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1. Welcome
Welcome to this public exhibition of British Land’s proposals for ‘The Broadway Connection’,
the site at 10 – 40 The Broadway.
British Land believe Ealing Town Centre has all the ingredients to become a major, sustainable office location which
could deliver additional jobs and future prosperity for the borough, West London and the capital, but needs a significant
level of development to ensure that this happens.
Our vision for the site is therefore to create a new high-quality office development capable of changing perceptions
about Ealing’s role in the office market and attracting major businesses to the area. At the same time, we would be
introducing an improved retail, food and beverage offering and providing new links through the area that offer
a physical connection from Ealing Broadway Station to the wider town centre.

Ealing Broadway station

The Broadway
Connection
10 – 40 The Broadway

54 The Broadway

British Land is one of the UK’s leading developers and investors, managing over £13 billion worth
of property and over 21 million sqm of retail and commercial floorspace. Our mission is to create
‘Places People Prefer’. We do this by understanding the evolving needs of the people and organisations
who use our places and the communities who surround them.
We became owners of the Ealing Broadway Shopping Centre in 2013 and purchased the Broadway
Connection site (formally 10 – 40 The Broadway) in 2017. We are committed to leaving a lasting, positive
legacy here and have already invested heavily into improving local sustainability and providing support
for a range of different organisations and activities that benefit the area.

Our 2030 sustainability vision
Transforming our portfolio to be net zero carbon by 2030

The Broadway

International House

Ealing Broadway
Shopping Centre

The former
Nightclub

Land owned by British Land

The site today

This public exhibition is your opportunity to view the proposals in detail, speak to the
team, and have your say before a planning application is submitted to Ealing Council
later in the year.

Large print and
other languages

We will continue to work on our design proposals over the coming months in light of
the feedback received, before then reporting back to the community.

You can give your feedback by:
Talking to one of the members of
the project team present here today

Accessing the consultation
website through the QR code

Filling out one of the comments
cards on paper or on the
tablets provided

Calling 0800 307 7578

Lead architect

ealingcentral.co.uk
info@ealingcentral.co.uk
0800 3077578

Transition vehicle
financing retrofitting of standing portfolio from carbon
pricing of £60 per tonne self-levied on our developments
75% reduction
in operational carbon intensity across
our portfolio by 2030
100%of developments
delivered after April 2020 to be
net zero embodied carbon

Environmental leadership
through international benchmarks

For more information, contact
info@ealingcentral.co.uk

Targeting a 5 star rating in
GRESB in 2022

Places
People
Prefer

Place-based approach to social contribution
Partnering with local
stakeholders
Using our Local Charter to focus
on key local issues
Impactful education and employment
partnerships at each place

Advocating responsible business
Champion of responsible
employment
Promoting diversity
and inclusion, everywhere
Mandating prompt payment

Emailing info@ealingcentral.co.uk

Planning consultant

Making our places inclusive local anchors

50% less
embodied carbon emissions at our developments, to below
500kg C02e per m2 by 2030

This information can be made
available in alternative formats,
such as easy read or large print,
and may be available in alternative
languages upon request.

The project team
Land owner and developer

Who we are

Community engagement specialist

Integrating wellbeing, everywhere
Active against modern slavery
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2. Our investment in Ealing to date
As a sign of our commitment to Ealing Broadway, we have already invested c.£150 million in the local
area since purchasing Ealing Broadway Shopping Centre in 2013. Not least, we have delivered a series of
major projects which have created c.20,000 sqm of new and refurbished offices and cultural space, as well
as improved the retail offering at the Shopping Centre itself, with the aim of bringing the right types of
occupiers to the Town Centre that can make a real contribution to the area.
Bringing a new cinema and cultural space to Ealing

Community Investment
We strive to be an active member of our Ealing community. By connecting local groups and
people with our partners on topics such as education, employment, business and wellbeing,
we seek to better understand important issues and share opportunities.
We have also played an important role as a key member of the Local Business Improvement
District, and are currently working with the Ealing Club to support its 50th Anniversary
celebrations in March this year.

Below is a snapshot of some of our 2021 local initiatives:
• Ealing ‘Young Readers’ brought to life by
Questors: We are proud to have partnered
with the National Literacy Trust for 10
years on the Young Readers Programme
across the UK. As well as in-school
activities, book giveaways and ‘booknic’
events across the borough in the summer
last year, we collaborated with Ealing’s
Questors Theatre who ran a fantastic
interactive storytelling session for pupils
of St John’s Primary School, West Acton
Primary School and Woodlands Academy.
Really Local Group

Working with the Really Local Group we are transforming the former Karma nightclub space below the Shopping Centre into a new
multi-use cultural venue that is set to open in the coming months. Planning permission was approved in 2021 and will provide a new
three-screen cinema, performance and co-working space.

Improving local office spaces

• Bringing theatre into Ealing schools
with ‘Everything Has Changed’:
We supported performances of an
in-school show called ‘Everything Has
Changed’ at St Eugene de Mazenod,
West Acton and St Johns Primary School,
in partnership with New Diorama Theatre.
This joyful, kaleidoscopic new show was
designed for 7 –11 year-olds to reflect
on the changes of the past year - why
change happens and how to deal with it.
This show was created by award-winning
theatre company Rhum + Clay, made
in consultation with a child psychologist
and children across London.

2030 Place-based approach at Ealing Broadway
As part of our place-based approach to social sustainability, we will be focusing
on a key local issue at each on our of London campuses, based on local research,
community insight and what the site can best support.
International House

No 7 The High Street (International House) was recently granted planning
permission for an application which will deliver c.16,000 sqm of additional
office floorspace and space for over 1,500 jobs.

ealingcentral.co.uk
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54 The Broadway

54 The Broadway, which had lain vacant for more than a decade,
has now been refurbished to provide 4,000 sqm of modern office
floorspace following recent investment from British Land and
has already been let to the Department for Work and Pensions.
The external alterations sought to contribute to the enhancement
of the character and appearance of the area.

In Ealing our priority is on creating skills, training and employment opportunities
that bring benefits to both Ealing Broadway and people locally. This means we will
work together with our Ealing Broadway customers, suppliers and community
partners to focus our resources and activity on achieving this.
As a starting point we recently ran a Bright Lights programme in partnership with the
Launch Group. The programme saw 15 unemployed Ealing residents taken on two week
intensive coaching course to help them find work. We identified 70 job opportunities
within Ealing for these people, and by the end of the course four of the 15 people were
in employment. All continue to receive ongoing coaching and support.
The potential new offices proposed for 10 – 40 the Broadway offer the opportunity
for us to build on this and deliver more skills and training opportunities locally
by connecting the future office tenants with local people.
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3. The site today
The current make-up of the site lacks cohesion and is comprised of buildings of various architecture styles, materials, finishes,
and heights. As such it does not maximise the potential of The Broadway, meaning that we are not able to attract the types of
occupiers that would bring the most economic and social benefits to the local community.

Images of the existing site and Haven Place

The site has a number of limitations, comprising:
1 Inefficient use of space with a large amount used for
‘back of house’ operations and servicing facilities
2 The layout restricts pedestrian flow around the site,
creating areas of congestion, such as outside Wenzels Bakery
3 Its form also restricts access to Ealing Broadway station
4 There is a lack of cycle storage, discouraging this sustainable
method of travel
5 Shop fronts that are beginning to reach the end of their
design lives and need improvements.

Conservation areas
The site falls within the Ealing Town
Centre Conservation area and is
bounded by the Haven Green
Conservation Area to the north,
and the Ealing Green and Ealing
Common Conservation Areas to the
south-west and east respectively.
All of these have been important to
consider as we develop our plans.

Ealing planning policy
Ealing Council has recognised the site in the Local Plan,
describing the existing buildings on the site as having
a ‘comparatively low intensity of development’ and
therefore underutilising a key town centre site adjacent to
the station. Ealing Council Planning Policy also identifies
that the ‘site is considered in principle an appropriate
location for a tall building’.

Site plan showing key points of interest in surrounding area showing the site in red
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4. The case for new
offices in Ealing Broadway
We believe Ealing Town Centre, with its superb transport connectivity and great quality
of life, has all the ingredients to be the leading option for businesses wanting the
convenience of central London and the environment of outer London.
These are just some of the reasons why we think major businesses
could be attracted here:
1. Occupiers are less likely to be wedded to central London locations – instead they are exploring places
in outer London with good transport connectivity because they provide cheaper rents, access to more
green spaces and still have a good range of shops and services (as is evidenced by Unilever’s move
to a new site in Kingston’s town centre).
2. Ealing Broadway benefits from better transport connections than perhaps any other outer London
location – especially with the Elizabeth Line set to open this year, offering quick journeys into central
London, as well as existing direct connections to Heathrow.
3. Ealing also has a great reputation for culture and open spaces – not least because of the
Ealing Club, a wealth of heritage buildings and fantastic open spaces like Walpole Park,
all of which could be popular with occupiers.
4. Ealing Council has long had a vision for Ealing to strengthen the economic base of the Borough
through the addition of 94,500 sqm of new office space, of which almost all – 90,000 sqm
– is to be accommodated in Ealing Town Centre.

Changing perceptions
Our experience of other strategic
developments and research
shows that it is vital to create
a sufficiently large first phase
to provide critical mass and
‘create a place’ (of roughly 80,000
sqm). British Land’s Paddington
redevelopment is a good case
study. A total 1.7m sq ft of office
space was delivered over an
8-year period and the area has
now reached a critical mass and
is prospering, able to support a
significant retail offer and variety
of office tenants.

Ealing Broadway Shopping Centre, located south of the site
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5. Our vision for
The Broadway Connection
In order to meet Ealing’s potential and meet our own values as a business, we set out
the following brief to the project team. This vision could deliver significant benefits to
both the local community as well as the wider Ealing area for generations to come.
Our four key principles

1

2

3

Respecting Ealing’s
existing built and
cultural heritage

Repositioning
Ealing as one of
West London’s most
desirable destinations
for work, leisure
and retail

Creating a new public
courtyard and creating
better routes through
Ealing Town Centre

4
Making tangible
differences to social
value, wellbeing and
the local environment

How we are seeking to meet these objectives
Deliver a critical mass of office space and associated retail, culture and leisure spaces needed
to reposition Ealing Broadway as a major destination for businesses
Help the Council to meet its own policies around bringing additional jobs to Ealing Town Centre
Meet the highest modern sustainability and wellbeing standards, including a target to be a net
zero carbon development, in line with with British Land’s own policies in this area
Respond to the needs of occupiers by creating offices that have more room for breakout areas and
spaces for those working flexibly, creating an inviting environment that focuses on health and wellbeing
Create a new connection between Ealing Broadway Shopping Centre and Ealing Broadway Station,
in turn relieving pedestrian congestion at key pinch points around this part of The Broadway
Show a strong understanding of the local area’s heritage by retaining and repurposing some
of the buildings that have the most value along the Uxbridge Road as well as providing a new
home for the Ealing Club
Provide new public spaces including a new public courtyard
Respond to community feedback on the future of Ealing Town Centre expressed through
our online survey.

ealingcentral.co.uk
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6. Our proposals at a glance
The Broadway Connection presents an opportunity to deliver much of the critical
mass needed to bring jobs and long-term prosperity to Ealing town centre.

Supporting a thriving economy

Our ambition is to create c.30,000 sqm of high quality, flexible office space set in floor plates
ideal for modern day businesses.

21 storeys

Generating c.£3.84 million Business Rates
revenue per year, going directly to the Council

Room for over c.4,500 jobs,
including c.2,800 in the
Broadway Connection alone,
with a further c.252 jobs
through construction

New public courtyard

New venue for
the Ealing Club
Enhanced shop frontages
along The Broadway

The proposed scheme

that negatively impact other local heritage
buildings within the Conservation Areas

ealingcentral.co.uk
info@ealingcentral.co.uk
0800 3077578

Increasing the

opportunities for local
residents to work locally,
reducing the need to travel

c.£7.7 million spend
per annum in the local economy
The potential to see

in shops, restaurants and local cultural
facilities and c.£130 million

Respecting local history and heritage

Removing unsightly buildings

c.£250 million
in Gross Value Added
A total of over

to the local economy each year,
strengthening the economic
base of the town

Retained and restored existing
key heritage buildings

– meaningfully reflecting
Ealing’s history

Proving a new space
for the Ealing Club,
one of London’s most important
cultural destinations, in almost
the same location as before

Providing an
attractive new
Courtyard Public Realm
to revitalise the area

bringing a range of new
shops, restaurants and cafes

Mayoral CIL and S106 obligations

10 storeys

Retaining and restoring
the most significant
buildings within the site

Responding to local demand by

along with addition funding through

Terrace space
for occupiers

Around 4,000 sqm of ground
and first floor retail and F&B space

Improving local wellbeing
and happiness

in employee wages

Further investment directly from British Land

into creating training and support
opportunities, local cultural and
education programme

creation of
affordable workspace

The

that can be used by growing businesses.

to Ealing Town Centre

opportunities for
new recording facilities
and studio space
Presenting

at the new Ealing Club venue
that can help local artists
Introducing

new planting,

which could in turn contribute
to the local habitat and

improve biodiversity
Improving local transport and access

a new, safe
and welcoming route
from the station to
the town centre
Providing

Improving pedestrian
flow through the site
Repositioning servicing
facilities to Springbridge Road,

reducing traffic
impacts through
the town centre
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7. Creating new
of f ice space f it for
the future of work
As one of the UK’s largest providers of office space, British Land has witnessed first
hand how the pandemic became a catalyst for the birth of the new office, with more
space required for an expansion in meeting rooms, breakout areas and quiet spaces
for employees and clients, as well as the inclusion of new smart building technologies.
At the same time, occupiers have become more concerned than ever before with having
a environmentally sustainable workspace that contributes to employee wellbeing.
While working from home has worked well,
it falls short in the following areas:
1. Creating a team culture
2. Collaboration between teams
3. Building camaraderie
4. Training new staff

It is for these reasons that office space will continue to be
in demand by occupiers. In fact, we see at worst, demand
for office space is going to be down by just 9%, compared
to what could have been predicted before the pandemic.
In order to ensure the future success of this scheme,
it is important to maintain a degree of flexibility and
plan the space internally for a range of occupiers,
ranging from small and medium-sized businesses
to large single occupiers.
Provided on this page is an example of what these
new spaces could look like, including a mock-up of
how an occupier might choose to set out their office
at The Broadway Connection.

Indicative layout for a potential office space within the building

ealingcentral.co.uk
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8. Tackling the
climate emergency
British Land is putting sustainability at the centre of all new developments and
remains on target to ensure that we achieve net zero carbon for all of our properties
by 2030. At The Broadway Connection, we are seeking to do this by embedding
sustainability in the design process from the onset.
Set out below are the key features to our sustainability strategy for this building:

2

1

Energy performance
We want to limit the energy demand that the
development will create through things like heating,
cooling and lighting as far as possible, and produce
as much of the energy it does need on site as we can.
To do this we are proposing:
Minimising the energy need for cooling and lighting
through passive design
Using modern solar control glazing to reduce
the need for cooling
Maximising the daylight received by internal spaces
to reduce the need for artificial lighting
Using on-site photovoltaics and air source heat
pumps where possible to meet the energy demand
Ensuring that the building performs optimally today
and for the changing climate of tomorrow.
An all-electric building – meaning there is no
requirement to burn fossil fuels on site and
helping contribute to better local air quality.

Construction
materials and waste
We are also seeking to greatly
reduce the embodied carbon of the
development (the energy expended
by a building’s construction and the
materials used to make it).
To do this we are:
Committing to putting zero waste
to landfill during construction
through a responsible approach
to reuse and recycling
Reusing existing building structures
wherever possible
Ensuring that at least 50% of the
materials used for construction are
either reused or recycled materials
Ensuring that all materials used are
sourced responsibly and sustainably.

3
Health and wellbeing
We want to make this a healthy and productive place to work, by using natural design features to reduce stress
and incorporating modern technologies that improve air and water quality levels.
This includes:
Providing fantastic views out of the building for all occupiers
Letting in as much natural light as possible
Increasing the amount of urban greening and biodiversity to help reduce stress and combat climate change
Creating a sense of connection with the local community
Ensuring indoor air and water quality meet the latest health standards
Many of these features are guided by the standards set out by the International WELL Building Institute,
the world’s leading organisation trying to improve the quality of buildings for human health.

ealingcentral.co.uk
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9. Improving connections through the town centre
A core objective for the redevelopment is to create improved connections through the town centre for pedestrians. By creating lively urban
routes, our proposals would encourage sustainable travel while also providing the opportunity for small businesses located on the ground
floor units to thrive.
We are proposing to improve connections
to Ealing Town Centre and the wider area
by creating:
Two new routes through the site; one
to the bus services along the Uxbridge
Road and another to Ealing Broadway
Shopping Centre – both connecting to
Ealing Broadway Station and the
new Elizabeth Line

Creating new routes through the town centre
Existing pedestrian movements through the town centre showing
the pinch point outside Wenzels bakery and other areas

Dedicated Servicing

Proposed scheme showing new improved pedestrian routes
through the site and the bus stop on The Broadway

KEY

High pedestrian congestion
Low pedestrian congestion

New entrances into The Broadway
through the site, along with further
pavement widening, to improve
pedestrian flow and reduce pinch
points around the town centre
Creating a dedicated servicing strategy
for the whole development, with a
new servicing entrance on Springbridge
Road, helping to avoid on-site deliveries
and waste collection blocking
The Broadway

THE BROADWAY

THE BROADWAY

Diagram showing dedicated servicing for the whole development
with delivery and waste access from Springbridge Road

A new dedicated cycle access directly
into the scheme from Ealing Broadway
Station, along with high quality cycle
storage facilities and other measures
to encourage sustainable means
of transport
Providing new attractive routes for
pedestrians with greenery, activated
ground floor units, and spaces for
people to sit and dwell – overall
managing the flow of pedestrians.

Indicative image of the new entrance point into the development from the town centre

Indicative image of the new entrance point into the development from
Ealing Broadway station
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10. Creating a new public courtyard
and home for the historic Ealing Club
A key part of our vision is to create a new public courtyard that could form part of the new
link between the station and Ealing Broadway Shopping Centre. We envisage this space
could be used for activities such as a small market or performance space, however are
keen to hear what local people think as part of this consultation. We are also excited to be
creating a new, modern home for the Ealing Club, one of west London’s most iconic and
important music venues, proposed in the same location that it has stood for fifty years.
The new public spaces would cater to both existing residents and businesses as well as to new employees
in the proposed office buildings. They could promote wellness through socialising and provide a net increase
in greenery and planting.

Keeping the site safe and secure
Our proposals respond to the Police Federation’s Secure By Design (SBD) principles, which is
an initiative that works to improve the security of buildings and their immediate surroundings to
provide safe places to live, work, shop and visit. The proposals will deliver significant public realm
improvements to the current environment, enhancing safety and security for all.

Proposed plan of Public Realm improvements

Artist impression of the new public spaces around the site

A new home for the Ealing Club
The opening of the Ealing Blues Club by Alexis
Korner and Cyril Davies on 17 March 1962 is generally
regarded as the moment when British blues developed
its own identity. The Rolling Stones (who’d been brought
together by Alexis Korner), Eric Clapton, Rod Stewart
and Pete Townshend all had some of their earliest
gigs there.
As part of our plans, we are delighted to be re-providing
a space for the historic Ealing Club. This space would be
located at lower ground floor level, near to its previous
location and with a significantly larger footprint.
The new premises would provide the facilities needed
by a modern venue, including better recording facilities
for live performances, along with better acoustics
and crowd safety features as well as disabled access
for the first time.
We’re also working closely with the Ealing Club team as
they prepare for the Club’s 50th anniversary celebrations
in March.

ealingcentral.co.uk
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Artist impression of the courtyard space in the evening
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11. Retaining and reusing buildings along The Broadway
The part of the site that meets the Broadway is comprised of a patchwork of buildings
new and old, with some dating back to the Victorian era and others built more recently.
We have undertaken a thorough assessment of all of these buildings to ascertain what
merit they have and are proposing to keep those that we think contribute most significantly
to the area. By repurposing existing building fabric and materials from those buildings that
wouldn’t be retained in their entirety, we can also limit the amount of carbon that would
be spent creating new buildings, reducing the environmental impact of the scheme.
As shown in the images
to the right and below, we
have identified a number of
buildings along The Broadway
that are assessed as having
the most heritage value and
have retained these in the
design proposals. These
buildings will be refurbished,
upgraded and extended to
enhance their street frontages
and provide a significantly
improved retail environment.
These restoration and repair
strategies are designed to
breathe new life into these
heritage assets, prolonging
their use as places of work
and retail. In doing this we
will enhance their contribution
to the Ealing Town Centre
Conservation Area.

Artist impression showing retained and extended No 35 The Broadway
(Wenzel’s Corner)

Existing retail environment along The Broadway

Artist impression of the new retail environment along The Broadway
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Artist impression aerial view of courtyard and retained and reused buildings along The Broadway
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12. Establishing the right building form
The brief we have set out for an exciting new commercial destination has largely dictated the form of the buildings that we present here today.
The main factors contributing to the current design are:
1.

Providing floorplates that are of the right size for businesses and the additional
breakout areas and social spaces provide a focus on health and wellbeing for office users

2.

Provide c.30,000 sqm of high quality, flexible office space to reposition Ealing Broadway
as a major destination for businesses

3.

Retaining key buildings of heritage value along The Broadway, therefore reducing
the footprint of developable area

4.

Ensuring the new public connection is large enough to accommodate significant
numbers of pedestrians coming from the station and town centre

5.

6.

Terrace space
for occupiers

21 storeys

10 storeys

Retained and restored existing
key heritage buildings

Creating a building form that responds to the surrounding context, respecting
the setting of the Grade II* Listed Christ the Saviour Church and considering the
impact of views and overshadowing on Haven Green

New public courtyard

Orientating the buildings in a way that maximises natural light and the views out
of the building, helping reduce the need for artificial heating, cooling and lighting
and promoting wellbeing.

Throughout the design process, wind and sunlight environmental studies have been
undertaken to inform the developing design.
New venue for
the Ealing Club

A number of options were explored that met our brief. The option we are
proposing has the best balance in terms of meeting ours and the Council’s
aspirations, while also limiting the impact on the area.

Step 1

Step 2

Carve out a public courtyard and route
through to the station and retain key
heritage buildings along the Broadway.

ealingcentral.co.uk
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Massing positioned away from
The Broadway and to mitigate
impact on Broadway Station.

Around 4,000 sqm of ground
and first floor retail and F&B space
The proposed scheme

Step 3
Reduce width of taller volume to a
single more slender element when
viewed from Haven Green.

Step 4
Upper proportion of the building
repositioned to mitigate impact on
setting of Christ the Saviour Church.

Enhanced shop frontages
along The Broadway
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13. Architecture and materiality
The project team has been in detailed discussions with Ealing Council to ensure that the
proposed designs are of the highest modern standards and have been carefully considered to
respond positively to the local area.
We are proposing a building which is formed of a number of parts:
• Retained and restored heritage buildings around The Broadway, complimented by contemporary extensions
• A lower ‘mineral’ section that sits behind the retained buildings completing the new courtyard public realm
• A visually lighter, more reflective proportion that sits above the mineral volume.
The building is arranged to maximise opportunity for terracing, balconies and urban greening.
The architectural expression of the building is borne out of the response to the context and the lower levels
are informed by an understanding of the materiality, detailing, textures and tones of the historic civic buildings
of Ealing. The upper volume is more crystalline to reflect the sky.
The elevations are designed to mitigate solar gain and glare, whilst maximising good quality daylighting
and views out; creating a sustainable low energy, low carbon building.

The proposed scheme looking east along The Broadway
Elevation drawings showing restoration and repair of existing buildings
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14. Understanding how the scheme fits into the area
Illustrated on this page are some of the key views of the proposed scheme looking from various points around the surrounding area, including from Haven Green,
The Broadway and Ealing Broadway Station.
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Location of key views during consulation
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View A

View B

View C

View D

Aerial photo of Ealing Town Centre
with the site marked in red

The proposed scheme

21 storeys

Terrace space
for occupiers
10 storeys

Retained and restored existing
key heritage buildings
New public courtyard

New venue for
the Ealing Club
Enhanced shop frontages
along The Broadway
Around 4,000 sqm of ground
and first floor retail and F&B space

The proposed scheme looking east along The Broadway
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