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View looking at new proposed entrance at Unit 38a

View looking in F&B area looking towards entrance

07.05 
PRE APPLICATION 03 (2ND FEBRUARY 2023)

The third pre-app meeting in February 2023 was mainly focused on 
providing technical details to answer the several queries raised during the 
first pre-app and presenting the option for the new entrance at unit 38a 
with subsequent changes to the layout. The following topics has been 
discussed during the meeting:

•	 NEW ENTRANCE LOCATION
•	 CIRCADIAN LIGHTING
•	 PROPOSED SLAB LOWERING
•	 COLUMNS STRENGTHENING AND CLADDING 
•	 ENERGY/SUSTAINABILITY STRATEGY
•	 DRAINAGE
•	 M&E VENTILATION STRATEGY 
•	 TRANSPORT

NEW ENTRANCE LOCATION
The team presented several benefits of the new entrance location :

•	 Retaining the Boots in its current location; 
•	 Reducing the impact on residents of guests arriving and leaving;
•	 Improved operational and back of house areas; 
•	 Lobby at Plaza level offering visual connection to the lower hotel and 

F&B area;
•	 Hotel reception at the same level as the F&B and accommodation 

floor 

Comments : Planning officer stated the new entrance location was more 
appropriate.
Officers raised concerns regarding the absence of a 24/7 reception area 
at ground floor level and suggested a separate meeting with DOCO 
(Designing Out of Crime Officer) to discuss and clarify security and 
management procedures/solutions. 

CIRCADIAN LIGHTING
•	  The team confirmed that Lux assessments had been undertaken in 

respect of the circadian lighting and that the scheme will be able to 
exceed the minimum Lux requirements. The team confirmed that the 
circadian lighting will produce very similar results to natural daylight. 
It is proposed to install multiple skylights within the lightwells to 
ensure the total spread of light at the site does not reduce below 100 
Lux

Comments : The officer stated that the circadian lighting looks positive 
and queried whether the energy intensity of the circadian lighting had 
been considered in the modelling’
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04.02 
PROPOSED PLANS - LOWER GROUND 
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PROPOSED HOTEL LEVEL PLAN

07.05 
PRE APPLICATION 03 (2ND FEBRUARY 2023)

PROPOSED SLAB LOWERING:
•	 HTS presented the two structural interventions considered in relation 

to the existing concrete slab. The first option involved the demolition 
of the existing concrete slab and its replacement with a new, lower 
slab. The second option was the retention and lowering of the existing 
concrete slab. This would involve propping the slab from below prior 
to dividing it into separate panels and lowering them each in turn. 

•	 HTS confirmed that there would be less noise associated with the 
second option as the slab would not need to be broken up and 
transported away from the site

Comments : Officers showed interest in the proposed slab lowering and 
asked the applicant to develop the option and provide more details on 
methodology and feasibility

COLUMNS STRENGTHENING AND CLADDING:
•	 HTS will be undertaking investigations to understand which of the 

columns would require extra strengthening to support the works 
•	 Axiom and HTS stated that in certain locations such as the lobby and 

F&B the existing concrete columns may remain exposed in line with 
the expressed modernist style of the Brunswick Centre but that they 
would be clad within the rooms

ENERGY/SUSTAINABILITY STRATEGY:
•	 The team are targeting BREEAM Excellent and are exploring options 

to achieve BREEAM Outstanding where possible. The scheme meets 
circular economy principles through the reuse of the existing space 
and the retention of as much existing fabric as possible. No excavation 
waste would be generated as there is no requirement to dig a new 
basement

•	 Greengage stated that the heat demand for the hotel is expected to 
be low by virtue of its lack of windows
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08.01
REUSE OF THE EXISTING COLUMNS  - APPROACH TO COLUMN STRENGTHENING
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TYPICAL HOTEL COLUMN - The existing structure 
will not be visible within the hotel but will still be 
visible in the remainder of the retained car park.

Following the strengthening for existing columns 
in the hotel perimeter, each column will be clad 
with a fire protection layer and wall finish layers. 
Depending on the location, the finish layer may be 
different.
This is the same condition as other tenants in the 
Brunswick Centre.
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How this can be achieved?

Column 
strengthen-
ing (extent 

1) Existing condition

3) Cut out smaller section of slab and lower with jacking

2) Strengthen existing columns and prop slab

4) Final condition

Column 
strengthening 
(extent TBC)

7.05
SUSTAINABLE REUSE OF THE EXISTING SLAB - PHASING DIAGRAMS
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07.01 
SUSTAINABILITY STRATEGY & CIRCULAR ECONOMY

The aspirations for the project are to create a high quality, amenity driven, high 
tech and sustainable hotel. 

A more detailed report will be submitted separately from Greengage as part of 
the pre-app, but a summary is set out below. 

1. ENERGY  

Be Lean – High performance building fabric, and efficient systems and con-
trols (PIR lighting controls, BMS).

Be Clean – Allow for connection to district heating networks.

Be Green - Air source heat pumps for space conditioning and hot water. Fea-
sibility to install PV on existing roof currently being investigated. If feasible, PV 
to be maximised.

Be Seen - Adequate submetering to enable energy monitoring and reporting 
in use.

 

2. BREEAM AND SUSTAINABILITY 

- Target minimum BREEAM Excellent rating.

- Opportunities being reviewed to achieve an Outstanding rating. Key con-
siderations include:

- Considerate construction – maintaining good relations with neighbours.

- High level of energy performance based on the systems installed and 
regu  lar commissioning of these systems to maintain performance.

- Sanitaryware specification to reduce water use.

 - Waste. Minimised due to nature of the works and contractor require-
ments to maximise landfill diversion.

3. WHOLE LIFE CARBON & CIRCULAR ECONOMY 

Although the building is subterranean we have challenged ourselves and the 
rest of the design team to explore every opportunity to reduce carbon and 
waste during construction. 

- 98% upfront embodied carbon reduction of structural materials by lowering 
the slab.

- Bespoke WLC assessment to be undertaken covering fit-out elements.

- Circularity achieved by using an existing space; principles will also be incor-
porated across design.

- Specifications will be reviewed to maximise recycled content of materials and 
those that can be recycled at end of life.

- Operational waste strategy to be developed in line with Whitbread’s goals 
including not sending any routine operational waste to landfill.

We have explored and compared 2 x options which are summarised on the 
following pages. 

Energy
• Be Lean – prioritise energy efficient 

building fabric and systems.
• Be Clean – allow for connection to 

district heating networks.
• Be Green - Air source heat pumps for 

space conditioning and hot water. 
Feasibility to install PV on existing roof 
currently being investigated. If feasible, 
PV to be maximised.

• Be Seen - adequate submetering to 
enable energy monitoring and reporting 
in use.

Hotel Plan - Pre application 02

Slab lowering phasing Column strenghtening and cladding
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7.no Escape Stairs shared with Brunswick 
Centre. Levels will need to be adjusted 
within hotel demise 

MARCHMONT ST AERIAL VIEW 

CONDENSERS Space heating and cooling shall be provided 
throughout the hotel via Variable Refrigerant Flow 
air conditioning systems. The VRF systems shall be 
powered via external Air Source Heat Pump condenser 
units, located on the roof of the Brunswick Centre. 

Appropriate mounting and acoustic enclosures shall 
be provided to prevent vibration or noise breakout to 
residents living in the apartments below. Domestic hot 
water shall also be provided via 3No. heat pump water 
heaters also located on the roof. 

Refrigerant flow and return pipework and LTHW flow 
and return pipework shall run from the roof and drop 
within the existing services risers to connect into the 
VRF Branch Controller Boxes and domestic hot water 
calorifiers respectively in the hotel. Additionally, split 
systems shall be provided to serve the new Team 
Room and 2No. new Comms Rooms. 

Condenser units for the split systems shall be located 
near the car park entrance ramp at Lower Basement 
level. Consideration was given to locate all condensers 
in this area, but it was deemed there would be 
insufficient airflow to prevent build up of heat in 
summer or condensate freezing in winter.

CONDENSER CONDENSER

SOLAR PANELS AREA

10.02
M&E - CONDENSER LOCATION, HEATING AND COOLING SYSTEMS 

BRUNSWICK CENTRE AERIAL VIEW 

NO. 5 CONDENSER UNITS AT CAR PARK ENTRANCE RAMP - PLAN 

VIEW AT CAR PARK ENTRANCE RAMP 

07.05 
PRE APPLICATION 03 (2ND FEBRUARY 2023)

M&E VENTILATION STRATEGY:
•	 PSH stated that the scheme is seeking to utilise the existing 

ventilation shafts which distribute to ventilation plant rooms in the 
basement 

•	 Condensers for heating, cooling and hot water generation are 
proposed at roof level, in addition to PV panels

•	 The team were looking to locate the condensers on the roof next to 
existing structures so as to minimise additional massing

Comments : The officer suggested that it would be useful to agree the 
required townscape views with the Council in which to test the additional 
plant equipment and potential acoustic screening.

DRAINAGE:
•	 HTS confirmed that the current drainage strategy comprises pumped 

drainage at the existing B2 level with everything else discharging at 
high level basement level under gravity (including rainwater)

Comments : The officer stated that rainwater and greywater harvesting 
are typically expected for hotels as they have a high-water use and that a 
feasibility assessment would be required with alternatives explored. 
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SEMI VERTICAL BIKE RACK
11 SPACES

BIKE LIFT

BIKE LIFT

London Plan compliant cycle parking will be provid-
ed at the site, in accordance with the London Cycling 
Design Standards. The long-stay cycle parking would 
be internal and accessed via a lift with suitable dimen-
sions. The short-stay cycle parking would be external 
to the building.

PLAZA LEVEL 

HOTEL LEVEL
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11.01
TRANSPORT STRATEGY - CYCLE PARKING
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London Plan compliant cycle parking will be provid-
ed at the site, in accordance with the London Cycling 
Design Standards. The long-stay cycle parking would 
be internal and accessed via a lift with suitable dimen-
sions. The short-stay cycle parking would be external 
to the building.
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11.02
TRANSPORT STRATEGY - CAR PARKING 

There are approximately 257 parking spaces within the 
upper basement (NCP / Waitrose space) and 277 with-
in the lower basement (Camden / residents spaces). 
The proposals would remove in the order of 157 car 
parking spaces from the NCP car park to facilitate the 
hotel development.

Table 10.5 of the London Plan states that retail de-
velopments within the Central Activities Zone and all 
areas of PTAL 5-6 should be car free, with the excep-
tion of disabled car parking. The removal of existing 
car parking spaces therefore aligns with the latest 
London Plan aspirations / policies, as well as Camden 
Local Plan (2017) policy T2 (part c) which confirms 
the Council will “support the redevelopment of existing 
car parks for alternative uses”.

Policy T6.4 of the London Plan states that in PTAL 4-6 
locations, hotel parking should be limited to “opera-
tional needs, disabled parking and parking required 
for taxis, coaches and deliveries or servicing”. The 
proposed car-free nature of the hotel is also therefore 
consistent with policy requirements.

There are various disabled car parking bays within the 
vicinity of the site which could cater for occasional 
overnight disabled parking associated with the hotel. 
This includes two disabled parking bays on Bernard 
Street outside Russell Square station, two on Handel 
Street and one on Coram Street.

DELIVERY & SERVICING ACTIVITY- The proposed 
hotel would require a total of 14 delivery / refuse col-
lection visits over the course of a week, equating to 
2 delivery visits per day on average. These would be 
accommodated from the on-site servicing areas.
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EXISTING LOWER BASEMENT

EXISTING UPPER  BASEMENT PROPOSED PARKING & CIRCULATION

WAITROSE PARKING

RESIDENTS PARKING

SERVICE CIRCULATION

WAITROSE CIRCULATION

RESIDENTS CIRCULATION

TRANSPORT:
the team presented the following points on transport to officers:
•	 The team was seeking to accommodate cycle parking at the entrance 

of the plaza level beneath the spiral staircase
•	 Reduction in 157 car parking spaces from the NCP car park. The 

Waitrose parking would be provided within the northern area of the 
car park and creation of two ramps would be necessary to allow 
circulation on the two levels

•	 Approx. 45 spaces for residents will be retained at the southern part 
of the car park with no alteration of the existing ramps

•	 The project would utilise the existing servicing route for all deliveries 
to the hotel

•	 RGP confirmed that there are a number of disabled bays on the street 
nearby that could be used for this purpose

Comments : officers were generally accepting of approach on transport.
Concerns were raised regarding the location of the cycle racks under the 
spiral stair.
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