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1.0	 INTRODUCTION

1.1	 This Heritage Impact Assessment is written and submitted by Hughes Architects on behalf of Mr & Mrs Sandford, in order to inform 			
	 proposals to convert a Grade II* Listed building from a nursing home into residential accommodation. Illustrations supplied or sourced for this 	
	 document are copyright of Hughes Architects unless credited accordingly.

1.2	 The proposals offer the opportunity to convert this currently vacant building, that is currently unoccupied but has been used as a residential care 	
	 home.  This HIA accompanies the drawings of the proposed works and how they will help enhance and repair Abermad Mansion 			 
	 without adversely impacting upon the historic structure or architectural significance of the building.  

1.3	 The purpose of this Heritage Impact Assessment it to provide information on the proposed repair work, including details of the site, a description 	
	 of the proposed repair work, any recent planning history, the architectural significance of the building and the heritage impact matrix.

	 This HIA is supported by the following set of drawings:

Z005.1.3.001 Location Plan Hughes Architects

Z005.1.3.002 Proposed Elevations Hughes Architects

Z005.1.3.100 Existing Floor Plans Hughes Architects

Z005.1.3.101 Existing GA Sections Hughes Architects

Z005.1.3.102 Site Plan and Green Infrastructure Statements Hughes Architects

Z005.1.3.200 Proposed Accommodation Schedule Hughes Architects

Z005.1.3.201 Proposed Lower Floor Plan Hughes Architects

Z005.1.3.202 Proposed Ground Floor Plan Hughes Architects

Z005.1.3.203 Proposed First Floor Plan Hughes Architects

Z005.1.3.204 Proposed Second Floor Plan Hughes Architects

Z005.1.3.210 Proposed Elevations Hughes Architects

Z005.1.3.100 Proposed Sections Hughes Architects

Z005.1.3.600 Proposed Fabric Heritage Significance Plans Hughes Architects

Z005.1.3.601 Proposed Fabric Heritage Significance Elevations Hughes Architects

- Bat Report DAVE ROGERSON, S090164-1

- Planning Statement Hughes Architects

- Viability Assessment -
 256015 Chimey Stack Survey BARRATT ASSOCIATES
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LISTING INFORMATION

The Cadw Listed Building Information for Plas Abermad is as follows:

Name of Property: Plas Abermad  

Date of Designation: 20/12/1989			   Last Amended: 27/10/2003 

Grade: II*

Source ID: 10710

Building Class: Commercial

County: Ceredigion

Community: Llanilar  

Location: 
Eastings: 260024  
Northings: 276089  

Reason for Listing:
Graded II* as an exceptionally complete High Victorian Gothic country house by a 
major architect, retaining particularly high quality interior detail.
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2.0 	 HISTORY & BUILDING CONDITION

History

2.1 	 Plas Abermad was built in 1870 as a private mansion by J.P. Seddon for Lewis Pugh after he bought the estate from the Vaughans of Trawsgoed 	
	 in 1852. Abermad is regarded as one of the most important High Victorian Gothic houses in Wales by Cadw; this being echoed by the original 	
	 drawings on display at the Victoria and Albert Museum, London. These aspects combined with the particularly high quality of interior details are 	
	 what lead the building to become Grade II listed in 1989.

2.2	 During the 20th century the building was utilised as a private school until it transitioned to a nursing home for those with special 			 
	 needs which was unfortunately closed in 2022 due to insufficient staffing. Since 2022 the building has seen minimal upkeep and has recently been 	
	 purchased by Mr & Mrs Sandford as a means to bring life back into this prime example of Welsh architecture.

	

IMAGE BOX

IMAGE TITLE 
Figure 01. Building from above, 
Haha to the East and newer 
houses unbuilt to the West
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2.0 	 HISTORY & BUILDING CONDITION

Cadw Listing
2.3	 “The building is three storeys high with dark coloured snecked masonry with grey quoins and relieving arches and Doulting window dressings. The roof is of slate 	
	 with tiles cresting and stone chimney stacks, splayed out to the base. The interior is especially fine with strong Gothic details. Stained glass at the house was 	
	 designed by F. Vincent Hart and made by G. E. Cooke. Abermad is one of the finest examples of High Victorian Gothic houses in Wales. The building is Grade II* 	
	 listed as an exceptionally complete High Victorian Gothic country house by a major architect, which has retained high quality interior detail.” Cadw

Current State
2.4 	 The building is currently in a poor state of repair as it has been unoccupied since the closure of the nursing home in Summer 2022. In its use as 	
	 a nursing home and a school a number of insensitive interventions were added internally to improve its former function and increase the number of 	
	 rooms. Externally a covered terrace was removed on the East facing facade to be replaced with a modern fire escape.  A modern lift was installed. 	
	 The grand rooms to the ground floor the East, are mostly unaltered with minor additions to allow its function as a care home. 

2.5 	 The immediate context has also undergone significant changes since the original house was built. The front now has two modern bungalows on the 	
	 site directly facing the building. The two original ha-has to the East are now less visible than in the original photos (figure 01.). The Northwest is 	
	 assumed to have undergone quite major changes, although it is uncertain what may have been there before and welcome any evidence the LPA may 	
	 have.

Figure 02. Photo towards South Facing and West Facing Elevations. Plas exterior mainly in good 
condition

Figure 03. Photo towards porch. This area has undergone now undergone some repair work as 
part of a previous LBC application
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2.0 	 HISTORY & BUILDING CONDITION

Existing Photos Page 01

Figure 04. Photo towards East facing elevation porch. Away from prevailing coastal 
wind so in good condition

Figure 05. Photo towards West facing elevation first floor 
windows . These sash windows will be secondary escape windows

Figure 06. Photo of west facing dormer 
window. Timber in good condition.

Figure 07. Photo of ornate hoppers. To be 
retained

Figure 08. Photo of damaged stonework around 
porch. Currently being repaired

Figure 08. Photo of principal lobby. Mostly in good condition and to be 
retained in current condition with some decorating / minor repairs
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2.0 	 HISTORY & BUILDING CONDITION

Existing Photos Page 02

Figures 09 - 13 and 14-18 (left to right). These photos show areas of low significance, where modern partitions and 
poor-quality finishes have compromised the historic character. Damaged plasterwork, inappropriate materials, and 
unsympathetic alterations offer an opportunity for sensitive repair and reconfiguration, enhancing the building’s overall 
coherence without loss of historic value.
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2.0 	 HISTORY & BUILDING CONDITION

Existing Photos Page 03

Figures 19 - 22 (left to right). These images show 
key high-significance spaces at Plas Abermad, both 
internally and externally. Internally, the principal 
staterooms and stairs retain exceptional decorative 
features, including ornate plaster ceilings, carved 
timberwork, and original joinery. Externally, finely 
dressed stonework, carved detailing, and window 
tracery reflect the craftsmanship of Seddon’s original 
design. While these elements are largely intact, areas 
of deterioration—such as minor plaster cracks, 
weathered stone, and localised timber decay—require 
careful, like-for-like repair. All works in these areas 
will be minimal, reversible, and carried out using 
traditional materials and methods to preserve the 
building’s architectural integrity.
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2.0 FULL LISTING

Victorian Gothic country house of 1870-72 by John Pollard Seddon, for Lewis Pugh Pugh, 
David Williams, builder. J P Seddon one of the leading High Victorian Gothic architects, was 
at the time architect to the University College in Aberystwyth. Lewis Pugh, prominent saddler 
in Aberystwyth, bought the Abermad estate in 1852 from the Vaughans of Trawsgoed having 
made a fortune at the Copa Hill lead mine, which he bought in 1834. Pugh’s daughter married 
John Evans, lime merchant of Commerce House, Aberystwyth, in 1843, reputedly with a dowry 
of her weight in gold sovereigns, and their son Lewis Pugh Evans inherited Abermad on his 
grandfather’s death in 1868, on condition of changing his surname. He was a barrister at the 
High Court at Calcutta as was his brother, Sir Gruffydd H. Pugh Evans (1840-1902) who built 
Lovesgrove, near Aberystwyth. Lewis Pugh Pugh (1837-1908) was MP for Cardiganshire 1880-
85.

Abermad is among the most important High Victorian Gothic houses in Wales, an exemplar of 
asymmetrical design, the form following function in the hierarchical elaboration of the principal 
elements. The stained glass at the house by the designer F Vincent Hart and made by G E 
Cooke is of high quality. The original drawings for the house with interior details and a design 
for the library stained glass are at the Victoria and Albert Museum, London.  
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2.0 FULL LISTING

Country house, High Victorian Gothic style, in brown local stone with dressings of yellow Doulting 
stone, and blue-grey tooled stone to quoins, relieving arches and chimneys, possibly Llanddewi 
Brefi. Slate roofs with fine tall chimneys, three on main ridge, one on W side wall and one on rear 
roof between gables of rear NE wing. Chimneys are chamfered at angles, with battered bases, 
moulded plinths and brattished caps in ashlar. House is L-plan with projected double gabled wing 
to rear NE, and asymmetrical 5-bay S front with double gable to the 2 bays to right and single 
gable to left bay. Gables are shouldered with copings and stone finials. Principal rooms are in first 
3 bays from right with entrance in second bay, while narrow fourth bay has service entry and 
stair and left bay has service rooms with lower floor levels. Heavy machiolated eaves band over 
third and fourth bays, between gables, and over 3rd bay, a 2-light dormer with steep roof, ornate 
cusped bargeboards with collar, and Gothic 2-light window with pointed top lights. The windows 
are mostly plate-glass small sashes in square-headed ashlar surrounds, pointed larger windows in 
the gables. In the 3 right bays, the 2 right gables have 2-light windows under pointed arches with 
trefoil lights in heads and hoodmoulds, first floor has mullion windows with shouldered heads to 
lights and brattished dripmoulds above, 2-light to the flanking bays 1-2-1 lights to centre. 

Relieving arches over centre and right windows. Ground floor has massive 3-bay porch to centre, 
plate-traceried ashlar rose window to former library to right, with stone voussoirs to arched head 
and flat sill beneath, and segmental pointed 3-light to left, lighting former study, with hoodmould, 
stone voussoirs, transom and stepped cusped heads to lights. Iron casement windows. The porch 
is the dominant element of the front and is of singularly massive construction. The deeply-
shouldered openings have lintels of massive single ashlar blocks, roll-moulded, while the shoulders 
have large-scale Gothic leaf-carving on the inner faces. 



13HUGHES ARCHITECTS HERITAGE  IMPACT ASSESSMENT

2.0 FULL LISTING

Four Gothic columns with carved capitals, shaft rings and bases, the shafts of pink Shap granite. 
Interlaced roundels in pierced ashlar parapet, low relief foliage carving to the spandrels including 
around the corners, unusually varied naturalistic carving to the ‘shoulders’ of the openings and 
to the capitals including a fox with a bird, rabbits, squirrels and an eagle. The columns have high 
octagonal plinths; modern pavement. Coved and ribbed painted boarded ceiling. Within is trefoil-
arched main doorway flanked by single-light windows with transoms. Panelled main door with 2 
glazed panels and traceried overlight. At extreme right corner slate corner stone inscribed July 
1870.

The narrow fourth bay, to left, has square-headed door and 2 stair-lights above joined vertically 
by a pierced ashlar panel, the top one with cusped pointed head. The fifth bay, to left, has 
ground floor flat-headed 3-light window, first floor 2-light, both with relieving arches but without 
the dripmoulds and shouldered heads of the similar windows on the main part of the house, 
and attic tall plate traceried pointed 2-light window with hoodmould, two plain pointed lights 
and roundel. The windows of the two upper floors here are set lower than those of the main 
apartments though the gable is of matching height. On W end is a big wall-face chimney over 
machicolated eaves, over a 2-storey projection twin-gabled to W with S side machicolated eaves 
(at first floor sill level to first bay of main range). The 2 W gables have first floor rectangular 
lights, 2 to left, a pair to right and ground floor hipped porch with shouldered-headed door to S 
side and ashlar chamfered eaves.
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2.0 FULL LISTING

East garden front of 3 bays, 2 stone dormer gables, coped with finials and each with single 
pointed arched opening with trefoil over a transom and single square-headed sash. Machicolated 
eaves. Similar details to main front at first floor (mullion windows with brattished cornices), one 
to left, one to centre altered to a door, and a pair to right. Almost full width ashlar projection 
to ground floor with moulded cornice. To left an open 2-bay loggia with 2 broad shouldered 
openings similar to those on front porch, and pointed arch on S end. Sculpture detail of similarly 
fine quality (one of the best figures being an owl), and pavement of encaustic tiles by Maw and 
Co. Within, large French window with 2 lights and top lights and ring-shafted column between 
(capital below top lights). To right under same cornice is a big 3-light drawing-room window with 
similar ringed columns between French windows but with ashlar cusped pointed top-lights in 
square-headed openings.

Rear echoes front with projecting double gable to left and single gable to right. Higher rear wall 
to right as ground has been excavated for a full-height basement, formerly opening onto an 
enclosed courtyard. Twin gables to left have 2-light pointed attic windows with trefoils in heads, 
single and 2-light windows to first floor with shouldered heads, and ground floor 2-light window 
to left of dining room big splayed bay of 1-3-1 lights with lion and leopard gargoyles. Cusped 
pointed heads to lights in roll-moulded square-headed surrounds. Relieving arch over left window, 
parapet to dining-room bay with hipped roof behind. Timber attic dormer on the W return side. 
Small second floor oriel set diagonally in angle between NE wing and main rear range. Main rear 
wall has machicolated eaves, tall 2-light pointed stair window to left with transom, cusped heads 
to lights and quatrefoil above. Narrow single light each floor in next bay to right, the upper one 
with cusped head and panel between windows linked vertically, the lower one square-headed. The 
further gable to right has pointed plate-traceried 2-light to attic with big roundel in head, two-
light to first floor and 3-light to ground floor, with relieving arches. Basement under this range has 
cambered heads to openings in grey stone.

Some good surviving cast-iron rainwater heads and downpipes.  
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ARCHITECTURAL SIGNIFICANCE

The diagrams across the page illustrate the varying levels of significance across both 
the interior and exterior of Plas Abermad. Externally, the most significant elevations 
are highlighted, including the principal façade and other key elevations that showcase 
the architectural grandeur and historic detailing associated with the original design and 
primary use of the building. These elevations are integral to the building’s heritage value, 
reflecting its historic status and aesthetic character. 
 
Internally, the diagram identifies the state rooms and principal spaces as areas of the 
highest significance. These rooms are central to the building’s historic function and social 
hierarchy, featuring intricate detailing, high-quality materials, and craftsmanship that reflect 
the opulence of the period. Secondary spaces, including service areas and back-of-house 
locations, are acknowledged as being of lesser significance, reflecting their utilitarian 
purpose within the historic context of the building. 
 
The following diagrams illustrate a clear visual hierarchy of heritage significance across 
the site. Areas and features have been assessed in terms of their historical, architectural, 
and evidential value, using a graded scale to communicate their relative importance. 
 
The process involved mapping the building and its constituent elements, cross-
referencing historical sources (see appendices) and the listing. The diagrams help to clarify 
which parts of the site are most sensitive to change and where there may be greater 
opportunity for appropriate intervention. 
 
By presenting this information visually, the diagrams support transparent and informed 
decision-making, ensuring that any proposed alterations are guided by an understanding 
of what matters most, why, and where. 
 
To aid clarity and readability, these diagrams are repeated across the following pages, with 
annotations tailored to each specific element of the proposal. 
 

1
101

2
101

Panelled doors with quatrefoil detailing – 
High-quality craftsmanship, characteristic 
of High Victorian Gothic.

Gothic doorcases 
with ramped 
overdoors – Strong 
architectural detailing

High dados and 
panelled shutters – 
Original timber 
detailing adds historic 
integrity

Heavy roll-moulded ceiling beams –
Significant structural and decorative 

feature.

Massive ashlar corbelled chimneypiece –
Substantial masonry work, reinforces grand 

entrance.

Maw & Co tiled floor (beneath carpet, poor 
condition) – Victorian encaustic tiles of 
historical value.

Canted ribbed ceiling with crenellated 
cornice – Unique ceiling detail reinforcing 
Gothic character.

Very large bay window – Important original 
feature maximizing light and views.

(Former) fireplace – Removed but originally 
part of the room’s architectural hierarchy

Stained glass rose window by F. V. Hart – 
Exceptional craftsmanship; the missing 
central panel reduces completeness but the 
seven surviving roundels are significant.

Sliding panelled doors to drawing room –
Key flexible space-defining feature.

Coved ceiling – Architectural 
embellishment contributing to grandeur.

Broad segmental arch with marble triple 
shafts – Major decorative and structural 
feature.

Brown marble chimneypiece with pink 
marble panels – Example of high-status 
interior finish.

Stained glass top lights to garden side 
windows – Complements Gothic stylistic 
narrative.

Pointed roll-moulded arch with panelled 
reveals – Important threshold detail.

Panelled dado – Enhances wall articulation.

Unusual semi-trefoil arches to balustrade –
Unique balustrade feature with squat 

columns.

Newels with geometric finials – Original 
detailing reinforcing style.

Butterfly joints to stair boarding – Rare 
Seddon detail, highly significant.

Long stair window with stained glass by 
Hart – Artistic and symbolic significance.

45 m²
Dining Room

ER-01-03

47 m²
Drawing Room

ER-01-02

26 m²
Library

ER-01-01

43 m²
Entrance Hall

ER-01-04

20 m²
Study

ER-01-05

14 m²
Stair

ER-01-06

6 m²
Existing Room

ER-01-07

10 m²
Existing Room

ER-01-14

16 m²
Existing Room

ER-01-1110 m²
Existing Room

ER-01-08

12 m²
Existing Room

ER-01-09

17 m²
Existing Room

ER-01-10

11 m²
Existing Room

ER-01-12

3 m²
Existing Room

ER-01-13

1
101

2
101

Stilted pointed arch with linenfold 
panelling – Dramatic transition into main 
bedrooms.

Crenellated doorcases – Strong Gothic 
motif.

Doors with latticework panelling, ornate 
lock plates – Bespoke joinery work.

Incised plaster ribbed ceilings – Decorative 
element creating geometric effect.

Brattished cornices and latticework window 
aprons – Reinforces Gothic aesthetic.

Blue & white tiled chimneypiece – Unique 
design within the house, variety of 
fireplaces noted.

Secondary staircase (dog-leg with Gothic 
punched band) – Servant access, simpler 
but still Gothic-influenced.

Pyramidal finials to newels, pendants – 
Decorative continuity from main stair.

Simple 6-panel doors with brass handles & 
elaborate lock plates – Retained original 
hardware.

Exposed beams with punched quatrefoils – 
Demonstrates attention to detail even in 
secondary spaces.

Room layouts compromised by installation 
of timber partitions

Wired glazed screen. Ugly 
modern intervention

-
---

10 m²
Existing Room

ER-02-04

17 m²
Existing Room

ER-02-08

7 m²
Existing Room

ER-02-09

23 m²
Existing Room

ER-02-22 17 m²
Existing Room

ER-02-21

11 m²
Existing Room

ER-02-20

3 m²
Existing Room

ER-02-25

4 m²
Existing Room

ER-02-24

11 m²
Existing Room

ER-02-23

3 m²
Existing Room

ER-02-28

2 m²
Existing Room

ER-02-291 m²
Existing Room

ER-02-30

7 m²
Existing Room

ER-02-27
15 m²

Existing Room
ER-02-26

12 m²
Existing Room

ER-02-19

13 m²
Existing Room

ER-02-18

13 m²
Existing Room

ER-02-17

11 m²
Existing Room

ER-02-16

1 m²
Existing Room

ER-02-32

16 m²
Existing Room

ER-02-15

4 m²
Existing Room

ER-02-31

11 m²
Existing Room

ER-02-11

3 m²
Existing Room

ER-02-10

6 m²
Existing Room

ER-02-07

9 m²
Existing Room

ER-02-03

11 m²
Existing Room

ER-02-02

14 m²
Existing Room

ER-02-01

2 m²
Existing Room

ER-02-06

2 m²
Existing Room

ER-02-05

1
101

2
101

Cantilevered staircase (upper flight) –
Engineering feat, characteristic of grand 

houses

Roll-moulded underside of upper flight with 
dentil details – High level of craftsmanship.

Attic-level Gothic screen (now glazed) –
Original internal division, later alteration.

Room layouts compromised by installation 
of timber partitions

19 m²
Existing Room

ER-03-14
14 m²

Existing Room
ER-03-15

21 m²
Existing Room

ER-03-16

3 m²
Existing Room

ER-03-17

11 m²
Existing Room

ER-03-18

6 m²
Existing Room

ER-03-13

4 m²
Existing Room

ER-03-20

27 m²
Existing Room

ER-03-09

3 m²
Existing Room

ER-03-19

15 m²
Existing Room

ER-03-10

22 m²
Existing Room

ER-03-08

14 m²
Existing Room

ER-03-07

6 m²
Existing Room

ER-03-11

4 m²
Existing Room

ER-03-12

10 m²
Existing Room

ER-03-21

19 m²
Existing Room

ER-03-01

4 m²
Existing Room

ER-03-04

7 m²
Existing Room

ER-03-03

18 m²
Existing Room

ER-03-02

4 m²
Existing Room

ER-03-05

3 m²
Existing Room

ER-03-06

1
101

2
101

Pantry with full-height 3-tier slate shelving – 
Practical original feature.

Ice house (now lift shaft) – Unusual 
internalized ice storage location, 
repurposed.

Vaulted brick in these areas

36 m²
Kitchen
ER-00-08

8 m²
N/A

ER-00-09

47 m²
N/A

ER-00-10

5 m²
N/A

ER-00-17

5 m²
N/A

ER-00-16

7 m²
Corridor
ER-00-15

12 m²
N/A

ER-00-1119 m²
N/A

ER-00-12

20 m²
Corridor
ER-00-14

10 m²
Store

ER-00-02
10 m²
Store

ER-00-01

5 m²
Corridor
ER-00-13

3 m²
N/A

ER-00-18

9 m²
Store

ER-00-04

10 m²
Bathroom
ER-00-05

16 m²
N/A

ER-00-06

17 m²
N/A

ER-00-07

21 m²
Corridor
ER-00-03

1 m²
Stair

ER-00-19
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Elaborate porch with Gothic 
columns and naturalistic 

carvings—central to 
architectural character.

Fine tall chimneys with 
chamfered angles, battered 
bases, and brattished caps—
important skyline features

Massive plate-traceried rose 
window to former library—high 
artistic and historic value.

Shouldered gables with 
copings and stone finials—
essential to the High Victorian 
Gothic style.

Mullioned windows with 
shouldered heads and 
brattished dripmoulds—
distinctive design elements

Double-gabled NE rear wing—
integral to original L-plan 
composition and massing

Double-gabled NE rear wing—
integral to original L-plan 
composition and massing

Machicolated eaves band—
unusual defensive-style detailing 
enhancing Gothic character

Four Gothic columns of pink 
Shap granite—rare material 
choice adding visual contrast

Trefoil-headed stair window—
distinctive Gothic detail 
enhancing vertical emphasis

Segmental pointed 3-light 
window to former study—retains 
original fenestration character

Ornate cusped bargeboards and 
Gothic 2-light dormer—adds 
decorative complexity to the 
roofscape.

Metal fire escape - A later 
addition whilst the building was in 
use as a nursing home

Fine tall chimneys with 
chamfered angles, battered 
bases, and brattished caps—
important skyline features

Shouldered gables with 
copings and stone finials—
essential to the High Victorian 
Gothic style.

Masonry relieving arches—
functional yet indicative of Gothic 
structural expression

Service rooms in fifth bay—lower 
floor levels indicate lesser 
architectural prominence

Basement level—primarily 
functional space with minimal 
historic detailing

Service rooms in fifth bay—lower 
floor levels indicate lesser 
architectural prominence

Service rooms in fifth bay—lower 
floor levels indicate lesser 
architectural prominence

Machicolated eaves band—
unusual defensive-style detailing 
enhancing Gothic character

Machicolated eaves band—
unusual defensive-style detailing 
enhancing Gothic character

Trefoil-arched main entrance 
doorway with traceried 
overlight—highly detailed focal 
point

Shouldered gables with 
copings and stone finials—
essential to the High Victorian 
Gothic style.

Shouldered gables with 
copings and stone finials—
essential to the High Victorian 
Gothic style.

Shouldered gables with 
copings and stone finials—
essential to the High Victorian 
Gothic style.

The narrow fourth bay, to left, has 
square-headed door and 2 stair-

lights above joined vertically
by a pierced ashlar panel, the top 

one with cusped pointed head.

The fifth bay, to left, has ground floor flat-headed 3-light window, first 
floor 2-light, both with relieving arches but without the dripmoulds 

and shouldered heads of the similar windows on the main part of the 
house, and attic tall plate traceried pointed 2-light window with 

hoodmould, two plain pointed lights and roundel.

Twin gables to left have 2-light pointed 
attic windows with trefoils in heads, single 

and 2-light windows to first floor with 
shouldered heads, and ground floor 2-
light window to left of dining room big 

splayed bay of 1-3-1 lights with lion and 
leopard gargoyles.

East garden front of 3 bays, 2 stone dormer gables, coped with finials and each with single
pointed arched opening with trefoil over a transom and single square-headed sash. Machicolated
eaves. Similar details to main front at first floor (mullion windows with brattished cornices), one
to left, one to centre altered to a door, and a pair to right. Almost full width ashlar projection
to ground floor with moulded cornice. To left an open 2-bay loggia with 2 broad shouldered
openings similar to those on front porch, and pointed arch on S end. Sculpture detail of similarly
fine quality (one of the best figures being an owl), and pavement of encaustic tiles by Maw and
Co. Within, large French window with 2 lights and top lights and ring-shafted column between
(capital below top lights). To right under same cornice is a big 3-light drawing-room window with
similar ringed columns between French windows but with ashlar cusped pointed top-lights in
square-headed openings

Some good surviving cast-iron 
rainwater heads and downpipes.

500mm 2m 5m

Scale 1 - 100 @ A1

Application for repair or 
porch: Application A240655 

Corrosion to chimneys

Blue line denotes position of 
existing roof visible on elevation
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101

2
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Panelled doors with quatrefoil detailing – 
High-quality craftsmanship, characteristic 
of High Victorian Gothic.

Gothic doorcases 
with ramped 
overdoors – Strong 
architectural detailing

High dados and 
panelled shutters – 
Original timber 
detailing adds historic 
integrity

Heavy roll-moulded ceiling beams –
Significant structural and decorative 

feature.

Massive ashlar corbelled chimneypiece –
Substantial masonry work, reinforces grand 

entrance.

Maw & Co tiled floor (beneath carpet, poor 
condition) – Victorian encaustic tiles of 
historical value.

Canted ribbed ceiling with crenellated 
cornice – Unique ceiling detail reinforcing 
Gothic character.

Very large bay window – Important original 
feature maximizing light and views.

(Former) fireplace – Removed but originally 
part of the room’s architectural hierarchy

Stained glass rose window by F. V. Hart – 
Exceptional craftsmanship; the missing 
central panel reduces completeness but the 
seven surviving roundels are significant.

Sliding panelled doors to drawing room –
Key flexible space-defining feature.

Coved ceiling – Architectural 
embellishment contributing to grandeur.

Broad segmental arch with marble triple 
shafts – Major decorative and structural 
feature.

Brown marble chimneypiece with pink 
marble panels – Example of high-status 
interior finish.

Stained glass top lights to garden side 
windows – Complements Gothic stylistic 
narrative.

Pointed roll-moulded arch with panelled 
reveals – Important threshold detail.

Panelled dado – Enhances wall articulation.

Unusual semi-trefoil arches to balustrade –
Unique balustrade feature with squat 

columns.

Newels with geometric finials – Original 
detailing reinforcing style.

Butterfly joints to stair boarding – Rare 
Seddon detail, highly significant.

Long stair window with stained glass by 
Hart – Artistic and symbolic significance.

45 m²
Dining Room

ER-01-03
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Drawing Room
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26 m²
Library

ER-01-01
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Entrance Hall
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Study
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1
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2
101

Stilted pointed arch with linenfold 
panelling – Dramatic transition into main 
bedrooms.

Crenellated doorcases – Strong Gothic 
motif.

Doors with latticework panelling, ornate 
lock plates – Bespoke joinery work.

Incised plaster ribbed ceilings – Decorative 
element creating geometric effect.

Brattished cornices and latticework window 
aprons – Reinforces Gothic aesthetic.

Blue & white tiled chimneypiece – Unique 
design within the house, variety of 
fireplaces noted.

Secondary staircase (dog-leg with Gothic 
punched band) – Servant access, simpler 
but still Gothic-influenced.

Pyramidal finials to newels, pendants – 
Decorative continuity from main stair.

Simple 6-panel doors with brass handles & 
elaborate lock plates – Retained original 
hardware.

Exposed beams with punched quatrefoils – 
Demonstrates attention to detail even in 
secondary spaces.

Room layouts compromised by installation 
of timber partitions

Wired glazed screen. Ugly 
modern intervention

-
---
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1
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Cantilevered staircase (upper flight) –
Engineering feat, characteristic of grand 

houses

Roll-moulded underside of upper flight with 
dentil details – High level of craftsmanship.

Attic-level Gothic screen (now glazed) –
Original internal division, later alteration.

Room layouts compromised by installation 
of timber partitions
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Pantry with full-height 3-tier slate shelving – 
Practical original feature.

Ice house (now lift shaft) – Unusual 
internalized ice storage location, 
repurposed.

Vaulted brick in these areas
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3.0 ARCHITECTURAL SIGNIFICANCE

Significance Framework for Plas Abermad (Grade II*) 
 
To inform the internal reconfiguration at Plas Abermad, rooms are grouped into High, Medium, and Low significance. Interventions scale with sensitivity: 
minimal in High areas, moderate in Medium, and more extensive in Low. 
 
High Significance 
Where: Principal staterooms (Great Hall, Drawing Room, Library), main stair and corridors 
 
Approach: 
- Virtually no alteration of historic fabric 
- Any service runs or repairs must be fully reversible 
- New fittings discreet and subordinate in design
- All new design should be distinguishable or set away from existing fabric 

Medium Significance 
Where: Secondary reception/service rooms and/or rooms refitted in 19th/20th century 
 
Approach: 
- Sensitive adaptation (e.g. adding en-suite, opening partitions) while retaining key features 
- Repair over replacement; any new work deferential in form 
- Modern upgrades (thermal, accessibility) carefully integrated 
 

Low Significance 
Where: Later 20th-century back-of-house areas (staff bedrooms, storage, unsympathetic fittings) 
 
Approach: 
- Primary focus for extensive reconfiguration (kitchens, bathrooms, circulation) 
- Removal of intrusive newer partitions and finishes 
- New layouts still constrained by heritage, but respectful of adjoining rooms 

1
101

2
101

Panelled doors with quatrefoil detailing – 
High-quality craftsmanship, characteristic 
of High Victorian Gothic.

Gothic doorcases 
with ramped 
overdoors – Strong 
architectural detailing

High dados and 
panelled shutters – 
Original timber 
detailing adds historic 
integrity

Heavy roll-moulded ceiling beams –
Significant structural and decorative 

feature.

Massive ashlar corbelled chimneypiece –
Substantial masonry work, reinforces grand 

entrance.

Maw & Co tiled floor (beneath carpet, poor 
condition) – Victorian encaustic tiles of 
historical value.

Canted ribbed ceiling with crenellated 
cornice – Unique ceiling detail reinforcing 
Gothic character.

Very large bay window – Important original 
feature maximizing light and views.

(Former) fireplace – Removed but originally 
part of the room’s architectural hierarchy

Stained glass rose window by F. V. Hart – 
Exceptional craftsmanship; the missing 
central panel reduces completeness but the 
seven surviving roundels are significant.

Sliding panelled doors to drawing room –
Key flexible space-defining feature.

Coved ceiling – Architectural 
embellishment contributing to grandeur.

Broad segmental arch with marble triple 
shafts – Major decorative and structural 
feature.

Brown marble chimneypiece with pink 
marble panels – Example of high-status 
interior finish.

Stained glass top lights to garden side 
windows – Complements Gothic stylistic 
narrative.

Pointed roll-moulded arch with panelled 
reveals – Important threshold detail.

Panelled dado – Enhances wall articulation.

Unusual semi-trefoil arches to balustrade –
Unique balustrade feature with squat 

columns.

Newels with geometric finials – Original 
detailing reinforcing style.

Butterfly joints to stair boarding – Rare 
Seddon detail, highly significant.

Long stair window with stained glass by 
Hart – Artistic and symbolic significance.

45 m²
Dining Room

ER-01-03

47 m²
Drawing Room

ER-01-02

26 m²
Library

ER-01-01

43 m²
Entrance Hall

ER-01-04

20 m²
Study

ER-01-05

14 m²
Stair

ER-01-06
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Existing Room
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10 m²
Existing Room
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Existing Room

ER-01-1110 m²
Existing Room
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Existing Room

ER-01-09
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Existing Room

ER-01-10

11 m²
Existing Room

ER-01-12

3 m²
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ER-01-13

1
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2
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Stilted pointed arch with linenfold 
panelling – Dramatic transition into main 
bedrooms.

Crenellated doorcases – Strong Gothic 
motif.

Doors with latticework panelling, ornate 
lock plates – Bespoke joinery work.

Incised plaster ribbed ceilings – Decorative 
element creating geometric effect.

Brattished cornices and latticework window 
aprons – Reinforces Gothic aesthetic.

Blue & white tiled chimneypiece – Unique 
design within the house, variety of 
fireplaces noted.

Secondary staircase (dog-leg with Gothic 
punched band) – Servant access, simpler 
but still Gothic-influenced.

Pyramidal finials to newels, pendants – 
Decorative continuity from main stair.

Simple 6-panel doors with brass handles & 
elaborate lock plates – Retained original 
hardware.

Exposed beams with punched quatrefoils – 
Demonstrates attention to detail even in 
secondary spaces.

Room layouts compromised by installation 
of timber partitions

Wired glazed screen. Ugly 
modern intervention

-
---
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Cantilevered staircase (upper flight) –
Engineering feat, characteristic of grand 

houses

Roll-moulded underside of upper flight with 
dentil details – High level of craftsmanship.

Attic-level Gothic screen (now glazed) –
Original internal division, later alteration.

Room layouts compromised by installation 
of timber partitions

19 m²
Existing Room

ER-03-14
14 m²

Existing Room
ER-03-15

21 m²
Existing Room

ER-03-16

3 m²
Existing Room

ER-03-17

11 m²
Existing Room

ER-03-18

6 m²
Existing Room

ER-03-13

4 m²
Existing Room

ER-03-20

27 m²
Existing Room

ER-03-09

3 m²
Existing Room

ER-03-19

15 m²
Existing Room

ER-03-10

22 m²
Existing Room

ER-03-08

14 m²
Existing Room

ER-03-07

6 m²
Existing Room

ER-03-11

4 m²
Existing Room

ER-03-12

10 m²
Existing Room

ER-03-21

19 m²
Existing Room

ER-03-01

4 m²
Existing Room

ER-03-04

7 m²
Existing Room

ER-03-03

18 m²
Existing Room

ER-03-02

4 m²
Existing Room

ER-03-05

3 m²
Existing Room

ER-03-06

1
101

2
101

Pantry with full-height 3-tier slate shelving – 
Practical original feature.

Ice house (now lift shaft) – Unusual 
internalized ice storage location, 
repurposed.

Vaulted brick in these areas
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1
101

2
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Panelled doors with quatrefoil detailing – 
High-quality craftsmanship, characteristic 
of High Victorian Gothic.

Gothic doorcases 
with ramped 
overdoors – Strong 
architectural detailing

High dados and 
panelled shutters – 
Original timber 
detailing adds historic 
integrity

Heavy roll-moulded ceiling beams –
Significant structural and decorative 

feature.

Massive ashlar corbelled chimneypiece –
Substantial masonry work, reinforces grand 

entrance.

Maw & Co tiled floor (beneath carpet, poor 
condition) – Victorian encaustic tiles of 
historical value.

Canted ribbed ceiling with crenellated 
cornice – Unique ceiling detail reinforcing 
Gothic character.

Very large bay window – Important original 
feature maximizing light and views.

(Former) fireplace – Removed but originally 
part of the room’s architectural hierarchy

Stained glass rose window by F. V. Hart – 
Exceptional craftsmanship; the missing 
central panel reduces completeness but the 
seven surviving roundels are significant.

Sliding panelled doors to drawing room –
Key flexible space-defining feature.

Coved ceiling – Architectural 
embellishment contributing to grandeur.

Broad segmental arch with marble triple 
shafts – Major decorative and structural 
feature.

Brown marble chimneypiece with pink 
marble panels – Example of high-status 
interior finish.

Stained glass top lights to garden side 
windows – Complements Gothic stylistic 
narrative.

Pointed roll-moulded arch with panelled 
reveals – Important threshold detail.

Panelled dado – Enhances wall articulation.

Unusual semi-trefoil arches to balustrade –
Unique balustrade feature with squat 

columns.

Newels with geometric finials – Original 
detailing reinforcing style.

Butterfly joints to stair boarding – Rare 
Seddon detail, highly significant.

Long stair window with stained glass by 
Hart – Artistic and symbolic significance.
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Stilted pointed arch with linenfold 
panelling – Dramatic transition into main 
bedrooms.

Crenellated doorcases – Strong Gothic 
motif.

Doors with latticework panelling, ornate 
lock plates – Bespoke joinery work.

Incised plaster ribbed ceilings – Decorative 
element creating geometric effect.

Brattished cornices and latticework window 
aprons – Reinforces Gothic aesthetic.

Blue & white tiled chimneypiece – Unique 
design within the house, variety of 
fireplaces noted.

Secondary staircase (dog-leg with Gothic 
punched band) – Servant access, simpler 
but still Gothic-influenced.

Pyramidal finials to newels, pendants – 
Decorative continuity from main stair.

Simple 6-panel doors with brass handles & 
elaborate lock plates – Retained original 
hardware.

Exposed beams with punched quatrefoils – 
Demonstrates attention to detail even in 
secondary spaces.

Room layouts compromised by installation 
of timber partitions

Wired glazed screen. Ugly 
modern intervention

-
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Panelled doors with quatrefoil detailing – 
High-quality craftsmanship, characteristic 
of High Victorian Gothic.

Gothic doorcases 
with ramped 
overdoors – Strong 
architectural detailing

High dados and 
panelled shutters – 
Original timber 
detailing adds historic 
integrity

Heavy roll-moulded ceiling beams –
Significant structural and decorative 

feature.

Massive ashlar corbelled chimneypiece –
Substantial masonry work, reinforces grand 

entrance.

Maw & Co tiled floor (beneath carpet, poor 
condition) – Victorian encaustic tiles of 
historical value.

Canted ribbed ceiling with crenellated 
cornice – Unique ceiling detail reinforcing 
Gothic character.

Very large bay window – Important original 
feature maximizing light and views.

(Former) fireplace – Removed but originally 
part of the room’s architectural hierarchy

Stained glass rose window by F. V. Hart – 
Exceptional craftsmanship; the missing 
central panel reduces completeness but the 
seven surviving roundels are significant.

Sliding panelled doors to drawing room –
Key flexible space-defining feature.

Coved ceiling – Architectural 
embellishment contributing to grandeur.

Broad segmental arch with marble triple 
shafts – Major decorative and structural 
feature.

Brown marble chimneypiece with pink 
marble panels – Example of high-status 
interior finish.

Stained glass top lights to garden side 
windows – Complements Gothic stylistic 
narrative.

Pointed roll-moulded arch with panelled 
reveals – Important threshold detail.

Panelled dado – Enhances wall articulation.

Unusual semi-trefoil arches to balustrade –
Unique balustrade feature with squat 

columns.

Newels with geometric finials – Original 
detailing reinforcing style.

Butterfly joints to stair boarding – Rare 
Seddon detail, highly significant.

Long stair window with stained glass by 
Hart – Artistic and symbolic significance.
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Stilted pointed arch with linenfold 
panelling – Dramatic transition into main 
bedrooms.

Crenellated doorcases – Strong Gothic 
motif.

Doors with latticework panelling, ornate 
lock plates – Bespoke joinery work.

Incised plaster ribbed ceilings – Decorative 
element creating geometric effect.

Brattished cornices and latticework window 
aprons – Reinforces Gothic aesthetic.

Blue & white tiled chimneypiece – Unique 
design within the house, variety of 
fireplaces noted.

Secondary staircase (dog-leg with Gothic 
punched band) – Servant access, simpler 
but still Gothic-influenced.

Pyramidal finials to newels, pendants – 
Decorative continuity from main stair.

Simple 6-panel doors with brass handles & 
elaborate lock plates – Retained original 
hardware.

Exposed beams with punched quatrefoils – 
Demonstrates attention to detail even in 
secondary spaces.

Room layouts compromised by installation 
of timber partitions

Wired glazed screen. Ugly 
modern intervention
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Practical original feature.
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internalized ice storage location, 
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Panelled doors with quatrefoil detailing – 
High-quality craftsmanship, characteristic 
of High Victorian Gothic.

Gothic doorcases 
with ramped 
overdoors – Strong 
architectural detailing

High dados and 
panelled shutters – 
Original timber 
detailing adds historic 
integrity

Heavy roll-moulded ceiling beams –
Significant structural and decorative 

feature.

Massive ashlar corbelled chimneypiece –
Substantial masonry work, reinforces grand 

entrance.

Maw & Co tiled floor (beneath carpet, poor 
condition) – Victorian encaustic tiles of 
historical value.

Canted ribbed ceiling with crenellated 
cornice – Unique ceiling detail reinforcing 
Gothic character.

Very large bay window – Important original 
feature maximizing light and views.

(Former) fireplace – Removed but originally 
part of the room’s architectural hierarchy

Stained glass rose window by F. V. Hart – 
Exceptional craftsmanship; the missing 
central panel reduces completeness but the 
seven surviving roundels are significant.

Sliding panelled doors to drawing room –
Key flexible space-defining feature.

Coved ceiling – Architectural 
embellishment contributing to grandeur.

Broad segmental arch with marble triple 
shafts – Major decorative and structural 
feature.

Brown marble chimneypiece with pink 
marble panels – Example of high-status 
interior finish.

Stained glass top lights to garden side 
windows – Complements Gothic stylistic 
narrative.

Pointed roll-moulded arch with panelled 
reveals – Important threshold detail.

Panelled dado – Enhances wall articulation.

Unusual semi-trefoil arches to balustrade –
Unique balustrade feature with squat 

columns.

Newels with geometric finials – Original 
detailing reinforcing style.

Butterfly joints to stair boarding – Rare 
Seddon detail, highly significant.

Long stair window with stained glass by 
Hart – Artistic and symbolic significance.
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lock plates – Bespoke joinery work.

Incised plaster ribbed ceilings – Decorative 
element creating geometric effect.

Brattished cornices and latticework window 
aprons – Reinforces Gothic aesthetic.

Blue & white tiled chimneypiece – Unique 
design within the house, variety of 
fireplaces noted.

Secondary staircase (dog-leg with Gothic 
punched band) – Servant access, simpler 
but still Gothic-influenced.

Pyramidal finials to newels, pendants – 
Decorative continuity from main stair.
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elaborate lock plates – Retained original 
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Gothic doorcases 
with ramped 
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architectural detailing
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panelled shutters – 
Original timber 
detailing adds historic 
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central panel reduces completeness but the 
seven surviving roundels are significant.

Sliding panelled doors to drawing room –
Key flexible space-defining feature.

Coved ceiling – Architectural 
embellishment contributing to grandeur.

Broad segmental arch with marble triple 
shafts – Major decorative and structural 
feature.

Brown marble chimneypiece with pink 
marble panels – Example of high-status 
interior finish.

Stained glass top lights to garden side 
windows – Complements Gothic stylistic 
narrative.

Pointed roll-moulded arch with panelled 
reveals – Important threshold detail.

Panelled dado – Enhances wall articulation.
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Unique balustrade feature with squat 
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Butterfly joints to stair boarding – Rare 
Seddon detail, highly significant.

Long stair window with stained glass by 
Hart – Artistic and symbolic significance.

45 m²
Dining Room

ER-01-03

47 m²
Drawing Room

ER-01-02

26 m²
Library

ER-01-01

43 m²
Entrance Hall

ER-01-04

20 m²
Study

ER-01-05

14 m²
Stair

ER-01-06

6 m²
Existing Room

ER-01-07

10 m²
Existing Room

ER-01-14

16 m²
Existing Room

ER-01-1110 m²
Existing Room

ER-01-08

12 m²
Existing Room

ER-01-09

17 m²
Existing Room

ER-01-10

11 m²
Existing Room

ER-01-12

3 m²
Existing Room

ER-01-13

1
101

2
101

Stilted pointed arch with linenfold 
panelling – Dramatic transition into main 
bedrooms.

Crenellated doorcases – Strong Gothic 
motif.

Doors with latticework panelling, ornate 
lock plates – Bespoke joinery work.

Incised plaster ribbed ceilings – Decorative 
element creating geometric effect.

Brattished cornices and latticework window 
aprons – Reinforces Gothic aesthetic.

Blue & white tiled chimneypiece – Unique 
design within the house, variety of 
fireplaces noted.

Secondary staircase (dog-leg with Gothic 
punched band) – Servant access, simpler 
but still Gothic-influenced.

Pyramidal finials to newels, pendants – 
Decorative continuity from main stair.

Simple 6-panel doors with brass handles & 
elaborate lock plates – Retained original 
hardware.

Exposed beams with punched quatrefoils – 
Demonstrates attention to detail even in 
secondary spaces.

Room layouts compromised by installation 
of timber partitions

Wired glazed screen. Ugly 
modern intervention

-
---

10 m²
Existing Room

ER-02-04

17 m²
Existing Room

ER-02-08

7 m²
Existing Room

ER-02-09

23 m²
Existing Room

ER-02-22 17 m²
Existing Room

ER-02-21

11 m²
Existing Room

ER-02-20

3 m²
Existing Room

ER-02-25

4 m²
Existing Room

ER-02-24

11 m²
Existing Room

ER-02-23

3 m²
Existing Room

ER-02-28

2 m²
Existing Room

ER-02-291 m²
Existing Room

ER-02-30

7 m²
Existing Room

ER-02-27
15 m²

Existing Room
ER-02-26

12 m²
Existing Room

ER-02-19

13 m²
Existing Room

ER-02-18

13 m²
Existing Room

ER-02-17

11 m²
Existing Room

ER-02-16

1 m²
Existing Room

ER-02-32

16 m²
Existing Room

ER-02-15

4 m²
Existing Room

ER-02-31

11 m²
Existing Room

ER-02-11

3 m²
Existing Room

ER-02-10

6 m²
Existing Room

ER-02-07

9 m²
Existing Room

ER-02-03

11 m²
Existing Room

ER-02-02

14 m²
Existing Room

ER-02-01

2 m²
Existing Room

ER-02-06

2 m²
Existing Room

ER-02-05

1
101

2
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Cantilevered staircase (upper flight) –
Engineering feat, characteristic of grand 

houses

Roll-moulded underside of upper flight with 
dentil details – High level of craftsmanship.

Attic-level Gothic screen (now glazed) –
Original internal division, later alteration.

Room layouts compromised by installation 
of timber partitions
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1
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Pantry with full-height 3-tier slate shelving – 
Practical original feature.

Ice house (now lift shaft) – Unusual 
internalized ice storage location, 
repurposed.

Vaulted brick in these areas
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19HUGHES ARCHITECTS HERITAGE  IMPACT ASSESSMENT

1
101

2
101

Panelled doors with quatrefoil detailing – 
High-quality craftsmanship, characteristic 
of High Victorian Gothic.

Gothic doorcases 
with ramped 
overdoors – Strong 
architectural detailing

High dados and 
panelled shutters – 
Original timber 
detailing adds historic 
integrity

Heavy roll-moulded ceiling beams –
Significant structural and decorative 

feature.

Massive ashlar corbelled chimneypiece –
Substantial masonry work, reinforces grand 

entrance.

Maw & Co tiled floor (beneath carpet, poor 
condition) – Victorian encaustic tiles of 
historical value.

Canted ribbed ceiling with crenellated 
cornice – Unique ceiling detail reinforcing 
Gothic character.

Very large bay window – Important original 
feature maximizing light and views.

(Former) fireplace – Removed but originally 
part of the room’s architectural hierarchy

Stained glass rose window by F. V. Hart – 
Exceptional craftsmanship; the missing 
central panel reduces completeness but the 
seven surviving roundels are significant.

Sliding panelled doors to drawing room –
Key flexible space-defining feature.

Coved ceiling – Architectural 
embellishment contributing to grandeur.

Broad segmental arch with marble triple 
shafts – Major decorative and structural 
feature.

Brown marble chimneypiece with pink 
marble panels – Example of high-status 
interior finish.

Stained glass top lights to garden side 
windows – Complements Gothic stylistic 
narrative.

Pointed roll-moulded arch with panelled 
reveals – Important threshold detail.

Panelled dado – Enhances wall articulation.

Unusual semi-trefoil arches to balustrade –
Unique balustrade feature with squat 

columns.

Newels with geometric finials – Original 
detailing reinforcing style.

Butterfly joints to stair boarding – Rare 
Seddon detail, highly significant.

Long stair window with stained glass by 
Hart – Artistic and symbolic significance.
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ER-01-13

1
101

2
101

Stilted pointed arch with linenfold 
panelling – Dramatic transition into main 
bedrooms.

Crenellated doorcases – Strong Gothic 
motif.

Doors with latticework panelling, ornate 
lock plates – Bespoke joinery work.

Incised plaster ribbed ceilings – Decorative 
element creating geometric effect.

Brattished cornices and latticework window 
aprons – Reinforces Gothic aesthetic.

Blue & white tiled chimneypiece – Unique 
design within the house, variety of 
fireplaces noted.

Secondary staircase (dog-leg with Gothic 
punched band) – Servant access, simpler 
but still Gothic-influenced.

Pyramidal finials to newels, pendants – 
Decorative continuity from main stair.

Simple 6-panel doors with brass handles & 
elaborate lock plates – Retained original 
hardware.

Exposed beams with punched quatrefoils – 
Demonstrates attention to detail even in 
secondary spaces.

Room layouts compromised by installation 
of timber partitions

Wired glazed screen. Ugly 
modern intervention

-
---
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Cantilevered staircase (upper flight) –
Engineering feat, characteristic of grand 

houses

Roll-moulded underside of upper flight with 
dentil details – High level of craftsmanship.

Attic-level Gothic screen (now glazed) –
Original internal division, later alteration.

Room layouts compromised by installation 
of timber partitions
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Pantry with full-height 3-tier slate shelving – 
Practical original feature.

Ice house (now lift shaft) – Unusual 
internalized ice storage location, 
repurposed.

Vaulted brick in these areas
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1
101

2
101

Panelled doors with quatrefoil detailing – 
High-quality craftsmanship, characteristic 
of High Victorian Gothic.

Gothic doorcases 
with ramped 
overdoors – Strong 
architectural detailing

High dados and 
panelled shutters – 
Original timber 
detailing adds historic 
integrity

Heavy roll-moulded ceiling beams –
Significant structural and decorative 

feature.

Massive ashlar corbelled chimneypiece –
Substantial masonry work, reinforces grand 

entrance.

Maw & Co tiled floor (beneath carpet, poor 
condition) – Victorian encaustic tiles of 
historical value.

Canted ribbed ceiling with crenellated 
cornice – Unique ceiling detail reinforcing 
Gothic character.

Very large bay window – Important original 
feature maximizing light and views.

(Former) fireplace – Removed but originally 
part of the room’s architectural hierarchy

Stained glass rose window by F. V. Hart – 
Exceptional craftsmanship; the missing 
central panel reduces completeness but the 
seven surviving roundels are significant.

Sliding panelled doors to drawing room –
Key flexible space-defining feature.

Coved ceiling – Architectural 
embellishment contributing to grandeur.

Broad segmental arch with marble triple 
shafts – Major decorative and structural 
feature.

Brown marble chimneypiece with pink 
marble panels – Example of high-status 
interior finish.

Stained glass top lights to garden side 
windows – Complements Gothic stylistic 
narrative.

Pointed roll-moulded arch with panelled 
reveals – Important threshold detail.

Panelled dado – Enhances wall articulation.

Unusual semi-trefoil arches to balustrade –
Unique balustrade feature with squat 

columns.

Newels with geometric finials – Original 
detailing reinforcing style.

Butterfly joints to stair boarding – Rare 
Seddon detail, highly significant.

Long stair window with stained glass by 
Hart – Artistic and symbolic significance.
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Stilted pointed arch with linenfold 
panelling – Dramatic transition into main 
bedrooms.

Crenellated doorcases – Strong Gothic 
motif.

Doors with latticework panelling, ornate 
lock plates – Bespoke joinery work.

Incised plaster ribbed ceilings – Decorative 
element creating geometric effect.

Brattished cornices and latticework window 
aprons – Reinforces Gothic aesthetic.

Blue & white tiled chimneypiece – Unique 
design within the house, variety of 
fireplaces noted.

Secondary staircase (dog-leg with Gothic 
punched band) – Servant access, simpler 
but still Gothic-influenced.

Pyramidal finials to newels, pendants – 
Decorative continuity from main stair.

Simple 6-panel doors with brass handles & 
elaborate lock plates – Retained original 
hardware.

Exposed beams with punched quatrefoils – 
Demonstrates attention to detail even in 
secondary spaces.

Room layouts compromised by installation 
of timber partitions

Wired glazed screen. Ugly 
modern intervention

-
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Cantilevered staircase (upper flight) –
Engineering feat, characteristic of grand 

houses

Roll-moulded underside of upper flight with 
dentil details – High level of craftsmanship.

Attic-level Gothic screen (now glazed) –
Original internal division, later alteration.

Room layouts compromised by installation 
of timber partitions
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Pantry with full-height 3-tier slate shelving – 
Practical original feature.

Ice house (now lift shaft) – Unusual 
internalized ice storage location, 
repurposed.

Vaulted brick in these areas
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1
101

2
101

Panelled doors with quatrefoil detailing – 
High-quality craftsmanship, characteristic 
of High Victorian Gothic.

Gothic doorcases 
with ramped 
overdoors – Strong 
architectural detailing

High dados and 
panelled shutters – 
Original timber 
detailing adds historic 
integrity

Heavy roll-moulded ceiling beams –
Significant structural and decorative 

feature.

Massive ashlar corbelled chimneypiece –
Substantial masonry work, reinforces grand 

entrance.

Maw & Co tiled floor (beneath carpet, poor 
condition) – Victorian encaustic tiles of 
historical value.

Canted ribbed ceiling with crenellated 
cornice – Unique ceiling detail reinforcing 
Gothic character.

Very large bay window – Important original 
feature maximizing light and views.

(Former) fireplace – Removed but originally 
part of the room’s architectural hierarchy

Stained glass rose window by F. V. Hart – 
Exceptional craftsmanship; the missing 
central panel reduces completeness but the 
seven surviving roundels are significant.

Sliding panelled doors to drawing room –
Key flexible space-defining feature.

Coved ceiling – Architectural 
embellishment contributing to grandeur.

Broad segmental arch with marble triple 
shafts – Major decorative and structural 
feature.

Brown marble chimneypiece with pink 
marble panels – Example of high-status 
interior finish.

Stained glass top lights to garden side 
windows – Complements Gothic stylistic 
narrative.

Pointed roll-moulded arch with panelled 
reveals – Important threshold detail.

Panelled dado – Enhances wall articulation.

Unusual semi-trefoil arches to balustrade –
Unique balustrade feature with squat 

columns.

Newels with geometric finials – Original 
detailing reinforcing style.

Butterfly joints to stair boarding – Rare 
Seddon detail, highly significant.

Long stair window with stained glass by 
Hart – Artistic and symbolic significance.
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Stilted pointed arch with linenfold 
panelling – Dramatic transition into main 
bedrooms.

Crenellated doorcases – Strong Gothic 
motif.

Doors with latticework panelling, ornate 
lock plates – Bespoke joinery work.

Incised plaster ribbed ceilings – Decorative 
element creating geometric effect.

Brattished cornices and latticework window 
aprons – Reinforces Gothic aesthetic.

Blue & white tiled chimneypiece – Unique 
design within the house, variety of 
fireplaces noted.

Secondary staircase (dog-leg with Gothic 
punched band) – Servant access, simpler 
but still Gothic-influenced.

Pyramidal finials to newels, pendants – 
Decorative continuity from main stair.

Simple 6-panel doors with brass handles & 
elaborate lock plates – Retained original 
hardware.

Exposed beams with punched quatrefoils – 
Demonstrates attention to detail even in 
secondary spaces.

Room layouts compromised by installation 
of timber partitions

Wired glazed screen. Ugly 
modern intervention

-
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Cantilevered staircase (upper flight) –
Engineering feat, characteristic of grand 

houses

Roll-moulded underside of upper flight with 
dentil details – High level of craftsmanship.

Attic-level Gothic screen (now glazed) –
Original internal division, later alteration.

Room layouts compromised by installation 
of timber partitions
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Pantry with full-height 3-tier slate shelving – 
Practical original feature.

Ice house (now lift shaft) – Unusual 
internalized ice storage location, 
repurposed.

Vaulted brick in these areas
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1
101

2
101

Panelled doors with quatrefoil detailing – 
High-quality craftsmanship, characteristic 
of High Victorian Gothic.

Gothic doorcases 
with ramped 
overdoors – Strong 
architectural detailing

High dados and 
panelled shutters – 
Original timber 
detailing adds historic 
integrity

Heavy roll-moulded ceiling beams –
Significant structural and decorative 

feature.

Massive ashlar corbelled chimneypiece –
Substantial masonry work, reinforces grand 

entrance.

Maw & Co tiled floor (beneath carpet, poor 
condition) – Victorian encaustic tiles of 
historical value.

Canted ribbed ceiling with crenellated 
cornice – Unique ceiling detail reinforcing 
Gothic character.

Very large bay window – Important original 
feature maximizing light and views.

(Former) fireplace – Removed but originally 
part of the room’s architectural hierarchy

Stained glass rose window by F. V. Hart – 
Exceptional craftsmanship; the missing 
central panel reduces completeness but the 
seven surviving roundels are significant.

Sliding panelled doors to drawing room –
Key flexible space-defining feature.

Coved ceiling – Architectural 
embellishment contributing to grandeur.

Broad segmental arch with marble triple 
shafts – Major decorative and structural 
feature.

Brown marble chimneypiece with pink 
marble panels – Example of high-status 
interior finish.

Stained glass top lights to garden side 
windows – Complements Gothic stylistic 
narrative.

Pointed roll-moulded arch with panelled 
reveals – Important threshold detail.

Panelled dado – Enhances wall articulation.

Unusual semi-trefoil arches to balustrade –
Unique balustrade feature with squat 

columns.

Newels with geometric finials – Original 
detailing reinforcing style.

Butterfly joints to stair boarding – Rare 
Seddon detail, highly significant.

Long stair window with stained glass by 
Hart – Artistic and symbolic significance.

45 m²
Dining Room

ER-01-03

47 m²
Drawing Room

ER-01-02

26 m²
Library

ER-01-01

43 m²
Entrance Hall

ER-01-04

20 m²
Study

ER-01-05

14 m²
Stair

ER-01-06

6 m²
Existing Room

ER-01-07

10 m²
Existing Room

ER-01-14

16 m²
Existing Room

ER-01-1110 m²
Existing Room

ER-01-08

12 m²
Existing Room

ER-01-09

17 m²
Existing Room

ER-01-10

11 m²
Existing Room

ER-01-12

3 m²
Existing Room

ER-01-13

1
101

2
101

Stilted pointed arch with linenfold 
panelling – Dramatic transition into main 
bedrooms.

Crenellated doorcases – Strong Gothic 
motif.

Doors with latticework panelling, ornate 
lock plates – Bespoke joinery work.

Incised plaster ribbed ceilings – Decorative 
element creating geometric effect.

Brattished cornices and latticework window 
aprons – Reinforces Gothic aesthetic.

Blue & white tiled chimneypiece – Unique 
design within the house, variety of 
fireplaces noted.

Secondary staircase (dog-leg with Gothic 
punched band) – Servant access, simpler 
but still Gothic-influenced.

Pyramidal finials to newels, pendants – 
Decorative continuity from main stair.

Simple 6-panel doors with brass handles & 
elaborate lock plates – Retained original 
hardware.

Exposed beams with punched quatrefoils – 
Demonstrates attention to detail even in 
secondary spaces.

Room layouts compromised by installation 
of timber partitions

Wired glazed screen. Ugly 
modern intervention

-
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Engineering feat, characteristic of grand 

houses

Roll-moulded underside of upper flight with 
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Original internal division, later alteration.
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01 Front Elevation - Significance

 1 : 100
02 Rear Elevation - Significance
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04 - Left Elevation - Significance

Elaborate porch with Gothic 
columns and naturalistic 

carvings—central to 
architectural character.

Fine tall chimneys with 
chamfered angles, battered 
bases, and brattished caps—
important skyline features

Massive plate-traceried rose 
window to former library—high 
artistic and historic value.

Shouldered gables with 
copings and stone finials—
essential to the High Victorian 
Gothic style.

Mullioned windows with 
shouldered heads and 
brattished dripmoulds—
distinctive design elements

Double-gabled NE rear wing—
integral to original L-plan 
composition and massing

Double-gabled NE rear wing—
integral to original L-plan 
composition and massing

Machicolated eaves band—
unusual defensive-style detailing 
enhancing Gothic character

Four Gothic columns of pink 
Shap granite—rare material 
choice adding visual contrast

Trefoil-headed stair window—
distinctive Gothic detail 
enhancing vertical emphasis

Segmental pointed 3-light 
window to former study—retains 
original fenestration character

Ornate cusped bargeboards and 
Gothic 2-light dormer—adds 
decorative complexity to the 
roofscape.

Metal fire escape - A later 
addition whilst the building was in 
use as a nursing home

Fine tall chimneys with 
chamfered angles, battered 
bases, and brattished caps—
important skyline features

Shouldered gables with 
copings and stone finials—
essential to the High Victorian 
Gothic style.

Masonry relieving arches—
functional yet indicative of Gothic 
structural expression

Service rooms in fifth bay—lower 
floor levels indicate lesser 
architectural prominence

Basement level—primarily 
functional space with minimal 
historic detailing

Service rooms in fifth bay—lower 
floor levels indicate lesser 
architectural prominence

Service rooms in fifth bay—lower 
floor levels indicate lesser 
architectural prominence

Machicolated eaves band—
unusual defensive-style detailing 
enhancing Gothic character

Machicolated eaves band—
unusual defensive-style detailing 
enhancing Gothic character

Trefoil-arched main entrance 
doorway with traceried 
overlight—highly detailed focal 
point

Shouldered gables with 
copings and stone finials—
essential to the High Victorian 
Gothic style.

Shouldered gables with 
copings and stone finials—
essential to the High Victorian 
Gothic style.

Shouldered gables with 
copings and stone finials—
essential to the High Victorian 
Gothic style.

The narrow fourth bay, to left, has 
square-headed door and 2 stair-

lights above joined vertically
by a pierced ashlar panel, the top 

one with cusped pointed head.

The fifth bay, to left, has ground floor flat-headed 3-light window, first 
floor 2-light, both with relieving arches but without the dripmoulds 

and shouldered heads of the similar windows on the main part of the 
house, and attic tall plate traceried pointed 2-light window with 

hoodmould, two plain pointed lights and roundel.

Twin gables to left have 2-light pointed 
attic windows with trefoils in heads, single 

and 2-light windows to first floor with 
shouldered heads, and ground floor 2-
light window to left of dining room big 

splayed bay of 1-3-1 lights with lion and 
leopard gargoyles.

East garden front of 3 bays, 2 stone dormer gables, coped with finials and each with single
pointed arched opening with trefoil over a transom and single square-headed sash. Machicolated
eaves. Similar details to main front at first floor (mullion windows with brattished cornices), one
to left, one to centre altered to a door, and a pair to right. Almost full width ashlar projection
to ground floor with moulded cornice. To left an open 2-bay loggia with 2 broad shouldered
openings similar to those on front porch, and pointed arch on S end. Sculpture detail of similarly
fine quality (one of the best figures being an owl), and pavement of encaustic tiles by Maw and
Co. Within, large French window with 2 lights and top lights and ring-shafted column between
(capital below top lights). To right under same cornice is a big 3-light drawing-room window with
similar ringed columns between French windows but with ashlar cusped pointed top-lights in
square-headed openings

Some good surviving cast-iron 
rainwater heads and downpipes.

500mm 2m 5m

Scale 1 - 100 @ A1

Application for repair or 
porch: Application A240655 

Corrosion to chimneys

Blue line denotes position of 
existing roof visible on elevation

Figure 28. Significance Drawing - North Facing Elevation
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1
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Panelled doors with quatrefoil detailing – 
High-quality craftsmanship, characteristic 
of High Victorian Gothic.

Gothic doorcases 
with ramped 
overdoors – Strong 
architectural detailing

High dados and 
panelled shutters – 
Original timber 
detailing adds historic 
integrity

Heavy roll-moulded ceiling beams –
Significant structural and decorative 

feature.

Massive ashlar corbelled chimneypiece –
Substantial masonry work, reinforces grand 

entrance.

Maw & Co tiled floor (beneath carpet, poor 
condition) – Victorian encaustic tiles of 
historical value.

Canted ribbed ceiling with crenellated 
cornice – Unique ceiling detail reinforcing 
Gothic character.

Very large bay window – Important original 
feature maximizing light and views.

(Former) fireplace – Removed but originally 
part of the room’s architectural hierarchy

Stained glass rose window by F. V. Hart – 
Exceptional craftsmanship; the missing 
central panel reduces completeness but the 
seven surviving roundels are significant.

Sliding panelled doors to drawing room –
Key flexible space-defining feature.

Coved ceiling – Architectural 
embellishment contributing to grandeur.

Broad segmental arch with marble triple 
shafts – Major decorative and structural 
feature.

Brown marble chimneypiece with pink 
marble panels – Example of high-status 
interior finish.

Stained glass top lights to garden side 
windows – Complements Gothic stylistic 
narrative.

Pointed roll-moulded arch with panelled 
reveals – Important threshold detail.

Panelled dado – Enhances wall articulation.

Unusual semi-trefoil arches to balustrade –
Unique balustrade feature with squat 

columns.

Newels with geometric finials – Original 
detailing reinforcing style.

Butterfly joints to stair boarding – Rare 
Seddon detail, highly significant.

Long stair window with stained glass by 
Hart – Artistic and symbolic significance.
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Stilted pointed arch with linenfold 
panelling – Dramatic transition into main 
bedrooms.

Crenellated doorcases – Strong Gothic 
motif.

Doors with latticework panelling, ornate 
lock plates – Bespoke joinery work.

Incised plaster ribbed ceilings – Decorative 
element creating geometric effect.

Brattished cornices and latticework window 
aprons – Reinforces Gothic aesthetic.

Blue & white tiled chimneypiece – Unique 
design within the house, variety of 
fireplaces noted.

Secondary staircase (dog-leg with Gothic 
punched band) – Servant access, simpler 
but still Gothic-influenced.

Pyramidal finials to newels, pendants – 
Decorative continuity from main stair.

Simple 6-panel doors with brass handles & 
elaborate lock plates – Retained original 
hardware.

Exposed beams with punched quatrefoils – 
Demonstrates attention to detail even in 
secondary spaces.

Room layouts compromised by installation 
of timber partitions

Wired glazed screen. Ugly 
modern intervention

-
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Cantilevered staircase (upper flight) –
Engineering feat, characteristic of grand 

houses

Roll-moulded underside of upper flight with 
dentil details – High level of craftsmanship.

Attic-level Gothic screen (now glazed) –
Original internal division, later alteration.

Room layouts compromised by installation 
of timber partitions
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Pantry with full-height 3-tier slate shelving – 
Practical original feature.

Ice house (now lift shaft) – Unusual 
internalized ice storage location, 
repurposed.

Vaulted brick in these areas
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Elaborate porch with Gothic 
columns and naturalistic 

carvings—central to 
architectural character.

Fine tall chimneys with 
chamfered angles, battered 
bases, and brattished caps—
important skyline features

Massive plate-traceried rose 
window to former library—high 
artistic and historic value.

Shouldered gables with 
copings and stone finials—
essential to the High Victorian 
Gothic style.

Mullioned windows with 
shouldered heads and 
brattished dripmoulds—
distinctive design elements

Double-gabled NE rear wing—
integral to original L-plan 
composition and massing

Double-gabled NE rear wing—
integral to original L-plan 
composition and massing

Machicolated eaves band—
unusual defensive-style detailing 
enhancing Gothic character

Four Gothic columns of pink 
Shap granite—rare material 
choice adding visual contrast

Trefoil-headed stair window—
distinctive Gothic detail 
enhancing vertical emphasis

Segmental pointed 3-light 
window to former study—retains 
original fenestration character

Ornate cusped bargeboards and 
Gothic 2-light dormer—adds 
decorative complexity to the 
roofscape.

Metal fire escape - A later 
addition whilst the building was in 
use as a nursing home

Fine tall chimneys with 
chamfered angles, battered 
bases, and brattished caps—
important skyline features

Shouldered gables with 
copings and stone finials—
essential to the High Victorian 
Gothic style.

Masonry relieving arches—
functional yet indicative of Gothic 
structural expression

Service rooms in fifth bay—lower 
floor levels indicate lesser 
architectural prominence

Basement level—primarily 
functional space with minimal 
historic detailing

Service rooms in fifth bay—lower 
floor levels indicate lesser 
architectural prominence

Service rooms in fifth bay—lower 
floor levels indicate lesser 
architectural prominence

Machicolated eaves band—
unusual defensive-style detailing 
enhancing Gothic character

Machicolated eaves band—
unusual defensive-style detailing 
enhancing Gothic character

Trefoil-arched main entrance 
doorway with traceried 
overlight—highly detailed focal 
point

Shouldered gables with 
copings and stone finials—
essential to the High Victorian 
Gothic style.

Shouldered gables with 
copings and stone finials—
essential to the High Victorian 
Gothic style.

Shouldered gables with 
copings and stone finials—
essential to the High Victorian 
Gothic style.

The narrow fourth bay, to left, has 
square-headed door and 2 stair-

lights above joined vertically
by a pierced ashlar panel, the top 

one with cusped pointed head.

The fifth bay, to left, has ground floor flat-headed 3-light window, first 
floor 2-light, both with relieving arches but without the dripmoulds 

and shouldered heads of the similar windows on the main part of the 
house, and attic tall plate traceried pointed 2-light window with 

hoodmould, two plain pointed lights and roundel.

Twin gables to left have 2-light pointed 
attic windows with trefoils in heads, single 

and 2-light windows to first floor with 
shouldered heads, and ground floor 2-
light window to left of dining room big 

splayed bay of 1-3-1 lights with lion and 
leopard gargoyles.

East garden front of 3 bays, 2 stone dormer gables, coped with finials and each with single
pointed arched opening with trefoil over a transom and single square-headed sash. Machicolated
eaves. Similar details to main front at first floor (mullion windows with brattished cornices), one
to left, one to centre altered to a door, and a pair to right. Almost full width ashlar projection
to ground floor with moulded cornice. To left an open 2-bay loggia with 2 broad shouldered
openings similar to those on front porch, and pointed arch on S end. Sculpture detail of similarly
fine quality (one of the best figures being an owl), and pavement of encaustic tiles by Maw and
Co. Within, large French window with 2 lights and top lights and ring-shafted column between
(capital below top lights). To right under same cornice is a big 3-light drawing-room window with
similar ringed columns between French windows but with ashlar cusped pointed top-lights in
square-headed openings

Some good surviving cast-iron 
rainwater heads and downpipes.

500mm 2m 5m

Scale 1 - 100 @ A1

Application for repair or 
porch: Application A240655 

Corrosion to chimneys

Blue line denotes position of 
existing roof visible on elevation

Figure 29. Significance Drawing - East Facing Elevation
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Elaborate porch with Gothic 
columns and naturalistic 

carvings—central to 
architectural character.

Fine tall chimneys with 
chamfered angles, battered 
bases, and brattished caps—
important skyline features

Massive plate-traceried rose 
window to former library—high 
artistic and historic value.

Shouldered gables with 
copings and stone finials—
essential to the High Victorian 
Gothic style.

Mullioned windows with 
shouldered heads and 
brattished dripmoulds—
distinctive design elements

Double-gabled NE rear wing—
integral to original L-plan 
composition and massing

Double-gabled NE rear wing—
integral to original L-plan 
composition and massing

Machicolated eaves band—
unusual defensive-style detailing 
enhancing Gothic character

Four Gothic columns of pink 
Shap granite—rare material 
choice adding visual contrast

Trefoil-headed stair window—
distinctive Gothic detail 
enhancing vertical emphasis

Segmental pointed 3-light 
window to former study—retains 
original fenestration character

Ornate cusped bargeboards and 
Gothic 2-light dormer—adds 
decorative complexity to the 
roofscape.

Metal fire escape - A later 
addition whilst the building was in 
use as a nursing home

Fine tall chimneys with 
chamfered angles, battered 
bases, and brattished caps—
important skyline features

Shouldered gables with 
copings and stone finials—
essential to the High Victorian 
Gothic style.

Masonry relieving arches—
functional yet indicative of Gothic 
structural expression

Service rooms in fifth bay—lower 
floor levels indicate lesser 
architectural prominence

Basement level—primarily 
functional space with minimal 
historic detailing

Service rooms in fifth bay—lower 
floor levels indicate lesser 
architectural prominence

Service rooms in fifth bay—lower 
floor levels indicate lesser 
architectural prominence

Machicolated eaves band—
unusual defensive-style detailing 
enhancing Gothic character

Machicolated eaves band—
unusual defensive-style detailing 
enhancing Gothic character

Trefoil-arched main entrance 
doorway with traceried 
overlight—highly detailed focal 
point

Shouldered gables with 
copings and stone finials—
essential to the High Victorian 
Gothic style.

Shouldered gables with 
copings and stone finials—
essential to the High Victorian 
Gothic style.

Shouldered gables with 
copings and stone finials—
essential to the High Victorian 
Gothic style.

The narrow fourth bay, to left, has 
square-headed door and 2 stair-

lights above joined vertically
by a pierced ashlar panel, the top 

one with cusped pointed head.

The fifth bay, to left, has ground floor flat-headed 3-light window, first 
floor 2-light, both with relieving arches but without the dripmoulds 

and shouldered heads of the similar windows on the main part of the 
house, and attic tall plate traceried pointed 2-light window with 

hoodmould, two plain pointed lights and roundel.

Twin gables to left have 2-light pointed 
attic windows with trefoils in heads, single 

and 2-light windows to first floor with 
shouldered heads, and ground floor 2-
light window to left of dining room big 

splayed bay of 1-3-1 lights with lion and 
leopard gargoyles.

East garden front of 3 bays, 2 stone dormer gables, coped with finials and each with single
pointed arched opening with trefoil over a transom and single square-headed sash. Machicolated
eaves. Similar details to main front at first floor (mullion windows with brattished cornices), one
to left, one to centre altered to a door, and a pair to right. Almost full width ashlar projection
to ground floor with moulded cornice. To left an open 2-bay loggia with 2 broad shouldered
openings similar to those on front porch, and pointed arch on S end. Sculpture detail of similarly
fine quality (one of the best figures being an owl), and pavement of encaustic tiles by Maw and
Co. Within, large French window with 2 lights and top lights and ring-shafted column between
(capital below top lights). To right under same cornice is a big 3-light drawing-room window with
similar ringed columns between French windows but with ashlar cusped pointed top-lights in
square-headed openings

Some good surviving cast-iron 
rainwater heads and downpipes.

500mm 2m 5m

Scale 1 - 100 @ A1

Application for repair or 
porch: Application A240655 

Corrosion to chimneys

Blue line denotes position of 
existing roof visible on elevation
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Panelled doors with quatrefoil detailing – 
High-quality craftsmanship, characteristic 
of High Victorian Gothic.

Gothic doorcases 
with ramped 
overdoors – Strong 
architectural detailing

High dados and 
panelled shutters – 
Original timber 
detailing adds historic 
integrity

Heavy roll-moulded ceiling beams –
Significant structural and decorative 

feature.

Massive ashlar corbelled chimneypiece –
Substantial masonry work, reinforces grand 

entrance.

Maw & Co tiled floor (beneath carpet, poor 
condition) – Victorian encaustic tiles of 
historical value.

Canted ribbed ceiling with crenellated 
cornice – Unique ceiling detail reinforcing 
Gothic character.

Very large bay window – Important original 
feature maximizing light and views.

(Former) fireplace – Removed but originally 
part of the room’s architectural hierarchy

Stained glass rose window by F. V. Hart – 
Exceptional craftsmanship; the missing 
central panel reduces completeness but the 
seven surviving roundels are significant.

Sliding panelled doors to drawing room –
Key flexible space-defining feature.

Coved ceiling – Architectural 
embellishment contributing to grandeur.

Broad segmental arch with marble triple 
shafts – Major decorative and structural 
feature.

Brown marble chimneypiece with pink 
marble panels – Example of high-status 
interior finish.

Stained glass top lights to garden side 
windows – Complements Gothic stylistic 
narrative.

Pointed roll-moulded arch with panelled 
reveals – Important threshold detail.

Panelled dado – Enhances wall articulation.

Unusual semi-trefoil arches to balustrade –
Unique balustrade feature with squat 

columns.

Newels with geometric finials – Original 
detailing reinforcing style.

Butterfly joints to stair boarding – Rare 
Seddon detail, highly significant.

Long stair window with stained glass by 
Hart – Artistic and symbolic significance.
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ER-01-13
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Stilted pointed arch with linenfold 
panelling – Dramatic transition into main 
bedrooms.

Crenellated doorcases – Strong Gothic 
motif.

Doors with latticework panelling, ornate 
lock plates – Bespoke joinery work.

Incised plaster ribbed ceilings – Decorative 
element creating geometric effect.

Brattished cornices and latticework window 
aprons – Reinforces Gothic aesthetic.

Blue & white tiled chimneypiece – Unique 
design within the house, variety of 
fireplaces noted.

Secondary staircase (dog-leg with Gothic 
punched band) – Servant access, simpler 
but still Gothic-influenced.

Pyramidal finials to newels, pendants – 
Decorative continuity from main stair.

Simple 6-panel doors with brass handles & 
elaborate lock plates – Retained original 
hardware.

Exposed beams with punched quatrefoils – 
Demonstrates attention to detail even in 
secondary spaces.

Room layouts compromised by installation 
of timber partitions

Wired glazed screen. Ugly 
modern intervention

-
---
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Cantilevered staircase (upper flight) –
Engineering feat, characteristic of grand 

houses

Roll-moulded underside of upper flight with 
dentil details – High level of craftsmanship.

Attic-level Gothic screen (now glazed) –
Original internal division, later alteration.

Room layouts compromised by installation 
of timber partitions
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Pantry with full-height 3-tier slate shelving – 
Practical original feature.

Ice house (now lift shaft) – Unusual 
internalized ice storage location, 
repurposed.

Vaulted brick in these areas

36 m²
Kitchen
ER-00-08

8 m²
N/A

ER-00-09

47 m²
N/A

ER-00-10

5 m²
N/A

ER-00-17

5 m²
N/A

ER-00-16

7 m²
Corridor
ER-00-15

12 m²
N/A

ER-00-1119 m²
N/A

ER-00-12

20 m²
Corridor
ER-00-14

10 m²
Store

ER-00-02
10 m²
Store

ER-00-01

5 m²
Corridor
ER-00-13

3 m²
N/A

ER-00-18

9 m²
Store

ER-00-04

10 m²
Bathroom
ER-00-05

16 m²
N/A

ER-00-06

17 m²
N/A

ER-00-07

21 m²
Corridor
ER-00-03

1 m²
Stair

ER-00-19

KEY - Fabric Heritage Significance

High Heritage Significance

Medium Heritage Significance

Low Heritage Significance

Head Office
29 Broad Street
Newtown
Powys
SY16 2BQ
01686 610311
www.hughesarchitects.co.uk

Drawing No :

Drawn by :Scale @ A1 : Date : Checked :

Rev :

Drawing Status :

Project :

Drawing Title :

Copyright: All rights reserved. This drawing must not be reproduced 
without permission. Only the original drawing should be relied upon. 
Contractors, subcontractors and suppliers must verify all dimensions on 
site before commencing any work or making any shop drawings. All shop 
drawings to be submitted to the Architect prior to fabrication. This 
drawing is to be read in conjunction with the Architect's specification, bills 
of quantities / schedules, structural, mechanical & electrical drawings and all 
discrepancies are to be reported to the architect. Do not scale from this 
drawing. Dimensions are in millimetres unless otherwise stated.

Revisions:

As
indicated

Abermad Mansion

Fabric Heritage Significance

OO05/02/25

Stage 3a

Z005.3a. 1.600

Checker

 1 : 100
Ground Floor - FHV

1 : 96
First Floor - FHV

 1 : 100
Second Floor - FHV

 1 : 100
Lower Ground Floor Plan - FHV

Entrance Hall

Dining Room Drawing Room

Library

Void

Figure 30. Significance Drawing - South Facing Elevation



24HUGHES ARCHITECTS HERITAGE  IMPACT ASSESSMENT

1
101

2
101

Panelled doors with quatrefoil detailing – 
High-quality craftsmanship, characteristic 
of High Victorian Gothic.

Gothic doorcases 
with ramped 
overdoors – Strong 
architectural detailing

High dados and 
panelled shutters – 
Original timber 
detailing adds historic 
integrity

Heavy roll-moulded ceiling beams –
Significant structural and decorative 

feature.

Massive ashlar corbelled chimneypiece –
Substantial masonry work, reinforces grand 

entrance.

Maw & Co tiled floor (beneath carpet, poor 
condition) – Victorian encaustic tiles of 
historical value.

Canted ribbed ceiling with crenellated 
cornice – Unique ceiling detail reinforcing 
Gothic character.

Very large bay window – Important original 
feature maximizing light and views.

(Former) fireplace – Removed but originally 
part of the room’s architectural hierarchy

Stained glass rose window by F. V. Hart – 
Exceptional craftsmanship; the missing 
central panel reduces completeness but the 
seven surviving roundels are significant.

Sliding panelled doors to drawing room –
Key flexible space-defining feature.

Coved ceiling – Architectural 
embellishment contributing to grandeur.

Broad segmental arch with marble triple 
shafts – Major decorative and structural 
feature.

Brown marble chimneypiece with pink 
marble panels – Example of high-status 
interior finish.

Stained glass top lights to garden side 
windows – Complements Gothic stylistic 
narrative.

Pointed roll-moulded arch with panelled 
reveals – Important threshold detail.

Panelled dado – Enhances wall articulation.

Unusual semi-trefoil arches to balustrade –
Unique balustrade feature with squat 

columns.

Newels with geometric finials – Original 
detailing reinforcing style.

Butterfly joints to stair boarding – Rare 
Seddon detail, highly significant.

Long stair window with stained glass by 
Hart – Artistic and symbolic significance.
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Dining Room
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Drawing Room
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ER-01-04

20 m²
Study

ER-01-05

14 m²
Stair

ER-01-06

6 m²
Existing Room

ER-01-07

10 m²
Existing Room

ER-01-14

16 m²
Existing Room

ER-01-1110 m²
Existing Room

ER-01-08

12 m²
Existing Room

ER-01-09

17 m²
Existing Room

ER-01-10

11 m²
Existing Room

ER-01-12

3 m²
Existing Room

ER-01-13

1
101

2
101

Stilted pointed arch with linenfold 
panelling – Dramatic transition into main 
bedrooms.

Crenellated doorcases – Strong Gothic 
motif.

Doors with latticework panelling, ornate 
lock plates – Bespoke joinery work.

Incised plaster ribbed ceilings – Decorative 
element creating geometric effect.

Brattished cornices and latticework window 
aprons – Reinforces Gothic aesthetic.

Blue & white tiled chimneypiece – Unique 
design within the house, variety of 
fireplaces noted.

Secondary staircase (dog-leg with Gothic 
punched band) – Servant access, simpler 
but still Gothic-influenced.

Pyramidal finials to newels, pendants – 
Decorative continuity from main stair.

Simple 6-panel doors with brass handles & 
elaborate lock plates – Retained original 
hardware.

Exposed beams with punched quatrefoils – 
Demonstrates attention to detail even in 
secondary spaces.

Room layouts compromised by installation 
of timber partitions

Wired glazed screen. Ugly 
modern intervention

-
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10 m²
Existing Room

ER-02-04

17 m²
Existing Room

ER-02-08

7 m²
Existing Room

ER-02-09

23 m²
Existing Room

ER-02-22 17 m²
Existing Room

ER-02-21

11 m²
Existing Room

ER-02-20

3 m²
Existing Room

ER-02-25

4 m²
Existing Room

ER-02-24

11 m²
Existing Room

ER-02-23

3 m²
Existing Room

ER-02-28

2 m²
Existing Room

ER-02-291 m²
Existing Room

ER-02-30

7 m²
Existing Room

ER-02-27
15 m²

Existing Room
ER-02-26

12 m²
Existing Room

ER-02-19

13 m²
Existing Room

ER-02-18

13 m²
Existing Room

ER-02-17

11 m²
Existing Room

ER-02-16

1 m²
Existing Room

ER-02-32

16 m²
Existing Room

ER-02-15

4 m²
Existing Room

ER-02-31

11 m²
Existing Room

ER-02-11

3 m²
Existing Room

ER-02-10

6 m²
Existing Room

ER-02-07

9 m²
Existing Room

ER-02-03

11 m²
Existing Room

ER-02-02

14 m²
Existing Room

ER-02-01

2 m²
Existing Room

ER-02-06

2 m²
Existing Room

ER-02-05

1
101

2
101

Cantilevered staircase (upper flight) –
Engineering feat, characteristic of grand 

houses

Roll-moulded underside of upper flight with 
dentil details – High level of craftsmanship.

Attic-level Gothic screen (now glazed) –
Original internal division, later alteration.

Room layouts compromised by installation 
of timber partitions
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Pantry with full-height 3-tier slate shelving – 
Practical original feature.

Ice house (now lift shaft) – Unusual 
internalized ice storage location, 
repurposed.

Vaulted brick in these areas

36 m²
Kitchen
ER-00-08

8 m²
N/A

ER-00-09

47 m²
N/A

ER-00-10

5 m²
N/A

ER-00-17

5 m²
N/A

ER-00-16

7 m²
Corridor
ER-00-15

12 m²
N/A

ER-00-1119 m²
N/A

ER-00-12

20 m²
Corridor
ER-00-14

10 m²
Store

ER-00-02
10 m²
Store

ER-00-01

5 m²
Corridor
ER-00-13

3 m²
N/A

ER-00-18

9 m²
Store

ER-00-04

10 m²
Bathroom
ER-00-05

16 m²
N/A

ER-00-06

17 m²
N/A

ER-00-07

21 m²
Corridor
ER-00-03

1 m²
Stair

ER-00-19
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A

Z005.3a. 1.601

DH

 1 : 100
01 Front Elevation - Significance

 1 : 100
02 Rear Elevation - Significance

 1 : 100
03 Right Elevation - Significance

 1 : 100
04 - Left Elevation - Significance

Elaborate porch with Gothic 
columns and naturalistic 

carvings—central to 
architectural character.

Fine tall chimneys with 
chamfered angles, battered 
bases, and brattished caps—
important skyline features

Massive plate-traceried rose 
window to former library—high 
artistic and historic value.

Shouldered gables with 
copings and stone finials—
essential to the High Victorian 
Gothic style.

Mullioned windows with 
shouldered heads and 
brattished dripmoulds—
distinctive design elements

Double-gabled NE rear wing—
integral to original L-plan 
composition and massing

Double-gabled NE rear wing—
integral to original L-plan 
composition and massing

Machicolated eaves band—
unusual defensive-style detailing 
enhancing Gothic character

Four Gothic columns of pink 
Shap granite—rare material 
choice adding visual contrast

Trefoil-headed stair window—
distinctive Gothic detail 
enhancing vertical emphasis

Segmental pointed 3-light 
window to former study—retains 
original fenestration character

Ornate cusped bargeboards and 
Gothic 2-light dormer—adds 
decorative complexity to the 
roofscape.

Metal fire escape - A later 
addition whilst the building was in 
use as a nursing home

Fine tall chimneys with 
chamfered angles, battered 
bases, and brattished caps—
important skyline features

Shouldered gables with 
copings and stone finials—
essential to the High Victorian 
Gothic style.

Masonry relieving arches—
functional yet indicative of Gothic 
structural expression

Service rooms in fifth bay—lower 
floor levels indicate lesser 
architectural prominence

Basement level—primarily 
functional space with minimal 
historic detailing

Service rooms in fifth bay—lower 
floor levels indicate lesser 
architectural prominence

Service rooms in fifth bay—lower 
floor levels indicate lesser 
architectural prominence

Machicolated eaves band—
unusual defensive-style detailing 
enhancing Gothic character

Machicolated eaves band—
unusual defensive-style detailing 
enhancing Gothic character

Trefoil-arched main entrance 
doorway with traceried 
overlight—highly detailed focal 
point

Shouldered gables with 
copings and stone finials—
essential to the High Victorian 
Gothic style.

Shouldered gables with 
copings and stone finials—
essential to the High Victorian 
Gothic style.

Shouldered gables with 
copings and stone finials—
essential to the High Victorian 
Gothic style.

The narrow fourth bay, to left, has 
square-headed door and 2 stair-

lights above joined vertically
by a pierced ashlar panel, the top 

one with cusped pointed head.

The fifth bay, to left, has ground floor flat-headed 3-light window, first 
floor 2-light, both with relieving arches but without the dripmoulds 

and shouldered heads of the similar windows on the main part of the 
house, and attic tall plate traceried pointed 2-light window with 

hoodmould, two plain pointed lights and roundel.

Twin gables to left have 2-light pointed 
attic windows with trefoils in heads, single 

and 2-light windows to first floor with 
shouldered heads, and ground floor 2-
light window to left of dining room big 

splayed bay of 1-3-1 lights with lion and 
leopard gargoyles.

East garden front of 3 bays, 2 stone dormer gables, coped with finials and each with single
pointed arched opening with trefoil over a transom and single square-headed sash. Machicolated
eaves. Similar details to main front at first floor (mullion windows with brattished cornices), one
to left, one to centre altered to a door, and a pair to right. Almost full width ashlar projection
to ground floor with moulded cornice. To left an open 2-bay loggia with 2 broad shouldered
openings similar to those on front porch, and pointed arch on S end. Sculpture detail of similarly
fine quality (one of the best figures being an owl), and pavement of encaustic tiles by Maw and
Co. Within, large French window with 2 lights and top lights and ring-shafted column between
(capital below top lights). To right under same cornice is a big 3-light drawing-room window with
similar ringed columns between French windows but with ashlar cusped pointed top-lights in
square-headed openings

Some good surviving cast-iron 
rainwater heads and downpipes.

500mm 2m 5m

Scale 1 - 100 @ A1

Application for repair or 
porch: Application A240655 

Corrosion to chimneys

Blue line denotes position of 
existing roof visible on elevation

Figure 31. Significance Drawing - West Facing Elevation
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3.0 ARCHITECTURAL SIGNIFICANCE

3.2 Evidential Value  
 
The evidential value of Plas Abermad lies in its detailed representation of High Victorian 
Gothic architecture and its construction history. As a design by John Pollard Seddon, 
a leading figure in Victorian architecture, the house exemplifies the era’s stylistic and 
structural elements, including its use of local and imported stone, complex roof structure, 
and elaborate Gothic detailing. The original drawings and stained glass designs, preserved 
at the Victoria and Albert Museum, provide invaluable insights into the architectural intent 
and craftsmanship of the period. 
 
A sensitive residential conversion presents an opportunity to reinforce and reveal the 
evidential value of Plas Abermad by retaining and celebrating its original fabric and 
detailing. Key architectural features such as the carved stonework, window tracery, 
timber elements, and decorative finishes can be conserved and interpreted within the 
new use, allowing the building’s historical narrative to remain legible. Interventions should 
aim to be reversible and minimal, ensuring the integrity of Seddon’s original vision is 
preserved while adapting the building for contemporary living. Where modern services 
or subdivisions are required, these will be introduced in a manner that avoids harm to 
significant historic fabric.

39 m²
Kitchen

10

11 m²
Bedroom

11

18 m²
Kitchen/Diner

14

19 m²
Lounge

15

43 m²
Lobby

16

46 m²
Living / Diner

17

26 m²
Bedroom

18
20 m²
Office

19

7 m²
Office

209 m²
Bathroom

21

4 m²
Bathroom

40

WT-01

WT-01

WT-04

WT-04

WT-04

WT-01

WT-02

SVP

SVP

SVP

Stair, newel posts and finials to 
be protected during 
construction

Kitchen vent onto rear elevation. Note 
this elevation already has signifcant 

surface and foul water water pipework

New openings to the side of the existing chimney 
breast wall. This opening will require some 

structural work to form new opening and a lintol will 
be required. Structural engineers input required

Unit 03
1B2P
135 SQM

Unit 02
2B4P
107 SQM

1
210

2
210

This line denotes the Party Wall boundary and the assumed 60-minute fire 
compartmentation requirement. All walls and doors intersecting or along this line 
must be reviewed individually to ensure compliance with fire separation and 
compartmentation standards.

Where necessary, additional measures such as fire-rated construction, fire-stopping 
details, and appropriately rated doorsets should be incorporated to maintain the 
required level of fire protection.

All proposed solutions are subject to detailed design coordination and approval by 
Building Control and the Fire Consultant.

Wall Type 01 - WT01 (Half Timber Party Wall/ 
60mins)

Existing Walls
60mm void to existing wall
9mm OSB/Chipboard
89mm Stud w/ insulation for acoustics
2 no. 15mm plasteboard w/ skim

Wall Type 02 - WT02 (Internal Stud Wall)

1 no. 15mm plasteboard w/ skim
89mm Stud w/ insulation for acoustics
1 no. 15mm plasteboard w/ skim

Wall Type 01 - WT03 (Timber Party Wall)

2 no. 15mm plasteboard w/ skim
89mm Stud w/ insulation for acoustics
9mm OSB/Chipboard
60mm void to existing wall
9mm OSB/Chipboard
89mm Stud w/ insulation for acoustics
2 no. 15mm plasteboard w/ skim
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A

Abermad Mansion

Proposed Ground Floor Plan

OO05/02/25

Stage 3a

Z005.3a. 1.202

Checker

Floor to lobby space 
uncovered and 
refubished

New lightweight 
bathroom pod fully 
reversible within 
existing dining room

No significant works to existing 
drawing room except electrical 
works. Ceiling works for fire 
compartmentation to be agreed 
between fire consultant building 
control and heritage officer. 
Assumed 60min fire protection 
required

Existing drawing 
room to have 
freestanding kitchen 
which will be 
designed to be fully 
reversible

Close up 
but retain 

door.

Review 
requirement for 
lift. Could be 
removed and 
room made 
good

No works to upgrade 
thermal performance 
within this area so that 
existing cornices can 
be retained

No works to upgrade 
thermal performance 
within this area so that 
existing cornices can 
be retained

Wall buildup will need 
to be review with 
building control to 
agree party wall lines

Wall buildup will need 
to be review with 

building control to 
agree party wall lines

Approximate location 
of SVP from floors 
above.. Will be closer 
to edge of wall

Stairway protected 
during construction 
and repaired where 
necessary

Retain door but building 
regulations need to be 

considered. Fire rating will 
need to be checked and 

minor adjustments made 
to improve air tightness 

and seal possibly required

Retain door for secondary 
fire escape. Fire rating will 

need to be checked and 
minor adjustments made 

to improve air tightness 
and seal possibly required

Retain partition in its 
entirety

Freestanding 
movable joinery 
element to provide 
lobby space and 
storage for coats and 
shoes

Possible 
replacement of this 
door as on the 
party wall line

New party wall line. Exact detail and build to 
be coordinated with building control. Assumed 

2 layers 15mm soundbloc plasterboard, 
89mm stud with 10mm sheathing and 60mm 

void to the existing wall

New party wall line. Exact detail and build to 
be coordinated with building control. Assumed 

2 layers 15mm soundbloc plasterboard, 
89mm stud with 10mm sheathing and 60mm 

void to the existing wall

Fireplace repaired 
and retained

Bathroom removed 
but cupboard 
retained as cleaners 
cupboard

New ironmongery door set 
to allow this to be main 

entrance for this flat

Walls and door 
removed and filled 
in

Walls and door 
removed and filled 
in

Stairs to basement 
retained

Main fire escape 
route

Secondary fire 
escape route

New interal wall insulation on non-principal 
room exterior facing wall. Assumed 25mm x 
50mm battens with breathable insulation and a 
plasterboard skim finish 

New interal wall insulation on non-principal 
room exterior facing wall. Assumed 25mm x 
50mm battens with breathable insulation and a 
plasterboard skim finish 

New bathroom created. It will 
require an internal waste pipe 

which will need to boxed out with 
two layers of plasterboard

Protected Lobby

Porch repaired 
under existing 
LBC application

This unit has no internal protected lobby but 
does have a secondary means of escape. 
This layout will need to be confirmed by a 
fire consultant

Freestanding bathroom ‘pod’ 
designed with a shadow gap to 
visually separate it from the 
existing room, ensuring it reads as 
a new insertion. Fully reversible 
intervention, preserving original 
fabric.

1m 4m 10m

Scale 1 - 50 @ A1

Escape stair not shown

A - Updates to GA for comment - 11.04.25

 1 : 20
Wall Types

New stairwell to basement allows 
library to be retained as bedroom. 
Widening of existing dumb waiter 
opening. Can be repaired and 
made good

New halfheight wall behind kitchen 
allowing open access to stairs

Note extremely limited works within the principle rooms. The only work 
significant work required is a larger opening where the current opening 
is for the dumb waiter.  All the change in this part of the building 
including this one are all reversible and the stair allows for a free 
standing pod that doesn’t touch the walls.

Figure 32. Proposed Ground Floor Plan
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ARCHITECTURAL SIGNIFICANCE

3.3 Historical Value  

The historical value of Plas Abermad is deeply intertwined with its architectural 
significance as one of the most important examples of High Victorian Gothic design in 
Wales. Designed by the prominent architect John Pollard Seddon and built between 1870-
72, the house reflects the era’s architectural ambition and craftsmanship, including its 
distinctive use of local and imported stone, elaborate Gothic detailing, and stained glass 
by F. Vincent Hart. The building’s rich history, including its association with notable figures 
such as Lewis Pugh Pugh and his family, further enhances its cultural importance. 
 
A light-touch residential conversion offers a way to sustain the historical value of Plas 
Abermad by ensuring its continued use and care while respecting its storied past. 
Retaining key plan forms, circulation routes, and principal rooms preserves the spatial 
hierarchy reflective of Victorian social order and domestic life. Where alterations are 
necessary, these should be guided by historical understanding, allowing the building’s 
evolution to be read over time. Interpretive elements—such as the display of archival 
material or subtle signage—can further enrich public appreciation of Plas Abermad’s 
layered history, ensuring that its legacy as a house of regional and national significance 
continues to be acknowledged and celebrated.

39 m²
Kitchen

10

11 m²
Bedroom

11

18 m²
Kitchen/Diner

14

19 m²
Lounge

15

43 m²
Lobby

16

46 m²
Living / Diner

17

26 m²
Bedroom

18
20 m²
Office

19

7 m²
Office

209 m²
Bathroom

21

4 m²
Bathroom

40

WT-01

WT-01

WT-04

WT-04

WT-04

WT-01

WT-02

SVP

SVP

SVP

Stair, newel posts and finials to 
be protected during 
construction

Kitchen vent onto rear elevation. Note 
this elevation already has signifcant 

surface and foul water water pipework

New openings to the side of the existing chimney 
breast wall. This opening will require some 

structural work to form new opening and a lintol will 
be required. Structural engineers input required

Unit 03
1B2P
135 SQM

Unit 02
2B4P
107 SQM

1
210

2
210

This line denotes the Party Wall boundary and the assumed 60-minute fire 
compartmentation requirement. All walls and doors intersecting or along this line 
must be reviewed individually to ensure compliance with fire separation and 
compartmentation standards.

Where necessary, additional measures such as fire-rated construction, fire-stopping 
details, and appropriately rated doorsets should be incorporated to maintain the 
required level of fire protection.

All proposed solutions are subject to detailed design coordination and approval by 
Building Control and the Fire Consultant.

Wall Type 01 - WT01 (Half Timber Party Wall/ 
60mins)

Existing Walls
60mm void to existing wall
9mm OSB/Chipboard
89mm Stud w/ insulation for acoustics
2 no. 15mm plasteboard w/ skim

Wall Type 02 - WT02 (Internal Stud Wall)

1 no. 15mm plasteboard w/ skim
89mm Stud w/ insulation for acoustics
1 no. 15mm plasteboard w/ skim

Wall Type 01 - WT03 (Timber Party Wall)

2 no. 15mm plasteboard w/ skim
89mm Stud w/ insulation for acoustics
9mm OSB/Chipboard
60mm void to existing wall
9mm OSB/Chipboard
89mm Stud w/ insulation for acoustics
2 no. 15mm plasteboard w/ skim
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A

Abermad Mansion

Proposed Ground Floor Plan

OO05/02/25

Stage 3a

Z005.3a. 1.202

Checker

Floor to lobby space 
uncovered and 
refubished

New lightweight 
bathroom pod fully 
reversible within 
existing dining room

No significant works to existing 
drawing room except electrical 
works. Ceiling works for fire 
compartmentation to be agreed 
between fire consultant building 
control and heritage officer. 
Assumed 60min fire protection 
required

Existing drawing 
room to have 
freestanding kitchen 
which will be 
designed to be fully 
reversible

Close up 
but retain 

door.

Review 
requirement for 
lift. Could be 
removed and 
room made 
good

No works to upgrade 
thermal performance 
within this area so that 
existing cornices can 
be retained

No works to upgrade 
thermal performance 
within this area so that 
existing cornices can 
be retained

Wall buildup will need 
to be review with 
building control to 
agree party wall lines

Wall buildup will need 
to be review with 

building control to 
agree party wall lines

Approximate location 
of SVP from floors 
above.. Will be closer 
to edge of wall

Stairway protected 
during construction 
and repaired where 
necessary

Retain door but building 
regulations need to be 

considered. Fire rating will 
need to be checked and 

minor adjustments made 
to improve air tightness 

and seal possibly required

Retain door for secondary 
fire escape. Fire rating will 

need to be checked and 
minor adjustments made 

to improve air tightness 
and seal possibly required

Retain partition in its 
entirety

Freestanding 
movable joinery 
element to provide 
lobby space and 
storage for coats and 
shoes

Possible 
replacement of this 
door as on the 
party wall line

New party wall line. Exact detail and build to 
be coordinated with building control. Assumed 

2 layers 15mm soundbloc plasterboard, 
89mm stud with 10mm sheathing and 60mm 

void to the existing wall

New party wall line. Exact detail and build to 
be coordinated with building control. Assumed 

2 layers 15mm soundbloc plasterboard, 
89mm stud with 10mm sheathing and 60mm 

void to the existing wall

Fireplace repaired 
and retained

Bathroom removed 
but cupboard 
retained as cleaners 
cupboard

New ironmongery door set 
to allow this to be main 

entrance for this flat

Walls and door 
removed and filled 
in

Walls and door 
removed and filled 
in

Stairs to basement 
retained

Main fire escape 
route

Secondary fire 
escape route

New interal wall insulation on non-principal 
room exterior facing wall. Assumed 25mm x 
50mm battens with breathable insulation and a 
plasterboard skim finish 

New interal wall insulation on non-principal 
room exterior facing wall. Assumed 25mm x 
50mm battens with breathable insulation and a 
plasterboard skim finish 

New bathroom created. It will 
require an internal waste pipe 

which will need to boxed out with 
two layers of plasterboard

Protected Lobby

Porch repaired 
under existing 
LBC application

This unit has no internal protected lobby but 
does have a secondary means of escape. 
This layout will need to be confirmed by a 
fire consultant

Freestanding bathroom ‘pod’ 
designed with a shadow gap to 
visually separate it from the 
existing room, ensuring it reads as 
a new insertion. Fully reversible 
intervention, preserving original 
fabric.

1m 4m 10m

Scale 1 - 50 @ A1

Escape stair not shown

A - Updates to GA for comment - 11.04.25

 1 : 20
Wall Types

New stairwell to basement allows 
library to be retained as bedroom. 
Widening of existing dumb waiter 
opening. Can be repaired and 
made good

New halfheight wall behind kitchen 
allowing open access to stairs

Key plan route and 
main entrance retained

Principal rooms largely 
untouched

Later walls removed and original 
layout reinstated

11.1 m travel distance

11 m²
Bedroom

4

10 m²
Bedroom

5

15 m²
Bedroom

6

26 m²
Bedroom

7

47 m²
Bedroom

8

16 m²
Living / Diner

24

6 m²
Kitchen

25

19 m²
Kitchen / Living / Diner

26

42 m²
Kitchen / Living / Diner

27

Redundant Room
Bathroom

36

11 m²
Kitchen

37

24 m²
Living / Diner

38

3 m²
Bathroom

39

WT-01

WT-01

WT-02

WT-01

WT-02

WT-04

WT-04

WT-01

WT-04

WT-01

WT-01

WT-03

WT-03

WT-01

WT-01

WT-01

WT-02

WT-04

SVP

SVP

SVP

SVP

First floor fire escape 
retained

Existing wall removed. 
These are assumed to be 
later additions and not 
part of the original design

Existing wall and door 
moved. These are 
assumed to be later 
additions and not part of 
the original design

New opening. Building 
control to confirm if fire 
escape from room within 
room acceptable. 
Secondary means of 
escape through second 
bedroom. Structural 
engineer will be required 
as a lintol will likely be 
needed here

Existing wall removed. 
These are assumed to be 
later additions and not 
part of the original design

Stair, newel posts and finials to 
be protected during 
construction

Door fixed closed 
and covered up. 
Reversible

Door fixed closed and covered up 
from back. Reversible

New opening

Existing walls removed

Door fixed 
closed and 
covered up. 
Reversible

Door fixed 
closed and 
covered up. 
Reversible

Assumed original opening re-opened 
up. New door set to match other 
traditional doors on this floors

Door to be removed as 
assumed to be later 
addition

Kitchen vent onto rear elevation. Note 
this elevation already has signifcant 
surface and foul water water pipework

Bathroom vent required. Location 
will be hidden underneath existing 
fire escape

Bathroom vent required. Position 
TBC.

78
7

New opening to 
proposed kitchen

New opening to 
proposed bedroom

Existing walls and doors 
removed

New opening to 
proposed bathroom

This bedrooms primary means 
of escape is through another 
room this will have to be 
confirmed by a fire consultant

This bedrooms primary means 
of escape is through another 
room this will have to be 
confirmed by a fire consultant

Proposed escape window. To 
be confirmed. Window cill 

height and clear opening area 
to be reviewed. Window will 

need to be replaced

Proposed escape window. To 
be confirmed. Window cill 

height and clear opening area 
to be reviewed. Window will 

need to be replaced

Door fixed closed and covered up 
from both sides as party walls. 
Reversible

New door here. Wall 
assumed to be later 
addition for nursing home

New openings to the side of the existing chimney breast wall. This opening 
will require some structural work to form new opening and a lintol will be 

required. Structural engineers input required

Unit 04
2B4P
78.3 SQM

Unit 05
2B4P
68.9 SQM

Unit 06
1B2P
35.4 SQM

Unit 07
1B2P
41 SQM

Escape stair not shown

1
210

2
210

900

New flat entrance door

Remove 
partition

This line denotes the Party Wall boundary and the assumed 60-minute fire 
compartmentation requirement. All walls and doors intersecting or along this line 
must be reviewed individually to ensure compliance with fire separation and 
compartmentation standards.

Where necessary, additional measures such as fire-rated construction, fire-stopping 
details, and appropriately rated doorsets should be incorporated to maintain the 
required level of fire protection.

All proposed solutions are subject to detailed design coordination and approval by 
Building Control and the Fire Consultant.

Wall Type 01 - WT01 (Half Timber Party Wall/ 
60mins)

Existing Walls
60mm void to existing wall
9mm OSB/Chipboard
89mm Stud w/ insulation for acoustics
2 no. 15mm plasteboard w/ skim

Wall Type 02 - WT02 (Internal Stud Wall)

1 no. 15mm plasteboard w/ skim
89mm Stud w/ insulation for acoustics
1 no. 15mm plasteboard w/ skim

Wall Type 01 - WT03 (Timber Party Wall)

2 no. 15mm plasteboard w/ skim
89mm Stud w/ insulation for acoustics
9mm OSB/Chipboard
60mm void to existing wall
9mm OSB/Chipboard
89mm Stud w/ insulation for acoustics
2 no. 15mm plasteboard w/ skim
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Door closed and 
covered up. 
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New party wall line. Exact detail and build to 
be coordinated with building control. Assumed 
2 layers 15mm soundbloc plasterboard, 
89mm stud with 10mm sheathing and 60mm 
void to the existing wall

New party wall line. Exact detail and build to 
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Figure 33. Proposed Ground Floor Plan

Figure 34. Proposed First Floor Plan
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3.0 ARCHITECTURAL SIGNIFICANCE

3.4 Aesthetic Value  

The aesthetic value of Abermad is rooted in its exemplary High Victorian Gothic design, 
characterized by its intricate detailing and grand architectural features. Designed by 
John Pollard Seddon, the house showcases an impressive array of elements, including its 
asymmetrical L-plan layout, ornate stone carvings, elaborate Gothic tracery, and striking 
slate roofs with tall chimneys. The porch, with its massive columns, Gothic leaf-carving, 
and finely detailed stonework, serves as a focal point of aesthetic grandeur, reflecting the 
high craftsmanship and artistic ambition of the period.

A light-touch residential conversion also offers the opportunity to preserve and enhance 
Abermad’s aesthetic value by maintaining its richly crafted interiors and striking external 
composition. The expressive Gothic detailing—seen in the stone carvings, polychromatic 
materials, stained glass, and dramatic rooflines—should be retained and carefully 
conserved to reinforce the building’s visual impact and artistic intent. Any new additions 
or alterations should be restrained and subordinate, using complementary materials and 
forms that sit harmoniously within the existing architectural language. In doing so, the 
conversion can celebrate the building’s visual richness while ensuring it remains a lived 
and appreciated part of the landscape. The external alterations are extremely minor.

These external alterations are:
- A new roof mounted AOV for Part B purposes
- One new conservation rooflight on the East facing roof
- Double french doors on a West facing return of the lower ground floor
- 2 no. replacement windows on lower ground floor

Replacement 
windows

New Extract

New Extract

New Extract

New Extract

New 1m sq AOV (automatic 
opening vent). Required as part of 
building regulations

New Extract

New Extract

New conservation rooflight 
800mmx1200mm

800

New Extract

New Extract New Extract

New Extract

New double french doors. Painted 
timber finish to match all other 
windows on building

Escape 
window

Escape 
window

New Extract

New Extract
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 1 : 100
South Facing Elevation Proposed
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Figure 35. Proposed Elevations
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3.0 ARCHITECTURAL SIGNIFICANCE

3.5 Communal Value  
 
The communal value of Plas Abermad is significant as it represents an important piece 
of local heritage and a testament to the region’s historical and architectural legacy. As 
one of the most prominent High Victorian Gothic houses in Wales, Plas Abermad holds 
a special place in the collective memory of the community and serves as a symbol of the 
area’s rich historical past. Its association with notable figures such as Lewis Pugh Pugh, a 
prominent MP and local figure, adds to its significance within the local historical narrative.

A sensitive residential conversion can help sustain and even enhance Plas Abermad’s 
communal value by ensuring the building remains a visible and meaningful presence within 
the local landscape. Continued use will foster a sense of stewardship and connection, 
allowing the community to engage with the building not only as a historic landmark but as 
a lived and evolving place. Opportunities for occasional public access, open days, or local 
heritage initiatives could support broader community appreciation and understanding 
of Abermad’s significance. In this way, the conversion can reinforce its role as a cultural 
touchstone and contribute positively to local identity and pride.
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3.6 EXISTING CONDITION
 
Plas Abermad is currently unoccupied and has suffered from prolonged neglect, leaving it 
in a generally poor state of repair. While the building retains much of its original structure 
and character, years of vacancy and minimal maintenance have led to issues such as water 
ingress, internal damp, and general fabric deterioration. The absence of regular use and 
upkeep has accelerated the decay of internal finishes, particularly in the more elaborate 
parts of the house. 
 
The building was previously used as a nursing home, a function which resulted in a 
number of unsympathetic alterations. These include the installation of modern partitions,  
fire doors, and clinical finishes that obscure or interrupt the historic fabric and spatial 
qualities of the original design. While these interventions are largely reversible, they have 
had a cumulative impact on the building’s legibility and aesthetic coherence. Our approach 
will be to undo some of these alterations. See across for an example 
 
Despite this, the core architectural features of Plas Abermad remain largely intact. 
Significant elements such as fireplaces, decorative plasterwork, timber panelling, and 
original joinery survive beneath later modifications, though many are in need of 
conservation, but will be retained. The principal state rooms—once the heart of the 
house—are among the most affected by decay, with some evidence of water damage, 
damaged finishes, and failing windows. Nonetheless, the survival of so many original details 
offers a strong foundation for sensitive restoration, and presents a rare opportunity to 
recover and celebrate the building’s former grandeur.

Later walls removed and original 
layout reinstated

Demolition plan. Refer to 
main GA drawings as part of 
application for extent of works

11.1 m travel distance

11 m²
Bedroom

4

10 m²
Bedroom

5

15 m²
Bedroom

6

26 m²
Bedroom

7

47 m²
Bedroom

8

16 m²
Living / Diner

24

6 m²
Kitchen

25

19 m²
Kitchen / Living / Diner

26

42 m²
Kitchen / Living / Diner

27

Redundant Room
Bathroom

36

11 m²
Kitchen

37

24 m²
Living / Diner

38

3 m²
Bathroom

39

WT-01

WT-01

WT-02

WT-01

WT-02

WT-04

WT-04

WT-01

WT-04

WT-01

WT-01

WT-03

WT-03

WT-01

WT-01

WT-01

WT-02

WT-04

SVP

SVP

SVP

SVP

First floor fire escape 
retained

Existing wall removed. 
These are assumed to be 
later additions and not 
part of the original design

Existing wall and door 
moved. These are 
assumed to be later 
additions and not part of 
the original design

New opening. Building 
control to confirm if fire 
escape from room within 
room acceptable. 
Secondary means of 
escape through second 
bedroom. Structural 
engineer will be required 
as a lintol will likely be 
needed here

Existing wall removed. 
These are assumed to be 
later additions and not 
part of the original design

Stair, newel posts and finials to 
be protected during 
construction

Door fixed closed 
and covered up. 
Reversible

Door fixed closed and covered up 
from back. Reversible

New opening

Existing walls removed

Door fixed 
closed and 
covered up. 
Reversible

Door fixed 
closed and 
covered up. 
Reversible

Assumed original opening re-opened 
up. New door set to match other 
traditional doors on this floors

Door to be removed as 
assumed to be later 
addition

Kitchen vent onto rear elevation. Note 
this elevation already has signifcant 
surface and foul water water pipework

Bathroom vent required. Location 
will be hidden underneath existing 
fire escape

Bathroom vent required. Position 
TBC.

78
7

New opening to 
proposed kitchen

New opening to 
proposed bedroom

Existing walls and doors 
removed

New opening to 
proposed bathroom

This bedrooms primary means 
of escape is through another 
room this will have to be 
confirmed by a fire consultant

This bedrooms primary means 
of escape is through another 
room this will have to be 
confirmed by a fire consultant

Proposed escape window. To 
be confirmed. Window cill 

height and clear opening area 
to be reviewed. Window will 

need to be replaced

Proposed escape window. To 
be confirmed. Window cill 

height and clear opening area 
to be reviewed. Window will 

need to be replaced

Door fixed closed and covered up 
from both sides as party walls. 
Reversible

New door here. Wall 
assumed to be later 
addition for nursing home

New openings to the side of the existing chimney breast wall. This opening 
will require some structural work to form new opening and a lintol will be 

required. Structural engineers input required

Unit 04
2B4P
78.3 SQM

Unit 05
2B4P
68.9 SQM

Unit 06
1B2P
35.4 SQM

Unit 07
1B2P
41 SQM

Escape stair not shown

1
210

2
210

900

New flat entrance door

Remove 
partition

This line denotes the Party Wall boundary and the assumed 60-minute fire 
compartmentation requirement. All walls and doors intersecting or along this line 
must be reviewed individually to ensure compliance with fire separation and 
compartmentation standards.

Where necessary, additional measures such as fire-rated construction, fire-stopping 
details, and appropriately rated doorsets should be incorporated to maintain the 
required level of fire protection.

All proposed solutions are subject to detailed design coordination and approval by 
Building Control and the Fire Consultant.

Wall Type 01 - WT01 (Half Timber Party Wall/ 
60mins)

Existing Walls
60mm void to existing wall
9mm OSB/Chipboard
89mm Stud w/ insulation for acoustics
2 no. 15mm plasteboard w/ skim

Wall Type 02 - WT02 (Internal Stud Wall)

1 no. 15mm plasteboard w/ skim
89mm Stud w/ insulation for acoustics
1 no. 15mm plasteboard w/ skim

Wall Type 01 - WT03 (Timber Party Wall)

2 no. 15mm plasteboard w/ skim
89mm Stud w/ insulation for acoustics
9mm OSB/Chipboard
60mm void to existing wall
9mm OSB/Chipboard
89mm Stud w/ insulation for acoustics
2 no. 15mm plasteboard w/ skim
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New party wall line. Exact detail and build to 
be coordinated with building control. Assumed 
2 layers 15mm soundbloc plasterboard, 
89mm stud with 10mm sheathing and 60mm 
void to the existing wall

Door closed and 
covered up. 
Reversible

New party wall line. Exact detail and build to 
be coordinated with building control. Assumed 
2 layers 15mm soundbloc plasterboard, 
89mm stud with 10mm sheathing and 60mm 
void to the existing wall

New party wall line. Exact detail and build to 
be coordinated with building control. Assumed 
2 layers 15mm soundbloc plasterboard, 
89mm stud with 10mm sheathing and 60mm 
void to the existing wall
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 1 : 100
Ground Floor Plan Demo/Enabling Works
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First Floor Plan Demo/Enabling Works
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Second Floor PlanDemo/Enabling Works
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Lower Ground Floor Plan Demo/Enabling Works

Unknown
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Figure 36. Proposed First Floor Plan

Figure 37. Proposed Demolition Plan - First Floor
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4.0	 PLANNING HISTORY

PLANNING DECISION
The Historic Environment (Wales) Act 2023

The Listed Buildings and Conservation Areas (Procedure and Interest Rate) (Wales) Regulations 2024

NOTIFICATION OF DECISION ON APPLICATION FOR LISTED BUILDING CONSENT

Applicant:  Agent:

Mark Sandford 

Plas Abermad Nursing Home, Abermad Mansion

Llanfarian

Aberystwyth

Ceredigion

SY23 4ES

Oliver O'Neill

Hughes Architects

29 Broad Street

Newtown

SY16 2BQ

Application No: A240655     Grid Ref: 260026.49  276091.53

In pursuance of its powers under the above mentioned Act, CYNGOR SIR CEREDIGION COUNTY COUNCIL as the Local

Planning Authority hereby consents to:

Repair work to roof, lean to and porch structures. 

Abermad Mansion, Llanfarian, SY23 4ES

 

Subject to the following conditions: 

1.  The works covered by this consent must be begun no later than the expiration of 3 years beginning with the date of

this consent. 

 

2.  The development shall be carried out in accordance with the following approved plans and documents: 

Location plan, received 16th September 2024

Existing and proposed block plan, received 30th August 2024

Abermad Mansion Bat Report Version 1, dated 2nd September 2024 Dave Rogerson, received 30th October

2024

Method statement to be used with a bat development licence application – Abermad, Aberystwyth Version 2,

dated 09/11/2024 Dave Rogerson, received 22nd November 2024

Abermad Mansion Conservation Plan (ecology) Dave Rogerson, received 22nd November 2024

Biosecurity Risk Assessment (ecology), received 22nd November 2024

Heritage Impact Assessment Abermad Mansion, received 18th September 2024 

Condition report for the porch masonry (and methodology): Abermad Mansion Llanfarian, Aberystwyth SY23 4ES

by Archstone Masonry Ltd

Drawing showing porch masonry repairs by Richard Waite Masonry Services, Architectural Stone Masonry

Specialists, dated 12th June 2024, received 30th August 2024

 

3.  Prior to commencement, a method statement for the repair works which includes details of works to the roof, of any

timber repairs required, and the protection of historic features and fabric shall be submitted to and approved in writing

by the Local Planning Authority.  The works shall proceed in strict accordance with the approved details.

A240655  LBC approval for repairs to roof under 
current applicant. Consented 08-01-2025
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5.0 PROPOSALS

Summary of proposals - (Full details in matrix). Where 
numbers not shown they apply to multiple elements

1. Demolition of existing walls and introduction of new interior 
and party walls on the lower ground floor.

2. Works to replace windows and create new openings

3. Introduce new stairwell and  bathroom pod to state rear 
state rooms

5.  The proposal includes the introduction of a new fitted 
kitchen and central kitchen island into the current dining room 
space to facilitate contemporary residential use.

6. The works involve internal alterations to the servant areas 
on the west side of the ground floor, including the installation 
of new wall linings, repositioning of doorways, and the creation 
of new bathroom facilities to support residential use.

UP

10.8 m travel distance 
from storage area to 
door. Distance to be 
reviewed with building 
control

13 m²
Bedroom

12

5 m²
Bathroom

22

4 m²
Store

23

WT-02

WT-04

WT-01

WT-02

WT-01

WT-03
WT-03

WT-01

WT-04WT-02

WT-01WT-03

WT-01

WT-04

WT-04

24 m²
Cycle Storage

43

Ice house converted into lift 
maintenance space. If lift is 
removed this space could be 
uncovered

Plant room or stores

All sanitaryware 
stripped from this 
room so space can 
be used as a plant 
room

Plant room or stores

This room is to be 
retained as a store 
and the original 
slate shelving 
retained

Secondary means 
of escape from this 

flat

Foul to link into existing system 
that serviced the nursing home. 
Existing system is a septic tank 

of adequate size. All foul runs 
are indicative, for information 

only 

Foul to link into existing system 
that serviced the nursing home. 
Existing system is a septic tank 
of adequate size. All foul runs 
are indicative, for information 
only 

Below ground walls to 
be surveyed and 
internal tanking and 
drainage system 
provided if required

Below ground walls to 
be surveyed and 
internal tanking and 
drainage system 
provided if required

Below ground walls to 
be surveyed and 
internal tanking and 
drainage system 
provided if required

ST

Internal lightweight 
walls removed

Internal lightweight 
walls removed

Internal lightweight 
walls removed

This wall could be structural wall 
supporting the stairs. Possible steel 
structural goalpost required. Further 
input from structural engineers is 
required

Works to re-level 
floor in this area

The basement will require extensive modification to achieve habitable standards. 
Proposed works may include: installation of a new insulated floor slab with damp-
proof membrane (DPM) and underfloor insulation, application of breathable internal 
wall insulation (subject to moisture management strategy), and construction of a 
new MF suspended ceiling to accommodate services and improve thermal 
performance. All walls will be re-plastered using an appropriate system to manage 
moisture while ensuring a durable finish. Structural integrity and ventilation 
provisions to be assessed prior to works

Works within this area 
will be limited

The basement will require extensive modification to achieve habitable standards. 
Proposed works may include: installation of a new insulated floor slab with damp-
proof membrane (DPM) and underfloor insulation, application of breathable internal 
wall insulation (subject to moisture management strategy), and construction of a 
new MF suspended ceiling to accommodate services and improve thermal 
performance. All walls will be re-plastered using an appropriate system to manage 
moisture while ensuring a durable finish. Structural integrity and ventilation 
provisions to be assessed prior to works

New glazed french doors

New window New window New window

New double french 
doors to flat

44
00

14 m²
Bedroom

44

8 m²
Office

45

38 m²
Kitchen / Living / Diner

46
19 m²

Bedroom
47

6 m²
Bathroom

48

12 m²
Lobby

49

24 m²
Store

50
9 m²

Store
51

10 m²
Plant

52

New landscaped area infront of unit 01

1
210

2
210

This line denotes the Party Wall boundary and the assumed 60-minute fire 
compartmentation requirement. All walls and doors intersecting or along this line 
must be reviewed individually to ensure compliance with fire separation and 
compartmentation standards.

Where necessary, additional measures such as fire-rated construction, fire-stopping 
details, and appropriately rated doorsets should be incorporated to maintain the 
required level of fire protection.

All proposed solutions are subject to detailed design coordination and approval by 
Building Control and the Fire Consultant.

Wall Type 01 - WT01 (Half Timber Party Wall/ 
60mins)

Existing Walls
60mm void to existing wall
9mm OSB/Chipboard
89mm Stud w/ insulation for acoustics
2 no. 15mm plasteboard w/ skim

Wall Type 02 - WT02 (Internal Stud Wall)

1 no. 15mm plasteboard w/ skim
89mm Stud w/ insulation for acoustics
1 no. 15mm plasteboard w/ skim

Wall Type 01 - WT03 (Timber Party Wall)

2 no. 15mm plasteboard w/ skim
89mm Stud w/ insulation for acoustics
9mm OSB/Chipboard
60mm void to existing wall
9mm OSB/Chipboard
89mm Stud w/ insulation for acoustics
2 no. 15mm plasteboard w/ skim
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39 m²
Kitchen

10

11 m²
Bedroom

11

18 m²
Kitchen/Diner

14

19 m²
Lounge

15

43 m²
Lobby

16

46 m²
Living / Diner

17

26 m²
Bedroom

18
20 m²
Office

19

7 m²
Office

209 m²
Bathroom

21

4 m²
Bathroom

40

WT-01

WT-01

WT-04

WT-04

WT-04

WT-01

WT-02

SVP

SVP

SVP

Stair, newel posts and finials to 
be protected during 
construction

Kitchen vent onto rear elevation. Note 
this elevation already has signifcant 

surface and foul water water pipework

New openings to the side of the existing chimney 
breast wall. This opening will require some 

structural work to form new opening and a lintol will 
be required. Structural engineers input required

Unit 03
1B2P
135 SQM

Unit 02
2B4P
107 SQM

1
210

2
210

This line denotes the Party Wall boundary and the assumed 60-minute fire 
compartmentation requirement. All walls and doors intersecting or along this line 
must be reviewed individually to ensure compliance with fire separation and 
compartmentation standards.

Where necessary, additional measures such as fire-rated construction, fire-stopping 
details, and appropriately rated doorsets should be incorporated to maintain the 
required level of fire protection.

All proposed solutions are subject to detailed design coordination and approval by 
Building Control and the Fire Consultant.

Wall Type 01 - WT01 (Half Timber Party Wall/ 
60mins)

Existing Walls
60mm void to existing wall
9mm OSB/Chipboard
89mm Stud w/ insulation for acoustics
2 no. 15mm plasteboard w/ skim

Wall Type 02 - WT02 (Internal Stud Wall)

1 no. 15mm plasteboard w/ skim
89mm Stud w/ insulation for acoustics
1 no. 15mm plasteboard w/ skim

Wall Type 01 - WT03 (Timber Party Wall)

2 no. 15mm plasteboard w/ skim
89mm Stud w/ insulation for acoustics
9mm OSB/Chipboard
60mm void to existing wall
9mm OSB/Chipboard
89mm Stud w/ insulation for acoustics
2 no. 15mm plasteboard w/ skim
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Abermad Mansion

Proposed Ground Floor Plan
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Stage 3a

Z005.3a. 1.202

Checker

Floor to lobby space 
uncovered and 
refubished

New lightweight 
bathroom pod fully 
reversible within 
existing dining room

No significant works to existing 
drawing room except electrical 
works. Ceiling works for fire 
compartmentation to be agreed 
between fire consultant building 
control and heritage officer. 
Assumed 60min fire protection 
required

Existing drawing 
room to have 
freestanding kitchen 
which will be 
designed to be fully 
reversible

Close up 
but retain 

door.

Review 
requirement for 
lift. Could be 
removed and 
room made 
good

No works to upgrade 
thermal performance 
within this area so that 
existing cornices can 
be retained

No works to upgrade 
thermal performance 
within this area so that 
existing cornices can 
be retained

Wall buildup will need 
to be review with 
building control to 
agree party wall lines

Wall buildup will need 
to be review with 

building control to 
agree party wall lines

Approximate location 
of SVP from floors 
above.. Will be closer 
to edge of wall

Stairway protected 
during construction 
and repaired where 
necessary

Retain door but building 
regulations need to be 

considered. Fire rating will 
need to be checked and 

minor adjustments made 
to improve air tightness 

and seal possibly required

Retain door for secondary 
fire escape. Fire rating will 

need to be checked and 
minor adjustments made 

to improve air tightness 
and seal possibly required

Retain partition in its 
entirety

Freestanding 
movable joinery 
element to provide 
lobby space and 
storage for coats and 
shoes

Possible 
replacement of this 
door as on the 
party wall line

New party wall line. Exact detail and build to 
be coordinated with building control. Assumed 

2 layers 15mm soundbloc plasterboard, 
89mm stud with 10mm sheathing and 60mm 

void to the existing wall

New party wall line. Exact detail and build to 
be coordinated with building control. Assumed 

2 layers 15mm soundbloc plasterboard, 
89mm stud with 10mm sheathing and 60mm 

void to the existing wall

Fireplace repaired 
and retained

Bathroom removed 
but cupboard 
retained as cleaners 
cupboard

New ironmongery door set 
to allow this to be main 

entrance for this flat

Walls and door 
removed and filled 
in

Walls and door 
removed and filled 
in

Stairs to basement 
retained

Main fire escape 
route

Secondary fire 
escape route

New interal wall insulation on non-principal 
room exterior facing wall. Assumed 25mm x 
50mm battens with breathable insulation and a 
plasterboard skim finish 

New interal wall insulation on non-principal 
room exterior facing wall. Assumed 25mm x 
50mm battens with breathable insulation and a 
plasterboard skim finish 

New bathroom created. It will 
require an internal waste pipe 

which will need to boxed out with 
two layers of plasterboard

Protected Lobby

Porch repaired 
under existing 
LBC application

This unit has no internal protected lobby but 
does have a secondary means of escape. 
This layout will need to be confirmed by a 
fire consultant

Freestanding bathroom ‘pod’ 
designed with a shadow gap to 
visually separate it from the 
existing room, ensuring it reads as 
a new insertion. Fully reversible 
intervention, preserving original 
fabric.

1m 4m 10m

Scale 1 - 50 @ A1

Escape stair not shown

A - Updates to GA for comment - 11.04.25

 1 : 20
Wall Types

New stairwell to basement allows 
library to be retained as bedroom. 
Widening of existing dumb waiter 
opening. Can be repaired and 
made good

New halfheight wall behind kitchen 
allowing open access to stairs

Lower ground floor

Ground Floor

01

01

01

03
0202

05 03

06

06

Figures 38 and 39. Proposed 
Floor Plans
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11.1 m travel distance

11 m²
Bedroom

4

10 m²
Bedroom

5

15 m²
Bedroom

6

26 m²
Bedroom

7

47 m²
Bedroom

8

16 m²
Living / Diner

24

6 m²
Kitchen

25

19 m²
Kitchen / Living / Diner

26

42 m²
Kitchen / Living / Diner

27

Redundant Room
Bathroom

36

11 m²
Kitchen

37

24 m²
Living / Diner

38

3 m²
Bathroom

39

WT-01

WT-01

WT-02

WT-01

WT-02

WT-04

WT-04

WT-01

WT-04

WT-01

WT-01

WT-03

WT-03

WT-01

WT-01

WT-01

WT-02

WT-04

SVP

SVP

SVP

SVP

First floor fire escape 
retained

Existing wall removed. 
These are assumed to be 
later additions and not 
part of the original design

Existing wall and door 
moved. These are 
assumed to be later 
additions and not part of 
the original design

New opening. Building 
control to confirm if fire 
escape from room within 
room acceptable. 
Secondary means of 
escape through second 
bedroom. Structural 
engineer will be required 
as a lintol will likely be 
needed here

Existing wall removed. 
These are assumed to be 
later additions and not 
part of the original design

Stair, newel posts and finials to 
be protected during 
construction

Door fixed closed 
and covered up. 
Reversible

Door fixed closed and covered up 
from back. Reversible

New opening

Existing walls removed

Door fixed 
closed and 
covered up. 
Reversible

Door fixed 
closed and 
covered up. 
Reversible

Assumed original opening re-opened 
up. New door set to match other 
traditional doors on this floors

Door to be removed as 
assumed to be later 
addition

Kitchen vent onto rear elevation. Note 
this elevation already has signifcant 
surface and foul water water pipework

Bathroom vent required. Location 
will be hidden underneath existing 
fire escape

Bathroom vent required. Position 
TBC.

78
7

New opening to 
proposed kitchen

New opening to 
proposed bedroom

Existing walls and doors 
removed

New opening to 
proposed bathroom

This bedrooms primary means 
of escape is through another 
room this will have to be 
confirmed by a fire consultant

This bedrooms primary means 
of escape is through another 
room this will have to be 
confirmed by a fire consultant

Proposed escape window. To 
be confirmed. Window cill 

height and clear opening area 
to be reviewed. Window will 

need to be replaced

Proposed escape window. To 
be confirmed. Window cill 

height and clear opening area 
to be reviewed. Window will 

need to be replaced

Door fixed closed and covered up 
from both sides as party walls. 
Reversible

New door here. Wall 
assumed to be later 
addition for nursing home

New openings to the side of the existing chimney breast wall. This opening 
will require some structural work to form new opening and a lintol will be 

required. Structural engineers input required

Unit 04
2B4P
78.3 SQM

Unit 05
2B4P
68.9 SQM

Unit 06
1B2P
35.4 SQM

Unit 07
1B2P
41 SQM

Escape stair not shown

1
210

2
210

900

New flat entrance door

Remove 
partition

This line denotes the Party Wall boundary and the assumed 60-minute fire 
compartmentation requirement. All walls and doors intersecting or along this line 
must be reviewed individually to ensure compliance with fire separation and 
compartmentation standards.

Where necessary, additional measures such as fire-rated construction, fire-stopping 
details, and appropriately rated doorsets should be incorporated to maintain the 
required level of fire protection.

All proposed solutions are subject to detailed design coordination and approval by 
Building Control and the Fire Consultant.

Wall Type 01 - WT01 (Half Timber Party Wall/ 
60mins)

Existing Walls
60mm void to existing wall
9mm OSB/Chipboard
89mm Stud w/ insulation for acoustics
2 no. 15mm plasteboard w/ skim

Wall Type 02 - WT02 (Internal Stud Wall)

1 no. 15mm plasteboard w/ skim
89mm Stud w/ insulation for acoustics
1 no. 15mm plasteboard w/ skim

Wall Type 01 - WT03 (Timber Party Wall)

2 no. 15mm plasteboard w/ skim
89mm Stud w/ insulation for acoustics
9mm OSB/Chipboard
60mm void to existing wall
9mm OSB/Chipboard
89mm Stud w/ insulation for acoustics
2 no. 15mm plasteboard w/ skim
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A

Abermad Mansion

Proposed First Floor Plan

OO05/02/25

Stage 3a

Z005.3a. 1.203

Checker

New party wall line. Exact detail and build to 
be coordinated with building control. Assumed 
2 layers 15mm soundbloc plasterboard, 
89mm stud with 10mm sheathing and 60mm 
void to the existing wall

Door closed and 
covered up. 
Reversible

New party wall line. Exact detail and build to 
be coordinated with building control. Assumed 
2 layers 15mm soundbloc plasterboard, 
89mm stud with 10mm sheathing and 60mm 
void to the existing wall

New party wall line. Exact detail and build to 
be coordinated with building control. Assumed 
2 layers 15mm soundbloc plasterboard, 
89mm stud with 10mm sheathing and 60mm 
void to the existing wall

1m 4m 10m

Scale 1 - 50 @ A1

A - Updates to GA for comment - 11.04.25
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Wall Types

2151

17 m²
Bedroom

1

17 m²
Kitchen / Living / Diner

30

5 m²
Bathroom

31

28 m²
Kitchen / Living / Diner

35

Redundant Room
Bathroom

42

WT-01

WT-01

WT-04

WT-01

WT-01

WT-01

WT-02

WT-01

WT-01

WT-03

WT-04

WT-04

WT-03

WT-03

SVP

SVP

SVP

1m sqm clear 
opening AOV may 
be required above 
this stair. Fire 
engineer to advise

1000

10
00

Secondary means of escape 
onto metal escape stair.

ST

ST

Roof kitchen vent

Roof bathroom vent

Roof bathroom vent

Bathroom vent onto rear elevation. 
Note this elevation already has 
signifcant surface and foul water 
water pipework

Safety glazing to this protected stair 
may need to be replaced. Fire 
engineer to advise

Walls and doors retained within 
this area. Assumed to be more 
modern interventions to allow 
access to the lift

Roof 
kitchen 

vent

Stair, newel posts and finials to 
be protected during 
construction

Door fixed closed and covered up 
from both sides as party walls. 
Reversible

New opening to the side of the existing chimney breast wall. This opening 
will require some structural work to widen opening and a lintol will be 

required. Structural engineers input required

Doors and walls 
retained as existing 
within these 
spaces

Second floor fire escape 
retained

Existing walls and doors 
removed

Existing walls and doors 
removed

Existing walls and doors 
removed

Widened opening needed here. This 
opening will require some structural 
work to widen opening and a lintol 
may be required. Structual engineers 
input required

New door in 
existing 
opening

Unit 08
2B3P
75.8 SQM

Unit 09
2B3P
70.9 SQM

Unit 10
1B2P
48.8 SQM

Escape stair not shown

1
210

2
210

1380

10
43

New party wall

New door

1000

900

Small bedroom or 
kitchen?No window in 
here

Layout TBC

This line denotes the Party Wall boundary and the assumed 60-minute fire 
compartmentation requirement. All walls and doors intersecting or along this line 
must be reviewed individually to ensure compliance with fire separation and 
compartmentation standards.

Where necessary, additional measures such as fire-rated construction, fire-stopping 
details, and appropriately rated doorsets should be incorporated to maintain the 
required level of fire protection.

All proposed solutions are subject to detailed design coordination and approval by 
Building Control and the Fire Consultant.

Wall Type 01 - WT01 (Half Timber Party Wall/ 
60mins)

Existing Walls
60mm void to existing wall
9mm OSB/Chipboard
89mm Stud w/ insulation for acoustics
2 no. 15mm plasteboard w/ skim

Wall Type 02 - WT02 (Internal Stud Wall)

1 no. 15mm plasteboard w/ skim
89mm Stud w/ insulation for acoustics
1 no. 15mm plasteboard w/ skim

Wall Type 01 - WT03 (Timber Party Wall)

2 no. 15mm plasteboard w/ skim
89mm Stud w/ insulation for acoustics
9mm OSB/Chipboard
60mm void to existing wall
9mm OSB/Chipboard
89mm Stud w/ insulation for acoustics
2 no. 15mm plasteboard w/ skim
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A

Abermad Mansion

Proposed Second Floor Plan

OO05/02/25

Stage 3a

Z005.3a. 1.204

Checker

New party wall line. Exact detail and build to 
be coordinated with building control. Assumed 
2 layers 15mm soundbloc plasterboard, 
89mm stud with 10mm sheathing and 60mm 
void to the existing wall

New party wall line. Exact detail and build to 
be coordinated with building control. Assumed 
2 layers 15mm soundbloc plasterboard, 
89mm stud with 10mm sheathing and 60mm 
void to the existing wall

1m 4m 10m

Scale 1 - 50 @ A1

A - Updates to GA for comment - 11.04.25
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Wall Types

First Floor

Second Floor

08
08

10

13 13

04

0707

07

5.0 PROPOSALS

Summary of proposals - (Full details in matrix) Where numbers 
not shown they apply to multiple elements

4 The proposed works involve the removal of non-original 
partitions and the insertion of new internal walls to 
reconfigure the first floor into two self-contained residential 
units, Units 04 and 05.

7. The proposal involves substantial internal reconfiguration 
across the entire first floor, including the removal of selected 
walls, addition of new wall linings, installation of party walls, 
and the fitting of kitchens and bathrooms within each unit to 
facilitate independent residential living.

8. The proposed works involve the removal of some existing 
partitions, installation of new wall linings and party walls, 
and fitting of bathrooms and kitchens to create independent 
residential units across the second (top) floor.

10. Application of intumescent paint system to all exposed 
timber elements of the second-floor linking stair to achieve 
30-minute fire resistance in accordance with Building 
Regulations Part B.

13. Introduction of a new conservation-style rooflight to Unit 
11 attic space and a 1m² AOV (Automatic Opening Vent) 
positioned over the stair core for smoke ventilation.

Figures 40 and 41. Proposed 
Floor Plans
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5.0 HERITAGE IMPACT MATRIX

The aim of this Heritage impact matrix is to demonstrate the applicant’s clear ambition to respect and celebrate the historic and architectural significance 
of Plas Abermad, while undertaking sensitive works to ensure its long-term conservation and viable reuse. The proposals seek to secure the building’s future 
through a light-touch residential conversion that sustains its heritage values and reinstates its role as a living, functional part of the community. 
 
Externally, the scheme will preserve the character and setting of the building, with minimal changes proposed to the envelope. Where necessary, 
interventions—such as the replacement of windows or minor alterations to accommodate use—will be carefully detailed to align with the building’s original 
character and materials, reflecting historic precedent where appropriate. 
 
The likely impacts of the proposals have been assessed in the Heritage Impact Matrix on the following pages, demonstrating a clear and measured approach to 
change that supports both the preservation of Plas Abermad’s historic fabric and its future as a cherished, usable homes.
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Proposed Work Justification Significance of 
Existing Fabric

Potential Heritage 
Benefits of work

Potential harmful 
impact of work

Mitigation Strategy

1. The proposed 
work involves 
the demolition of 
existing internal 
walls and the 
construction of 
new interior and 
party walls on the 
lower ground floor 
to accommodate 
a revised layout 
for residential 
use. Refer to dwg 
Z005.3a.3a.1.201

This intervention is 
necessary to enable a 
more functional and 
liveable configuration 
of the lower ground 
floor, aligning the space 
with modern residential 
standards while ensuring 
its long-term usability 
and viability.

The existing fabric in 
this area holds limited 
historical value, as 
it primarily consists 
of later, non-original 
interventions associated 
with the building’s use as 
a nursing home, which 
have compromised the 
legibility of the original 
plan.

The removal of intrusive 
and unsympathetic 
modern partitions offers 
the opportunity to 
uncover and reinstate 
aspects of the original 
architectural layout 
and finishes, thereby 
enhancing the building’s 
historic character and 
spatial clarity.

There is a risk that 
some elements of 
historic fabric, which 
may have survived 
within or behind later 
alterations, could be 
inadvertently lost 
or damaged during 
the demolition and 
construction process.

A detailed fabric survey and photographic record will 
be carried out prior to any demolition, allowing for the 
identification and preservation of any surviving historic 
features. Where original fabric is uncovered, it will be 
assessed by a conservation specialist and either retained 
in situ or carefully recorded and stored for potential 
reinstatement. New walls will be constructed using 
lightweight, reversible methods that avoid damage to 
the underlying structure, and their placement will be 
guided by historic room divisions where legible. Clear 
differentiation between old and new will be maintained 
through subtle design detailing and material choices, 
ensuring the historical evolution of the space remains 
understandable. All works will be monitored on-site to 
allow responsive conservation decisions as the project 
progresses.

2. The proposed 
works involve 
replacing 
deteriorated 
existing windows 
and introducing 
new window 
openings on the 
lower ground floor 
to improve natural 
light, ventilation, 
and usability 
for residential 
purposes 
Refer to dwg 
Z005.3a.3a.1.201

These interventions are 
required to upgrade 
the performance of 
the building envelope 
in terms of energy 
efficiency and habitability, 
while also making the 
lower ground floor 
spaces more suitable for 
modern residential use.

The existing windows 
are either non-original 
or in poor condition due 
to previous alterations 
during the building’s 
nursing home use, 
and the affected area 
is of relatively low 
architectural significance 
compared to the principal 
elevations and upper 
floors.

Replacing inappropriate 
or damaged windows 
with well-designed, 
historically sensitive 
alternatives can enhance 
the appearance and 
integrity of the building, 
while new openings 
may help rebalance 
and activate elevations 
that were previously 
neglected or altered 
insensitively.

The introduction of 
new openings may 
result in the loss of 
historic masonry and 
visual disruption to 
original proportions 
or rhythms of the 
elevation if not 
carefully designed and 
located.

All replacement windows will be designed to reflect the 
scale, material, and detailing of historically appropriate 
examples found elsewhere in the building, using timber 
frames and traditional profiles. New openings will be 
limited in number and strategically located on secondary 
elevations to minimise visual impact, and will be clearly 
detailed as modern interventions. Any new work will 
be preceded by a detailed assessment of the affected 
walls, with careful consideration given to avoiding the 
removal of significant historic stonework or detailing. 
Conservation oversight during construction will ensure 
that the works respect the character and hierarchy of 
the original façade.
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Figures 42 and 43. Photos of the lower ground floor showing existing condition. Images to support heritage 
matrix proposed works 01

Figures 44 and 45. Photos of the lower ground floor showing existing windows to 
be replaced. Images to support heritage matrix proposed works 02
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Proposed 
Work

Justification Significance of 
Existing Fabric

Potential Heritage 
Benefits of work

Potential harmful impact of work Mitigation Strategy

3. The proposal 
includes the 
insertion of a new 
open stairwell to 
improve vertical 
circulation between 
the basement and 
upper floors, the 
installation of a 
self-contained 
bathroom pod, and 
the introduction 
of a new kitchen 
within one of 
the principal 
state rooms. 
Refer to dwg 
Z005.3a.3a.1.202

These interventions are 
necessary to support 
the conversion of the 
building to residential 
use, providing essential 
modern amenities 
and improved access 
while minimising 
disruption to historic 
fabric elsewhere in the 
building

The principal state rooms 
are among the most 
significant interior spaces in 
the house, featuring original 
decorative detailing, spatial 
proportions, and finishes 
that reflect the building’s 
High Victorian Gothic 
character and architectural 
ambition.

The continued domestic 
use of the room helps 
preserve its overall 
character and keeps its 
original function legible. 
Introducing a kitchen 
here avoids subdividing 
or disrupting other 
more vulnerable or 
altered parts of the 
house.

 Installing a modern kitchen and island may obscure or 
damage historic fabric, including flooring or skirting, 
and visually compete with original decorative features. 
Plumbing and ventilation routes may also present risks to 
historic surfaces and detailing. The introduction of a new 
stairwell within a principal room carries a risk of physical 
harm to historic flooring and underlying structural 
elements. 
Although the proposed location coincides in part with 
the position of a former dumb waiter, which offers a 
precedent for vertical penetration through the floor, 
the scale of the intervention required for a staircase is 
significantly greater. The existing dumb waiter aperture is 
modest in size and likely involved only limited structural 
interruption, whereas a new stair will necessitate the 
removal of a larger section of floorboards, potential 
alteration to joists, and changes to skirting or decorative 
thresholds. This results in a higher degree of irreversible 
loss to original fabric. 
Careful design and construction detailing will be essential 
to minimise harm, such as retaining and recording any 
removed elements for future reinstatement, and clearly 
differentiating new structural insertions from historic 
material.

The kitchen will be designed as a high-
quality, freestanding or easily reversible 
installation, with minimal impact on original 
finishes. The island and cabinetry will be set 
off original walls where possible to retain 
visibility of decorative elements. All service 
runs will be surface-mounted or concealed 
in new floor voids to avoid disturbance to 
historic floors or plasterwork. Materials 
and colours will be chosen to complement 
the room’s character, and any interventions 
will be fully documented and carried out 
under conservation supervision.

For example, kitchen units will be secured 
using floor-based fixing brackets within 
later replacement floorboards, rather 
than being fixed to original wall plaster or 
panelling, allowing the units to be removed 
without trace and avoiding any damage to 
significant surfaces.

4 The proposed 
works involve the 
removal of non-
original partitions 
and the insertion of 
new internal walls 
to reconfigure 
the first floor into 
two self-contained 
residential units, 
Units 04 and 05. 
Refer to dwg 
Z005.3a.3a.1.203

This intervention 
is necessary to 
create functional and 
compliant residential 
layouts within the 
existing structure, 
responding to modern 
living standards while 
making use of parts of 
the building that have 
already experienced 
alteration and 
subdivision in the past.

While the first floor 
retains elements of its 
original plan and detailing, 
including fireplaces, joinery, 
and possibly cornicing, 
the existing partitions 
proposed for removal are 
later additions with limited 
heritage value. The overall 
significance lies in the 
surviving room proportions, 
circulation routes, and 
decorative features.

Removing 
unsympathetic modern 
interventions offers an 
opportunity to better 
reveal the historic 
proportions and layout 
of the first floor, with 
potential to enhance 
appreciation of original 
features. The reuse 
of this level helps 
secure the building’s 
active future use and 
maintenance.

The introduction of new partitions may impact historic 
surfaces or obscure features such as cornices or 
window reveals. There is also a risk that new layouts may 
compromise the legibility of the original room hierarchy 
or plan form.

New partitions will be located and detailed 
to avoid significant features and will remain 
reversible wherever feasible. Where 
possible, layouts will align with historic 
subdivisions, minimising visual disruption 
to surviving proportions. Services will 
be routed carefully, and new fabric will 
be clearly distinguishable from original 
construction to maintain the building’s 
legibility. All changes will be documented 
and guided by a conservation-led approach.
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Figures 46 and 47. Photos of the ground floor showing principle rooms. Figure 46 is looking 
toward existing dumb waiter intervention. Images to support heritage matrix proposed works 03

Figure 48. Photo of the first floor showing modern partition wall to be removed as part of 
works. Image to support heritage matrix proposed works 04



38HUGHES ARCHITECTS HERITAGE  IMPACT ASSESSMENT

Proposed 
Work

Justification Significance of 
Existing Fabric

Potential Heritage 
Benefits of work

Potential harmful 
impact of work

Mitigation Strategy

5. The proposal 
includes the 
introduction 
of a new fitted 
kitchen and central 
kitchen island 
into the current 
dining room 
space to facilitate 
contemporary 
residential use. 
Refer to dwg 
Z005.3a.3a.1.201 
 

Introducing a 
kitchen into this 
space supports the 
reactivation of the 
principal floor as 
part of a high-
quality residential 
conversion, enabling 
the room to serve 
as a practical and 
sociable domestic 
space while 
maintaining its 
central function 
within the plan.

The dining room 
retains original 
proportions, 
decorative 
plasterwork, joinery, 
and other features 
typical of formal 
reception rooms 
in High Victorian 
houses. As a key 
interior space, it 
contributes strongly 
to the building’s 
aesthetic and 
historical value.

By concentrating 
essential services 
and circulation 
improvements 
within a carefully 
designed layout, these 
works can allow for 
broader retention 
and appreciation of 
significant historic fabric 
in surrounding areas, 
enabling the building’s 
viable reuse without 
widespread subdivision.

The insertion of 
new elements within 
the principal rooms 
risks disrupting their 
spatial qualities, 
damaging original 
decorative features, or 
introducing visual and 
material discord that 
could undermine the 
room’s architectural 
coherence.

The stairwell and bathroom pod will be designed as freestanding, reversible insertions, 
clearly distinguishable from the historic fabric and avoiding direct attachment to significant 
surfaces. The kitchen will be carefully integrated within existing architectural niches or 
along less prominent walls, using bespoke joinery and materials sympathetic to the room’s 
character. All interventions will avoid damage to ornamental plasterwork, panelling, or 
fireplaces, and will be guided by detailed heritage advice and conservation oversight 
throughout design and construction. Reversibility, legibility, and minimal intervention will 
be prioritised at all stages. 

Where fixings are unavoidable, they will be carefully located in areas of modern 
construction or within previously altered fabric. Informed by conservation best practice, 
any necessary fixings will be designed to respect the significance of the underlying 
substrate—avoiding fragile historic surfaces such as lime plaster, decorative timberwork, 
or dressed stone—and will use non-invasive or low-impact methods wherever possible to 
ensure long-term reversibility and minimal harm.

6 The works 
involve internal 
alterations to 
the servant areas 
on the west side 
of the ground 
floor, including 
the installation of 
new wall linings, 
repositioning of 
doorways, and 
the creation of 
new bathroom 
facilities to 
support residential 
use. Refer to dwg 
Z005.3a.3a.1.201

These changes 
are necessary to 
update outdated 
and utilitarian 
spaces with 
improved thermal 
performance, better 
internal circulation, 
and modern 
sanitary provision, 
enabling practical 
and sustainable 
use as part of the 
overall residential 
conversion.

The affected service 
areas are of lower 
heritage significance 
compared to the 
principal rooms, 
having undergone 
alterations during 
their institutional 
use and typically 
containing fewer 
decorative features 
or high-quality 
finishes.

The upgrading of 
these less significant 
spaces allows modern 
interventions to be 
concentrated in areas 
where they will have 
minimal visual and 
architectural impact, 
thereby reducing 
pressure on more 
sensitive parts of the 
building.

There is a risk that 
poorly considered 
reconfigurations could 
result in the loss of 
any surviving original 
service layouts, joinery, 
or historic surfaces, 
and may erode the 
historic relationship 
between service and 
formal areas.

A measured survey and condition assessment will be carried out to record and retain 
any original features of note, such as doors, architraves, or floor finishes. New wall linings 
will be designed to be breathable and reversible, avoiding unnecessary damage to historic 
fabric. Door relocations will respect original wall openings where possible and will avoid 
altering key historic partitions. Bathrooms will be designed as lightweight, contained 
insertions, using existing plumbing routes where feasible. Conservation guidance will 
inform all detailing, ensuring the integrity and legibility of the service wing is maintained.

Where internal wall linings are required to improve thermal performance or 
accommodate service runs, these will be designed to minimise impact on historic fabric 
and preserve the legibility of original surfaces. In rooms of lower significance or those 
that have already undergone alteration, wall build-ups will be treated as reversible layers, 
avoiding direct bonding to historic masonry or decorative finishes. 
 
For example, the use of a breathable cork board insulation system—such as that 
produced by Ty-Mawr—offers a sustainable and conservation-friendly solution. This 
material can be applied mechanically with minimal fixings and without the need for 
cement-based adhesives or damaging interventions into historic plaster or stonework. Its 
vapour-permeable nature ensures that moisture movement within the existing structure 
is not compromised, while the lightweight, dry-fix system supports reversibility and ease 
of removal in future conservation works. 
 
All installations will be undertaken under conservation oversight, with detailed 
consideration given to ventilation, breathability, and preservation of historic finishes at 
junctions and reveals.
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Figure 49. Photo of the ground floor towards proposed free standing bathroom pod in middle of 
room. Note no impact on ceiling. Image to support heritage matrix proposed works 05

Figure 50. Photo of the ground floor Western rooms. Image to support heritage matrix proposed 
works 06.
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Proposed Work Justification Significance of 
Existing Fabric

Potential Heritage 
Benefits of work

Potential harmful 
impact of work

Mitigation Strategy

7. The proposal 
involves 
substantial internal 
reconfiguration across 
the entire first floor, 
including the removal 
of selected walls, 
addition of new wall 
linings, installation of 
party walls, and the 
fitting of kitchens 
and bathrooms 
within each unit to 
facilitate independent 
residential living.  
Refer to dwg 
Z005.3a.3a.1.203

These works are essential 
to adapt the first floor for 
multiple residential units, 
delivering the necessary 
infrastructure for self-
contained accommodation 
while ensuring compliance 
with current building 
regulations and modern 
standards of comfort.

The first floor retains 
elements of the original plan 
form and historic detailing, 
though many areas have 
been previously altered, 
particularly during its 
institutional use. While less 
architecturally elaborate 
than the principal ground 
floor rooms, the spaces still 
contribute to the overall 
character and legibility of 
the building.

By concentrating residential 
units within an upper floor 
where prior alterations 
have already occurred, the 
proposal helps preserve 
the more significant ground 
floor interiors, allowing 
for an effective balance 
between conservation and 
viable re-use.

The removal of internal 
partitions may result in the 
loss of surviving historic 
fabric, such as lath and 
plaster walls, cornices, or 
joinery. The cumulative 
effect of kitchens and 
bathrooms may also 
compromise the character 
and spatial logic of historic 
rooms.

A comprehensive photographic and drawn record will 
precede works to document original features and plan 
forms. Where original walls or features are uncovered, 
these will be retained or incorporated into the new 
layout where feasible. New partitions and linings will be 
constructed using breathable, reversible systems to allow 
future flexibility and minimise physical impact. Kitchens and 
bathrooms will be designed to integrate sensitively within 
existing rooms, using freestanding or built-in elements that 
avoid disrupting significant features. All interventions will 
be overseen by a conservation specialist to ensure best 
practice throughout the works.

8. The proposed works 
involve the removal 
of some existing 
partitions, installation 
of new wall linings 
and party walls, and 
fitting of bathrooms 
and kitchens to 
create independent 
residential units across 
the second (top) 
floor. Refer to dwg 
Z005.3a.3a.1.204

These changes are 
necessary to bring the 
currently underused 
top floor into effective 
residential use, providing 
essential modern amenities 
while maximising the 
building’s usable floor 
area within a sustainable 
development strategy.

The second floor, 
historically used for servant 
accommodation or ancillary 
spaces, contains fewer 
decorative elements than 
the floors below. However, 
elements such as original 
roof timbers, partitions, 
doors, or fireplaces may 
survive and contribute 
to the building’s overall 
historical integrity. 

Bringing the upper floor 
back into active use can 
help secure the long-term 
conservation of the roof 
and upper fabric, with 
opportunities to improve 
insulation and reduce 
deterioration through 
regular occupation and 
maintenance.

The reconfiguration 
may involve the loss of 
historic partitions, floor 
finishes, or joinery, and the 
introduction of kitchens and 
bathrooms may introduce 
services and moisture 
into areas not historically 
designed for the

New linings and partitions will be breathable and reversible, 
with services routed carefully to avoid cutting through 
significant timbers or finishes. Kitchens and bathrooms will 
be designed with passive ventilation strategies and moisture 
control to protect the historic envelope. Conservation 
oversight will ensure that the historic layout remains legible 
where possible, and that interventions respect the top 
floor’s historic character and material palette.
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Figure 51. Photo of the first floor room showing modern partition wall to be removed as part of 
works. . Image to support heritage matrix proposed works 07.

Figure 52. Photo of the second floor room showing attic spaces. Image to support heritage matrix 
proposed works 08.
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Proposed Work Justification Significance of 
Existing Fabric

Potential Heritage 
Benefits of work

Potential harmful 
impact of work

Mitigation Strategy

9. Upgrade existing internal 
doors to meet fire safety 
standards. This includes: 
Adding intumescent strips 
and cold smoke seals; 
Undertaking minor repairs 
to ensure doors are well-
fitting and operational;
Painting doors with 
Envirograf (or similar 
approved intumescent 
paint) in a finish 
appropriate to the 
building’s character. 
Refer to dwg 
Z005.3a.3a.1.201202, 
203,204

Required to comply with 
Building Regulations 
Part B in relation to fire 
safety as part of a change 
of use to residential 
accommodation. 
Retaining and 
upgrading original 
doors is preferable to 
replacement.

The doors contribute 
to the historic character 
and internal architectural 
hierarchy of the building. 
They are original or early 
features consistent with 
the period detailing.

Retains and reuses 
existing fabric, avoids loss 
of historic joinery, and 
demonstrates a sensitive 
approach to meeting fire 
safety while conserving 
the character of the 
building.

Visual impact from seals 
and intumescent finishes; 
possible minor alteration 
to door rebates or 
frames to accept fire 
seals. Risk of loss of 
detail or inappropriate 
finish if not handled 
carefully.

Use of reversible and low-impact methods (e.g. 
brush seals in rebate), fire products approved 
for use in heritage buildings, and colour-matched 
intumescent paints. All repairs to use traditional 
carpentry methods and be agreed with the 
conservation officer in advance.

10. Application of 
intumescent paint system 
such Envirograf or similar 
to all exposed timber 
elements of the second-
floor linking stair to 
achieve 30-minute fire 
resistance in accordance 
with Building Regulations 
Part B. Refer to dwg 
Z005.3a.3a.1.201202, 
203,204

Required to upgrade 
fire performance of an 
escape route as part of 
the building’s change of 
use. The use of specialist 
fire-resistant paints 
avoids the need for 
cladding or replacement 
of historic materials.

The stair forms part of 
the historic circulation 
route and may include 
original timber 
balustrades, treads, risers, 
and stringers. These 
contribute to the internal 
character and spatial 
hierarchy of the building.

Allows continued 
use and exposure 
of original timber 
features, maintaining 
legibility of the stair’s 
historic form and detail 
while upgrading fire 
performance.

Potential obscuring of 
wood grain or change 
in appearance due 
to multiple layers of 
intumescent coating; risk 
of incorrect application 
compromising aesthetic 
or performance.

Use of thin-coat intumescent systems designed 
for use on visible timber in heritage buildings. 
Colour-matched topcoat to blend with 
historic character. Works to be carried out by 
experienced contractor following conservation 
best practices. All products to be approved 
prior to application.
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Figure 53. Photo of an existing door to be retained. Image to support heritage matrix 
proposed works 09.

Figure 54. Photo of an existing partition to be retained. Image to support heritage matrix proposed works 
10.
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Proposed Work Justification Significance of 
Existing Fabric

Potential Heritage 
Benefits of work

Potential harmful 
impact of work

Mitigation Strategy

11. Installation of 
fire-rated curtains 
within attic spaces to 
compartmentalise areas 
and provide 30-minute 
fire separation in 
accordance with 
Building Regulations 
Part B. FIREFLYT Zeus 
Lite 90:30 is a flexible 
fire barrier or similar 
approved

Required as part of the 
fire safety strategy for 
the upgraded building 
use, ensuring safe means 
of escape and limiting 
fire spread through 
concealed roof voids.

The attic spaces may 
include original roof 
timbers, purlins, and 
rafters which contribute 
to the historic structure 
and are part of the 
building’s architectural 
development.

Allows retention and 
continued visibility of the 
original timber structure 
by avoiding hard fire 
partitions or intrusive 
construction. Supports 
compliance without 
major fabric alterations.

Minor intrusion into roof 
voids with fixings; risk 
of damage to timbers 
during installation or 
from moisture build-up 
around impermeable 
curtain materials.

Use of lightweight, reversible, and minimally 
invasive fire curtain systems, fixed with minimal 
penetrations. Installers to avoid key structural 
members and follow a conservation-sensitive 
methodology. Curtain material to be breathable 
or vented to avoid condensation build-up. Works 
subject to Listed Building Consent.

12. Installation of an 
LD1 category fire alarm 
system throughout the 
building and addition 
of mechanical extract 
ventilation to kitchens 
and bathrooms to meet 
Building Regulations 
requirements.

Required to comply with 
Approved Documents B 
and F for fire safety and 
ventilation. Essential for 
safe occupation and use 
of the building.

Ceilings and walls may 
include historic plaster, 
cornices, lath and plaster, 
or other period features. 
Some areas may contain 
original surface finishes 
or decorative features.

Enhances the safety and 
longevity of the building 
by providing early fire 
detection and improving 
indoor air quality, 
reducing long-term risk 
of moisture damage.

Potential loss or 
disturbance of original 
ceiling/wall finishes 
during installation 
of wiring, alarms, or 
ventilation ducts. Visible 
impact of extract 
terminals.

All routes for wiring and ducts to follow existing 
service voids or modern partitions where 
possible. Wireless alarm components to be 
used where appropriate. Extract terminals to be 
discreetly located to minimise external impact. 
All works to be carefully coordinated with 
conservation officer input and subject to Listed 
Building Consent.

13. Introduction of 
a new conservation-
style rooflight to Unit 
11 attic space and a 
1m² AOV (Automatic 
Opening Vent) 
positioned over the 
stair core for smoke 
ventilation. Refer to 
dwg Z005.3a.3a.1.002

The rooflight provides 
natural light and 
ventilation to habitable 
attic accommodation. 
The AOV is required to 
comply with Building 
Regulations (Approved 
Document B) for safe 
means of escape and 
smoke control.

The roof covering forms 
part of the building’s 
historic character and 
visual setting. The internal 
stair void may retain 
historic ceiling elements 
or cornicing.

Improved fire safety 
through compliant 
escape ventilation and 
enhanced use of upper 
storey accommodation 
without the need 
for larger structural 
alterations.

Introduction of new 
elements to the roof 
may alter its appearance. 
Possible loss of small 
areas of historic ceiling 
fabric or visual intrusion 
from AOV.

Use of conservation-style, low-profile rooflight 
with recessed flashing to match slate roof. AOV 
to be positioned discreetly and sized to minimum 
required dimensions. Internal works to be 
undertaken with care to retain historic features 
where present. All external changes have a low 
visual impact.
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6.0 CONCLUSION

The proposed works at Plas Abermad are necessary to secure the long-term future of this nationally significant example of High Victorian Gothic architecture. 
A sensitive and well-informed conversion to residential use offers a sustainable and viable future for the building, preventing further decline and enabling 
ongoing care and occupation. The project recognises and respects the building’s evidential, historical, aesthetic, and communal values, ensuring that its 
architectural character and layered history remain legible and appreciated. By concentrating modern interventions in less sensitive areas and applying 
reversible, conservation-led strategies throughout, the scheme allows Plas Abermad to adapt to contemporary needs without compromising its heritage 
significance. Ultimately, this project represents a positive model for the continued stewardship of a historic asset, offering a balance between preservation and 
practical re-use.

Disclaimer
This report has been prepared for the sole and exclusive use of Mr & Mrs Sandford for whom it was commissioned and has been prepared in response to their particular 
requirements and brief. This report may not be relied upon by any other party.
The Contracts (Rights of Third Parties) Act 1999 shall not apply to this report and the provisions of the said Act are expressly excluded from this report. This report may not be used 
for any purpose other than that for which it was commissioned. This report may not be reproduced and/or made public by print, photocopy, microfilm or any other means without prior 
written permission of Hughes Architects. The conclusions resulting from this study and contained in this report are not necessarily indicative of future conditions or operating practices 
at or adjacent to the site. Much of the information presented in this report is based on information provided by others. That information has neither been checked nor verified by 
Hughes Architects.
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7.0 APPENDICES

The following images are reproduced from John 
Pollard Seddon, by Michael Darby (RIBA Library 
Collection), with reference to Plas Abermad and 
the work of Seddon more broadly. 

Included is a period photograph of John Pollard 
Seddon himself. The book offers historical 
context to the architect’s vision and design ethos. 

These materials support the understanding 
of the building’s architectural origins and 
significance. All images are used for research and 
educational purposes under fair dealing.

Book excerpt of Plas Abermad design review by author
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