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1.0 Introduction 

The proposed development at Doubletree by Hilton, West End London involves the extension of the existing hotel 

to provide a total of 31no new hotel guestrooms.  The existing hotel currently has a number of duplex suites 

occupying the top two floors of the North easterly block along Old Gloucester Street.  These are to be 

demolished, with two new levels constructed above the existing fourth floor level.  This block currently links back 

into the Southampton Row block at fourth floor level, and so this link will also be increased in height by two floors 

so that the new fifth and sixth floors can be accessed from the corresponding floors on the other side of the hotel.  

The extension will be limited to these areas, with no external works or alterations to the hotel below.  The new floors 

will comprise solely guestrooms and circulation, with no new facilities located at these levels. 

It is understood that the Camden Council Development Policies Adoption DP22 currently requires non-domestic 

new construction projects over 500sqm to achieve BREEAM certification to a ‘Very Good’ rating.  Whilst the 

proposed extension falls below this area threshold, it is considered possible that a BREEAM assessment of the 

proposed development will be required to demonstrate compliance with the BREEAM standard and local 

planning policy.  The building design is to be developed with sustainability issues being a key driver, and therefore 

a high BREEAM rating should be achieved upon completion of a full BREEAM assessment. 

The urban context of the existing building and the limited extent of the proposed extension create a number of 

design constraints, which will make a BREEAM Excellent rating challenging to achieve.  However, the design team 

are committed to including a variety of sustainability features to target a Very Good rating with the highest 

possible score. The project team will fully consider all sustainability issues throughout the design and construction 

process in order to maximise the inclusion of these features and practices wherever possible.  A robust BREEAM 

Very Good rating would indicate a high level of consideration to sustainability, helping to mitigate the impact of 

the development on both the local and wider environment.  Such issues will be a key driver during the design and 

construction process. 

An initial BREEAM workshop was held on site with the design team on 25th November 2015. The primary purpose of 

this session was to determine the maximum BREEAM rating that could be achieved should a full assessment be 

completed and to advise the project team of any BREEAM related considerations at this early stage.  The review 

has also allowed any issues that are programme dependant or that could affect the planning process to be 

identified. 

Following the workshop a review of the proposals has been undertaken by a licensed BREEAM assessor against the 

BREEAM New Construction 2014 Other Buildings – Residential Institutions criteria.  This assessment method is 

considered to be the most appropriate for the development.  This review has been based upon initial discussions 

with the design team and preliminary drawings issued by Morrison Design Chartered Architects.  From the initial 

review against the current BREEAM criteria it is believed that a potential rating of Very Good is achievable.  The 

BREEAM New Construction 2014 manual states that achieving a Very Good rating broadly represents 

performance equivalent to the top 25% of UK new non-domestic buildings and demonstrates advanced good 

practice in terms of sustainable construction. 
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2.0 BREEAM 

2.1 BREEAM 

The BRE’s Environmental Assessment Method (BREEAM) is the world’s leading assessment tool to evaluate the 

sustainability of buildings.  BREEAM covers a range of subjects, which are collated into nine environmental sections 

that are weighted based on their environmental value.  These are: 

  Management   12% 

Health and Wellbeing  15% 

Energy    15% 

Transport   9% 

Water    7% 

Materials   13.5% 

Waste    8.5% 

Land Use & Ecology  10% 

Pollution   10% 

Innovation   up to additional 10% 

 

Each environmental section is then broken down into individual issues, which are allocated credits that can be 

awarded for compliance with the issue criteria.  These credits achieved within each environmental section are 

multiplied by the section weighting and then summed, resulting in a BREEAM score.  The BREEAM rating 

benchmarks are as follows: 

 

Outstanding 85% [less than top 1% of UK new build non-domestic =innovator] 

Excellent 70% [top 10% of UK new build non-domestic = best practice] 

Very Good 55% [top 25% of UK new build non-domestic = advanced good practice] 

Good  45% [top 50% of UK new build non-domestic = intermediate good practice] 

Pass  30% [top 75% of UK new build non-domestic = standard good practice] 

Unclassified <30% 

 

2.2 Pre-assessment Score 

In accordance with Camden Council planning policy it is understood that full BREEAM certification of the 

development may be required prior to occupation.  The assessment will therefore be registered with the BRE 

against the 2014 New Construction method for Other Buildings (residential institutions) – Hotels.  The pre-assessment 

has been completed for the proposed development based on design intent.  The criteria are assessed as fully 

fitted, which assumes that there will be no additional fit out under a separate contract.  The BREEAM pre-

assessment score of 57.18% achieves a Very Good rating, with all mandatory requirements met.  Figure 1 shows 

the distribution of credits targeted out of those available within the pre-assessment. 
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Figure 1 Illustration of BREEAM credits achievable for the proposed development 

 

2.3 BREEAM Pre-assessment Summary 

The following provides a summary of the sustainability considerations that will be adopted, which will allow the 

target BREEAM rating to be achieved.  

 Management 

13 of the 21 available management credits have been targeted within the pre-assessment, which is 61.9% of 

available credits and contributes 7.4% to the overall score. 

During the feasibility stages of the project the project delivery team will meet to discuss their roles, responsibilities 

and contributions during each phase of the programme.  This consultation with the delivery team will allow all 

parties to fully understand the brief, with the aim to procure a building that is fit for purpose.  Any training for the 

FM team/occupants that is identified will be scheduled and this training schedule will be handed over to the 

client.  
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The successful contractor will be required under the contract to register with the Considerate Constructors 

Scheme and achieve a ‘Beyond Best Practice’ score greater than 35, with no less than 7 in each section.  They will 

also be committed to monitor site energy, monitor water consumption, monitor delivery and waste vehicle 

movements and responsibly source all temporary site timber used to facilitate construction.  The successful 

contractor must also operate an Environmental Management System (EMS) that is certified to ISO14001 or 

equivalent standard. 

The new heating/cooling VRV system, air handling plant and electrical services within the extension shall be 

commissioned by an appropriate person(s) to the required CIBSE and BSRIA Codes, which will ensure the building 

services are operating efficiently and as the occupants require.  Any commissioning will be monitored by a 

member of the design team, and the commissioning schedule will be accounted for within the main programme 

of works.  The VRV system and AHU in particular will be commissioned by a specialist to ensure that these are 

commissioned correctly.  All systems will be re-commissioned seasonally over a 12 month period to make sure that 

they have been correctly calibrated to effectively deliver the required loads, and feedback from staff members 

and guests will be collated to identify any issues that arise from handover. 

The building fabric will also be commissioned by way of a thermographic survey.  This survey will confirm the 

continuity of the fabric insulation and will identify any issues relating to thermal bridging or unintentional infiltration. 

A non-technical building user guide will be produced that provides an overview of the energy efficient design 

features of the building, simple instructions for how to use the systems, information on how to save energy and 

further information about the site and surroundings.  This Building User Guide will be handed over to the hotel FM 

team to allow them to operate the new services in the most appropriate manner. 

Within the tender documentation the successful contractor will be required to provide an aftercare service by 

facilitating any identified training, by being on site at least once a week for the first few weeks after handover and 

by being contactable if there are any issues within the first 12 months of occupation.  This will avoid the delivery of 

a building that does not meet the client’s expectations. 

 Health & Wellbeing 

12 of the 18 available health and wellbeing credits have been targeted within the pre-assessment, which is 66.7 % 

of available credits and contributes 10.0% to the overall score. 

Where required, all guest rooms within the hotel extension will have blinds installed on the windows, which can be 

operated by occupants to effectively control glare.  Lighting to all occupied areas will meet Lux levels 

recommended by CIBSE guidelines and any fluorescent lamps that are specified will be high frequency to reduce 

the effects of Sick Building Syndrome. 

The new guest rooms will be designed to maximise daylight levels internally.  The daylight levels will be determined 

using specialist software to calculate Average Daylight Factors.  These rooms will also be designed to provide 

occupants with a view out of a window to avoid eye strain when working with computer screens. 
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Due to the amount of glazing and relatively small room size the solar gain within these could be considerable.  

Whilst this is beneficial during the winter months, it may pose an overheating risk during the summer.  Thermal 

modelling of the occupied areas will therefore be undertaken to assess the likely peak heating and cooling loads 

within each room, and the systems will be sized appropriately to meet these loads.  This assessment will include 

modelling with predicted future weather data to allow for a climate change scenario, which will ensure that the 

overheating risk remains low in years to come. The findings of this assessment will inform the control strategy and 

system sizing where relevant. 

It is a Hilton standard that sound insulation levels between guest rooms significantly improve upon Building 

Regulations standards, and an acoustic consultant will be appointed to confirm that airborne and impact sound 

insulation levels between guest rooms achieve at least 8dB improvement.  A programme of pre-completion 

testing will be carried out to confirm that these levels are realised. 

Energy 

7 of the 24 available energy credits have been targeted within the pre-assessment, which is 29.2% of available 

credits and contributes 4.4% to the overall score. 

The new extension will be designed and constructed with a ‘fabric first’ approach, using a combination of low u-

values and low levels of adventitious air leakage to minimise the heating load.  Passive design measures will be 

fully considered and implemented where possible. 

The M&E strategy proposed includes a split VRV system providing heating/cooling, mechanical ventilation with 

heat recovery and connection to the existing high efficiency water boiler for hot water.  This approach offers a 

strategy that both minimises the energy demand of the extension and delivers this in a highly efficient way.  These 

measures will all contribute to an overall reduction in CO2 emissions, which will allow the mandatory BREEAM 

requirement to be met.  The heating system, hot water, ventilation system and the lighting/small power will all be 

separately metered to allow energy uses to be effectively monitored and managed.  

A new lift will be installed within an existing lift shaft as part of the proposals.  This will be energy efficient with a 

number of low energy features included.  The lift will be selected based upon the findings of an energy analysis 

against different lift strategies to ensure that the lowest energy option is selected. 

 Transport 

8 of the 11 available transport credits have been targeted within the pre-assessment, which is 72.7% of available 

credits and contributes 6.5% to the overall score. 

Due to the site’s central London location the local public transport network provides a large number of transport 

services for the staff and guests to use.  The site is also in close proximity to a number of local amenities, which will 

enable staff to walk when carrying out errands during breaks rather than using vehicles.   

Although cycle storage is not currently included within the proposed design, the design team are reviewing this to 

determine whether a solution could be provided at basement level. If possible covered cycle storage spaces will 
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be provided on site for guests and staff to use, and showers and changing facilities will be provided internally for 

staff to use.  This will promote cycling to the site rather than using cars or public transport. 

 Water 

3 of the 8 available water credits have been targeted within the pre-assessment, which is 37.5% of available 

credits and contributes 2.6% to the overall score. 

Due to the nature of the proposed extension the water consumption will be high compared to many other 

building types, and with this in mid it is important to effectively control the amount of water used.  The Hilton 

standard specification stipulates the use of aerated taps/showers and dual flush WCs and so water consumption 

will be kept to a minimum by installing these low water consuming sanitary fittings.  Due to the constraints of the 

site a rainwater collection system is not viable. 

The incoming water supply to the new upper floors will be metered by a pulsed output meter, which will allow the 

water consumption within these areas to be effectively monitored and managed.  It is understood that the water 

to the new rooms will be secondary, having first passed through a water softener and storage tank, however the 

feed from this tank will be metered, and if this is not possible the incoming meter to the hotel will be upgraded to 

a pulse output meter. 

 Materials 

12 of the 14 available material credits have been targeted within the pre-assessment, which is 85.7 % of available 

credits and contributes 11.6% to the overall score. 

The specific construction method of the new rooms has not yet been finalised, and so there is an opportunity to 

consult the BRE Green Guide to Specification when selecting construction materials, Therefore, it is anticipated 

that all materials selected for construction will be A or A+ rated in the BRE Green Guide, demonstrating they have 

low life cycle embodied energy.  This will mitigate the environmental impact of the materials used within 

construction.  As no new hard surfaces or boundary protection will be installed all existing surfaces and boundary 

walls/fences will automatically achieve a Green Guide A+ rating. 

The successful contractor shall be required to responsibly source the majority of construction materials from 

suppliers capable of providing the relevant Environmental Management System (EMS) certificate.  In addition to 

this, the contractor will implement a sustainable procurement plan, which will include policies and procedures to 

avoid inefficient ordering and use of materials. 

All of the insulation specified for the building fabric and building services will have a high Green Guide rating and 

high thermal performance.  These will be certified under BES6001 or ISO14001 (or equivalent) at both supply chain 

stage and key process stage wherever possible to ensure that the insulation products used have a minimal 

environmental impact. 

The specification for the materials will have considered the robustness required for the vulnerable areas of the new 

floors.  The durability will be considered to allow more hard wearing materials to be specified where required.  This 
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will protect areas deemed to be at risk, and will ensure the materials used within vulnerable areas are not 

frequently replaced due to wear, unnecessarily increasing waste from the building.   

 Waste 

4 of the 8 available waste credits have been targeted within the pre-assessment, which is 50.0% of available 

credits and contributes 4.3% to the overall score. 

As the preparation of the building will involve the demolition of the existing duplex rooms the contractor will be 

required to produce a pre-demolition audit to determine if any of the materials from the demolition are 

recoverable.  This will be referenced within a site waste management plan, which will also include a waste target 

of less than 3.2 tonnes of construction waste per 100sqm gross internal floor area of new build.  In addition to this 

at least 80% of non-demolition waste and 90% of demolition waste by weight will be diverted from landfill. 

The proposed site is in a central urban location with a number of constraints, one of which is the lack of external 

space available. Notwithstanding this, the existing hotel has a large refuse store, in which a dedicated space for 

recycling waste will be allocated.  This will be clearly labelled to differentiate the recyclable storage area from the 

general waste.  The space will be sufficiently sized to accommodate the waste streams from the whole building. 

 Land Use & Ecology 

5 of the 10 available land use and ecology credits have been targeted within the pre-assessment, which is 50.0% 

of available credits and contributes 5.0% to the overall score. 

The proposed development involves the demolition of two upper levels of the existing hotel and construction of 

two new levels in their place. As there will be no external works there will be no ecology displaced as a result of 

the proposals.  Although unlikely, if any areas on site are considered to require protection then appropriate 

measures will be adopted during the construction phase by the contractor. 

Where necessary, the contractor will minimise the impact of the construction process on any local wildlife and 

monitor the effectiveness of any measures adopted in line with the recommendations of the ecologist. 

Due to the urban location of the site and the lack of existing ecology the overall impact of the development on 

site ecology will be negligible. 

 Pollution 

7 of the 13 available pollution credits have been targeted within the pre-assessment, which is 53.8% of available 

credits and contributes 5.4% to the overall score. 

The proposed heating and cooling strategy is a split VRV system, otherwise known as an air source heat pump.  

This systems utilises high global warming potential refrigerants, and it is important to reduce the risk of these 

refrigerants escaping to the environment. A refrigerant leak detection system will be installed to detect potential 
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leaks within each of the rooms, which will include the facility to automatically pump down and store refrigerants 

upon detection of a leak. 

Whilst there is clearly no risk of flooding within the new upper floors, it is important to avoid developing 

buildings/sites where flooding could occur. The site has been found to be in a low flood risk area, and a site 

specific flood risk assessment will be provided to demonstrate this.  The impact on local drainage systems has also 

been fully considered. As the impermeable area of the site will not increase from development the run-off from 

the site into the drains will not increase. A consultant will be appointed to provide calculations demonstrating that 

this is the case during a peak rainfall event. 

The only new external lighting that will be installed ‘within the construction zone’ is emergency lighting and space 

lighting for maintenance of the roof level plant, both of which will be used infrequently.  Despite this, the lighting 

will be designed to minimise the risk of light pollution, with the design following guidance published by the Institute 

of Lighting Professionals. 

There is currently a significant quantity of plant located at roof level, which will be relocated and added to during 

the project.  In order to confirm that this plant relocation and increase in capacity will not pose a risk of noise 

pollution to neighbouring properties an acoustic consultant will undertake a noise impact assessment.  Noise 

pollution is not considered to be a concern due to the background noise levels associated with a city centre site, 

however in the unlikely event that noise levels from the plant are unacceptable acoustic attenuation will be 

provided. 

 

3.0 Conclusion 

The proposed new development at Doubletree by Hilton, West End has been designed to minimise the 

environmental impact it has and maximise its sustainability. A number of sustainable features will be incorporated 

into the design to achieve this. 

The proposed design has been assessed against BREEAM New Construction 2014 criteria for Other Buildings 

(residential institutions) – Hotels.  The predicted BREEAM score of 57.18% demonstrates that a robust Very Good 

rating will be achieved when the full assessment is undertaken.  The minimum score required to achieve a Very 

Good rating is 55%, and therefore the proposed score allows an additional 12.18% over this threshold score to 

allow for any unforeseen short fall during the assessment process. 

The pre-assessment also demonstrates that the local planning policy requirement for a BREEAM Very Good rating 

will be adhered to. 
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4.0 Appendix – Pre-assessment 
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