
twelve forty one limited
Registered in England and Wales  
Company Number 14250643

e: office@twelvefortyone.co.uk
t: +44.07877261384 
    +44.07848168101

Date
1 April 2024

To
Camden Planning Department

Reference
---

Minor Material Amendments 
Planning Statement  

twelvefortyone.co.uk 1 mentmore terrace 
london e8 3pn

3 Baynes Mews London NW3 5BH 



2
1 April 2024
3 Baynes Mews, London, NW3 5BH 

twelve forty one limited
Registered in England and Wales  
Company Number 14250643

e: office@twelvefortyone.co.uk
t: +44.07877261384 
    +44.07848168101

twelvefortyone.co.uk 1 mentmore terrace 
london e8 3pn

Minor Material Amendments

Contents

1.0 Introduction

1.1 This document 3

2.0 Site and Context

2.1 Site and Context 4

2.2 Planning context in Baynes Mews 4

2.3 Existing Ground Floor front façades in Baynes Mews. 5

2.4 2.4 Existing Roofs in Baynes Mews. 6

3.0 Design Proposals

3.1 Changes to the ground floor front facade 7

3.2 Changes to the roof skylights 8

4.0 Summary 9

Appendix A — Drawing Register 10



3
1 April 2024
3 Baynes Mews, London, NW3 5BH 

twelve forty one limited
Registered in England and Wales  
Company Number 14250643

e: office@twelvefortyone.co.uk
t: +44.07877261384 
    +44.07848168101

twelvefortyone.co.uk 1 mentmore terrace 
london e8 3pn
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1.0 Introduction
 
1.1 This document
 
The existing planning approval for the property at 3 Baynes Mews, granted in October 
2023 (2023/1043/P), permits the conversion of the garage into a livable space, 
allowing for the ongoing use of the property as a single dwelling. Additionally, it allows 
for the installation and replacement of windows on the first-floor front elevation and 
the replacement of the front door and garage doors on the ground floor of the existing 
structure. 
 
The approved minor-material amendments Ref:2023/4925/P to planning permission 
2023/1043/P permits the changes to the ground floor’s entrance door as well as a 
roof dormer at the rear with skylight on top. 
 
The report outlines the summary of the proposed minor-material amendments to 
the planning permission 2023/1043/P which includes changes to the ground floor’s 
garage doors and to the roof-lights.
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2.0 Site and Context
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2.1 Local character. 

The site is a mews house, part of a row of mews from its both sides and in opposite to it.
These are similar scale mews houses, which most are converted to a residential use, and 
some use for office use. 

The predominant material is London stock brick, some are painted in white and some are 
with its natural tone. 

The site is backing by Belsize Park Mews in the north, where there are also examples of 
stuccoed façades painted in light tones.

Conservation area
The Mews Area
Listed Buildings
Buildings which make a positive contribution
Approved/future developments

2.2 Planning context in Baynes Mews
 
All the nigbouring properties in the street have been granted similar planning permission to 
this application in the past years, including: 

•	 4 Baynes Mews NW3 5BH, June 1999 (ref: PW9902301); The retention of two 
dormer windows, a velux window and roof terrace and terllis screen on the rear 
roofslope. As shown on drawing No(s) BM/A/01, BM/B/02/B, BM/D/04D, BM/D/05B.

•	 1-2 Baynes Mews NW3 5BH, February 2000 (ref: PW9903050); Demolition and 
reconstruction of the front elevation at ground and first floor levels.

•	 4 Baynes Mews NW3 5BH, December 2006 (ref: 2006/3996/P); Alterations to rear 
roof slope to create extension with sliding glazed roof, installation of solar panel and 
two rooflights to front (south) roof slope, alterations to fenestration at ground floor 
level and conversion to single-family dwelling house (Class C3). 

•	 5 Baynes Mews NW3 5BH, April 2009 (ref: 2009/0658/P); Conversion of one of 
the ground floor garages to provide additional living accommodation for existing 
self-contained dwelling and associated alterations to front elevation including 
removal of one garage door and its replacement with a door and sash window and 
replacement of other associated garage door.
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2.4 Existing Roofs in Baynes Mews.

Existing Roof lights / Solar Panels

[1]

[2]

[3]

[4]

[5]

[6]

[7]

[8]

[9]
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3.0 Design Proposals
3.1 Changes to the ground floor front facade 

The main facade of number 3 is described in the Belsize Conservation Area Statement as 
follows: 
 
“Baynes Mews has a distinctive, ‘unusually grand’ three-storey frontage to Belsize Lane, 
which is symmetrical around a central archway and has arched windows and a rendered 
facade. Nos. 3-9 are notable for their original garage doors and elevations...” 
 
The approved design under planning applications Ref: 2023/1043/P & 2023/4925/P 
includes reducing the height of the sash windows on the First floor [1]. The existing 
cornice [2] is to be replaced with a new similar element, rendered and weatherproofed. 
The softwood [3] casings and decorative elements [4] proposed to be repaired. The top 
series of windows [5] is to be blocked with the lowered first floor, and an obscured window 
row will be installed to conceal the floor slab behind. The existing garage doors [6] are to 
be repaired, keeping the top windows row. The entrance door [7] is to be replaced with 
a slightly broader and more accessible door. The glazed panel above the door will be 
replaced with obscured glass to conceal the floor slab behind, aligning with the garage 
door row of windows. 
 
The proposed amendments to the consented application seek to preserve its current 
proportions and layout principles while upgrading the existing garage doors to ones that 
align with the overall appearance of neighbouring houses, and provide appropriate thermal 
and acoustic insulation. These new doors [6] will be timber-painted blue-hinged doors, 
similar to No 4, with an open-able top window panel to facilitate better natural air ventilation 
to the liveable space on the ground floor. Additionally, they will be soundproofed and 
weatherproofed to comply with modern residential standards. The softwood [3] casings 
and decorative elements [4] are proposed to be removed while keeping the original facade 
proportions. 

EX Ground Floor
FFL + 0

Roof Ridge
FFL + 8020

PR 01 Floor
FFL + 2600

PR 02 Floor
FFL + 5316

1 3 52 4

Proposed Rooflight 

No 02No 04

New Heritage Windows - The 
same width as existing 
Height, slightly reduced to 
conceal the lowered floor 
slab.

Obscured Glass - to conceal floor 
slab behind.

New timber entrance door to 
match the appearance of the 
garage doors.

Existing Brick work

Slate Roof tiles- Repair 
broken tiles to match 
existing

Black render cornice - to match 
existing

New timber garage doors.

Bottom of new slab
FFL + -650

Existing soldier course 
brickwork arched lintel

New soldier course 
brickwork lintel

+69.50

+70.60

+69.96

+69.50

+70.60

Bo
un

da
ry

 L
in

e

For Demolition

PHASE LEGEND

New Build

Existing

0

REV Date Description
Do not scale from this drawing. All dimensions should be checked and confirmed on site before the 
commencement of work. All discrepancies must be reported. Subcontractors must verify all dimensions 
on site before making a shop drawing or commencing manufacturing. 
This drawing is subject to copyright. ©

twelve forty one limited 
1 Mentmore Terrace
London E8 3PN
t: +44. 07877261384

+44.07848168101
e: office@twelvefortyone.co.uk

Scale

Project

Drawn
Checked

Date

2.50m 5.0m

Client
Project Stage

Title
Drawing No.Rev.

Project No.BY

PRINT IN COLOUR

Key: 
Note: Revision clouds colours

Denotes 'changed / Revised' information
Denotes 'On hold / In abeyance' information

GENERAL NOTES

1. This drawing must be read in conjunction with the specifications and all other relevant 
documentation and drawings from all consultants.

2. Do not scale from this Drawing or the Digital data, only figured dimensions are to be 
used. For Planning refer to a linear scale.

3. Except where indicated, Setting Out Dimensions are to Finished Floor (F.F.L), Structural 
Slab level (S.S.L.) or Top of Steel (T.O.S.).

4. Structure information is specified in structural engineer drawings only.

5. Where discrepancies are noted between the architectural, structural and services 
drawing, this is to be drawn to the attention of the architect immediately for resolution.

6. All materials and workmanship to comply with 'Approved Document 7' to support 
Regulation 7 2013 edition of the Building Regulations 2010.

7. The Contractor is to check all drawings for dimensional and co-ordination accuracy. Any 
discrepancy between the details shown and those by others are to be reported to the 
Client / Contract Administrator.

8. S/O dims to walls core finish

9. This drawing remains the copyright of twelve forty one limited /Company Number 
14250643.

3-06

1 : 50 @ A3

132
3BM

3BM-1301
PR.Front.GA.E

CB
CB

06/08/22
Pejman Ellis

Technical Design Coordination

3-01 09.02.2023 Planning Applicaiton MH
3-02 30.06.2023 Planning Update MH
3-03 26.07.2023 Planning Update CB
3-04 12.10.2023 GA for client's review CB
3-05 08.03.2024 Planning Variation- For Client's review CB
3-06 30.03.2024 Planning Variation Update CB

Ba
yn

es
 M

ew
s

Be
ls

iz
e 

Pa
rk

 M
ew

s

KEYPLAN

Approved Front Facade (2023/4925/P)

Proposed Front Facade - Proportions and elements
Diagram Proposed Facade - Proportions and elements 

Diagram Approved Front Facade (2023/4925/P) - 
Proportions and elements 

[1]

[1]

[3]

[3]

[5]

[5]

[6]

[6]

[7]

[7]

[4]

[4]

[4]

[4]

[2]

[2]

EX Ground Floor

FFL + 0

PR 01 Floor

FFL + 2516

PR 02 Floor

FFL + 5316

1 3 52 4

Existing Rooflight 

No 02No 04

New Heritage Windows - The 
same width as existing Height, 
slightly reduced to conceal the 
lowered floor slab.

Obscured Glass - to conceal 
floor slab behind.

Repair timber Garage doors. 

Enlarged timber entrance door 
to allow better accessibility 

Existing Brick work

Slate Roof tiles- Repair broken tiles to match existing

Black render cornice - to 
match existing

Repair of timber casing

3-04

0

REV Date Description
Do not scale from this drawing. All dimensions should be checked and confirmed on site before the 
commencement of work. All discrepancies must be reported. Subcontractors must verify all dimensions 
on site before making a shop drawing or commencing manufacturing. 
This drawing is subject to copyright. ©

twelve forty one limited 
1 Mentmore Terrace
London E8 3PN
t: +44. 07877261384

+44.07848168101
e: office@twelvefortyone.co.uk

Scale

Project

Drawn
Checked

Date

2.50m 5.0m

Client
Project Stage

Title
Drawing No.Rev.

Project No.BY

PRINT IN COLOUR

Key: 
Note: Revision clouds colours

Denotes 'changed / Revised' information
Denotes 'On hold / In abeyance' information

3-04

1 : 50 @ A3

132
3BM

3BM-1301
Proposed Front Elevation

CB
CB

06/08/22
Pejman Ellis

Planning

3-01 09.02.2023 Planning Applicaiton MH
3-02 30.06.2023 Planning Update MH
3-03 26.07.2023 Planning Update CB
3-04 15.11.2023 Planning Variation CB



1

1

AA

3

3

5

5

DD

CC

BB

2

2

B
1202

B
1202

A
1201

A
1201

4

4

Dormer skylightProposed roof light

roof ridge
+8.05

Boundary line

Bo
un

da
ry

 li
ne

Bo
un

da
ry

 li
ne

Existing Gutter

14 Belsize Park Mews 15 Belsize Park Mews

4 Baynes Mews 1-2 Baynes Mews

Proposed roof light

Proposed roof light

Existing Gutter

For Demolition

PHASE LEGEND

New Build

Existing

0

REV Date Description
Do not scale from this drawing. All dimensions should be checked and confirmed on site before the 
commencement of work. All discrepancies must be reported. Subcontractors must verify all dimensions 
on site before making a shop drawing or commencing manufacturing. 
This drawing is subject to copyright. ©

twelve forty one limited 
1 Mentmore Terrace
London E8 3PN
t: +44. 07877261384

+44.07848168101
e: office@twelvefortyone.co.uk

Scale

Project

Drawn
Checked

Date

2.50m 5.0m

Client
Project Stage

Title
Drawing No.Rev.

Project No.BY

PRINT IN COLOUR

Key: 
Note: Revision clouds colours

Denotes 'changed / Revised' information
Denotes 'On hold / In abeyance' information

GENERAL NOTES

1. This drawing must be read in conjunction with the specifications and all other relevant 
documentation and drawings from all consultants.

2. Do not scale from this Drawing or the Digital data, only figured dimensions are to be 
used. For Planning refer to a linear scale.

3. Except where indicated, Setting Out Dimensions are to Finished Floor (F.F.L), Structural 
Slab level (S.S.L.) or Top of Steel (T.O.S.).

4. Structure information is specified in structural engineer drawings only.

5. Where discrepancies are noted between the architectural, structural and services 
drawing, this is to be drawn to the attention of the architect immediately for resolution.

6. All materials and workmanship to comply with 'Approved Document 7' to support 
Regulation 7 2013 edition of the Building Regulations 2010.

7. The Contractor is to check all drawings for dimensional and co-ordination accuracy. Any 
discrepancy between the details shown and those by others are to be reported to the 
Client / Contract Administrator.

8. S/O dims to walls core finish

9. This drawing remains the copyright of twelve forty one limited /Company Number 
14250643.

3-06

1 : 50 @ A3

132
3BM

3BM-1104
PR.03.RF.GA.P

MH
MH

05/25/22
Pejman Ellis

Technical Design Coordination

3-01 09.02.2023 Planning Applicaiton MH
3-02 30.06.2023 Planning Update MH
3-03 26.07.2023 Planning Update CB
3-04 12.10.2023 GA for client's review CB
3-05 15.11.2023 Planning Variation CB
3-06 30.03.2024 Planning Variation Update CB

Ba
yn

es
 M

ew
s

Be
ls

iz
e 

Pa
rk

 M
ew

s

KEYPLAN

1

1

AA

3

3

5

5

DD

CC

BB

2

2

B
1202

No 02No 4

14 Belsize 
Park Mews

15 Belsize 
Park Mews

A
1201 4

4

4 Baynes Mews 1-2 Baynes Mews

Roof extetion

Roof Dormer

3-05

Existing 
Rooflight 
above

Existing 
Rooflight 
above

Existing 
Rooflight

New 
Rooflight 
above

0

REV Date Description
Do not scale from this drawing. All dimensions should be checked and confirmed on site before the 
commencement of work. All discrepancies must be reported. Subcontractors must verify all dimensions 
on site before making a shop drawing or commencing manufacturing. 
This drawing is subject to copyright. ©

twelve forty one limited 
1 Mentmore Terrace
London E8 3PN
t: +44. 07877261384

+44.07848168101
e: office@twelvefortyone.co.uk

Scale

Project

Drawn
Checked

Date

2.50m 5.0m

Client
Project Stage

Title
Drawing No.Rev.

Project No.BY

PRINT IN COLOUR

Key: 
Note: Revision clouds colours

Denotes 'changed / Revised' information
Denotes 'On hold / In abeyance' information

3-05

1 : 50 @ A3

132
3BM

3BM-1104
Proposed RF Plan

CB
CB+MH

05/25/22
Pejman Ellis

Planning

3-01 09.02.2023 Planning Applicaiton MH
3-02 30.06.2023 Planning Update MH
3-03 26.07.2023 Planning Update CB
3-04 15.11.2023 Planning Variation CB
3-05 15.11.2023 Planning Variation CB

1

1

AA

3

3

5

5

DD

CC

BB

2

2 B

B
1202

14 Belsize 
Park Mews

15 Belsize 
Park Mews

2m ceiling height line 

1.5m ceiling height line 

A
1201

Bathroom

Loft Room

Stairs

Low Ceiling Area

Ex
ist

in
g 

C
hi

m
ne

y 
En

cl
os

ur
e

Ex
ist

in
g 

C
hi

m
ne

y 
En

cl
os

ur
e

Sloping Roof

4

4

4 Baynes Mews 1-2 Baynes Mews

Home Office

Existing 
Rooflight 
above

2m ceiling height line 

1.5m ceiling height line 

Existing 
Rooflight 
above

Existing 
Rooflight

3-04

New 
Rooflight 
above

0

REV Date Description
Do not scale from this drawing. All dimensions should be checked and confirmed on site before the 
commencement of work. All discrepancies must be reported. Subcontractors must verify all dimensions 
on site before making a shop drawing or commencing manufacturing. 
This drawing is subject to copyright. ©

twelve forty one limited 
1 Mentmore Terrace
London E8 3PN
t: +44. 07877261384

+44.07848168101
e: office@twelvefortyone.co.uk

Scale

Project

Drawn
Checked

Date

2.50m 5.0m

Client
Project Stage

Title
Drawing No.Rev.

Project No.BY

PRINT IN COLOUR

Key: 
Note: Revision clouds colours

Denotes 'changed / Revised' information
Denotes 'On hold / In abeyance' information

3-05

1 : 50 @ A3

132
3BM

3BM-1103
Proposed SF Plan

CB
CB+MH

06/01/22
Pejman Ellis

Planning

3-01 09.02.2023 Planning Applicaiton MH
3-02 30.06.2023 Planning Update MH
3-04 12.10.2023 GA for client's review CB
3-05 15.11.2023 Planning Variation CB

1

1

AA

3

3

5

5

DD

CC

BB

2

2

B
1202

B
1202

A
1201

A
1201

Bathroom

Loft Room

Stairs

Low Ceiling Area

Sloping Roof

4

4

14 Belsize Park Mews 15 Belsize Park Mews

+5.32

Boundary line

Bo
un

da
ry

 li
ne

Bo
un

da
ry

 li
ne

Sloping Roof

14 Belsize Park Mews 15 Belsize Park Mews

4 Baynes Mews 1-2 Baynes Mews

Proposed roof light above

Proposed roof light above

Proposed roof light above

Dormer roof light above

For Demolition

PHASE LEGEND

New Build

Existing

00

REV Date Description
Do not scale from this drawing. All dimensions should be checked and confirmed on site before the 
commencement of work. All discrepancies must be reported. Subcontractors must verify all dimensions 
on site before making a shop drawing or commencing manufacturing. 
This drawing is subject to copyright. ©

twelve forty one limited 
1 Mentmore Terrace
London E8 3PN
t: +44. 07877261384

+44.07848168101
e: office@twelvefortyone.co.uk

Scale

Project

Drawn
Checked

Date

2.50m 5.0m5.00m 10.0m

Client
Project Stage

Title
Drawing No.Rev.

Project No.BY

PRINT IN COLOUR

Key: 
Note: Revision clouds colours

Denotes 'changed / Revised' information
Denotes 'On hold / In abeyance' information

GENERAL NOTES

1. This drawing must be read in conjunction with the specifications and all other relevant 
documentation and drawings from all consultants.

2. Do not scale from this Drawing or the Digital data, only figured dimensions are to be 
used. For Planning refer to a linear scale.

3. Except where indicated, Setting Out Dimensions are to Finished Floor (F.F.L), Structural 
Slab level (S.S.L.) or Top of Steel (T.O.S.).

4. Structure information is specified in structural engineer drawings only.

5. Where discrepancies are noted between the architectural, structural and services 
drawing, this is to be drawn to the attention of the architect immediately for resolution.

6. All materials and workmanship to comply with 'Approved Document 7' to support 
Regulation 7 2013 edition of the Building Regulations 2010.

7. The Contractor is to check all drawings for dimensional and co-ordination accuracy. Any 
discrepancy between the details shown and those by others are to be reported to the 
Client / Contract Administrator.

8. S/O dims to walls core finish

9. This drawing remains the copyright of twelve forty one limited /Company Number 
14250643.

3-06

1 : 50 @ A3

132
3BM

3BM-1103
PR.02FF.GA.P

MH
MH

06/01/22
Pejman Ellis

Technical Design Coordination

Ba
yn

es
 M

ew
s

Be
ls

iz
e 

Pa
rk

 M
ew

s

KEYPLAN

3-01 09.02.2023 Planning Applicaiton MH
3-02 30.06.2023 Planning Update MH
3-04 12.10.2023 GA for client's review CB
3-05 15.11.2023 Planning Variation CB
3-06 30.03.2024 Planning Variation Update CB

8
1 April 2024
3 Baynes Mews, London, NW3 5BH 

twelve forty one limited
Registered in England and Wales  
Company Number 14250643

e: office@twelvefortyone.co.uk
t: +44.07877261384 
    +44.07848168101

twelvefortyone.co.uk 1 mentmore terrace 
london e8 3pn

Minor Material Amendments

3.0 Design Proposals
3.2 Changes to the roof skylights

The approved design ( 2023/4925/P ) included a rear roof dormer to maximise the usable 
space within the loft area. This dormer featured a single roof light at the top, allowing 
natural light into the loft. No windows were included in the design to mitigate any potential 
overlooking concerns with neighbouring properties. 
 
The current proposal suggests modifications to the existing pitched roof skylights to 
enhance natural light and ventilation in the loft while preserving the roof slope angle. The 
design involves replacing the five existing roof lights with three new ones that are compliant 
with building regulations and energy efficiency standards. 
 
The first proposed skylight [1] replaces the two existing ones [A&B] above the staircase, 
providing ventilation and light into the stairwell, with no possibility for anyone to overlook 
outside. 
 
The second proposed skylight [2] replaces the existing one [C] in the exact location 
but is slightly larger to accommodate Vulex sizes and optimise light and air in the space. 
Though visible from Baynes Mews Street, it maintains the roof’s materiality and character, 
remaining not very noticeable from surrounding areas. 
 
The third proposed skylight [3] mirrors the second one and replaces two existing skylights 
[D&E]. Positioned on the roof’s rear side, it facilitates air circulation within the loft space. 
Its placement and angle in the roof minimise any potential overlooking of neighbouring 
properties. 
 
All three proposed skylights are designed to maintain the existing roof aesthetics. They 
feature slim black exterior profiles and seamless glass-to-edge fittings. Their near-flush 
installation ensures they blend seamlessly into the roofing material, preserving the original 
character of the building. Their positioning takes into consideration the roof’s form and 
other architectural elements as well as ensures a consistent rhythm throughout the roof 
design. 

[1]

[2]

[3]

[A]

[B]

[C]

[D]

[E]

[1]

[2]

[3]

[A]

[B]

[C]

[D]

[E]

Approved Roof Plan (2023/4925/P)

Proposed Roof Plan

Approved Loft Plan (2023/4925/P)

Proposed Loft Plan
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Minor Material Amendments

4.0 Summary 
We believe the suggested minor material amendments to application Ref: 2023/1043/P are 
considered minor and insignificant. 
 
The purpose of the proposal is to enhance the thermal and sound insulation as well as 
provide better ventilation to the liveable space within the house, as designed under the 
original application. 

The proposed front facade will match the appearance of the neighbouring properties in the 
street.  
 
The proposed changes do not vary significantly from the initial application description. We 
hope these amendments achieve the optimal outcome for the applicant while respecting 
the integrity of the original application and the neighbouring properties.
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Appendix A — Drawing Register 

Drawing Nr. Scale / Format Title

1103 1:50 / A3 Approved as consented Second 
Floor

1103 1:50 / A3 Proposed Second Floor

1104 1:50 / A3 Approved as consented Roof Floor

1104 1:50 / A3 Proposed Roof Floor

1301 1:50 / A3 Approved as consented Front 
Elevation

1301 1:50 / A3 Front Elevation

1302 1:50 / A3 Approved as consented Rear 
Elevation

1302 1:50 / A3 Rear Elevation


