
 

 

 

 

 

 

 
  

BRYNGLAS HOUSE:  

DEMOLITION OF ANNEXE BUILDING 

    HERITAGE IMPACT STATEMENT  
 

Incorporating Design & Access Statement 

Newport City Council  

06/03/25  

Issue 01  



 

 

Table of Contents 
 

 

1.0. Introduction ..................................................................................................................................... 2 

2.0. The Site: Brief Description, History and Significance ..................................................................... 8 

3.0. Schedule of Proposed Works and Justification .......................................................................... 10 

4.0. Impact ........................................................................................................................................... 11 

5.0. Consultation .................................................................................................................................. 11 

6.0. Summary ........................................................................................................................................ 11 

7.0. Design and Access Statement .................................................................................................... 12 

Appendix A – Listing Description (Brynglas House) ................................................................................ 13 

Appendix B – Listing Description (Brynglas Gardens) ............................................................................ 16 

Appendix C – Site Plan ............................................................................................................................ 18 

 

 

 

  



 

 

1.0. Introduction 
 

1.1. Site Address: 

 Brynglas House 

 Millbrook School  

Brynglas Road 

Newport  

Gwent 

NP20 5QU 

 

1.2. Context: Brynglas House is a grade II listed Georgian/Victorian mansion (a copy of Cadw’s 

Listing description is attached to this statement at Appendix ‘A’). Originally built in 1834 for 

Edward and John Alfrey who owned the brewery housed in Newport Castle, the building 

was substantially rebuilt in 1874 by Thomas Cordes MP.  

The site Brynglas House sits in is on the Registered Park and Garden list and designated 

grade II (a copy of Cadw’s Listing description is attached to this statement at Appendix 

‘B’).  The garden is a late nineteenth century formal and informal garden with ornamental 

tree and shrub planting. 

The main house (Brynglas House) was used as a hospital during the First World War, before 

becoming a school and then, since 1977, an adult training facility. However, due to 

repeated lead theft and associated health and safety risks, Brynglas House has been 

vacant since July 2022. In that time, the building has rapidly fallen into a state of disrepair. 

Prolonged water-ingress and an absence of heating has resulted in significant dry rot and 

mould outbreaks. In places, internal joinery has warped, ceilings have cracked and 

cornicing collapsed. Consequently, the heritage interest and significance of the building 

and the wider site is under threat. A situation presently compounded by the lack of an 

alternative use for the main building.   

 

1.3. This document sets out a scheme to demolish the annexe building, and its associated path, 

and restore this area of the site with grass.   

Left: OS plan of Brynglas 

House and gardens 

(1888-1913) - former 

kitchen walled garden 

hatched in red. 



 

 

 Please refer to the attached site plan [Appendix ‘C’], which shows the location of the 

annexe building and its context with the surrounding buildings, and their relationship with the 

main house (Brynglas House).   

1.4. It is the applicant’s intention to demolish a dangerous building (the annexe building). 

Serendipitously, this provides an opportunity to remove a structure which is detrimental to the 

character and significance of the site and should never have been built. The re-landscaping 

of this area of the grounds will provide both environmental and social benefits. It will also 

enhance the evidential value of the original walled kitchen garden.  

1.5. “The walled kitchen garden lies immediately to the N of the house, on ground sloping gently 

down towards the E. It is rectangular, bounded on its N, E and part of its W (N end) sides by 

a stone wall c. 3 m. high. The wall, which is overgrown with ivy in places, survives to its full 

height on the N, but stretches of the top on the E side are ruinous. A whitewashed stretch in 

the middle of the E side (interior) indicates where a greenhouse formerly stood. There is a 

door in the N side. A modern school building stands along the s and w sides.  

 The 1890 Sale Particular plan shows the garden divided into four quarters by paths (gravel), 

with glasshouses along the inside of the N wall (outside were garden sheds and a gardener’s 

house, now a private house), and outside the w wall. These have all disappeared, as has the 

interior layout.” (Cadw/ ICOMOS Register of Parks and Gardens of Special Historic Interest in 

Wales – Site Dossier (1990).  

 The boundary walls of the kitchen garden, bar the southern extent, have survived but are 

obscured by thick vegetation cover. Newport City Council’s (NCC) Tree Team have been 

consulted to ascertain whether this can be ‘thinned out’ and very-low quality trees felled, 

ecological surveys notwithstanding. More detailed inspection of these walls can then be 

carried out to establish their current condition and maintenance needs.  

 Previous applications for the site 

1.6. Listed Building Consent was granted in 2025 for roof works to the main house – replacement 

of stolen roof lead with alternative materials (mineral felt and lead alternative Wakaflex); 

reaffix slipped slates and replace broken ones; overhaul rainwater goods; repair roof lantern; 

and remove redundant fixings, cables etc. Application reference 25/0046.  

1.7. Condition survey 

 Cambria (structural engineers) were engaged in 2024 to carry out a comprehensive 

assessment of the annexe building following the discovery of a dropped/decayed beam 

and post connection in one of the classrooms. Subsequent investigations of the rest of the 

building revealed an inherent design defect with the structure of the building. This had been 

compounded by later ill-conceived window replacements and prolonged ponding of water 

on the roof, which have collectively undermined its structural strength.  



 

 

 

 

 

 

 

 

 

 

  

Left: Significant 

ponding on 

annexe roof 

(2024)  

Above: ‘dropped’ beam with 

tarpaulin to contain water-ingress 

 

Above: external opening-up works 

of typical beam-post connection, 

revealing extent of movement 

 



 

 

Existing information and resources 

1.8. Previous records of this building are sparse and consist of the following construction drawings:  

  

  

Left: proposed 

new top block 

plan (1966)  

Left: proposed 

new top block 

details (1966)  



 

 

 

 

Left: proposed 

window 

sections (1966)  



 

 

 

  Above: 1968 OS site plan from when the house was still being used as a school 

  (red box indicates annexe building/ top block)  



 

 

2.0. The Site: Brief Description, History and Significance 
 

2.1. The site sits on the north side of Newport in a residential area. To the north of the site is 

Brynglas Gardens, which is grade II listed and is probably the original gardener’s dwelling 

for Brynglas House. To the west is Brynglas Road; to the south, Brynglas Avenue; and to the 

east is an area planted with substantial trees. Beyond this is the A4042, which runs at this 

point adjacent to the river Usk.  

  

Above: Recent satellite plan of the Brynglas House site.  

2.2. The main building (no work currently proposed): 

Cadw consider grade II buildings “…of special interest which justify every effort being 

made to preserve them.” Brynglas House has been included in this category due to it being 

“…an early Victorian mansion with added historical interest for its connections with the 

Alfrey and Cordes families. Group value with Brynglas Gardens adjacent.” 

2.3. Adult Training Centre (no work currently proposed): 

Constructed in the 1970s as an adult training centre, the building is presently used as a 

temporary home for Millbrook Primary School and contributes little to the setting of Brynglas 

House. It is comprised of brickwork walls with modern windows, under a plain tile (possibly 

asbestos cement) roof.  

2.4. Hostel/ Respite Care Building (no work currently proposed):  

Also purpose-built in the 1970s as a hostel, this pale brick and rendered building does little 

to enhance or compliment the site. It is currently unoccupied since it is surplus to 

requirement.  

  



 

 

2.5. Bungalow at the site entrance (no work currently proposed):   

Another 1970s construction, which makes a negative contribution to Brynglas House and its 

gardens. Originally built as the caretaker’s house, it presently sits in social services property 

portfolio. It is comprised of dark brick under an asbestos tile roof.  

2.6. Millbrook Primary School annexe building/ Top Block (demolition proposed): 

The annexe building is of lightweight demountable construction and sits on the site of the 

original walled kitchen garden. The building’s main core was built in the late 1960s as an 

additional classroom block when the site housed Brynglas Central School. At some stage, a 

sizeable extension of similar construction – painted joinery and low-level infill panels – has 

been added to the north elevation. Prior to Millbrook Primary School’s relocation to the site, 

this building was used for day services. The school then utilised it as a teaching space until 

they vacated in early 2024 because of concerns over its poor structural condition. Like the 

other curtilage structures, this building does little to enhance or compliment the site.  

 

 

2.7. Significance: According to Elisabeth Whittle, Cadw, Brynglas gardens are listed on account 

of their “survival within urban area of late 19th century large garden with ornamental tree 

and shrub planting.” (Cadw/ ICOMOS Register of Parks and Gardens of Special Historic 

Interest in Wales – Site Dossier (1990).   

Significance Values 

• Evidential value: LOW 

The annexe building has low evidential value as a modern building constructed in 

the late 1960s. The building occupies the site of the former walled kitchen garden, 

which was laid out, along with the rest of the gardens, in the late nineteenth century 

and may have related archaeological potential.   

• Historical value: MEDIUM 

The annexe building has medium historical value, as a relatively modern building 

typical of the plain and inexpensive proprietary buildings that were constructed 

during post-war austerity in response to increasing educational demand.  

Left: typical elevation 

finish (2024)  



 

 

• Aesthetic value: LOW 

The annexe building has low aesthetic value and, like most modular system buildings 

of the period, is simple and utilitarian. A box-like structure with walls of glass, to 

permit generous amounts of daylight, it eschews any of the ornamental details that 

contribute to the aesthetic value of the main house. In recent years it has been 

extensively refaced with new glazing and panels, leaving little evidence of its as-

designed form.        

• Communal value: MEDIUM 

The building was originally designed and used as an additional classroom block for 

Brynglas Central School. It was later used for day services and, more recently, as a 

classroom block for Millbrook School following their relocation to the site. Due to 

these uses, the building and wider site will be part of the memory of those who have 

taught and learnt within it, with the more recent memories being the strongest.  

3.0. Schedule of Proposed Works and Justification 
 

 [Proposed works in black text, justification in blue] 

Summary of Works:  

• Demolition of Millbrook Primary School annexe building/ top Block;  

• Removal of adjacent footpath; and 

• Restoration of the cleared site with grass.  

3.1. Demolition of annexe building/ top block:  

3.1.1. The entirety of the building is to be demolished and footings removed. An internal 

soft strip will be carried out prior to external demolition.  

This work is necessary since this building is at the end of its serviceable life. This type of 

construction has an estimated lifespan of twenty-five years; the annexe building has 

exceeded this by no small margin. A building-wide structural assessment in 2024 concluded 

that the building was not safe for continued occupation. As a temporary safeguard, the 

roof has been extensively propped throughout with Acrow props.  

3.2. Removal of adjacent footpath:  

 3.2.1. The footpath leading to the annexe building will be dug-up and restored to grass.  

This work is necessary since, following the demolition of the building, this footpath will 

become redundant.  

3.3. Restoration of the cleared site with grass:  

3.3.1. The area occupied by the annexe building and its associated footpath is to be 

made good with grass-seed following demolition.  

The building is presently surrounded by grass and so this finish will naturally blend in with the 

rest of the gardens. It will bestow environmental benefits and provide a larger play area for 

the children of Millbrook Primary School.   

 

  



 

 

4.0. Impact 
 

4.1. The proposed works will make a positive contribution in enhancing the heritage values and 

significance of Brynglas gardens and the main house (Brynglas House). The proposed works 

have been considered carefully in accordance with relevant heritage guidance and the 

established legislative framework.  

4.2. The existing annexe building is poor quality and a negative feature, which detracts from 

the character, appearance and significance of the site and Brynglas House.     

4.3. There will be a beneficial impact from the removal of a negative and inappropriate form of 

development within the setting of Brynglas House, which makes no contribution to its 

significance.    

4.5. The house’s historic context and associations will be strengthened returning this area of the 

site back to the gardens.   

4.6. There will be a negligible impact on communal value with the loss of a classroom block 

that formed a part of Brynglas Central School. However, this is offset by the environmental 

and social benefits that the restored site will afford.  

4.7. Overall, the proposed demolition would have a beneficial effect on the setting and no 

impact on the significance of Brynglas House.   

5.0. Consultation 
  

5.1. This application has been prepared with great care and has been submitted following pre-

application consultation with Laura Smith, Principal Heritage Officer to Newport City 

Council (NCC). 

5.3. Newport Norse discussed the works with Laura Smith during a site visit on 11th March 2025 

where she gave specific advice on the level of information that would be required in 

support of an application for such works.  

6.0. Summary 
 

6.1. We believe that the proposed works are necessary to remove the risk that this building 

presently poses. These have been carefully thought through with due regard for national, 

and local, planning and heritage policy and guidance. 

6.2. The overall aim of the proposals is to ensure that the annexe building is carefully removed 

and the site sympathetically returned to nature.  

 

  



 

 

7.0. Design and Access Statement 
 

7.1. Layout 

The property is to be demolished. The extent and impact of the proposed works has been 

addressed in the preceding parts of the Heritage Impact Statement.  

7.2. Character & Appearance  

The proposed works have a beneficial impact upon the character and appearance of 

Brynglas House and the grounds. It is envisaged that they will enhance the present site.  

7.3. Scale 

 The property is to be completely demolished.  

7.4. Environmental Sustainability  

 The cleared site area will be restored with grass and building materials, where possible, will 

be recycled.   

7.5. Community Safety 

 The demolition area will be safely cordoned-off to preserve community safety.  

7.6. Community Involvement 

 The proposed works will have no impact on community involvement.  

7.7. Access 

 The proposed works will have no impact on access.  

  



 

 

Appendix A – Listing Description (Brynglas House) 
 

 



 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

Appendix B – Listing Description (Brynglas Gardens) 
 

 



 

 

 

  



 

 

Appendix C – Site Plan 
 

 


