough to encourage pedestrians to cross
cycle lanes each side
loading bays on both sides
standard width parking bays
planting where possible, whilst allowing for sight
lines
frequent traffic calming features to slow speeds
crossings without lights, to reduce queuing
on-street car parking.
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Option A

Option B

Option C

NOTES: 60 parking spaces provided - currently 48 spaces

Fig. 1.13: The three initial concept options for The Broadway looked at different arrangements
for parking and pavements whilst still maintaining through traffic, bus stops and loading.
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1.4.21 With no overwhelming support shown for any
one of these options following the consultation, a further
option (Figure 1.14) was produced. This sought to combine
the best attributes from all three consultation options,
and overcome objections raised.
This last concept option included:
•
•
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•
•
•
•
•
•
•

defined thresholds at each end of The Broadway to
calm traffic
substantially increased pedestrian space, including a
better balance between the two sides of the street
frequent, informal pedestrian crossing points
significant street planting
an enhanced link to the library
safe and convenient car parking
safer cycle routes
easily accessed bus stops
a centrally-located, signalized crossing that reduces
vehicle queuing (especially near the roundabout) and
manages the York Road junction.

1.4.22 However, the Regulation 14 consultation has
indicated that the loss of a significant amount of car
parking that would result, if this option were to be
implemented, is strongly opposed by many residents and
some businesses despite the positive benefits that could
be achieved. There are still several other options that
can be considered through the master-planning process
including the conversion of the Station Approach car park
into a multi-storey facility. There appears to be growing
support for this suggestion.
1.4.23 Whatever the final solution for The Broadway
it must fit into a broader scheme for the whole central
area and also reflect the community’s aspirations,
including improved public realm, reduced car/pedestrian
conflict, a safer and friendlier environment, and improved
connectivity and access.

Option D
Fig. 1.14: The final concept option seeking to combine the
best attributes of the earlier options for The Broadway
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Access and Movement

1.4.24 Broadstone no longer has a railway station but
has a good bus service and direct road connections to
Poole and further afield (Figure 1.15). Through vehicle
traffic is directed to Gravel Hill on the eastern fringe of
the Plan area, which is also a Primary Route for HGVs
and Freight within the conurbation. Broadstone Way
effectively bypasses Darby’s Corner and The Broadway
but is limited to 7.5 tonnes so as not to encourage HGVs
in to the Village Centre. The Broadway has become the
centre of shopping and amenities in the village, but, as the
B3074, it is also designated a Prime Transport Corridor in
Dorset’s Local Transport Policy 3, 2011 – 2026 (page 44,
Figure 6.2).
1.4.25 Most vehicle traffic within the Plan area is local,
commuter, schools-focussed or deliveries. Car ownership
is above the national average but pressure for on-street
parking in residential areas is generally avoided as most
dwellings have sufficient spaces on-plot. It is perceived as
a problem in roads around the Village Centre due to the
availability of free on-street parking and the relatively
high charges in the two council operated car parks which
deter their use.
1.4.26 The Village Centre has prominent car parking
in The Broadway as well as two surface car parks for
shoppers. A smarter charging regime for car parking in
the Village Centre would focus on encouraging longer
visits, evening and weekend afternoon use. The centre
is frequently busy Monday to Saturday daytime, both
in terms of pedestrians and vehicles. There is therefore
a significant risk of vehicle/pedestrian conflict.
Congestion, and related issues of noise and air pollution,
are increasing problems in the centre. The high level
of short journeys made by Broadstone residents, as
evidenced by our visitor survey, contribute significantly
to the problem which is exacerbated by the demand for
free parking in the Toast Rack and the proximity of traffic
lights to the roundabout. These issues will be addressed
through the masterplanning process.
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1.4.27 The Castleman Trailway, on the route of the
former railway line, is a leisure, walking and cycling link
that skirts the Village Centre on its way between Upton
Country Park to the south and Ashley Heath to the
north-east. Access to the retail and commercial centre
from the Trailway is possible via both informal surface
crossings and a series of subways. The former creates
a potential risk for pedestrians and cyclists whilst the
latter is physically and environmentally unattractive.
People do not always feel safe and it is far from a
welcoming approach to The Broadway. Whilst creating an
easier and more attractive link is not straightforward, it is
considered to be an issue which should be addressed.
1.4.28 A network of lesser footpaths and bridleways
criss-cross the Plan area. The connectivity of Footpath
5 north to Ashington Cutting is a long-standing issue and
it would be highly desirable if a solution could be found.
However, land ownership presents a significant hurdle
and so this remains an aspiration, though the Forum will
do all it can to help deliver the link.
1.4.29 There is a lack of on-road cycle lanes in
Broadstone resulting in a lack of connectivity. An advisory
lane exists on the steeper section of Higher Blandford
Road leading to Corfe Hills School but it does not connect
to The Broadway, nor is there a downhill link from the
school. There are two on-road cycle lanes in Lower
Blandford Road between The Broadway and Darbys
Corner where they link to a wider network across Canford
Heath and south through Waterloo to the Fleetsbridge.
The Castleman Trailway links to an off-road, shared use
cycleway alongside Broadstone Way to Holes Bay and
Poole Town Centre. There is no cycle way in The Broadway.
Not only does this reduce the network’s connectivity
but it also increases the risk of accidents and thereby
reduces its appeal to all but the most confident.
1.4.30 The shopping area is poor from a pedestrian
perspective. Narrow and uneven pavements, difficult
crossings, little seating, fast-moving traffic, and a
poorly-maintained, unattractive and outdated public
realm all add up to a relatively low quality environment. A
residents’ survey showed visitors to the centre wanted to
feel welcome, safe and have an enjoyable experience.
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1.4.31 If this situation is to be improved it will be
necessary to find a better balance between vehicles,
pedestrians and cyclists. Walking and cycling promote
social and community cohesion, lower energy use, reduce
traffic queues, make streets safer and have immediate
health benefits. A better balance will mean: further
discouraging through traffic; lowering vehicle speeds in
the central area and wherever pedestrians tend to cross
the road; promoting walking through better surfacing,
easier crossings, improved lighting and more seating;
promoting cycling, by adding more cycle parking, signs
and designated cycle lanes.

34

1.4.32 From the above discussions any Masterplan
for Broadstone must not only consider the issues of
car parking provision, pedestrian/car conflict and
improvements to the public realm, but must also address
the issues of access and connectivity. Possible solutions
for the latter are set out below:
a)

Improve access to The Broadway from the
Castleman Trailway for pedestrians and cyclists
through the addition of better signage and clearer
road markings for the surface crossings and
enhanced environment in and around the subways
b) Improve the connectivity of cycle routes and cycle
access to the Village Centre by creating a designated
cycle lane in The Broadway (in line with Borough
of Poole‘s Development and Management policy
DM7a). Cycling will be further encouraged through
the installation of improved signs and more parking
areas
c) Improve pedestrian and cyclist safety by lowering
speed limits in residential areas and in The Broadway,
to complement those already in place along the
routes to school.
1.4.33 Where appropriate, deliverable and
viable, future development should directly support
improvements to the pedestrian, cycle and public
transport infrastructure of the Plan area, as well as
enhance the public realm.
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Fig. 1.15: The existing and proposed principal movement network around Broadstone
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Conclusions
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1.4.34 A Masterplan is a programme for positive
change in a defined area, such as that specified by
the Broadstone Neighbourhood Plan. The Regulation
14 consultation, held during April and May 2016
produced overwhelming support, from amongst the
respondents, for the concept of a Masterplan for
Broadstone. Consequently, Broadstone Neighbourhood
Forum will work closely with the Borough of Poole,
other local authorities as appropriate, residents and
local businesses to produce a Masterplan that will
address the issues that have been outlined. This will
help achieve the vision for Broadstone as set out at the
beginning of this Neighbourhood Planning document. It
must be remembered, however, that this is not a quick
process (Figure 1.16). To implement any redesign as
part of a Masterplan will entail a safety audit and full
technical review, as well as significant additional public
consultation. Funding will need to be identified and,
if necessary, a phased implementation scheduled to
minimise any disruption that might be caused.
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Fig. 1.16: The Masterplanning process (taken from Kent
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