SECTION 3:

Neighbourhood Plan Policies
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3.1.1
This section sets out the policies to support and
deliver the vision for Broadstone. The vision and policies
are:

“

3.1.2
The Policies Map opposite (Figure 3.1) shows
the principal policies outlined in this section. Nature
conservation designations are shown in detail on Fig 3.3.
3.1.3
Each of the ten Plan policies are explained in
detail over the following pages.

Vision for Broadstone
Broadstone will be a sustainable and attractive
neighbourhood where residents of all ages feel
welcome and safe. They will have a strong sense
of community and a high level of satisfaction
with their environment, both private and public.
The village centre will have a vibrant economy
and an attractive public space full of vitality for
residents and visitors to enjoy.

“
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BP1 + BP2 Management & Protection of Green Spaces
BP3 Enhancing Biodiversity
BP4 Securing High Quality Sustainable Design
BP5 Balancing the Housing Stock
BP6 Housing on the Fairview Estate
BP7 Development Principles for the Central Shopping
Area
BP8 Well-designed Extensions
BP9 Encouraging Employment Opportunities in the
Central Shopping Area
BP10 Protecting Community Facilities
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Policies Map
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Fig. 3.1: Policies Map
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Conservation Area
Fairview Estate Special
Character Area

3.1 Management & Protection of Green Spaces

3.1.2
Broadstone has long been one of Poole’s
greenest neighbourhoods, with 9.86 hectares of green
open space (per 1,000 population) compared to 7.69
hectares on average in the Borough. The ward includes
extensive heathland, Delph Woods, Broadstone
Recreation Ground and Pocket Park, as well as lots of
smaller green spaces and countless street trees.
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3.1.3
The open green spaces offer opportunities for
both public and private recreation, and are an essential
component to the look and feel of the settlement. The
main public recreation space is south-east of the centre
where Broadstone Park and Broadstone Recreation
Ground extend to over 20 hectares. The largest private
space is Broadstone Golf Course in the extreme north
of the plan area, and adjacent to The Castleman Trailway
(Fig 3.2).
3.1.4
The Policies below largely relate to publicly
accessible Green Space.
Heathland
3.1.5
Broadstone was built on heathland and what
remains is highly-valued in landscape, amenity and
ecology terms. The Great Heath Living Landscape
project, led by Dorset Wildlife Trust, includes areas within
Broadstone such as Dunyeats Hill Nature Reserve (SSSI/
SPA/SAC). These areas are internationally important,
recognised for the rarity of the habitat and are protected
by the Habitats Regulations 2010.

Public Green Spaces
3.1.6
Delph Woods (SNCI) , Pocket Park (SNCI),
Broadstone Recreation Ground, Broadstone Heath
(SNCI/Local Nature Reserve), Plainfield Farm Recreation
Ground, and Lewesdon Drive Play Area are the principal
public green spaces for recreation and already have
varying levels of protection (Fig 3.3). In addition,
Broadstone and Plainfield Farm Recreation Grounds
have the added protection of Fields in Trust status
(specified in the relevant Deed of Dedication). Their
designation safeguards the future of these recreational
spaces and means that before certain developments
can take place the owner needs to seek permission
from FiT. Improvements that may be permitted include
the levelling of the football pitches, a skate park and
orienteering courses.

Any such improvements are subject to the appropriate
approvals and funding becoming available.
3.1.7
In addition there are numerous smaller unnamed
areas, primarily of woodland, for example within the
Golf Links Road area, or adjacent to West Way, which
contribute to the overall character of the plan area. These
were designated within the Core Strategy as public
green space and retain the designation in the emerging
Local Plan. However, they offer little opportunity for
play or general relaxation, though over time some
informal footpaths have been established. They do serve
a valuable purpose as havens for wildlife, especially
woodpeckers, owls, foxes and the occasional deer.
3.1.8
During the development of this Plan
comparative studies of several Borough of Poole maps,
including the Proposals Map (2012), revealed twelve
areas of undesignated open space or white land. These
are shown on Figure 3.2. Field work was subsequently
undertaken to determine the size of each site, the level
of biodiversity, the extent to which each site is used by
residents and for what purpose. Analysis of the data
enabled the amenity value for each site to be established,
and from this it became possible to determine whether
a site should be given protection, and at what level
(Appendix 5.3).
3.1.9
Six of the sites were found to be of sufficient
environmental quality and amenity value to be
designated as public open space (BP 1). This protection
relies on relevant policies contained in the Borough of
Poole’s Local Plan and ensures the designated sites will
continue to enhance their immediate locale, provide for
wildlife and contribute positively to the quality of life and
well-being of residents. The six sites are shown on the
following pages in more detail (Figures 3.2A-F).
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Inset: The Green at
Lytchett Drive (left) is
to be designated as a
Local Green Space.
Fig. 3.2 Public and Private Amenity Spaces
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BP 1: Designating public open spaces

Proposals for development that would result in the
loss of public open space in the following locations,
identified on the Policies Map, will not be permitted
unless:

•

(i) Location 2 - Woodland in West Way, the eastern
boundary of which abuts property No.384 West
Way and the western boundary of which abuts
property No.386 West Way
(ii) Location 3 - Lytchett Drive/Tadden Walk open
space
(iii) Location 5 - Woodland in Lytchett Drive, the
western boundary of which abuts No.2 Lytchett
Drive
(iv) Location 6 - Okeford Road open space
(v) Location 7 - Greenhayes open space
(vi) Locations 10-12 - the open space linking Merriefield
Avenue and Greensleeves Avenue, creating a
significant wildlife corridor.
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Fig. 3.2a: BP1 open space (woodland) at West Way
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replacement open space of an equivalent or greater
area and value is provided in the same locality; or
there is an overriding requirement for the
development for essential community purposes.
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Fig. 3.2b: BP1 open space at Lytchett Drive and Tadden
Walk

Fig. 3.2c: BP1 open space (woodland) at Lytchett Drive
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v
Fig. 3.2d: BP1 open space at Okeford Road

Fig. 3.2e: BP1 open space at Greenhayes

Greensleeves Avenue
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Fig. 3.2f: BP1 open space linking Merriefield Avenue and
Greensleeves Avenue
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Protecting Lytchett Drive Local Green Space
3.1.10 Lytchett Drive informal play area is one of
the twelve unprotected green spaces (Location 4 fig
3.2) within the plan area. Created in 1978 as a planning
requirement for a new housing estate, the Borough
of Poole took ownership of the land in 1983 and has
maintained it ever since (Appendix 5.3) though it has
never been formally designated as public green space.
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3.1.11 The evidence (Appendix 3) shows that Lytchett
Drive open space has a greater level of amenity value
than any of the other sites and has played a genuinely
significant role, over the last 39 years, in bringing the
Lytchett Drive community together. It is important that
it should continue in that role for the foreseeable future
and it would, therefore, be appropriate to designate the
Lytchett Drive open space as Local Green Space, subject
to all the relevant criteria being met.
3.1.12 The Government’s NPPF (2012) paragraph
76 states that “Local communities through local and
neighbourhood plans should be able to identify for
special protection green areas of particular importance
to them. By designating land as Local Green Space local
communities will be able to rule out new development
other than in very special circumstances. Local Green
Spaces should only be designated when a plan is
prepared or reviewed, and be capable of enduring beyond
the end of the plan period.”
3.1.13 Paragraph 77 states “The designation should only
be used:
•
•

•

Where the green space is in reasonably close
proximity to the community it serves;
Where the green area is demonstrably special
to a local community and holds a particular local
significance, for example, because of its beauty,
historic significance, recreational value (including as
a playing field) tranquillity or richness of its wildlife;
and
Where the green area concerned is local in character
and is not an extensive tract of land.”

3.1.14 The Green is in close proximity to the community
it serves. It is within 5 minutes walking distance of
more than 350 households. The majority of these are
in Lytchett Drive. The rest are in Sandford Way, Tadden
Walk and part of West Way. It is regarded by residents as
a safe area for children to play.
3.1.15 It formed an integral part of the original planning
application providing the new development with much
needed informal play space. Since then the need for a
safe area for children to learn to ride bikes and play ball
games has increased over the years. Car ownership has
increased to such an extent that there are now parking
and safety issues on the road. The Green satisfies
this need and it is demonstrably special to the local
community. It contributes significantly to the well-being
of all residents but especially the children. The open
space has been used by residents continuously since its
creation in 1978, (see Appendix 5.3) for a wide variety of
individual and community activities including football and
rounders, family picnics, celebration parties, learning to
cycle and winter fun.
3.1.16 The importance of this space to families and the
community is illustrated by comments from the residents
themselves, for example,
•
“I have lived in Tadden Walk 18 years and raised
three children here, all of who have used the play
area so much that it has been a crucial part of their
childhood.”
•
“This is a densely-populated area with small gardens
and this green space is a lung that we need.”
3.1.17 Not only has this site contributed to the
social cohesion of this residential community but it
also contributes to the biodiversity of the locality. It
possesses a variety of habitats – ornamental landscape
of cultivated shrubs and trees; maintained grass area;
natural trees and shrubs; south east facing natural grass
embankment – which encourage a wider range of wildlife,
including birds, small mammals and even the rare and
protected smooth snake, than is found in many of the
other open space areas (Appendix 3).

BROADSTONE NEIGHBOURHOOD PLAN - 2013-2033 / MADE JUNE 2018

3.1.18 At under 5,000 sq metres this open space is
local in character and is not an extensive tract of land.
It is in close proximity to the community it serves and
is demonstrably special to that community. It holds a
particular local significance with regard to recreational
value, tranquillity and variety of wildlife, all of which
contribute to the well-being of the residents. The loss of
such a site would have a serious and damaging impact
upon the community and would put young children at risk
as it provides a safe environment in which to play and
grow up. The Lytchett Drive open space therefore fulfils
the criteria as set out in the NPPF, paragraph 77 above.
3.1.19 It is therefore considered appropriate that this
plan should designate the open space at Lytchett Drive as
Local Green Space and give it the level of protection that
is required to ensure its sustainability as a significant
local community asset (BP 2).

3.1.21 With many young children in the community it could
be argued that the provision of play facilities was essential as
an aid to their development, especially since no other similar
facility is readily available. However, any such proposal would
be subject to agreement by the community.

BP 2: Protecting Lytchett Drive Local Green
Space.

The Green in Lytchett Drive is designated as Local
Green Space where new development is ruled out other
than in very special circumstances. The site boundary is
shown in Figure 3.1 (and 3.2 and inset)
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3.1.20 It is significant that the original covenant (1978)
between the developer and the Council included the
statement: “shall not erect any buildings, houses or
flats upon the green land”. The importance of this land
to the community was recognised then, and over the
years The Green has become even more important. Any
housing or other building on this land would result in an
unacceptable loss of a vital community asset which could
not be replaced or mitigated against, and so would not be
permitted under policy BP2.

Local people at a recent event on the
green space at Lytchett Drive
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3.2 Enhancing Biodiversity

3.2.1
Policy BP 3 seeks to enhance private amenity
space and biodiversity whilst supporting sustainable
design and development.

54

3.2.2
72% of Broadstone is a mix of public and
private green space that is protected from development
(Appendix 3 ). It provides a variety of important
habitats including heathland, woodland, parkland,
farmland and urban meadow which contribute greatly
to the biodiversity within the area. The remaining 28%
comprises the main residential areas as well as the
central commercial zone. Private dwellings with their
own front and rear gardens, add an additional dimension
to the biodiversity within Broadstone. The number and
variety of trees, as well as the range of both wild and
cultivated plants, contribute to the overall character
and quality of the village environment. Such variety of
habitats, flora and fauna are important for recreation,
amenity, landscape, wildlife, drainage and micro-climate.
3.2.3
Adjoining gardens can provide important links
between green areas with wildlife interest. Such links, or
stepping stones, aid animal movements through the built
environment and so are especially valuable in providing a
network of habitats useful to a variety of protected and
vulnerable species. These wildlife corridors and stepping
stones exist at a variety of levels throughout Broadstone
contributing significantly to the green infrastructure of
the area. These features are illustrated in Figure 3.3 in
accordance with NPPF paragraph 117.
3.2.4
There is a need to meet the demand for
housing in Broadstone (Appendix 4) through sustainable
development, but because of the lack of significant
areas of land with development potential, opportunities
for building new family homes are very limited. Any
proposals that do come forward will rely heavily upon
windfall sites and will have the potential to reduce
biodiversity as well as change the character of a locality.
Evidence from consultations with residents (Appendix
3) confirms the importance, to the community, of
maintaining or improving the existing character of
residential areas as well as protecting wildlife habitats.
3.2.5
Where development on windfall sites is
proposed, careful planning will be required, especially
when back gardens are involved. Issues such as safe
access, adequate provision for car parking, spacing of

properties, overshadowing and privacy must be addressed
to ensure there are no significant negative impacts upon the
amenity of neighbouring dwellings. Tandem development,
“where one house is immediately behind another and sharing
the same access is generally unsatisfactory because of
the difficulties of access to the house at the back and the
disturbance and lack of privacy suffered by the house in
front.” (Planning Policy Guidance Note 3 (Housing)). Such
development would generally be resisted (Appendix
3) unless sensitive-design, good landscaping and the
enhancement of biodiversity can be demonstrated as they
all have a significant role to play in ensuring a sustainable
future for Broadstone.
3.2.6
Should new brownfield sites come forward for
development the opportunity to improve the character of
the locality and enhance the biodiversity of the site should
be a prime consideration when preparing the planning
application. If appropriate to the location and the scale of
development being proposed, the incorporation of features
which promote walking and cycling would be expected.
One of the threats to biodiversity is pollution leading
to fragmentation and degradation of natural habitats.
Encouraging people out of their cars to walk and cycle for
journeys of every kind will help to maintain wildlife and
ensure it flourishes.

BP 3: Enhancing Biodiversity.

A. New development should demonstrate that it
conserves or enhances biodiversity having regard to
the wildlife corridors and stepping stones illustrated in
Figure 3.3, natural features and character of the area by:
(i) Retaining soft landscaping, wildlife corridors and
trees that form a significant feature in the area
and contribute to biodiversity unless it is clearly
demonstrated the need for, and benefits of,
development in that area clearly outweigh the loss
(ii) Making provision for private outdoor amenity space
and design features which preserve and improve
the connectivity of wildlife corridors unless it is
clearly demonstrated that this is not appropriate
(iii) Incorporating measures which encourage walking
and cycling
B. Proposals for new development which would affect
biodiversity should be accompanied by a Biodiversity
Appraisal which demonstrates how these features are
to be protected and how adverse impacts are to be
mitigated or as a last resort, compensated.
BROADSTONE NEIGHBOURHOOD PLAN - 2013-2033 / MADE JUNE 2018

Green infrastructure & biodiversity
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Fig. 3.3: Existing Green Infrastructure & Designations Across the Plan Area
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Allotments
3.2.7
Allotments are important for recreation, food
production and community cohesion as well as forming an
important part of Broadstone’s network of open spaces
(Figure 3.2). Broadstone’s allotments enjoy statutory
protection. The demand for allotments exceeds supply,
and, with little opportunity to provide additional sites, the
waiting-list is best managed by the subdivision of plots
as set out in the Borough of Poole’s Allotment Policy.
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Maintenance and Management of Green Spaces
3.2.8
Broadstone Neighbourhood Forum recognises
that the maintenance or improvement of public spaces
cannot be left entirely to the statutory authorities. It
therefore wishes to encourage partnership working
involving residents, local organisations and groups,
with a view to establishing green space and woodland
management teams. Relevant groups could include a
local orienteering club, sports clubs or scouts and guides.
A recent (2015) example is the establishment of the
Crossways Wood partnership between residents of Moor
Road and Lower Golf Links Road, Broadstone Scout
Group, and the Borough of Poole.

3.2.9
Broadstone in Bloom is a long standing voluntary
organisation that has contributed significantly to the
appearance of The Broadway and given pleasure to
so many. It started in the early 1990’s as a partnership
between the Borough of Poole, a small group of
volunteers, a local councillor and a cable company
(NTL) which provided the initial funding to kick start
the initiative. The Neighbourhood Forum, through the
Neighbourhood Plan will encourage local organisations,
developers and the Borough of Poole to work in
partnership to maintain and improve Broadstone’s green
infrastructure.
3.1.10 Where relevant, development could assist with
the management of Broadstone’s green infrastructure
by supporting partnerships between local community
groups, the Borough of Poole and other organisations.
The Forum will engage in this endeavour directly.

Allotments
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3.3 Securing High Quality Design and Sustainability

3.3.1
In addition to the management and protection
of green spaces (Policies BP 1 and BP 2) and enhancing
biodiversity (Policy BP 3) it is important to consider
climate change issues, especially Broadstone’s high levels
of energy consumption (Appendix 3) and surface run-off
flood risk (Appendix 3).
3.3.2
Broadstone’s high energy consumption levels
can be attributed, in part, to the socio-economic make-up
of the population. 40% of all households in Broadstone
are classed as Group D, high-income professionals
(Section 1.3.17). This has led to extremely high levels
of car ownership and a high volume of relatively short
journeys. Not only does this result in high fuel use but it
adds to environmental pollution through increased noise
levels, gas emissions and traffic congestion. Increased
housing density is likely to exacerbate these problems.
While these issues cannot be addressed directly through
planning policy the development of a master plan which
promotes modal shifts in transport and improves public
spaces in the central area could bring benefits.
3.3.3
Many of the older properties within Broadstone
still retain original features. Windows are still single
glazed, lofts are not fully lined and wall cavities have
not been filled and so have relatively low standards
of insulation. There is, therefore, still much that could
be done to reduce heat-loss by using energy saving
technology. The use of loft insulation, double glazing and
solar panels are easy and effective solutions, but they
cannot be managed retrospectively through planning
policy. It is therefore the intention that Broadstone
Neighbourhood Forum will actively engage with residents
to promote Government-backed schemes for properties
which currently lack adequate insulation or energy saving
technology. In addition, it will encourage the local schools
to promote sensible use of electrical goods.
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3.3.4
It is important that proposals for new
development consider energy efficiency measures and
it is expected that, where appropriate, new development
meet the highest levels of energy efficiency. Proposals
which show a positive approach to energy efficiency, by
adopting passive design principles, will be supported.
Passive design uses natural sources of heating and
cooling, such as the sun and cooling breezes. It is achieved
by appropriately orientating your building on its site and
carefully designing the building envelope (roof, walls,
windows and floors of a home). Well-designed building
envelopes minimise unwanted gain and loss through
features such as:
•
•
•
•
•
•
•
•
•
•

design for climate
orientation
shading
passive solar heating
passive cooling
sealing your home
insulation (and installation)
thermal mass
glazing
skylights.

The resultant reduction in energy demand that can be
achieved through orientation and an appropriate use
of materials to maximise the use of solar insolation
increases the sustainability of the development. Where
possible, we would encourage renewable energy such as
photo-voltaic cells, solar panels, ground or air source heat
systems to meet a proportion of the future needs, in line
with the requirements in the current Poole Local Plan,
avoiding placement on front elevations of buildings within
the Conservation Areas.

57

3.3.5
There is no coastal or river flood risk in
Broadstone, but it has been established that more
properties are at risk from surface run-off flooding in
Broadstone than elsewhere in Poole (Appendix 3). As
more extensions are built, and increased housing density
materialises through development on windfall sites, the
risk of flooding from surface run-off will increase still
further. In addition, inappropriate hard surfacing for
extra car parking spaces, especially in front gardens, also
reduces the ground’s infiltration capacity. It is important,
therefore, that the risk from flash flooding is addressed.
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3.3.6
It is expected the application of sustainable
drainage systems or SuDS to drain away dirty and
surface water run-off will be incorporated into new
development proposals, where appropriate. Not
only will this reduce the environmental impact of the
development but it can also be highly cost-effective.
Underlying the principle of SuDS is the modelling of the
drainage system on the natural systems of collection,
storage, and cleaning water before allowing it to be
released slowly back into the environment. Conventional
drainage systems can become overloaded as a result of
development and so give rise to flooding (Appendix 3),
pollution of the environment – with the resultant harm
to wildlife – and contamination of groundwater. SuDS
solutions should be easy to manage, use natural energy
inputs and be environmentally, as well as aesthetically
attractive. They could include green roofs, filter drains,
bioretention basins, rain-gardens, or swales.

3.3.8
Several benefits accrue from grey water use.
These include the reduction in need for fresh water,
which can significantly reduce household bills, and the
reduction in the amount of waste water entering sewers
or on-site treatment systems. For the individual, this can
mean lower household bills, and for the wider community,
a reduced demand on public water supplies. A fall in
demand for fresh water helps conserve ground water
and maintain the water table.
3.3.9
Where hard standing is being proposed the use
of permeable materials, such as gravel or permeable
concrete, represents good practice as this aids
infiltration and reduces surface run-off.
3.3.10 Well designed buildings are built to last, are safe,
environmentally efficient and easy to care for. They
fit in well with their surroundings and/or create a new
landmark which adds identity and character to an area.
Well-designed buildings improve the quality of life of the
people who live and work in them.
3.3.11 Proposals for new developments will be expected
to demonstrate how they encapsulate both high quality
and sustainable design principles, including energy
efficiencies and reduced risk from surface run-off and
flash flooding. New developments proposing or adopting
such practice would be supported (BP 4).

3.3.7
Grey water is gently used water from your
bathroom sinks, showers, tubs, and washing machines
and may contain traces of dirt, food, grease, hair, and
certain household cleaning products. The recycling of
greywater is environmentally beneficial and is to be
encouraged. With proper treatment greywater can be
used for laundry, toilet flushing, and to irrigate both
food and non-food producing plants. The nutrients in the
greywater (such as phosphorus and nitrogen) provide an
excellent food source for these plants.
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BP 4: Securing High Quality Design and
Sustainability.

A. To be supported proposals for new development
should demonstrate where appropriate, that it adheres
to the following sustainable design principles:
(i)
(a)
•
•

Defensible design* to ensure:
The layout should demonstrate consideration of:
Residents’ safety and amenities
Access to communal space for dwellings that do not
have an individual amenity space
•
Unless it is demonstrated to be inappropriate
where trees are to be lost
•
The provision for usable external amenity space**
including landscaped gardens, patios, terraces or
balconies
•
Where balconies are an integral part of the design
they should be of a minimum size, generally
not less than 1.5m depth in one usable length to
accommodate chairs and a small table.
(b) Demonstrate proposals will not result in adverse
impact on residential amenity.
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**Defensible design - create spaces which the
occupiers of adjacent buildings can exercise
effective supervision and control to encourage a
sense of ownership of space.
**Amenity space does not include provision for car
parking.
B. Proposals for new development within, or within
the setting of, the Ridgeway and Broadstone Park and
Tudor and Golf Links Road Conservation Areas must
demonstrate how they preserve and enhance, or better
reveal the significance of the Conservation Area.

The landmark Monkey Puzzle tree on The Broadway
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3.4 Balancing the Housing Stock

3.4.1
The assessed need for housing, over the period
2013 to 2033, is between 729 - 779 dwellings. This is
equivalent to building 37 to 40 new homes per year
(Appendix 4).
3.4.2
It is unlikely this number of units can be achieved
over the lifetime of the plan because Broadstone
has significant environmental, social and economic
constraints which will reduce the opportunities for
additional dwellings.
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3.4.3
Much of Broadstone falls within 400 metres of
the neighbouring internationally protected heathlands
(Fig 3.1). It is therefore subject to restrictions on
additional residential development imposed by Natural
England and managed by the Borough of Poole. A
significant proportion of the plan area is also designated
public green space. In total 72% of the plan area is
protected from residential development (Appendix 3).
3.4.4
The remaining 28% consists of established
residential areas together with the central business
zone. Developments in Pine Springs, in the south-west
of the Plan area, during the 1990s used the last available
large-scale sites leaving no opportunities for further
significant developments in the future. Within the village
centre two relatively small brownfield sites have planning
permission, though construction has only commenced on
one of these. No new sites have come forward during the
preparation of the Plan, though it is possible some will in
the future.
3.4.5
“Broadstone is a densely populated, large ward
representing a particularly desirable part of an already
desirable housing market, and in common with many such
locations, demand is always likely to outstrip supply.
In other words, significant supply-side constraints,
for example, an annual completion rate over the last
10years averaging around 5 – 8 new dwellings per year,
will continue to apply so that the neighbourhood is highly
unlikely to be able to develop the number of housing units
to meet all the need over the plan period” (Appendix 4).

3.4.6
It is not just a matter of building new dwellings,
but rather, building the right type of dwelling. The
greatest level of need is for smaller dwellings of 1 and 2
bed units, such as apartments and mews style housing,
to meet the demand from young singles or newly
married couples, as well as from older residents wishing
to downsize from under-occupied larger detached
properties. In addition, there will be continued demand
for age-related sheltered accommodation and specialist
care homes because of an above average (26-28%)
concentration of elderly residents within Broadstone.
3.4.7
While there is a demand for affordable housing,
it is at a relatively low level, consequently there is no
pressing need to address this issue within plan policy.
(Appendix 4).
3.4.8
Even though the number of families has
decreased over the last twenty years, there is still
a significant need for additional larger 3 and 4 bed
properties to meet the demand from the inward
migration of young professional families. A flexible and
balanced housing stock is essential if a sustainable
community with a balanced demographic is to be
achieved. Without this there could be significant
negative impacts upon the provision of health services,
schools, shops and other desirable services. Careful
monitoring will be required.
3.4.9 With limited space for new builds, continued
development will increase housing density across the
built area. Currently, densities vary between 7 and 30
units per hectare within the main residential areas and
between 30 and 50 units per hectare within the inner
zone. Projected estimates suggest densities in the
residential areas could increase to 50 dwellings per
hectare, while within the inner zone they could rise to
100 dwellings per hectare (Borough of Poole’s emerging
Local Plan). These figures are not high in comparison
with inner city areas, but increases to, or above, these
levels have the potential to reduce the quality of
Broadstone’s residential environment, and so possibly
impact negatively upon residents’ well-being.
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3.4.10 Flexibility within the housing stock is essential
in enabling a balance to be maintained but this cannot
easily be achieved within the existing stock. All new
housing, whether a single unit, apartment block or
sheltered accommodation, has a significant role to play,
especially in enabling elderly people to live independently
in their own homes for as long as possible. Consequently,
proposals that can demonstrate the adoption of Lifetime
Homes Standards, or their equivalent, will be supported.
While there is currently an over-provision of care home
beds in Broadstone (see Appendix 4) the demand will
continue to grow throughout the duration of the Plan, and
beyond. New care homes or extensions to existing care
homes will also be supported provided proposals are
both sustainable and of good architectural design.
3.4.11 To manage increasing density, meet the
demand for differing housing sites, and ensure any
new development is appropriately located, that part of
Broadstone that falls outside the protected areas has
been divided into two distinct zones.
3.4.12 Firstly, an Inner Zone (Figure 3.4) which lies
within 400 metres walking distance from the main
commercial centre (The Broadway). It is characterised by
two and three storey buildings with mixed commercial
and residential use, and is predominantly Victorian in age.
Some regeneration has already occurred but there is the
potential for more, especially of older properties within
large gardens. Some of these are within Broadstone’s
conservation areas. Increasing the height of some of
the buildings, especially within The Broadway, is also
an option. This Inner Zone offers the most sustainable
location for the development of 1 and 2 bed dwellings.
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3.4.13 The second, or Outer Zone, includes the
remainder of the built area outside the 400 metres
Inner Zone. It is characterised by 3 and 4 bed detached
houses or 2 and 3 bed bungalows ranging in age from late
Victorian to the present day. Many properties have been
modified by extensions and some infill has taken place.
Opportunity for redevelopment will depend upon windfall
sites and it is recognised that to meet the demand for 3
and 4 bed properties development on such sites should
be supported provided the overall character of the
locality is not significantly adversely affected.
3.4.14 Policy BP 5 supports sustainable development
and aims to balance the housing stock through spatial
differentiation of unit sizes. Over the lifetime of the
Plan, it is anticipated the number of 1 and 2 bed units
will exceed the number of new 3 and 4 bed units thus
addressing the issue of greatest need. This will also
increase the potential for downsizing and the freeing up
of larger properties.

BP 5: Balancing the Housing Stock.

New residential development will be supported, subject
to the following criteria:
(i) 1 and 2 bed dwellings in the Inner Zone as shown on
Fig 3.4
(ii) 3 bed dwellings and above in the Outer Zone
(iii) Where proposals depart from the above criteria
they should demonstrate how they would
contribute to balancing the housing stock and meet
site specific requirements.
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Fig. 3.4: The centre of Broadstone is defined as the Inner Zone - an area all within
400m/5 minute walk of The Broadway and Dunyeats Road shops.
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3.5 Housing on the Fairview Estate

3.5.1
There will be some residents who either do not
need specialist accommodation or do not wish to move
into an apartment. They would rather, when downsizing,
move into a 1 or 2 bed detached bungalow.
3.5.2
Broadstone has a significant number of
bungalows with most concentrated within three areas:
a) Fairview Estate, b) Ascot – Bognor - Cheam roads
and c) Fontmell – Steepleton Roads. Of the three areas,
the Fairview Estate is the only one that has seen no
significant change in character through conversion into
two storey chalet bungalows or houses. As a result,
there is a special character to this area which should be
protected. The Fairview Estate bungalows are relatively
small (2 bedrooms) with low ridge heights and are located
within easy walking distance of central Broadstone.
These characteristics make them highly desirable
properties for elderly residents wishing to downsize.
As such, they widen the choice for those wanting to
downsize, increase the potential release of larger
family properties, and so contribute towards greater
flexibility in the housing stock by retaining a viable pool
of bungalows.

Bungalows in the Fairview area
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Fairview area

3.5.3. The aim of preserving the bungalows in this area
should not preclude young families or residents with
mobility issues occupying these homes who may, in the
future, wish to extend their properties. However, to raise
the ridge height through conversion or replacement of a
property to create an additional storey could significantly
impact upon the character, street scene and amenity
of immediate neighbours. Hence this area has been
identified as a Special Character Area.
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To be supported proposals for conversion or
replacement of single storey homes on the Fairview
Estate, identified on Figure 3.5, must demonstrate how
they retain the significance of single storey buildings
in the streetscape, and do not adversely affect the
amenity of adjacent occupiers.
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Fig. 3.5: The Fairview area, in green above, is a valuable asset
for Broadstone as it provides modestly sized bungalows
within walking distance of the amenities of the village centre.
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3.6 Development Principles for the Central
Shopping Area

3.6.1
The central shopping area of Broadstone
(Fig.3.6) has a long history of development 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 with shops on the ground
floor, and offices and flats on the upper floors. This
eclectic mix of architectural styles leaves much to be
desired, though there are examples of good design,
for example, an art deco building with patterned brick
work and the recently completed Methodist Church.
Opportunities for improvement exist.
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3.6.2
There is little in the way of high quality
pedestrian or public space. Pavements are generally
uneven, and littered with obstacles, for example,
advertising boards, large angular rubbish bins, and
bollards. Cars dominate the centre because of free
parking provision in the Toast Rack. The starkness of this
built environment is softened to some extent by a series
of rectangular planters and low walls containing flowers
and shrubs. A short row of ornamental trees, one silver
birch and a monkey puzzle tree add a little interest.
It is expected that where a proposed development
site includes an area of public realm, opportunities
will be taken to make improvements especially if
those improvements enable the public to gain greater
enjoyment from this space. This could be achieved,
for example, through better quality landscaping or the
creation of more functional space.
3.6.3
Building heights within the central shopping
area are predominantly two and three storeys (Figure
1.5) though a new four-storey building opposite the
roundabout was granted planning permission in 2014
(Appendix 3). While this might be setting a precedent
for future development, it is important that any new
proposals for additional residential or employment space
do not impact negatively on the character of the centre.
3.6.4
Adding additional floors to buildings within the
primary shopping area of Broadstone could contribute
positively to both the character of the centre and
sustainable development. The provision of 1 and 2 bed
flats would help meet the need for such housing and
would also assist in the balancing of housing stock.
Increasing the number of residents living in the central
area is likely to increase footfall and so contribute to the

Silver Birch tree on The Broadway
economic vitality of the centre. Any additional business
space increases employment opportunities within the
centre and contributes to its economic vitality.
3.6.5
To gain approval, any new proposals for
refurbishment or re-development within the central
shopping area will be expected to be of high quality
design, contribute positively to the character of the
centre and so improve the overall appearance of The
Broadway. By meeting the development principles set out
in policy BP 7 there is a greater chance the vitality of the
centre would be sustained if not improved.

BP 7: Development Principles for the Central
Shopping Area.

To be supported development proposals in the Central
Shopping Area shown in Figure 3.6 must adhere to the
following principles:
(i) Respect the scale, height, mass and grain of
surrounding development, and harmonise with
the architecture of the existing building where
alterations or extensions are proposed
(ii) Create distinctive, legible, well-designed frontages
and features to ensure vitality to the shopping area
is retained
(iii) Where appropriate, does not prevent future
comprehensive development of adjoining sites
(iv) Does not exceed 4 storeys in height, except where
it can be demonstrated that the proposal would
contribute positively to the character of the village
centre
(v) Unless it is demonstrated that they are not feasible,
improvements to the public realm should form part
of the overall design scheme.
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Fig. 3.6: The Central Shopping Area is that part of the Inner Zone
where main town centre uses should be focussed.
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3.7 Well-designed Extensions

3.7.1
The number of planning applications for
extensions has been increasing year on year as land for
new family homes in Broadstone is in extremely short
supply. Extensions and alterations allow families to grow
without having to move to a larger property. One of the
most popular forms of development in recent years
has been the creation of an additional floor through the
conversion of roof space. This process primarily affects
bungalows, though some houses are also being extended
in the same way.
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3.7.2
Broadstone has a significant number of
bungalows though most are concentrated within three
main areas: a) Fairview Estate, b) Ascot – Bognor Cheam roads and c) Fontmell – Steepleton Roads. In
contrast to the Fairview Estate, the other two areas,
especially where the properties are older, have seen
an increase in roof space conversions. This is in part
due to the inward migration of young families who are
using the opportunity to ‘grow the dwelling as the family
grows’. This evolution of the local community in terms
of changing tastes, family sizes, life-work balance and
space requirements, demonstrates a living and dynamic
neighbourhood full of aspirational and entrepreneurial
spirit. Such change should be welcomed, yet it still needs
to be managed because of potential harmful impacts
upon the street scene and amenity value. It is therefore
important that extensions are planned (BP 8) with
significant regard to design, effect on the street scene,
and the amenity of neighbours (e.g. avoiding overlooking
or overshadowing).
3.7.3
The majority of housing in Broadstone is
relatively low density and detached. As a result, there
is a tendency for significant gaps to exist between
properties. These enhance the street scene and can
offer additional amenity value to the public in that they
allow views through to the rear gardens, most of which
contain mature shrubs and trees. The consequent feeling
of spaciousness not only contributes to overall wellbeing
but also adds to an area’s distinctive character, and so is
worth protecting. This is particularly the case for many
areas developed pre-1960, for example, Upton Way, Corfe
Way, High Park Road, Upper and Lower Golf Links Roads
and the Ridgeway.

3.7.4
The most sensitive streets in Broadstone are within
the two Conservation Areas where the design elements
of any development are tightly controlled. Nevertheless,
opportunities exist for the construction of extensions, as
well as new flats or mews style developments, provided
they meet the necessary design requirements and
planning policies as set out in Broadstone’s Conservation
Areas: Character Appraisal and Management Plan (2014),
Broadstone Neighbourhood Plan and the Borough of Poole’s
emerging Local Plan.

BP 8: Well-designed Extensions.

A. Extensions, including loft/roof space conversions, or
alterations to existing buildings will be supported where
they:
(i) Complement the architecture of the existing
building or group of buildings within the street
scene
(ii) Use materials that are sympathetic to and integrate
with the existing building
(iii) Reflect the prevailing pattern of development, scale
and rhythm when viewed from the street retaining
important gaps in between dwellings that currently
exist
(iv) Preserve neighbouring amenities including light,
outlook and privacy.
B. Proposals for extensions or modifications to
dwellings in either the Tudor Road Conservation Area or
the Ridgeway and Broadstone Park Conservation Area
must demonstrate how they enhance or better reveal
the significance of the Conservation Area, and where
there is less than substantial harm to the significance of
the Conservation Area this should be weighed against
the public benefits of the proposal.

Example conversion of roof space to provide additional
accommodation
BROADSTONE NEIGHBOURHOOD PLAN - 2013-2033 / MADE JUNE 2018

3.8 Encouraging Employment Opportunities
in the Central Shopping Area

3.8.1
Broadstone is predominantly a residential
area, a suburb of Poole, but there is also an important
economic dimension with a range of retail outlets,
professional services and business, albeit of a relatively
low order. It currently functions as a district centre.
Businesses are concentrated within the central shopping
area which includes The Broadway. They mainly consist
of retail units with some services, for example banks and
estate agents, on the ground floor and offices above.
There is an additional area of business activity fronting
Moor Road.

3.8.5
There are potential issues associated with
change of use proposals. The conversion of office space
or dental surgery into residential use, for example, could
result in the loss of employment opportunities. It would
be necessary to balance the advantages gained from
creating residential units against the loss of employment
and the impact on the vitality of the primary centre. As a
general principle, such proposals would not be permitted
at ground floor level and would be restricted at upper
floor level unless it could be demonstrated that proper
marketing over an extended period had taken place.

3.8.2
The central shopping area (Figure 3.4) is usually
very busy, especially during the mornings and around
school closing time in the afternoons. Analysis of mobile
phone data and visitor surveys show most people visit for
less than 30 minutes and carry out a very limited number
of activities, for example, visiting the post office, the
doctors’ surgeries, newsagent or library (Appendix 3).

3.8.6
These issues are addressed through Policy BP9
which supports improved employment opportunities in
the central shopping area of Broadstone. It also helps
maintain economic vitality and the range of choice for
those visiting the central area.

3.8.3
Vacancy rates remain low though there has been
a steady turnover which has resulted in a slight shift in
the available offer. While the local economy appears to be
relatively buoyant, to remain competitive and retain its
vitality, the centre needs to attract visitors from an even
wider catchment area as well as to encourage everyone
to stay longer. To achieve these may require a radical
change in the quality of the public realm, an improvement
in the design quality of buildings, an upgrading of the
commercial offer, including consideration of a night
time economy, and a more coherent approach to the
appearance of shop fronts and signs.

To improve the vitality and vibrancy of the central
shopping area shown in Figure 3.6, proposals for main
town centre uses will be supported including retail,
leisure and office uses in accordance with the following
principles:

3.8.4
While improvements to shop fronts and signs
is essentially cosmetic, upgrading the commercial offer
is dependent upon the availability of quality space, the
ability to attract new business and the provision of wider
choice for the residents and visitors. Should proposals
for new development in Broadstone’s central shopping
area be forthcoming, it is expected that the current levels
of retail and service activity would be retained. However,
it would be preferable if development proposals
provided additional floor space for businesses and town
centre activities, especially retail, leisure and office uses.
Such proposals would be encouraged because of the
increased employment opportunities they would bring.
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BP 9: Encouraging Employment Opportunities in
the Central Shopping Area.

(i) Proposals for additional floorspace, that generate
additional employment opportunities, will be
supported
(ii) Proposals for change of use that will result in the
loss of employment generating uses on upper floors
will be resisted unless it can be demonstrated that
full and proper marketing has been undertaken for
a period of 12 months, unless otherwise agreed with
the planning authority.
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3.9 Protecting Community Facilities

3.9.1
The presence of a variety of community
facilities, both in the central area and the Moor Road
– Tudor Road commercial zone adds considerably to
the sense of community that helps make Broadstone a
special place in which to live. Many of the facilities are
used for a variety of different functions by a variety of
different groups, for example, pre-school, homework
clubs, keep-fit classes, sport and social clubs, theatre and
performing arts groups.
3.9.2
These all contribute positively to both the daytime and night-time economies which are also supported
by the restaurants, two public houses and several fastfood outlets. However, not all the buildings add to the
quality of the built environment.
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3.9.3
Several of the buildings, for example, the War
Memorial Hall, Community Centre and Royal British
Legion are located within the Tudor Road Conservation
Area but their character detracts from the overall
quality of the environment. This is exacerbated by onstreet parking and traffic congestion, especially during
the school run. There is the potential for significant
improvements to be made should development
proposals come forward. Where appropriate and
feasible, developers will be expected to include
improvements which enhance both appearance and
use of the particular facility irrespective of whether it
is located within or outside a Conservation Area. These
should not be at the expense of the community facilities,
the loss of which would have a strong negative impact
upon the whole community.

Tudor Road Complex

Broadstone Library

3.9.4
It is important that Broadstone’s community
facilities are protected because of the benefits they
bring to both the local economy and the well-being of the
residents. Consequently, any development proposals
that involve the loss of community facilities, including
sports provisions, will be resisted unless alternative
accommodation is being offered. Should proposals
involve a facility that is arguably surplus to requirement
then the proposals must be able to demonstrate, through
robust assessment or the results of marketing exercises
that the facility is no longer required. This and the other
issues are addressed in Policy BP10.
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BP 10: Protecting Community Facilities.

A. Development proposals that will result in the loss,
or part loss, of the following community and sports
and recreational facilities (listed below) will not be
supported unless it is demonstrated that the facility is
either:
(i)
Unsuitable for its current use and
(ii)
Unviable/ no longer practical to retain, or
(iii)
Surplus to requirements
B. Where the current use is unsuitable and unviable,
replacement provision of facilities of equivalent or
greater community value should be secured by s.106
Agreement within the Broadstone Neighbourhood Area.
C. Where the current use is surplus to requirements, a
robust and up to date audit and assessment of similar
facilities should be provided which must have regard
to the Borough of Poole Council’s Built Facilities
Assessment and/or Playing Pitch Assessment.

Leisure and Sports Facilities.
•
The Junction Leisure Centre and Tennis Courts –
Station Approach
•
Cricket Pitch and Pavilion – Delph Woods
•
Cricket Pitch and Pavilion – Charborough Road
•
Football Pitches and Pavilion – Broadstone 		
Recreation Ground and Plain Field Farm
•
Bowls Club and Pavilion – Dunyeats Road
•
Golf Club – Wentworth Drive
Churches and Church Halls.
•
St.John’s – Macaulay Road
•
Methodist – The Broadway, Lower Blandford Road
•
United Reformed – Higher Blandford Road
•
Christadelphian – Higher Blandford Road
•
Baptist – York Road
Other Halls.
•
War Memorial Hall – Tudor Road
•
Liberal Hall and Dance Studio – York Road
Youth Facilities.
•
Scout Hall – Dunyeats Road
•
Youth Centre – Moor Road
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Formal Play Areas.
•
Broadstone Park and Recreation Ground
•
Lewesdon Drive
Miscellaneous.
•
Broadstone Community Centre – Dunyeats Road
•
Conservative Club – Tudor Road
•
Royal British Legion – Tudor Road
•
Broadstone Library – Story Lane
•
Selby Close Common Room – Selby Close Sheltered
Housing
•
Broadstone Post Office
Schools and School Playing Fields.
•
Broadstone First School – Tudor Road
•
Springdale First School – Springdale Road
•
Broadstone Middle School – Dunyeats Road
•
Corfe Hills School – Higher Blandford Road
Doctors’ Surgeries.
•
The Hadleigh Practice – Kirkway
•
The Harvey Practice - Kirkway
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St Johns Church
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