
WOODLAKES PARK
HOLME ROAD •  STOWBRIDGE •  KING’S LYNN •  NORFOLK



SUCCESSFUL 
HOLIDAY LODGE 
BUSINESS IN 
NORFOLK 
WITH FURTHER 
DEVELOPMENT 
POTENTIAL



WOODLAKES PARK
HOLME ROAD • STOWBRIDGE • KING’S LYNN • NORFOLK • PE34 3PX 



BACKGROUND
Woodlakes Park is located in the heart of 
Norfolk and comprises a holiday lodge 
development of 44 detached timber lodges set 
within a tranquil landscaped environment, 
which includes five fishing lakes and woodland.

The property has been developed from a 
touring site to static caravans to log cabins, 
with a continuous programme of updating and 
improvement throughout the period.

The current vendor bought the property in 2017 
and over the last two years has fully established 
the business and continued to develop the 

property with the addition of 24 lodges.  
Planning permission allows for the development 
of a further 99 lodges and additional planning 
permission has recently been granted for a new 
clubhouse building to provide restaurant and 
bar facilities.

The park is an attractive and successful holiday 
lodge business in a popular tourist location with 
the potential to be developed further.

SUMMARY OF FACILITIES
• 44 timber lodges (including one manager’s lodge 

and a warden’s lodge)

• Five fishing lakes

• Reception/shop, maintenance workshop and two 
shower blocks

• Planning permission for a new clubhouse

• Planning permission to develop a further 99 lodges

• Site extending to approximately 62 acres (25 
hectares)



THE OPPORTUNITY
The property offers a range of future possibilities 
including continued development of lodges to 
enhance revenues, increase in occupancy rates, 
sales of existing and proposed lodges and other 
initiatives.

Ordnance Survey © Crown Copyright 2019. All Rights Reserved. Licence number 100022432

LOCATION
Woodlakes Park is situated in a semi-rural area on 
the eastern edge of Stowbridge, a village on the River 
Ouse.  The site, which is surrounded by agricultural 
land, benefits from countryside walks directly from 
the property, and is also an excellent base from which 
to explore Norfolk and the surrounding area.  The 
Sandringham Estate is about 15 miles to the north and 
slightly further away is the North Norfolk coastline with 
its award-winning beaches, including Holkham, Wells-
next-the-Sea and Brancaster.

• Downham Market 3 miles

• Kings Lynn 9 miles,

• Cambridge 37.1 miles

• Norwich 44.7 miles

(all distances are approximate)
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ACCOMMODATION
The site extends to approximately 
62 acres (25 hectares) in a single 
block of land, including five 
fishing lakes of varying sizes.  It is 
roughly rectangular in shape and is 
bounded by vegetation and timber/
mesh fencing.

The holiday park comprises 
44 holiday lodges (including 
one manager’s lodge and the 
warden’s lodge) which are laid out 
principally around the northern 
part of the site beside the lakes.  
Access to the property is through 
a gated entrance with an internal 
network of roads which lead to 
the lodges, each of which has a 
dedicated parking bay close by.  
There is further parking to the 
front of the reception building for 
approximately 50 cars.

RECEPTION/SHOP
At the entrance to the park is a single storey building with 
timber clad elevations under a pitched felt shingle roof 
extending to approximately 177.52 sq m (1,910.80 sq ft) 
GEA.  It provides a reception area, fishing tackle shop, 
office, WC facilities and various store rooms.

THE LODGES
There are a number of different styles providing 
accommodation from one bedroom up to three bedrooms.  
They each have fully fitted kitchens, a shower-room or 
bathroom, double glazing and electric heating.  The lakeside 
cabins have verandas with views of the lake and private swims 
in front of the verandas for those wishing to fish.  The 
accommodation is as follows:-

Lodges 1 – 4 
These are located adjacent to the reception building and are 
constructed of timber clad elevations under a pitched felt 
shingle roof.  Lodge 1 is the Warden’s Lodge, which extends 
to approximately 69 sq m (742.71 sq ft) GEA.  

Manager’s Lodge
The manager’s lodge is located to the north of the car park 
and extends to approximately 80 sq m (861.1 sq ft) GEA.  
The lodge is of a typical modular design with timber clad 
elevations under a pitched felt shingle roof.  This lodge is 
slightly separated from the central lodges.

Central Lodges
These lodges are located to the rear of the Manager’s Lodge 
and the Maintenance Yard.  There are 12 lodges in this central 
area, constructed of timber clad elevations with pitched felt 
shingle roofs.  The lodges range from one to three bedrooms.

Western Lodges
The western lodges are located in the north west area of the 
property and run parallel to the western boundary, alongside 
one of the lakes.  The area comprises 16 lodges of varying sizes 
and construction.  There are 15 two bedroom cabins and 1 one 
bedroom cabin constructed of timber clad elevations under 
pitched felt shingle roofs.  One of the lodges is a disabled 
friendly cabin with a timber access ramp leading to the decking 
area.

Eastern Lodges
The eastern lodges are located to the east of the central 
lodges and are situated along the southern bank of Two Pole 
Lake.  The area comprises seven lodges of varying sizes and 
construction.  There are 6 two bedroom cabins and 1 four 
bedroom cabin constructed of timber frame structures with 
solid timber clad elevations under pitched felt shingle roofs 
or lean to felt roofs.

Newest Lodges
There is an area south of the western lodges which extends 
to approximately 2.08 acres (0.84 hectares), on which four 
lodges have recently been constructed, with a further two 
due to be constructed.  They are constructed from similar 
materials to that of the other lodges, timber clad elevations 
beneath pitched felt shingle roofs or lean-to felt sheet roof.  
They are of a more contemporary design in comparison to 
the traditional lodge style across the remainder of the site.

North Lakes and Open Land
The northern quarter of the site comprises four of the 
five fishing lakes with associated landscaping and ancillary 
structures.  
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Cabin Lake
Extending to approximately 7.42 aces (3 hectares) and 
running parallel to the Western Lodges, this is the largest 
of the four fishing lakes and is the lake directly behind the 
northern most row of lodges in the central lodge area.

North Lake
Extending to approximately 1.17 acres (0.47 hectares) this 
is the smallest of the four fishing lakes and it is located at 
the northern most point of the site bordering the northern 
most boundary.  The site is separated by a timber bridge and 
grassland strip to Stow Copse Lake to the south.

Stow Copse Lake
Extending to approximately 2.1 acres (0.85 hectares) this is 
the second smallest of the four fishing lakes and is located to 
the south of North Lake, north east of Cabin Lake and north 
of Two Pole Lake.

Two Pole Lake
Extending to approximately 2.7 acres (1.1 hectares) this is 
the second largest of the four fishing lakes and is located to 
the south of Stow Copse Lake and just north of the Eastern 
Lodges.

Open Land
The open land area is located to the north east of Copse Lake 

and extends to approximately 1.34 acres (0.354 hectares).  

This area is outside the current development plans and could 

therefore provide space for further development in the 

future subject to securing planning permission.

Maintenance Workshop
The building is constructed of timber clad elevations under 
a pitched profile metal sheet roof.  The building extends to 
approximately 76 sq m (818.1 sq ft) GIA and comprises a 
workshop and machinery store with a timber fenced yard to 
the front.

Pod Toilet Block
The building is a timber pod structure which has been 
converted to provide two toilet cubicles, one on either side 
of the pod each with a toilet and washbasin.

The Championship Lake
Extending to approximately 12 acres (4.86 hectares) the 
Championship Lake is the largest of the lakes and makes up 
the southern part of the site.  The lake has five timber hides 
elevated on timber stilts from the banks of the lake, amongst 
the foliage.

Shower Blocks
On the northern edge of the Championship Lake there are 
two shower blocks.  Each block is single storey constructed 
of traditional brick and block elevations under a pitched 
and hipped concrete tiled roof.  The shower block furthest 
north extends to approximately 70 sq m (753.47 sq ft) GEA 
and the second shower block extends to approximately 76 
sq m (818 sq ft) GEA.  They each  comprise a shower room, 
laundry room and chemicals room.
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Developed Lodges

Proposed Lodges

Not to scale. For identification purposes only.
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DEVELOPMENT PROPOSALS
The vendor is continuing to develop the property with the following additions:-

• Two further lodges are due to be sited adjacent to the four Newest Lodges in an area south 
of the western lodges. 

• 20 glamping pods are due to be sited in the open land closest to the Newest Lodges which 
have recently been sited adjacent to the Eastern Lodges.

• The workshop and maintenance area are due to be relocated to an open area further away 
from the car park.

• Planning permission has recently been granted for a new clubhouse and construction will 
commence during the marketing period.

THE BUSINESS
Woodlakes Park is a successful and profitable holiday letting lodge complex offering relaxing 
breaks in high quality lodges with access to excellent fishing.  Since 2017 it has benefited from 
continued investment to improve and expand the facilities provided.  

The lodge business is open for 11 months of the year and the site is marketed directly through 
its own website, Booking.com or Waterside Breaks, with a 60% average occupancy rate being 
achieved.

The lodges are let on a weekly or short break basis and the letting tariff for 2019 is as follows:-

Lodge Type Low Season (£/week) High Season (£/week)

Standard 322 924

Premium 378 1,378

The fishing operation is open all year and trades from 7am until Dusk with the exception of 
night fishing and is booked within the reception building.  

There are currently 218 members, which comprise five season ticket members (£220 per 
annum) and 213 club members (£30 per annum).  

The season ticket membership allows unlimited day tickets and discounted night fishing.  

The club membership offers discounted day tickets and the opportunity to night fish at £20 
per night.  

Non-members have access to all the lakes excluding the Championship Lake and the fees are as 
follows:-

Adult Day Ticket £8

Concessions, Juniors and residents £7

Weekend and Bank Holidays £10

The business has performed well over the last few years and the holiday letting occupancy level 
has increased.  Growth paused in 2019 as a result of refurbishment of several units which has 
reduced the rental pool temporarily.  Growth is expected to resume with the benefit of these 
improvements in 2020.  The trading performance of the business (net of VAT) is summarised 
below:-

Year Ended 30.09.17 Year Ended 30.09.18 Year Ended 30.09.19 
(11 months actual and 

1 month pro-rata)

Turnover 220,326 478,974 407,389

Cost of Sales 11,638 7,721 93,195

Gross Profit 208,688 471,253 314,194

Administrative 
Expenses

119,028 327,217 210,700

Operating Profit 89,660 144,036 103,494

Adjustments 24,764 46,441 27,125

EBITDA 114,424 190,477 130,618

The vendor has been running the business since purchasing it in 2017 and has continually 
developed lodges during this period.  We are advised that the total number of lodges in 2017 
was 15, which increased to 28 in 2018 and 42 in 2019 although construction of four of these 
lodges has only just completed.  These totals exclude the non-income earning Warden’s 
Lodge and Manager’s Lodge.  Seven of the lodges have been sold on long leases and income is 
received from ground rents and service charges.  The lodges are also rented through Woodlakes 
Park who receive 20% commission on income generated by them.  The lodge hire income is 
therefore anticipated to increase substantially by the end of 2019 and into 2020.



SERVICES
There is mains water to the property and there is a licence to 
abstract water.

There is mains electricity to the property.  Lodges are 
separately metered, with customers being charged for the 
electricity used during their stay.

There is mains gas to the property.

There is mains drainage to the property and there is a private 
sewage treatment facility with a consent to discharge.

FIXTURES, FITTINGS 
AND EQUIPMENT
All fixtures, fittings and equipment used in operation of the 
business are to be included in the sale.

TOWN AND COUNTRY 
PLANNING
The site has planning permission for 138 log cabins, a 
warden’s cabin, manager’s cabin, a new toilet block, swimming 
pool, play area and tennis court.  The existing shop/reception 
is to be retained.  

There are currently 42 log cabins, a warden’s cabin and a 
manager’s cabin on site.  Three of the log cabins to the east 
of the reception building adjacent to the Warden’s Lodge are 
not identified on the site plans for the development.  39 of 
the 138 log cabins have therefore been developed, leaving a 
further 99 to be developed.  The site would therefore have 
141 log cabins, a warden’s cabin and a manager’s cabin post 
completion. 

In addition planning permission has recently been granted 
for a new clubhouse to include a restaurant to provide 80 
covers in the restaurant and 40 covers in the bar.

BUSINESS RATES
The current rateable value of the property is £38,350, 
giving rise to rates payable of £18,829.85 for the year ending 
31/03/20. 

TENURE AND BASIS OF 
SALE
The freehold interest in the property is held, for which offers 
are invited upon the following basis:-

• Vacant possession will be provided upon completion 
subject to occupation of seven of the lodges which have 
been sold on a long leasehold basis and annual rights to 
members of the fishing club, which are renewed annually 
on a rolling basis. 

• Fixtures, fittings and equipment are included in the sale.

• Membership subscriptions will be apportioned between the 
vendor and the purchaser upon completion.

• Any deposits for future bookings of events and 
accommodation will be apportioned between the vendor 
and purchaser upon completion.

• In addition to the purchase price, all consumable stock is 
to be purchased at valuation upon completion.

TUPE
Purchasers will be required to comply with the relevant 
legislation in respect of current employees.

VAT
Should the sale of the property or any right attached to it be 
deemed a chargeable supply for the purpose of VAT, such tax 
shall be payable by a purchaser in addition to the sale price.

ENERGY PERFORMANCE 
CERTIFICATES
In brief, the rating for the Reception/Shop is C. 

Full copies of the Energy Performance Certificates are 
available on request or alternatively can be viewed in the 
online data room.

DIRECTIONS
The postcode of the property is PE34 3PX. 

FURTHER INFORMATION 
AND VIEWINGS
An online data room providing detailed information in 
relation to the property and business is available to seriously 
interested parties, subject to signature of a confidentiality 
agreement.

Viewings are to be undertaken strictly by appointment through 
the selling agents, in order to avoid disruption to the business 
or intrusion upon occupiers of the lodges. 

For further information or to arrange a viewing, please 
contact Savills, Wytham Court, 11 West Way, Oxford, OX2 
0QL:-

Contact: Kay Griffiths
+44 (0)1865 269109
+44 (0)7870 999485
kgriffiths@savills.com

Contact: Justine Morris
+44 (0)1865 269024
+44 (0)7870 999245
jmorris@savills.com 



IMPORTANT NOTICE Savills, their clients and any joint agents give notice that: 1. They are not authorised to make or give any representations or warranties in relation to the property either here or elsewhere, either 
on their own behalf or on behalf of their client or otherwise. They assume no responsibility for any statement that may be made in these particulars. These particulars do not form part of any offer or contract and must 
not be relied upon as statements or representations of fact. 2. Any areas, measurements or distances are approximate. The text, images and plans are for guidance only and are not necessarily comprehensive. It should not 
be assumed that the property has all necessary planning, building regulation or other consents and Savills have not tested any services, equipment or facilities. Purchasers must satisfy themselves by inspection or otherwise.  
Photographs taken 2017 and July 2019. Sale particulars prepared October 2019.
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