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NORTH QUAY SITENorth Quay Warehouses

Location of the North Quay Warehouses

North Quay Warehouses

To the north-west is the Malam Gardens 
estate, built by the Commercial Gas Company 
to house some of its employees.
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These warehouses are located along West India 
Quay to the west of the Site and are listed 
Grade I. They were built between 1800 and 
1804 and designed by Gwilt & Sons Architects 
for the West India Dock Company. They are 
now the only remaining part of a series of nine 
Georgian warehouses which survived the Blitz 
bombing. 

The Warehouses are 3-5 storey robust brick 
structures facing on to the dockside. They 
have been converted and now accommodate 
the Museum of London Docklands, residential 
apartments, and restaurant and retail uses 
at ground floor level which contribute an 
important mix of uses to the area. 

Today the warehouses are set in the context 
of large scale and tall modern development 
including the Marriott Hotel (West India Quay) 
immediately to the east and Canary Wharf to 
the south.
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3.2.3	 MODERN DAY CONTEXT

The Site context is characterised by the very 
high-density office buildings of the Canary 
Wharf estate to the south and predominantly 
lower density residential to the north beyond 
aspen way.

The immediate context of Canary Wharf 
is tall and highly developed and the area is 
exceptionally well connected to the rest of 
London. Wider intensification and densification, 
as well as diversification of land uses, is 
supported by planning policy.

We understand that early pre-application 
proposals are emerging for the redevelopment 
of New City College, Poplar DLR train depot 
and the Workhouse sites to the north side 
of Aspen Way. Further, with the proposed 
relocation of Billingsgate Fish Market to 
Dagenham, Billingsgate will become another 
important future site for redevelopment.

These potential local developments provide 
opportunities for improved east west and north 
south pedestrian and cycle connections.
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3.3	 SITE ANALYSIS

3.3.1	 CONSTRAINTS

The Site provides significant opportunity for 
redevelopment but, as a result of its history and 
location, also comes with particular constraints 
that need to be addressed in making the 
Proposed Development successful.

There are a number of site-specific constraints 
that have been assessed and considered 
through the design process and have informed 
The Masterplan as it has developed. 

Poor pedestrian connections

Currently there is a poor-quality pedestrian 
experience connecting the South Poplar 
community with the transport node and 
Major Town Centre of Canary Wharf involving 
multiple level changes and an incongruous 
route around the edge of the Site. There 
is a lack of active frontages and negligible 
overlooking/observation along the route making 
it feel unwelcoming.

Eastward permeability from West India Quay 
has long been restricted by the closed secure 
nature of both North Quay and Billingsgate, 
leaving pedestrians and cycles the only option 

of using the busy edge of Aspen Way.

Noise and air quality issues

Aspen Way is a busy London arterial road 
and a local source of traffic and air pollution 
for the Site. The elevated DLR rail lines with 
their curved tracks the north side of West 
India Quay Station are also a noise source. 
Air quality and noise surveys and modelling 
studies have been undertaken to identify the 
levels of existing air and noise pollution on the 
Site.

The Masterplan must carefully consider the 
implications of these factors and the future 
design of the buildings within the development 
will need to take into consideration these 
environmental constraints further in their 
detailed design.  
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+237m +231m +225m +219m

London City Airport flight protection zone

The flight protection zone for London City 
Airport places limitation on the height of 
building structures on the Site to a maximum 
of 231 metres AOD on the west side, reducing 
to approximately 219 metres AOD adjacent to 
Upper Bank Street. 

Retained listed dock wall structure (Banana 
Wall) & Boat navigation in the dock 

Running east-west across the Site is the line 
of part of the dock wall forming the edge of the 
West India Import Dock. The dock walls are of 
interest as surviving fabric from the early 19th 
century. Their principal significance derives 
from their archaeological value and historic 
association with the development and success 
of London’s docklands in the 19th and early 
20th centuries. 

The quay walls, copings and buttresses to 
the Import Dock and Export Docks (‘Docks’) 
are all listed Grade I (this includes the Middle 
Dock which is the former Export Dock). They 
were listed on 1 July 1983. Historic England 
has requested that the Banana Wall should be 
preserved in situ and that no structural loading 
should be placed upon it.

It will be necessary to retain a 7m navigable 
channel for boats to navigate through North 
Dock between the Site and Crossrail Place. Any 
bridges connecting North Quay with Crossrail 
Place must be designed to lift to allow access.

NORTH QUAY  Design and Access Statement    July 2020

THE SITE

55



Wind and microclimate

The prevailing winds are from the south-west 
with seasonal north-easterly winds becoming 
more common during spring. 

The prevailing winds, together with the 
existing tall building cluster at Canary Wharf, 
the proximity to the Aspen Way corridor 
and the large expanse of water, could cause 
abnormal wind patterns which have to be 
mitigated. 

Modelling work has been undertaken through 
the development of the Masterplan Framework 
and mitigation measures included through the 
developed design of the Indicative Scheme. 

Flood risk

The Site is partially located within Flood Zone 
3 (high risk) and partially within Flood Zone 
2 (medium risk). At this time, the statutory 
defence level along this section of the River 
Thames is +5.23m. The Flood defence levels 
currently being projected by the modelling 
work done on the Site are:

	• by 2065 flood defence levels near NQ should 
rise to +5.70m

	• by 2100 flood defence levels near NQ should 
rise to +6.20m

Flood risk has to be assessed and managed 
within the Proposed Development through the 
review of ground floor levels, building access 
positions and careful engineering.

Zone 3
Zone 2
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Architectural Diversity

South Poplar is a low rise, predominantly 
residential area with heritage assets and 
a fine urban grain.  Canary Wharf is a 
global business district, characterised by 
more uniform orthogonal high-rise office 
buildings, predominantly of glass and metal 
clad construction. West India Quay provides 
architectural richness through the original 
warehouse buildings. North Quay presents the 
opportunity to create a finer urban grain of 
buildings around a series of active open spaces 
with a mix of materials and variation in heights 
to create a transition between the two areas, 
enabling a complimentary and positive urban 
relationship.

Planning Policy

North Quay is identified in the Local Plan as a 
Site Allocation (4.9) encouraging a rich mix of 
uses and high quality tall buildings.  The very 
supportive policy framework is fundamental to 
high quality placemaking and in achieving a 
successful and respectful development.  
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