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Sanctuary own the site which was 
bought by the Group in March 2020 
with planning for 120 homes across 
seven buildings and around 3,800m2 
of commercial space. 

Since March 2020 changes to building 
regulations and fire safety require the 
redesign of the original scheme. Since 
March 2020 Sanctuary has:

• Demolished of all vacant ex-industrial 
buildings and structures, including the 
former Ammonia Works Warehouse.

• Undertaken archaeological 
investigations with no significant 
remains identified.

• Remediation of contaminated ground.

Today we will provide information 
about our proposals for your 
consideration and feedback in advance 
of our planning submission.

Planning 

Delivering transformational and 
commercially viable regeneration 

and infrastructure projects on complex sites that meet 
place-making, Net Zero, and social value objectives, is 
not easy. It requires expert advice and market intelligence 
at all stages of the planning, design, development and 
regeneration lifecycle.

Architecture

Since 1963, we have been 
designing high quality buildings 

that enrich the lives of users and their communities. 
Whether regenerating inner-city estates, masterplanning 
new neighbourhoods, designing commercial and industrial 
buildings or homes for older people, our ethos is always 
the same – intelligent, responsive and sustainable 
solutions, delivered with professionalism and total integrity.
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Sanctuary was set up more than 50 years 
ago and now provide housing and care in 
England and Scotland to more than a quarter 
of a million people. 

Our mission is to build more affordable homes 
and sustainable communities where people 
choose to live. As a not-for-profit housing 
association, we invest all the income we make 
– every penny – into delivering on our social 
purpose.

We own and manage more than 125,000 
homes, making us one of the largest housing 
associations in the country. We play our part in 
tackling the national housing crisis by building 
good quality affordable homes all over the 
UK, of a variety of needs and styles to create 
sustainable communities.  Our regeneration 
projects transform communities by listening to 
residents and putting their needs first.

If you would like to find out more about 
Sanctuary, please visit our website at 
www.sanctuary.co.uk

IC
E

L
A

N
D

 W
H

A
R

F
 |

 E
X

H
IB

IT
IO

N



MARCH 2025 2

ICELAND 
W H A R F 

F I S H 
I S L A N DDevelopment proposal

Development Proposal
We are proposing to redevelop the currently vacant site at Iceland Road, Iceland Wharf, to 
deliver 168 homes, including minimum of 50% affordable housing, alongside flexible 
employment space. The development will be up to 12-storeys, delivering high-quality 
landscaping and on-site play space.  

IIcceellaanndd  WWhhaarrff,,  FFiisshh  IIssllaanndd  
 

  
  
  
 

 
 
 
 
 
 
 
 

 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

PPllaannnniinngg  SSttrraatteeggyy    

A hhyybbrriidd  ppllaannnniinngg  aapppplliiccaattiioonn, comprising a detailed and outline component, will be submitted for the following:  

 

“Hybrid planning application for:  
 

1) Detailed application for a redevelopment of the site to provide  

118877  rreessiiddeennttiiaall  ddwweelllliinnggss  iinncclluuddiinngg  hheeiigghhttss  uupp  ttoo  1188  ssttoorreeyyss, 

together with the provision of landscaped public open space, 

refuse stores, plant, secure cycle stores and car parking for people 

with disabilities. 

2) Outline application for c..  44,,000000  ssqqmm  nnoonn--rreessiiddeennttiiaall  

fflloooorrssppaaccee//yyaarrdd--ssppaaccee  ((UUssee  CCllaasssseess  EE  aanndd  BB88)) together with 

associated refuse stores, plant, secure cycle stores and car 

parking.” 

PPrree--AApppplliiccaattiioonn  EEnnggaaggeemmeenntt    

• 2222nndd  MMaayy  22002244::  Pre-Application meeting with officers from LLDC and 
Tower Hamlets  
 

• 3300tthh  OOccttoobbeerr  22002244:: Pre-Application Meeting with GLA 
 

• 1133tthh  NNoovveemmbbeerr  22002244:: Pre-Application Meeting with Tower Hamlets  
 

Site Location Plan 

Development area (red line)

Through building new homes, there is a 
requirement to contribute towards the 
existing community infrastructure. This is 
secured by the local authority through what 
is known as the Community Infrastructure 
Levy (CIL) alongside S106 obligations which 
can be used towards employment and skills 
training, community facilities, sustainable 
transport measures and delivering on net 
zero carbon requirements. 

The redevelopment of the site will result in: 

Redevelopment of a vacant, under-utilised, 
brownfield Site;

Delivery of 168 much-needed, high-quality homes, 
a minimum of which 50% will be affordable homes;

75.0 % Dual aspect homes and 25.0 % single aspect 
(none north-facing only);

Provision of flexible employment space, resulting 
in around 250 jobs ;

Provision of affordable workspace;

Delivery of biodiversity and greening of landscape; 

A car-free development, aside from disabled car 
parking provision; 

A sustainable, low-carbon development, fit for the 
future. 
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Existing context buildings

Potential vehicular/pedestrian access

Opportunity for non-residential uses

Opportunity for residential blocks

Opportunity for a public or communal green 
space

Opportunity for height 

Opportunity to retain local heritage asset

Potential green links

Potential views from the flats

Potential views from public/private open space

Existing public roads

Existing public roads proposed for a green grid improvement 
(LBTH Local Plan)
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	 Site boundary

	 Existing context buildings

	 Non-Designated heritage asset

	 Frontage with windows (residential)

	 Frontage with windows  
	 (commercial / industrial use)

	 Blank frontage without windows

	 Fenced frontage

	 Views from habitable windows
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N O R T H

Constraints

	 Outlook from non-residential and  
	 residential windows

	 Flood zone 1

	 Flood zone 2

	 Flood zone 3

	 Sites of importance for nature conservation

	 SIL

	 Existing public roads

	 Existing public roads proposed for a green grid improvement 		
	 (LBTH Local Plan)
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Illustrative Massing

N

Blocks offset to 
create views, 
reduce bulk and 
create amenity 
spaces.

Yard space for 
employment 
deliveries and 
social space.

Massing that 
responds to the 
storey heights of 
Wick Lane.

Active street and arrival 
courtyard with parking/
deliveries within 
landscape shared surface.

Access to River 
Lea.

Building 
footprint setback 
along river edge 
with communal 
amenity space.

Windows 
orientated away 
from Ink Court

39m

32m

15m26m
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building.
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Jewellery Maker
Size requirements:

• 250 - 500 sq ft
Specification requirements:
• Work bench
• Storage area
• Natural light

Ceramicist
Size requirements:

• 250 – 500 sq ft
Specification requirements:
• Production area
• Desk space
• Storage space

Micro Bakery
Size requirements:

• 250 – 500 sq ft
Specification requirements:
• Production facilities
• Basic extraction
• Storage space
• Loading access

Furniture Production
Size requirements:
• 1,500 – 3,000 sq ft

Specification requirements:
• Production area
• Small office
• Storage space
• Generous floor to ceiling 
heights
• Loading access

Circular Economy
Size requirements:
• 500 - 1,500 sq ft upwards

Specification requirements:
• Production area
• Office space
• Storage

Specialist Textile Manu-
facturer
Size requirements:
• 250 - 2,500 sq ft upwards

Specification requirements:
• Production area
• Area to undertake fulfil-
ment
• Storage area
• Loading access
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The commercial space has been 
designed to be as flexible as 
possible with high ceilings and 
separations that can be moved as 
required. The uses will be kept as 
general use classes but we have 
worked with AND London who are 
commercial consultants to visualise 
how the space may be used in the 
future.

It is proposed that 4,232 sqm 
of commercial space, including 
service yard, will be provided on 
the site.

Looking along Wick Lane towards Ink Court

Typical Upper FloorGround Floor

4
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PASS - 2 Hours 
sun on ground
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4.2m

WC

WC

Acc. WC
53.59 m²

1B2P

82.16 m²

2B4P

64.24 m²

1B2P

53.67 m²

1B2P

50.81 m²

1B2P

75.89 m²

2B4P

86.66 m²

3B5P

75.88 m²

2B4P

A

B

82.87 m²

3B4P

57.87 m²

1B2P

92.47 m²

4B5P

53.61 m²

1B2P

50.93 m²

1B2P

53.64 m²

1B2P

73.12 m²

2B3P

73.09 m²

2B3P

34.71 m²

Lettable Space

29.65 m²

Lettable Space

40.17 m²

Lettable Space

40.50 m²

Lettable Space

34.59 m²

Lettable Space

44.18 m²

Lettable Space
36.38 m²

Lettable Space

5.54 m²

Tea room

40.60 m²

Lettable Space

DRo

52.86 m²

Lettable Space

38.60 m²

Lettable Space

3.75 m²

Acc. WC

2.78 m²

WC

3.00 m²

Tea room

40.45 m²

Lettable Space
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020 7653 1200
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Iceland Wharf, Fish Island
Daylight, Sunlight and Overshadowing

Specialist daylight, sunlight and overshadowing modelling and analysis has been undertaken with the results being compared to the parameters detailed
within BRE Guide 209 - ‘Site Layout Planning for Daylight and Sunlight: a Guide to Good Practice (3rd Edition - 8 July 2022)’, published by the Building
Research Establishment (the BRE Guide).

Using tests laid down in the BRE Guide, the Daylight & Sunlight Report together with any necessary supplementary advice (accompanying the application),
will seek to clarify that relevant neighbouring rooms and spaces will, in the proposed context, benefit from levels of daylight, sunlight and sun on ground
amenity that would be expected in an urban area, such as this.

Images from initial studies, below, highlight how the aggregated Proposed Scheme amenity areas, at ground level, will benefit from 2 hour sun on ground to
50% of the amenity space provided (see right image). This is a significant improvement when compared to the amenity provided by the previously
Consented Scheme (see left image).

Consented Scheme 2 Hour Sun on Ground Study Proposed Scheme 2 Hour Sun on Ground Study
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The amount of sun at ground level to internal amenity spaces has been tested 
to BRE guidance. The results are better than BRE guidance states is required. 
Further information on daylight-sunlight will be provided at planning submission 
including the impact of the building on neighbouring properties.

Number of Homes:

82
Number of Homes:

54
Number of Homes:

27
Number of Homes:

5
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Daylight, Sunlight and Overshadowing

Specialist daylight, sunlight and overshadowing modelling and analysis has been undertaken with the results being compared to the parameters detailed
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Daylight, Sunlight and Overshadowing

Specialist daylight, sunlight and overshadowing modelling and analysis has been undertaken with the results being compared to the parameters detailed
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Typical Floorplan

Proposed development

5

1 Bed 2 Bed 3 Bed 4 Bed

IC
E

L
A

N
D

 W
H

A
R

F
 |

 E
X

H
IB

IT
IO

N



Looking from River Lea 
towards riverside space

Looking Iceland Road access 
towards communal courtyard

Looking along Island Road 
towards River Lea

Expressed and enhanced by detailingENTRANCES

Providing depth and interest to elevationBRICK DETAILING

Embrace Victorian proportions, verticality & WINDOWS Expressed with brick or precast element 
to ‘cap’ building

PARAPET

Cils, lintels ironmongery to be 
expressed to enhance the facade

DETAILING

Tiled brick at ground floor. Robust and 
gives contrast in texture, tone & colour.

BRICK 
TEXTURE
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Next Steps

FEEDBACK:

ma
Your vie

tter
ws 

We welcome your 
comments and ideas 

throughout the  
design process

Ongoing consultation with residents - How you shape the design 

Resident feedback 
from this event

Further refinement 
of design

Finalisation of 
design

Planning 
Submission

Further resident 
comments after 

submission

Our intention is to progress with a Further details can be found at  Programme:
planning application for submission https://www.sanctuary-homes.co.uk/

•  Spring 2025 submit for planningin  2025. iceland-wharf-hackney-wick-london 
•  Winter 2025 target planning decisionNeighbours will be notified by 

Tower Hamlets Council following •  Spring 2026 target start on site 
submission, with all supporting 

•  Winter 2029 target completion date information available to view online 
on the Council’s website, providing 
the opportunity to comment on our 
proposals.

We welcome your feedback on the proposals, either by feedback form, or email. If you would like to receive a 
digital copy of the information presented today, please contact us at:

icelandwharf@sanctuary.co.uk
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