Design and Access Statement
33–35 Broad Lane (Carbrook House), Rochdale, OL16 4PG
1. Introduction
This Design and Access Statement has been prepared in support of the renovation proposals for 33–35 Broad Lane (Carbrook House). The project seeks to conserve the traditional character of the building while upgrading its internal layout, safety, and overall usability to modern standards. This document has been tailored to comply with Rochdale Borough Council’s planning validation requirements, including the need for a Heritage Impact Assessment where works affect a heritage asset or its setting.
2. Site Context and Heritage
Carbrook House comprises two adjoining former cottages located along Broad Lane in Rochdale. The building contributes to the historic character of the area through its traditional stone construction, original cottage proportions, and historic window and door openings. The structure retains key vernacular features typical of the region, including masonry external walls and timber joinery.
Although the property’s listing status is not confirmed within this document, the renovation has been approached with the full sensitivity appropriate for a building of potential heritage value, consistent with Policy P2 (Heritage) of the Rochdale Core Strategy and Section 16 of the NPPF relating to conserving and enhancing the historic environment.
3. Design Principles
The design has been guided by principles that align with both good conservation practice and local authority expectations:
· Preservation of external character, with no alterations to external walls.
· Like-for-like replacement of windows and external doors using wooden frames, maintaining the proportions, materials, and appearance of the originals.
· Improved internal spatial efficiency while respecting historic form.
· Creation of a more functional kitchen/diner by opening the space between the two original kitchens.
· Modernisation of essential services (rewire, plumbing, heating) to ensure safety, energy efficiency, and compliance with current Building Regulations.

4. Proposed Works
4.1 External Works
· Replacement of all windows and external doors using timber-framed units, matching existing styles and profiles.
· No changes to the original external walls or façade materials.
4.2 Internal Works
· Internal reconfiguration to enhance usability while remaining sympathetic to a historic layout.
· Removal of the partition wall between the two kitchens, forming a single unified kitchen/diner space suitable for modern living.
· Adjustments to improve circulation and restore an internal arrangement more consistent with earlier floor plans.
4.3 Services and Compliance Upgrades
· Full electrical rewire in accordance with current standards.
· Installation of new plumbing and central heating systems.
· All works undertaken to modern safety and efficiency standards, in line with Building Regulations.

5. Access Considerations
· External access remains unchanged; existing door locations and widths are retained.
· Removal of the internal partition wall improves access and circulation within the ground floor.
· No adverse impact on accessibility; internal usability is improved.

6. Heritage and Visual Impact
· The external visual character remains entirely preserved.
· Timber joinery ensures consistency with traditional cottage appearance.
· Internal alterations are sympathetic and, where possible, reversible, ensuring long-term conservation of character.

7. Heritage Impact Assessment (HIA)
In accordance with Rochdale Borough Council’s validation requirements and national heritage policy, this section sets out the expected impacts of the proposed works on the building’s significance.
7.1 Significance of the Asset
Carbrook House’s significance lies primarily in:
· Its traditional stone construction.
· Its historic cottage form and proportions.
· The arrangement of original openings for windows and doors.
· Surviving internal features reflective of its period of construction.
7.2 Impact of External Works
· Neutral/Positive Impact – External appearance is preserved. Window and door replacements are like-for-like in wood, maintaining historic character and visual harmony.
· No loss of historic masonry or alteration to original wall fabric.
7.3 Impact of Internal Works
· Low Impact – Internal layout changes, including removal of the kitchen partition, affect only later-added dividing structure rather than original fabric.
· Improved internal arrangement better reflects earlier historic floor plan logic.
· Internal upgrades (rewire, heating, plumbing) affect no significant historic features and are necessary for the building’s continued use and preservation.
7.4 Conclusion of Heritage Impact
The proposed works uphold the building’s character, do not harm its significance, and contribute positively to its long-term sustainability. They meet the requirements of NPPF Section 16, Core Strategy Policy P2, and Rochdale Council’s expectations for heritage-sensitive development.

8. Statement of Significance
This section summarises the key elements that contribute to the historic and architectural value of Carbrook House:
· Historic Fabric: The building’s traditional stone construction and masonry techniques are representative of local vernacular craftsmanship.
· Architectural Character: More original cottage proportions, window openings, and timber joinery contribute to the building’s authentic appearance.
· Evidential Value: Surviving features and room proportions provide insight into the building’s evolution and historic use.
· Aesthetic Value: The external symmetry, stone façade, and traditional detailing create a strong visual link to the area’s built heritage.
· Communal Value: The property contributes to the broader historic identity of Broad Lane and retains significance within its setting.
9. Justification Statement
The proposed works are justified on the grounds that they:
· Preserve and enhance the building’s external appearance through sensitive, like-for-like material replacements.
· Address essential maintenance and modernisation needs, ensuring electrical, plumbing, and heating systems meet current safety standards.
· Improve internal usability, creating a more functional layout while maintaining the building’s historic character.
· Avoid harm to historic fabric, limiting interventions to non-original internal partitions and ensuring reversibility where possible.
· Support long-term viability, ensuring the building remains suitable for continued occupation and use, reducing future pressure for more intrusive alterations.
8. Conclusion
The renovation of 33–35 Broad Lane represents a well-considered and heritage-sensitive proposal that:
· Preserves the external character and traditional appearance.
· Enhances internal layout, safety, and modern usability.
· Delivers essential improvements to building services in line with modern standards.
· Complies fully with Rochdale’s local planning and heritage policies.
The scheme ensures the building will continue to provide functional, comfortable accommodation while maintaining its contribution to the historic character of Broad Lane for years to come.

