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1. INTRODUCTION 

1.1 Pegasus Planning Group are instructed on behalf of Starbucks Coffee (UK) Ltd to 

submit a planning application for the change of use of the premises at Lock Keepers 

Cottage, 289 Camden High Street from a Canal Information Centre (CIC) to a Canal 

Information Centre and Coffee Shop (sui generis).  The submission of this application 

follows the withdrawal of an earlier application, (App. No. 2012/1674/NEW) in April 

2012, prior to its determination.  

1.2 Starbucks Coffee (UK) Ltd have been operating a Coffee Shop within the CIC at the 

application site since 2002, following them signing a 15 year lease for the property on 

27 July 2002.  This Statement supports Starbucks’ application to operate a continued 

mixed CIC/Coffee Shop use from the building, as they have done so for the last 10 

years (but with future adaptation to conform more closely to the original aspirations 

for the building, as per the S106 Agreement between Suffolk Wharf Limited and L B 

Camden, dated 15 March 1999).   

1.3 The application follows the granting of an associated Listed Building Consent 

application, (application ref: 2012/0014/L), for internal works to the building, by virtue 

of Decision Notice dated 30 March 2012.  These works have not yet been 

undertaken.    

1.4 Starbucks Coffee operates over 500 stores throughout the UK and are an 

established High Street trader. Typically, they trade as mixed Class A1/A3 with a 

significant portion of the mix trading as Class A1 due to the fact that the stores 

primarily serve hot and cold drinks and cold food for take-away.  

1.5 This store at Lock Keepers Cottage would represent a ‘one-off’ scenario, whereby 

the Coffee Shop is trading alongside a CIC, with bespoke measures in the layout and 

management of the building that will not be reflected anywhere else in Starbucks’ 

portfolio.  It is an unique partnership between the landlord (Canal & River Trust) and 

Starbucks, with active input and involvement from the local community to ensure the 

future active use of this listed building within Camden.  

 

Consultation 

1.6 The application has now been amended in terms of its ‘description of development’, 

the proposed layout of the building, and its future management regime.   
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1.7 The submission of the application also follows detailed discussions and negotiations 

with London Borough of Camden, the landlord (Canal & River Trust) and local 

interest groups in terms of providing the necessary information and evidence 

alongside the application to justify its planning merits and appropriateness.  Listed 

below are those meetings and discussions that the applicant and/or their advisors 

have been involved in leading up to the submission of this planning application:- 

 
 

Lock Keepers Cottage, Suffolk Wharf, Camden 
 

Schedule of Meetings 
 

  
Date 

 

 
Time 

 
Venue 

 
Meeting with local Stakeholders 
 

 
23 April 2012 

 
1800 

 
On site 

 
Meeting with London Borough of 
Camden (Planning)  
 

 
18 June 2012 

 
1200 

 
Argyle Street 
 

 
Meeting with Camden Town 
Unlimited  
 

 
28 June 2012 

 
1100 

 
On site 

 
Meeting with Regent’s Canal 
Conservation Committee  
 

 
9 July 2012 

 
1700 

 
On site 
 

 
Meeting with London Borough of 
Camden (Planning and Tourism 
Officers) 
 

 
14 August 2012 

 
1400 

 
Argyle Street 

 
Meeting with local Stakeholders 

 
15 August 2012 

 
1400 

 
On site 
 

 
Meeting with Canal & River Trust 

 
19 September 2012 

 
1400 

 
On site 
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2. SITE HISTORY  

2.1 Starbucks occupied the former Lock Keepers Cottage in 2002 after the unit was 

formerly occupied by Soho Coffee, in association with the CIC, and having regard to 

the terms of the 15 March 1999 S106 Agreement.  Soho only operated the Coffee 

Shop within the CIC for less than 2 years, before the building became vacant and 

Starbucks took over the Coffee Shop element of the operation. 

2.2 As indicated a Section 106 agreement was signed in March 1999 between the land 

owners (Suffolk Wharf Ltd) and the London Borough of Camden restricting the usage 

of the premises, stating that 51% of the usable floor space should be laid out as a 

Canal Information Centre. The remaining floor space (49%) could be treated as 

ancillary, and was subsequently taken by Starbucks to operate a coffee shop. 

2.3 Clause 2.7 of the S106 refers to the ‘Canal Information Centre’ to be operated from 

the Lock Keepers Cottage and the need to provide information to the members of the 

public about the current operation and history of the Regent Canal and the 

application site.  

2.4 The practical day to day operation of the coffee shop element of the premises has 

blurred the balance between Canal Information Centre and coffee shop; the exact 

differentiation between uses is not clearly defined in terms of floorspace, but in the 

future, and as a result of this application, the intention is for the 2 uses to sit 

comfortably ‘in tandem’ alongside each other so that both are equally apparent.  

2.5 A deed of variation to the existing S106 Agreement will be prepared by Starbucks’ 

solicitors to remove certain wording and allow for the CIC and Coffee Shop use to 

operate from the whole site and therefore regularise the planning position.  

2.6 A copy of the Section 106 agreement attached to planning application PE9700702R3 

is provided at Appendix 1. 

APPENDIX 1 – SECTION 106 (PE9700702R3) DATED MARCH 1999 
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3. THE PROPOSAL 

3.1 The proposal is for planning permission for a change of use of Lock Keepers 

Cottage, 289 Camden High Street, from a Canal Information Centre (CIC) (with 

ancillary Coffee Shop/Cafe) to a mixed CIC and Coffee Shop (sui generis). 

3.2 A deed of variation to the S106 agreement will be required to vary the wording of the 

original S106 insofar as it relates to Lock Keepers Cottage, and currently imposes 

certain requirements that are not being complied with. 

3.3 The proposal seeks permission for Starbucks to occupy Lock Keepers Cottage, in 

association with the CIC, but affording both uses a degree of flexibility in the internal 

layout of the building.  

3.4 The proposal is mindful of the Lock Keepers Cottage’s place in Camden’s historic 

environment and the value of the information displayed within the store with regard to 

the historic operation of Camden Lock.  The planning permission can be tied, by 

condition, to a layout plan and a management plan that requires both uses to operate 

within certain confines, whilst allowing a degree of flexibility for minor amendments to 

the layout or operational regime.   
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4. THE SITE 

4.1 Lock Keepers Cottage is situated at 289 Camden High Street, within Camden Town 

Centre. 

4.2 The Lock Keepers Cottage is Grade ll Listed and is located within the Regent’s Canal 

Conservation Area.  

4.3 Historically the site was used as a working industrial building, being the base from 

which Camden Lock on the Regent’s Canal was operated.  Since 2002, the site has 

been operating as the Canal Information Centre with Starbucks operating the Coffee 

Shop element of the use.  

 

Photo 1 – Lock Keepers Cottage from Camden High Street 

 

Photo 2 – Entrance and outdoor seating area 
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4.4 The existing internal layout is shown in drg. no. SU11 that accompanies this 

application. The below photos show the existing internal situation within the premise:   

 

Photo 3 – Wall Displays 

 

Photo 4 – Coffee Shop Servery 

4.5 The photos and layout plan clearly show the sui generis operation of the premises 

where the use of the premises as a Coffee Shop takes place alongside with the 

Canal Information Centre use, but not in strict conformity with the 1999 S106 

Agreement.  Information relating to the history of Camden, the Regent’s Canal and 

the Lock Keepers Cottage, is currently displayed on internal walls, whilst the internal 

seating is for the Coffee Shop, which is generally situated to the rear of the building 

at ground floor level. 
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5. PLANNING HISTORY 

5.1 The application site has a history of planning permission and Listed Building 

Consents relating to the past operation of Starbucks from Lock Keepers Cottage.  

Applications include:  

Application refs: 2003/2097/L & 2003/2098/A 

5.2 The above applications for display of fasica signage were granted in November 2003.  

Application refs: 2003/3646/A & 2003/3647/L  

5.3 The above applications were granted in February 2004 for the display of non-

illuminated projecting signage at Lock Keepers Cottage. 

Application refs: 2007/2769/L & 2007/2770/L  

5.4 Permission granted in July 2007 for the installation of one non-illuminated fascia sign 

to front elevation of retail shop (Class A1).  

Application ref: 2011/1647/A 

5.5 Advertisement consent was part granted for display of externally illuminated light 

fixtures to front and rear elevation and 1x externally illuminated fascia sign at rear 

elevation of shop (Class A1). 

Application ref: 2012/0014/L 

5.6 Application for Listed Building Consent to remove a section of internal wall was 

granted on 30 March 2012.  
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6. PLANNING POLICY  

6.1 This section of the Planning Statement considers the national planning context and 

policies set down in the Camden Core Strategy and Camden Development Policies 

document. Supplementary Camden Planning Guidance is also considered.  

National Planning Policy Guidance  

National Planning Policy Framework (March 2012) 

6.2 The NPPF states that there should be a presumption in favour of sustainable 

development. Paragraph 14 confirms that: 

“At the heart of the National Planning Policy Framework is a 

presumption in favour of sustainable development, which should be 

seen as a golden thread running through both plan-making and 

decision-taking. 

 

For decision-taking this mean:  

- approving development proposals that accord with the 

 development plan without delay; and  

- where the development plan is absent, silent or relevant 

 policies are out-of-date, granting permission unless:  

 - any adverse impacts of doing so would significantly 

  and demonstrably outweigh the benefits, when 

  assessed against the policies in this Framework 

  taken as a whole; or  

 - specific policies in this Framework indicate 

  development should be restricted.” 

6.3 Paragraph 17 sets down the Core Planning Principles, which include that: 

 Planning should proactively drive and support the development that this 

country needs. Every effort should be made to identify and meet business 

and development needs of an area, and respond positively to wider 

opportunities for growth. 

 Planning policies and decisions should make efficient use of land and 

promote mixed use developments that create more vibrant places. 
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6.4 In accordance with para 18 of the NPPF, the Government is committed to securing 

economic growth in order to create jobs and prosperity, and accordingly the 

Government is committed to ensuring that the planning system does all it can to 

support sustainable economic growth (para 19). 

6.5 Para 21 requires future investment in business to not be over burdened by the 

combined requirements of planning policy expectations, and instead the planning 

should do all it can to support existing business sectors. 

6.6 In terms of promoting healthy communities, para 69 requires all sections of the 

community to involved in planning decisions with a view to facilitating social 

interaction and creating healthy inclusive communities. 

6.7 Accordingly, opportunities should be created whereby members of the community 

can meet with each other (where they may not necessarily come into contact). 

6.8 In order to ensure that the needs of the community are met, planning decisions 

should be taken which guard against the unnecessary loss of valued facilities and 

services, particularly where this would reduce the community’s ability to meet its day 

to day needs (para 70). 

6.9 Given the building’s listed status, policy guidance relating to conservation of ‘heritage 

assets’ within the NPPF is directly relevant. 

6.10 Development proposals should be encouraged where they would lead to less than 

substantial harm to the significance of a ‘designated heritage asset’, particularly 

where any such harm should be weighed against the public benefits of the proposal, 

including securing its optimum viable use, (para 134). 

Local Plan 

(i) Camden Core Strategy (November 2010)  

6.11 Camden Core Strategy was adopted in November 2010 and replaced the Camden 

Unitary Development Plan. The Core Strategy sets out strategic level policy intended 

to inform development within the Borough for the plan period up to 2026.  
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6.12 Policy CS7 seeks to promote Camden’s centres and shops. The policy sets the 

strategic objective of promoting successful and vibrant centres throughout the 

borough by providing, ‘a range of shops, services, food, drink and entertainment and 

other suitable uses to provide variety, vibrancy and choice.’  

Camden Development Policies Document (November 2010)  

6.13 Policy DP12 states that, ‘the Council will ensure that the development of shopping, 

services, food, drink, entertainment and other town centre uses does not cause harm 

to the character function, vitality and viability of a centre. Provisions are made within 

the Policy in order to achieve these aims. These include: 

i. The effect of non-retail development on shopping provision and the character 
of the centre in which it is located; and 

ii. The cumulative impact of food, drink and entertainment uses taking into 
account the number and distribution of existing uses. 

6.14 The accompanying wording to this policy states that food and drink uses can add to 

the vitality and vibrancy of Camden’s centres and local areas. The Council will seek 

to guide such uses to locations where their impact can be minimised. When 

assessing proposals for these uses the Council will seek to protect the character and 

function of the Borough’s Town Centres.  

6.15 Policy DP25 addresses conserving Camden’s heritage. The policy relates to 

development within Conservation Areas and Listed Buildings. In order to maintain the 

character of the Regent’s Canal Conservation Area the Council will only permit 

development that preserves and enhances the character and appearance of the 

area. With regard to Listed Buildings, changes of use will only be granted where it is 

considered that no harm would be caused to the special interest of the building.  

Camden Planning Guidance 5 (2011) 

6.16 CPG 5 relates to Town Centres, Retail and Employment in the Borough. The 

document designates Lock Keepers Cottage as within the Core North Shop 

Frontage. Accompanying text states that the Council ‘will not grant planning 

permission for development which results in the number of ground floor premises in 

retail falling below 50% within Core Shopping Frontages.’   
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6.17 This application acknowledges that retails uses will be protected along Core 

Shopping Frontages and that the net loss of Class A1 will be resisted. The exception 

to this will be where the Council considered that such a loss will not cause harm to 

the character, function, vitality and viability of the centre.   
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7. PLANNING ASSESSMENT 

7.1 Having reviewed the up-to-date and relevant planning policy at both national and 

local level, the key issues in the determination of this application are as follows: 

i. Whether the principle of the development is acceptable;  

ii. Is the layout of the building acceptable? 

iii. Whether the Proposal could contribute to the vitality and viability of the retail 

area; 

iv. Would the proposal have a positive effect on the shopping environment of 

the area; and 

v. The implications of Starbucks’ occupancy on the continuing stewardship of 

the Canal Information Centre and the Listed Building heritage asset. 

(i) Whether the principle of the development is acceptable  

7.2 The existing Canal Information Centre and Coffee Shop have operated at the site for 

10 years, and are arguably lawful in planning terms. 

7.3 The Canal Information Centre and Coffee Shop have operated alongside each other 

for a sustained period of time without any cause for complaint or a grievance from 

any third party. 

7.4 The Canal Information Centre performs a clear function in terms of its contribution to 

the local tourism economy, although there is significant scope for improvement. 

7.5 Starbucks operate an extremely successful and popular Coffee Shop within the 

building, and have done so since 2002. 

7.6 Both uses have a clear role to play in terms of providing a service to the local 

resident population, as well as visitors to Camden Lock, and further in securing the 

future and viable continued operation of this well known listed building. 

7.7 Notwithstanding the above, the two uses are clearly taking place within the building 

not in full accordance with the obligations as set down within the original Section 106 

Agreement (dated 15 March 1999). 
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7.8 There is no clear division, in floor space terms, between the area of the building 

acting as a Canal Information Centre, and that area which is considered ancillary and 

which can be lawfully laid out as a Coffee Shop or Cafe. 

7.9 Further, and as required by the Section 106 Agreement, an Information Centre 

Management Plan, setting out full details of how the Canal Information Centre would 

operate has never been submitted and accepted by the Council, as required by the 

Section 106 Agreement. 

7.10 The purpose of this planning application is to regularise matters from a planning 

perspective, such that both uses can continue to operate, albeit in an amended 

fashion and in accordance with a revised site layout, such that the general objectives 

of the Section 106 Agreement are still secured, but which will allow the Coffee Shop 

to not only operate, but fund the future and continued operation of the Canal 

Information Centre within the listed building. 

7.11 The application is now accompanied by a Ground Floor Layout Plan that shows the 

future intended layout for the CIC and Coffee Shop (including scope for the removal 

of the partition wall in accordance with the Listed Building Consent (Ref : 

2012/0014/L), and which can be referred to as an approved planning drawing and/or 

by planning condition. 

APPENDIX 2 – GROUND FLOOR LAYOUT PLAN (DRG. NO. BRS.0102_03-1) 

7.12 Further, and to rectify matters that have not been agreed previously, a Management 

Plan has been prepared and discussed with London Borough of Camden, the 

landlords (Canal & River Trust) and various interested parties with a view to setting 

down measures that will prescribe and define the manner and means by which the 

two uses can take place alongside each other within the building. 

7.13 The Management Plan is submitted as a separate document alongside the 

application, and can be referred to in any Deed of Variation to the original Section 

106 Agreement.  

(ii) Is the layout of the building acceptable? 

7.14 There are clear constraints upon how the building can be laid out with a view to 

accommodating both the CIC and the Coffee Shop. 
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7.15 Numerous discussions have taken place with the Planning Authority and the landlord 

with a view to ensuring that both uses are acceptably accommodated. 

7.16 There is a clear balance to be met between ensuring that the tourism and Coffee 

Shop use are both effectively represented, while still ensuring that there is a 

commercial operation in existence that can facilitate and fund both uses taking place. 

7.17 The intention of the amended layout is to ensure that persons entering the building, 

for whatever purpose are not deterred from visiting as a result of the other use, i.e. 

visitors to the CIC should not be deterred from entering as a result of persons 

perhaps queuing specifically for the Coffee Shop element of the use. 

7.18 There is an overriding requirement to ensure that the Coffee Shop servery stays in its 

existing position, and Starbucks have accepted a number of concessions to the size 

and layout of the servery, given the size of the building, (for instance there are no 

crockery washing facilities and all coffee is served in paper cups). 

7.19 The layout of the store has been amended close to the entrance to minimise any 

seating here, and to ensure that there is a clear impression and representation of the 

CIC as soon as you enter the building. 

7.20 The permitted removal of the partition wall, (App. No. 2012/0014/L), allows for much 

better vision into the internal space at ground floor level, thereby attracting all visitors 

and users in a more inviting manner. 

7.21 The reopening of the window on the building’s west elevation, not only represents a 

heritage gain, but will allow significantly more light into the rear seating and display 

area, thereby the daylight into the rear seating and display area thereby improving 

this as public floor space. 

7.22 The improved and intended signage measures on the building’s eastern elevation, 

and as referred to in the Management Plan, will provide a much greater presence for 

the CIC for visitors passing by on Camden High Street. 

7.23 There is a continued desire for a single entrance point into the building, although 

following discussions with the Planning Authority, consideration has been given to 

the introduction of a pedestrian entrance, solely to the CIC on the building’s northern 

elevation and adjacent to the Regent’s Canal. 
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7.24 A copy of the communication and response from Starbucks (as retail operators) is 

included as Appendix 3. 

APPENDIX 3 – EMAIL RESPONSE FROM STARBUCKS (RETAIL) IN RESPECT OF 

INTRODUCTION OF SECONDARY ENTRANCE 

7.25 The layout of the building as now proposed as part of the application represents clear 

means by which the priority will be afforded to both the CIC and the Coffee Shop use, 

such that both can closely co-exist alongside each other in a fashion that ensures 

one does not dominate the other. 

7.26 There are layout measures introduced into this relatively small building that 

Starbucks have not incorporated into any other store within the UK, but which are 

bespoke to the Lock Keepers Cottage as a reflection of its part operation as the CIC. 

7.27 Starbucks, in conjunction with local interest groups have already committed to 

preparing design material that sets out their intent, in the event of planning 

permission being granted, and which clearly illustrate the means by which wall 

graphics, furniture and artefacts will be, to a large degree, bespoke for this store 

(given the existence of the CIC).  A copy of the Design Presentation is included as 

Appendix 4. 

APPENDIX 4 – DESIGN PRESENTATION FOR CAMDEN LOCK KEEPERS COTTAGE / 

CANAL INFORMATION CENTRE 

7.28 Further, and as a result of ongoing discussions with local interest groups, ideas for 

themes for the wall displays can be further elaborated and developed, and have been 

put forward.  Whilst only draft ideas, they form the basis of a document that can be 

further developed as a guide to informing the wall displays for the CIC (required to 

discharge the relevant condition on any planning permission).  A copy of the Themes 

Document is included as Appendix 5. 

APPENDIX 5 – THEMES DOCUMENT FOR REGENT’S CANAL INFORMATION CENTRE 

(RCIC)  
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(iii) Whether the proposal would contribute to the vitality, viability and amenity of 

Camden Town Centre  

7.29 The proposed use as a CIC and Coffee Shop will maintain and continue to contribute 

to the character and function of Camden Town Centre. It is considered that the 

location of the premises, and the service it will provide, will contribute to the quality of 

amenities and services available in the immediate vicinity of the premises and 

complement existing shops and services within Camden Town Centre.  Both the CIC 

and Coffee Shop have roles to play in terms of attracting customers to this part of 

Camden, and in particular to Lock Keepers Cottage.  

7.30 The proposal is for a mixed use, which is open during the day and into the early 

evening. There will be no late night opening of the site with opening hours 7am – 

9pm, 7 days a week.  As such, given that the site is located within a predominantly 

commercial retail area, it is considered that the proposed mixed use Class A1/A3 is 

entirely acceptable in terms of vitality, viability and amenity.  

(iv) Would the proposal have a positive effect on the shopping environment of the 

area 

7.31 The provision of a mixed use CIC and Coffee Shop use (sui generis) at the 

application site would represent a reduction in the amount of Class A1 shopping 

floorspace within Camden Town Centre, the majority of the surrounding units remain 

in Class A1 usage, predominantly as clothing shops.  

7.32 The frontage in which the application site is located runs from the Lock Keepers 

Cottage to the junction with Jamestown Road. A desk based study reveals 10 units 

(including the application site) within this frontage. At least 5 of these sites are in use 

as Class A1 operators.  

7.33 A change of use at the subject site would continue to ensure that at least 5 of the 

units would remain in Class A1 use, in accordance with the 50% threshold set out in 

Camden Planning Guidance note 5.  

7.34 As such, the proposed change of use would firstly not change the ‘existing structure’ 

as there is no net loss of Class A1 use, and would further not have an unacceptable 

impact on this part of the Core Shopping Frontage, as the number of non-retail units 

would not exceed maximum levels set out in Camden Planning Guidance.   
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7.35 Furthermore, the application site is situated on the periphery of the Core Frontage, 

being a stand-alone, detached unit on the edge of the frontage and set well back 

from the main shopping frontage.  It is, in effect, a ‘destination unit’ which people 

have to make a minor detour to visit.  

7.36 It should also be considered that Starbucks have been operating a coffee shop from 

the application site since 2002. As such the Coffee Shop has become an established 

destination on Camden High Street, attracting both passing trade and as a 

destination for customers. This use clearly complements the retail function of the 

surrounding area and also acts as a popular ‘stopping point’ for refreshments for 

visitors to the CIC.  This contribution should be taken into account in the 

determination of this application.  

7.37 The use is well established, served by necessary facilities to deal with refuse, noise, 

operating hours, etc and the use can effectively continue without causing any undue 

harm on the amenity of nearby residential properties.  

7.38 The Coffee Shop will attract high levels of footfall on a par with nearby retail uses and 

will function as a complementary and acceptable use in the core  frontage. The aims 

and objectives of Shopping Policies DP12 and CS7 can be maintained given the 

Class A1 elements of the proposal.   

(v) The implications of Starbucks’s occupancy on the continuing stewardship of  the 

Canal Information Centre and the Listed Building heritage asset. 

7.39 As previously detailed in this Statement, the proposal site is a Grade ll Listed 

Building. This change of use application will accord with Paras 131 and 134 of the 

NPPF and with Development Management Policy DP25 by virtue of preserving the 

external and internal appearance of the Listed Building (no external alterations form 

part of this proposal) and the continued stewardship of the building.  

7.40 It is mutually beneficial to the landlords (Canal & River Trust), to Starbucks and the 

quality of Lock Keepers Cottage to maintain the character and quality of the building 

and a significant amount of investment in the upkeep and maintenance of the 

building will continue to take place in the coming years, (particularly as granting of 

planning permission will secure the granting of the extension to the existing lease 

which terminates in 2017). 
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7.41 Accordingly, Starbucks’ long term commitment to the unit will ensure the continued 

stewardship of this valuable heritage asset and will maintain the quality of this 

prominent townscape feature. The proposal is therefore fully supportive of the 

objectives of the NPPF. 
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8. CONCLUSIONS  

8.1 The planning application is for a mixed CIC and Coffee Shop within the Lock Keepers 

Cottage.  The two uses will both take place to significant degrees to warrant the 

granting of a mixed use (sui generis). 

8.2 The need for this application arises from the departure of the original terms of the 

1999 S106 Agreement, which has taken place for the last 10 years, since Starbucks’ 

partial occupation of the building in 2002.  This application intends to regularise 

matters from a layout and operational perspective to guarantee the future 

continuation of the CIC and a Coffee Shop (for the medium to long term this being 

Starbucks) within the building.  

8.3 Starbucks welcomes the opportunity to maintain and manage (in association with 

other interested parties and in accordance with the Management Plan), the CIC 

element of the premises. This information has always proved of interest to customers 

(but is clearly subject to improvement) and Starbucks are aware of the historic value 

of the Lock Keepers Cottage within the area of the Regent’s Canal, and wish to 

maintain this function of the unit.  

8.4 The Statement has demonstrated that the Coffee Shop element of the overall use 

retains a significant element of Class A1 use through the retail display, the sale of 

merchandise and the sale of coffee and sandwiches for take-away purposes, 

reflective of the site’s location within a defined primary retail frontage. 

8.5 The proposal will not lead to any domination of non-Class A1 uses within this section 

of the Core Shopping Frontage or Camden Town Centre. The proposal is judged to 

be compliant with the Local Plan Policy in this instance, according with criteria set out 

in Policies CS7, DP12 and DP25. 

8.6 The continuing use of the unit as a CIC and Coffee shop will contribute to the 

vibrancy and vitality of this area, maintaining the over arching strategic objectives of 

the NPPF and the Camden Core Strategy to maintain and enhance the vitality and 

viability of existing Town Centres, as well as ‘designated heritage assets’.  
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SECTION 106 (PE9700702R3) DATED MARCH 1999 
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APPENDIX 2 
 

GROUND FLOOR LAYOUT PLAN (DRG. NO. BRS.0102_03-1) 
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APPENDIX 3 
 

EMAIL RESPONSE FROM STARBUCKS (RETAIL) IN 
RESPECT OF INTRODUCTION OF SECONDARY ENTRANCE 
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APPENDIX 4 
 

DESIGN PRESENTATION FOR CAMDEN LOCK KEEPERS 
COTTAGE/CANAL INFORMATION CENTRE 
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APPENDIX 5 
 

THEMES DOCUMENT FOR REGENT’S CANAL 
INFORMATION CENTRE (RCIC) 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 



Regent’s Canal Information Centre (RCIC) 

1. Space available 
 
The general plan of Starbucks/RCIC, after removal of the south partition and the 
opening of the west window, is shown in the plan below. The serving counter and 
tables have been omitted for clarity. 
 

 
 
The west end of the building is reserved for canal information. This includes the 
western part of the south wall, the west wall and the western end of the north wall. 
The themes proposed for these walls are shown on the plan and described further in 
the following sections. 

The eastern end of the south wall, opposite the serving counter, is reserved for 
information on Camden and this part will be used by Starbucks. 

2. The Waterways Network 
 
The Regent's Canal forms part of a 2,000 mile network that spans the whole country. 
The wall backing onto the store room and part of the south wall would be devoted to 
this theme and include: 

• A map of the network 

• The main organisations involved, their contact details and websites 

• Canal activities 



3. The Regent’s Canal from Paddington Basin to Limehouse 
 
The southern half of the west wall would be devoted to the Regent’s Canal as a 
whole.  

The idea of a large map of the canal stretching throughout the building, wrapping 
across or around the windows, is an attractive one. However, this may not be 
achievable, given the limited space above the windows. The need for a map 
remains, but it may have to be more schematic if it is to be contained within this 
space. 

The aim would be to create an eye-catching colourful map that is informative yet 
uncluttered. Features of particular interest can be enlarged and highlighted in 
bubbles or by other means. 

4. Camden Lock 
 
The north side of the west wall would have Camden Lock as its theme. There would 
be a sign “Welcome to the Lock Keeper’s Cottage” at the head of the display. 

The display would include the following: 

• A visually attractive schematic map showing the main features, both 
heritage and more recent, in the canal reach from the railway bridge to 
Kentish Town Lock 

• Information on the Lock Keeper’s Cottage 

• Boat trips and other activities on the canal. 

Owing to the limited space available, there would be a note referring visitors to the 
electronic display (and possibly flip books and websites) for further information.  

5. How a lock works 
 
The western window of the north wall looks out onto Hampstead Road Lock. This is 
an appropriate location for a wall panel that illustrates how a lock works. 

The opposite side of the window could explain the scars on the roving bridge cast 
iron parapet, caused by the operation of the locks during the horse-drawn era. 
Alternatively there could be a canal noticeboard in this space. 

6. Electronic display 
 
Given the limitations on wall space and the desire to avoid cluttering the walls with 
too much information, it is proposed that much of the information of interest to 
visitors be displayed on a screen in the form of an automated changing display of 
“storyboards”, each relating to a theme or feature associated with the Regent’s 
Canal.  

A storyboard would include an image and text, and may include animation. The 
contents of the storyboards can change over time and they can be rotated and 



replaced quite easily. Typically there could be some 30 storyboards, automatically 
rotated at 15-20 second intervals. Two examples of storyboards are shown at the end 
of this document.  

7. Leaflet rack 
 
The leaflet rack would provide visitors with additional information on societies 
concerned with canals and inland waterways, activities such as boat trips, the 
London Canal Museum, canal walks, etc.  

A further possibility in this area is one or more laminated flip books, chained to the 
wall. These would suit visitors who want to read about things in more detail and at 
their own pace. 

8. Murals 
 
The aim for murals, maps and other information, is that every word should be 
readable from the centre of the seating area. If this is impractical, then at least every 
heading should be readable from the centre. If people are interested in individual 
subjects then they can move closer to the mural to see the detail. 

9. Storyboards 
 
Two examples of storyboards are shown on the next pages. Other possible themes 
that are currently being worked up include: 

• Thames lightering and barging up to Camden 

• Hampstead Road Lock 

• The Lock Keeper’s Cottage 

• The Roving Bridge 

• Grooves on cast iron parapet of Roving Bridge 

• Arrival of the railway 

• Canal interchange with road and rail 

• The Interchange Building 

• Bridges 

• Dingwall’s Yard and Camden Lock – early days 

• Walker’s Quay and boat trips along canal 

• Horses and the towpath 

• Pirate Castle and watersports 

• Wildlife on canal 

• London Canal Museum 

• How a lock works 



Dead Dog Hole (or Interchange Dock) 

 

 

• The dock served the railway for goods interchange with road 
and rail from 1846 

• It was enlarged in 1856 to hold six barges  

• Its evocative popular name reflects a location at the end of 19 
km between locks, allowing debris to accumulate here.  



Ice well 

 
• Starting early in 19C ice was brought by sea from Norway to 

Limehouse and up the Regent’s Canal to Camden Town 

• Two ice wells were dug in the 1830s at the ice wharf and basin 
on the south side of Hampstead Road lock. 

• The larger well was reported to be the largest in London at 100 
feet deep and holding about 2400 tons of ice  

• The well is located at the Ice Works in Jamestown Road. An 
information panel provides its dimensions and history. 




