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Welcome to
West Ealing
With its village-like ambiance
and close proximity to the
City and London’s major
international transport hubs,
West Ealing is one of the prime
spots to live in West London.
Long loved by families and
young professionals alike, this
leafy enclave is jam-packed
with amenities just a stone’s
throw from Ealing’s busy
social scene.
With rows of tree-lined avenues,
attractive period housing
and enviable open spaces,
West Ealing offers residents
tranquillity close to the
convenient connections of its
better-known neighbour, but at
a fraction of the price. And with
the imminent arrival of
London’s Crossrail, the area’s
allure has never been greater.
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Why buy in Ealing?
In terms of house price affordability in the
capital, Ealing ranks solidly around mid
table. But prospects are promising, with
five-year forecasts indicating 11% house
price growth.
The cost of a home in Ealing averaged
£476,102 in Q4 2019 and £488,518 for 2019
overall, an uplift of 72% in the ten years to
2019 (compared to 70% in Greater London)
and 19% over the last five years (Land
Registry data).
Flats in Ealing sold for an average of
£365,485 in Q4 2019 and £374,257 in 2019
overall. Growth has been high, rising 22%
over the last five years and 83% over the
decade to 2019 – significantly outshining
Brent (59%), Harrow (75%), Hillingdon (63%)
and Hounslow (62%).
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There are many good reasons for this. West
Ealing is a neighbourhood of contrasts.
Nestled between Ealing, Northfields, Hanwell
and Perivale, this West London district is best
known for its busy, well-stocked high street
that retains a rare village-like feel.
Residents here enjoy easy access to Ealing,
a mecca of entertainment that’s famed
as home to the world’s oldest film studio
and popular comedy hotspots, and
remains a constant draw for locals and
Londoners today.
Venture a little off the beaten track, and West
Ealing’s quiet tree-lined streets offer the
perfect contrast to the bustle of London life.
Professionals come here for exceptional
transport links and its expansive business
scene, while outstanding schools, manicured
parks and deep-rooted communities make
the area a long-term favourite for families.
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minutes to London’s
West End,
post-Crossrail

‘Outstanding’
primary schools

Nº.1

7TH

225
restaurants
and cafés

8TH

3%

unemployment
(London: 3.8%),

263

Experian

hectares:
expanse of Park Royal
Industrial Estate

9TH

10TH

borough for
sustainability

most popular borough
for first-time buyers

highest volume of
retail outlets, London

greatest number
of stations, London

10th best place to live
for well-being

CBRE Hot 100

CBRE Hot 100

CBRE Hot 100

CBRE Hot 100

CBRE Hot 100
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Why invest in Ealing?
Tranquil residential roads lined with
double-fronted Victorian and Edwardian
homes draw residents to Ealing. These
attractive streets are perfect for those
seeking a slice of calm close to the action of
West London and the City itself.
And there’s plenty of potential for investors,
too: property prices have rocketed since
construction of the Elizabeth Line began,
increasing an average of 31% in the
neighbourhoods surrounding its host
stations. We anticipate investors will
generate a 3.3% return each year, or an
average total uplift of £133,000 for properties
in proximity to the Crossrail network.
According to Crossrail Ltd, the Elizabeth
Line will be brought into passenger service
as soon as practically possible in 2021, with
the western section due to open mid-2022.
In preparation for this, West Ealing station
will benefit from a major overhaul, including
a new station entrance and façade, and a
new, bright, spacious ticket hall.

Additionally, the likes of the Dickens Yard,
Westgate House and Filmworks
developments are set to boost Ealing’s allure
even further for locals, with amenities
including a 1,000-seat Picturehouse cinema
and an open piazza accommodating new
shops, restaurants, and bars.
Investors can expect healthy returns: rents
have increased 23% over the last decade
alone, while the five-year forecasts project a
further 15% growth. Last year, Rightmove
recorded a 4.0% yield and some 4.3% in Q4
2019 – far more than in neighbouring Harrow,
Hillingdon, Brent and Hammersmith and
Fulham. A two-bedroom apartment will reap
an average of £1,712 per calendar month
(Rightmove, Q4 2019), compared to adjacent
boroughs where monthly rents range from
£1,707 in Hounslow to Hillingdon’s £1,344.
Further price uplift is expected once the line
is operational.* According to an impact
study by the GVA, between 2021-2026,
values could rise in outer London boroughs
[like Ealing] by 23% above the rising
baseline projection.

*Source – GVA 2020
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Who lives in Ealing?
With sprawling parks, generous homes and
no less than 91 schools, it’s little surprise that
half of the residents in this firm family
favourite are homeowners. There’s plenty of
appeal for younger cohorts, too: 30% of the
population is aged between 20 and 40 years
old. A designated ‘rental hub’, according to
Experian’s Mosaic segmentation model,
Ealing boasts more private renters than
neighbouring Hillingdon, Harrow, Hounslow
and Brent.
54% of residents currently earn more than
£40,000 per annum, and with the proportion
of private renters predicted to grow from 31%
to 35% within the next five years (Experian),
the future is looking very bright here for
landlords and tenants alike.

Average House Price by London Borough

Ealing in numbers:
Average rental yield (2019)

4.0%
Rental yield (Q4 2019)

4.3%

Ealing

Rental growth over the last decade

23%
Projected rental growth over the
next five years

15%

Below £300,000
£300,000 – £400,000
£400,000 – £500,000
£500,000 – £600,000
£600,000 – £700,000
£700,000 – £800,000
£800,000 – £900,000
Above £1,000,000

Source: Land Registry 2018
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In focus: West Ealing
Head just one stop west and West Ealing
offers accessible real estate within easy
reach of Ealing’s alluring amenities. Average
flat prices here stand at just £395,381, a snip
of the £488,518 buyers can expect to spend
in W5. And it seems would-be residents
wishing to spread their wings may be in luck
here: while the majority of Ealing sales in the
last year were flats, terraced properties
accounted for the biggest share of property
sales in West Ealing (Rightmove).
West Ealing landlords can expect £1,665
rental income per calendar month for a
two-bed apartment (Zoopla) compared to in
Northolt (£1,287), Southall (£1,358) and
Greenford (£1,615).

Average cost: 2-bedroom flat
West Ealing

£395,381

Brentford

£397,281

Acton

£405,975

Ealing

£456,526

Chiswick

£485,356

Kew

£493,763

Conveniently connected
Current
journey
times

With
Elizabeth
Line

Heathrow Airport

34 mins

13 mins

Bond Street

38 mins

15 mins

Paddington

13 mins

12 mins

Canary Wharf

53 mins

29 mins

Liverpool Street

43 mins

22 mins

Source - TFL and Crossrail, 2020

Ealing residents have long enjoyed solid
links with the City and London Heathrow, as
the borough is served with multiple stops by
the Piccadilly, Central and District lines. The
Great Western Railway connects commuters
with London Paddington in just over ten
minutes, while there are multiple roads links,
from the M40, M4, A40, M3, M1 and M25
through to London’s Western Avenue. And
the imminent opening of the Elizabeth Line
will further cement Ealing’s place on the
map, with up to 12 services every hour
connecting the borough with London,
Berkshire and South Bucks.

Capital assets
It may be a top spot for London residents,
but Ealing is well placed for professionals
too. Home to an array of big-name food,
media, transport and logistics brands,
Ealing’s Park Royal Industrial Estate is the
largest in Europe, at 263 hectares. Close
proximity to Heathrow Airport has opened up
a wealth of professional opportunities at
household names including Coca-Cola, Gate
Gourmet and Fullers Brewery. Big-named
employers including BskyB and
GlaxoSmithKline are long-time fixtures on the
M4’s Golden Mile nearby, while the BBC
Television Centre and White City’s
burgeoning technology scene are just a
short ride away.
And with over 164,000 workers to its name,
West Ealing enjoys significantly lower
unemployment than the rest of London
(3.8%) and the UK as a whole (3.4%).
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Why buy in London?

Undersupply of
quality new homes

Centrally located
between Asia and
North America

65,000

Ease of access to
four main airports in
close proximity

homes are required
each year to meet London’s
housing shortage

500,000
Almost

Robust
economy

Low interest
rates

Population
increase

Favourable
timezone

Favourable
exchange rates

Strong legal structure,
asset protection and
multi-cultural society

London is a leading
technology and
research centre

London’s strong
appeal as a ‘safe haven’
for investment

World-class
education

The Elizabeth Line (Crossrail) will
carry 200 million passengers per
annum and increase rail capacity in
Central London by 10%.

employees work in the the
City of London

London population set to
increase to 10m by 2031,
that’s over one million more
people in the next 10 years

1.5bn

English speakers
in the world
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