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Prime Shopping Centre
Investment OpportunityExecutive Summary

• King’s Lynn, the dominant retail centre in West Norfolk, is situated in one of the
fastest growing regions of the UK with a growth of 47% in GDP between 1990 
and 2000.

• The town benefits from a growing population and boasts a retailing catchment of
150,000 persons with very little leakage. The council has significant growth plans.
Draft regional planning guidance allocates 11,000 new homes, 7,000 designated for
King’s Lynn.  

• The Vancouver Centre which has been redeveloped and refurbished is a major
regeneration of Kings Lynn town centre. 

• Occupying an extensive 101/2 acre town centre site the scheme provides flexible,
well proportioned retail accommodation which is arranged predominantly over
ground and first floors with a number of units trading at both levels. The Vancouver
Centre forms the eastern section of the established pedestrianised retail circuit of
King’s Lynn town centre and naturally links the High Street with the principal
shopper’s car parks and bus station.

• 34,305m
2

(369,274 ft) and 440 car parking spaces.

• Zone A rental tone of between £75-77 per ft
2 
(appreciably lower than comparable

towns).

• Excellent array of anchor tenants including Woolworths, TJ Hughes, New Look,
Superdrug, JJB Sports, TK Maxx, Mark One and Evans, to join existing tenants
including Sainsbury’s, Westgate Department Store, Iceland and Argos.

• Asset Management Opportunities.

• Long Leasehold – Let on five separate head leases, four of which are for 999 years
at a peppercorn rental. This maximises owner flexibility. 

• Offers in excess of £68,000,000 (Sixty Eight Million Pounds), subject to contract
and exclusive of VAT reflecting a net initial yield of 5.75% rising to an estimated
5.85% in December 2005 and ultimately a net reversionary yield of 6%.
The equivalent yield (nominal) is 5.96%.

• A corporate vehicle can be acquired.

SUBJECT TO CONTRACT



King’s Lynn
Location
King’s Lynn, a thriving market town in West Norfolk, has origins dating back to the 12th
century and the town's past wealth and development is closely associated with its maritime
trading links. 

King’s Lynn is located approximately 72 km (44 miles) north of Cambridge, 70 km (43 miles)
west of Norwich, 58km (36 miles) east of Peterborough and 170 km (105 miles) to the north
of London.  It benefits from good road communications being located at the junction of the
A10, A149, A47 and A17. King’s Lynn train station provides local and national rail services
including London (King’s Cross) with a fastest journey time of 90 minutes. Stanstead
International Airport is approximately 90 minutes drive away.

Demographic Profile
King’s Lynn has a resident urban population of 40,921 (2001 Census) persons and an
extensive estimated primary retail catchment population of 150,000 (2001 Promis). The
population growth in King’s Lynn between 2001 and 2004 was double the average PMA town

and the projected growth for 2004 to 2009 is also
expected to be similar. According to CACI the
weighted gravity population is 83,207 persons
and the city benefits from very little leakage of its
primary and secondary catchments to other
shopping centres due to  distance from
competing centres. The city retains 33% of its
tertiary catchment and overall the catchment
populations are expected to increase at
significantly above average during the period
2004-2009.  

House starts for the East region of the UK which includes West Norfolk and King’s Lynn were
21,362 for 2003/04 and this was higher than any other region bar the South East making up
13.2% of the total for the UK. 12.8% of houses completed in 2003/04 were in the eastern
region. More residential accommodation is planned for development in the area.

The age distribution of King’s Lynn population is broadly in line with the national average.
However in terms of affluence King’s Lynn has a higher proportion of affluent greys, settled
suburbia and flourishing families than the national average which generate a high spend
volume per capita.
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The Local Economy
King’s Lynn is the key administrative regional centre for West Norfolk. It is situated in one of
the fastest growing regions of the UK with a growth of 47% in GDP between 1990 and 2000.
West Norfolk is rich in historical and architectural heritage, as well as boasting a rich and
varied rural landscape, including a coastline designated as an Area of Outstanding Beauty.
As a result King’s Lynn is also a popular tourist destination.

The town has a higher than national average percentage of people working in the
manufacturing and retail sectors. In 2003 the proportion of the workforce in the
manufacturing industry was 17% while the services sector accounted for 64%. The town has
significant commercial expertise in Electronics, Manufacturing, Specialist Engineering and
Food Processing with major employers including Campbell Grocery Products, Porvair,
Borough Council of King’s Lynn, Hansatech Ltd, Del Monte Foods, Foster
Refrigerator (UK) Ltd, Biddles Ltd, British Sugar, Jaeger, Fisher Chilled Foods Ltd
and Bespak Europe Ltd.

Unemployment stands at 2.1% of the TTWA for King’s Lynn. 
(2.4% GB average - Jan 05)



Retailing within King’s Lynn
King’s Lynn, an established market town with a strong retailing tradition, has an estimated
790,000 ft

2
(73,000 m

2
) of trading floor space (Promis). 

Until now the town has suffered from a sub-standard retail offer, with its antiquated and
inflexible late 1960’s precinct, lacking quality and suitable units to satisfy modern day retailer
requirements. A recent ‘Javelin’ Venue Survey ranked King’s Lynn 157 out of 2,104 retail
centres comparing the town with Truro, St Albans, Horsham, Winchester and Wrexham.
Without exception these comparable locations have appreciably higher prime Zone A rental
levels suggesting there is a great potential for rental growth in Kings Lynn. The new scheme
which includes 17,652 m

2
(190,000 ft

2
) of new floor space and 3,810m

2
(41,000 ft

2
) of

refurbished accommodation will significantly improve the quality of retail offer.

Traditionally the prime pitch has been the High Street specifically between the junctions with
New Conduit Street and Norfolk Street. Tenants represented here include Next, M&S, River
Island, HMV, Boots, Clinton Cards, Top Shop, Allsports, Dorothy Perkins, Bay Trading
and Laura Ashley. Debenhams and Wilkinsons are located in secondary pitches.

Norfolk Street which forms the northern section of the pedestrianised retailing circuit is
improving with tenants such as WH Smith, Ottakers, Savers, Bewise and The Link
represented. Whilst historically there has been a distinction between the prime High Street and
the Vancouver Centre, we believe the latters re-development will extend the town’s prime
retailing further to within the scheme ultimately leading to a convergence of prime rents. 

Kings Lynn also benefits from a popular market on Tuesdays, Fridays and Saturdays in the old
Market Square, north of the High Street.

The Retail Circuit
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The prime rental level of £85 per ft
2

ZA appears low and post re-development/refurbishment of
the Vancouver Centre, we believe that there is inherent rental growth in the town when 
compared to the comparable towns listed above.

Town Javelin CBRE Shopping Weighted Current Rental Tone /

Ranking Population Rank Catchment Zone A

Population (CCRE 2005 Estimate)

(CACI)

Winchester 145 168 61,470 £135

Truro 157 67 61,975 £135

St Albans 153 151 91,989 £120

Wrexham 153 113 62,102 £105

Horsham 153 182 59,530 £100

Kings Lynn 157 115 83,207 £85

JD Sports Tchibo Supercuts

Card Factory Toni & Guy Greggs

Pizza Hut Comet KFC

Subway Perfume Point TCM Chinese Herbs

Cargo Zoom the Loom Robert Dyas

Faith Whittards of Chelsea Moss Bros

Internacionale Dunelm Brighthouse

Ask Millets Adams

Principles Oasis QS

Ponden Mill Pilot Multi York

Rental Performance
Over the last few years rents have remained relatively static in Kings Lynn compared to the
Eastern region and the UK as a whole. We can attribute this to the limited development in the
town over the last decade and the lack of modern well configured floor space. There has  also
been little retailer movement within the town creating new evidence.  

Prime rentals within Kings Lynn currently stand at circa £85 per ft
2

Zone A. This was achieved
in September 2004 with the letting of 54 High Street to T-Mobile which mirrored the letting of
37 High Street in September 2003 to O2 at a similar level. The most recent rent review
evidence is found at 43/44 High Street where Top Shop in September 2004 was 
settled at £85.

Retailer Demand
Significant retailers who have expressed serious interest in the town include:



Ground Floor Plan



The Vancouver Centre
Situation
The re-developed and refurbished Vancouver Centre occupies a major proportion of the prime
shopping core within Kings Lynn occupying a prime town centre site of approximately 101/2

acres. Bounded by Norfolk Street to the north, the development is centred on Broad Street,
St Dominic’s Square and the majority of New Conduit Street. 

The scheme forms the eastern half of an established retailing circuit which naturally links the
High Street in the west with the principal shoppers’ car parks and bus station.

Description & Accommodation
Originally developed in the late 1960’s/early 1970’s, the scheme was demolished in January
2003 and in the last two years has been largely re-developed and refurbished to create a
significant new retailing experience in Kings Lynn which is transforming the town.

An attractive, architecturally sensitive, open scheme, the Vancouver Centre provides flexible,
well proportioned retail accommodation which is arranged predominantly over ground and first
floors with a number of units trading at both levels. 

A variety of new larger stores have been created to compliment the existing Sainsbury’s
supermarket and Westgate Department Store and will provide quality accommodation for
TJ Hughes, New Look, TK Maxx, JJB Sports and Woolworths.

Aimed at modern retailer requirements the scheme provides approximately 34,305m
2

(369,274 ft
2
) comprising:

In addition to the Sainsbury’s 440 space car park the Centre will benefit from being adjacent to
the bus station and close proximity to a newly developed multi storey car park in Clough Lane
(not included in the ownership) to the south which will provide an additional 700 spaces. This is
due to open in October 2005.

• 7 LSU’s (including):

• TJ Hughes (40,500 ft
2
) • TK Maxx (25,725 ft

2
) • Woolworths (40,600 ft

2
)

• JJB Sports (15,240 ft
2
) • New Look (12,840 ft

2
) • Westgate (24,000 ft

2
)

• Argos (15,475 ft
2
)

• 47 Retail units

• Supermarket - Sainsbury’s (50,183 ft
2
)

• 440 space multi-storey car park



Tenure

Long Leasehold (Virtual Freehold)

• Phases 1-4 (Outlined on plan in green)

The property has been re-developed in four distinct phases. Each phase is subject to an
individual head lease providing full flexibility to an investor if in the future a sale of part is
desired. 

Agreement to Leases have already been completed and the Head Leases will be drawn down
at completion of the sale (December 2005). Each will be for a term of 999 years at a
peppercorn rental. 

• Existing Leasehold (St Dominic’s Square - outlined on plan in red) 

This section of the property, which has not been re-developed /refurbished is subject to an
existing Head Lease for 150 years from 25th March 1983 (approximately 127.75 years
unexpired) at a geared ground rent of 25% of rents received. 

We estimate the current head rent to be in the order of £99,150 pax.

This element of the leasehold ownership accounts for only 9.4% of the overall gross income.

• Walkways Lease 

A lease for a term of 999 years from 23rd June 2005 at a peppercorn rental has been entered
into in respect of the walkways within the scheme. 

Copies of all legal documentation can be provided on request within a supplemental
information pack.

Tenancies
Since conception the Vancouver Centre has attracted strong retailer interest. To date the
property is 71.5% let by income. Additional negotiations are ongoing which will improve this
percentage further in the short term. 

Tenants represented within the scheme include: Superdrug, Mark One, TJ Hughes, TK
Maxx, New Look, JJB Sports, Woolworths, Card Crazy, Ann Summers, Argos,
Carphone Warehouse, Costa Coffee, Evans, Westgate Department Store, Iceland,
Shoefayre, Peacocks, Claires Accessories, Julian Graves, J Sainsbury, Thomas
Cook, Deichmann Shoes, Poundland and Going Places.

Lease Length & Income Quality Profile
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Rental Tone
‘Headline’ rentals have exceeded £82 per ft

2
ZA (Poundland/Silverscreen) however net rentals

are devalued at between £50-77 per ft
2
ZA. Recent letting activity confirms the true rental tone

to be in the region of £75-77 per ft
2
ZA with Heads of Terms recently agreed with Silverscreen,

The Perfume Shop and Autonomy. 

The existing leasehold block as a result of the new lettings is now highly reversionary and we
believe when the last lettings are concluded the entire scheme will inherently be reversionary. 

Current Net Income PAX
(Including Proposed Rental Guarantees and allowing for Head Rent deduction)
• £4,141,530 pax

Current Net Market Rent PAX
(Including Proposed Rental Guarantees & Allowing for Head Rent deduction)
• £4,327,317 pax

Rental Guarantee Structure
The vendor will guarantee the rent, service charge shortfalls and unexpired rent free periods for
the vacant units for a maximum period of 12 months from completion of the sale (scheduled
December 2005). Should any of the individual units be let before the expiry of this 12 month
period then the guarantee for the specific unit will fall away.

Service Charge
A draft service charge budget for the year 2005/2006 has been prepared by the vendor’s
managing agent. Calculated on a weighted floor area basis the leases allow for 100% recovery.
The estimated annual budget for the scheme is £467,248. This equates to an average of £1.26
per ft

2 
overall. There is a potential shortfall of £25,120 as a result of service charge caps (TJ

Hughes/New Look/JJB/ Peacocks/Costa). This will be covered as part of the guarantee for 12
months by the vendor.



Investment Opportunities/Considerations
• Pursue an active lettings & reviews strategy in order to raise the overall prime Zone A level

which is modest. With it’s retained catchment, lack of direct competition and future growth
prospects we believe prime rents should be in excess of £100 psf ZA.  

• Opportunity through the head lease flexibility to easily sell off separate interests in the
future. 

• Consider the re-gear or purchase of the 25% geared leasehold interest with the council,
re-develop/refurbish to create better sized and configured units fronting onto Broad Street
and a new store for Westgate  

• In conjunction with the council explore the possibility of re-developing the adjoining Bus
Station site which is over-sized for current needs.  Historically the council have intimated
that they would be receptive and would be keen to see leisure uses introduced into the
town centre. Hotel operators have previously expressed interest in the town.

• King’s Lynn is set for growth:

• Draft regional planning guidance allocates 11,000 new houses in West
Norfolk, 7,000 in King’s Lynn.

• The NORA (Nar-Ouse Re-development Area) site (120 acres) is currently being
developed as a mixture of high quality business park and housing. It includes
the fourth ‘millennium community’ in the United Kingdom, announced by the
ODPM and will include 900 new homes.

• Already a popular tourist location the area is attracting a high proportion of
second home owners and holiday makers with high disposable incomes.
Colloquially, nearby Burnham Market is so called ‘Chelsea-by-the-Sea’. 

Practical Completion
The scheme has been re-developed/ refurbished in various phases. Practical completion for the
entire scheme is scheduled on the 28th of August 2005. This may be subject to slight variation.

VAT
The property has been elected for VAT and as such VAT will be payable on the purchase price. 

Proposal
We are instructed to seek offers in excess of £68,000,000 (Sixty Eight Million Pounds),
subject to contract and exclusive of VAT for the long leasehold interests in the Vancouver
Centre which would show a purchaser a net initial yield of circa 5.75% rising to an estimated
5.85% in December 2005 and a reversionary yield of circa 6% after allowing for costs of
5.7625%. The equivalent yield (nominal) is 5.96%.

Sale Structure
The property is owned within an SPV and accordingly offers will 
be invited either for the Company or as a straight forward 
property purchase.



Further Information
Further information/documentation is available 
on request within a supplemental information pack.
Please contact either:

David Freeman
Tel: 020 7487 1731
Fax: 020 7487 1804
Email: david.freeman@collierscre.co.uk

James Pearson
Tel: 020 7344 6685
Fax: 020 7487 1804
Email: james.pearson@collierscre.co.uk

Colliers CRE
9 Marylebone Lane
London W1U 1HL
www.collierscre.com
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MISREPRESENTATION CLAUSE

Colliers CRE, give notice to anyone who may read these particulars as follows:–

1. These particulars are prepared for the guidance only of prospective purchasers. They are intended to give a fair overall description of the property but are not intended to constitute part of an offer or
contract.

2. Any information contained or referred to herein (whether in the text, plans or photographs) is given in good faith but should not be relied upon as being a statement of representation or fact.

3. Nothing in these particulars shall be deemed to be a statement that the property is in good condition or otherwise nor that any services or facilities are in good working order.

4. The photographs appearing in these particulars show only certain parts of the property at the time when the photographs were taken. Certain aspects may have changed since the photographs
were taken and it should not be assumed that the property remains precisely as displayed in the photographs. Furthermore, no assumptions should be made in respect of parts of the property
which are not shown in the photographs.

5. Any areas, measurements or distances referred to herein are approximate only

6. Where there is reference in the particulars to the fact that alterations have been carried out or that a particular use is made of any part of the property this is not intended to be a statement that any
necessary planning, building regulations or other consents have been obtained and these matters must be verified by an intending purchaser.

7. Descriptions of the property are inevitably subjective and the descriptions contained herein are given in good faith as an opinion and not by way of statement of fact.

8. Plans are published for convenience of identification only and although believed to be correct, their accuracy is not guaranteed and they do not form any part of any contract.

June 2005


