
Market Research 
Hanks Ranch 

Oxborough Road 

Stoke Ferry  

PE33 9QH 

 

 

Contents  
1 Norfolk Tourist Markets 

2 Main Tourist Markets 

3 Attractions 

4 Churches and Castles 

5 Bird Watching 

6 Food and Drink 

 

7 Tourism Demand Analysis 

 

• Demand in the Area 

• Glamping Popularity 

• Brexit uncertainty and Covid-19 impact 

• Existing accommodation near Hanks Ranch  

Summary  

References 

 

 

Market Research  
Market Research to support the development of a Glamping development at Hanks Ranch on the 

outskirts of Stoke Ferry. 

Hanks Ranch is a settlement in Norfolk County Council area, located approximately 8 miles to the 

west of Swafham and east of Downham Market. The area and surroundings are rich in rural beauty 

and tourist attractions, which creates a significant economic benefit to the area albeit relatively 

untapped in terms of holiday accommodation.  

This report will aim to examine whether current accommodation options local to Hanks Ranch and 

the surround areas of Norfolk are sufficient to meet tourist demand. It will also look at tourism 

trends to suggest if a new glamping site in this area is warranted. 

 

1 Norfolk Tourist Markets  

The quiet west Norfolk village of Stoke Ferry is 23 miles south of Kings Lynn which is home to many 

churches and cathedrals. It is said that no county in Britain is richer in its historic churches than 

Norfolk – it has the greatest concentration of medieval churches in the world, with over 650(1) 

Research estimates that in 2018 there were over 3 million overnight trips to Norfolk, staying a total 

of 12.5 million nights. With an estimate of nearly 48 million day visitors to the area. A new luxury 

glamping facility could provide a unique getaway for these overnight visitors in an area of natural 

beauty unknown to many.  



 

There are railway stations in nearby Downham Market and Kings Lynn, with connections to Norwich 

City, Peterborough and importantly a regular direct train line to London. This site could be described 

as rural, however these links make it a feasible location for visitors across the country to reach by 

car, rail and bus.  

 

2 Main Tourist Markets 

Domestic visitors, international visitors, tourists and sightseers/walkers/cyclists and bird spotters are 

the main market for Hanks Ranch. Since the tourism sector and the number of visitors to the West 

Norfolk region are expected to rise over the next few years, it is reasonable to suggest that there will 

be demand for this development in the foreseeable future.  Nearby Kings Lynn hosts many events 

throughout the year that attract tourists and visitors to the area. Norfolk is rich with attractions and 

the North Norfolk coast is one of the best coastlines in the country. 

 

3 Attractions  

The proposed site is central to many local attractions listed below with travel distances. 

Sandringham Estate -  17 miles  34 minutes travel 

RSPB site Snettisham  26 miles 44 minutes 

Oxborough Hall   4 miles    7 minutes travel 

Ely Cathedral    23 miles  35 minutes travel 

Castle Acre   17 miles 27 minutes travel 

Houghton Hall and Gardens  18 miles  46 minutes travel 

Boughton Fen    half a mile  5 minutes walk 

Gooderstone Water Gardens  

& Nature Trail    6 miles   12 minutes travel 

 

4 Churches and Castles 

The West Norfolk region has many Castles and Churches, which offer tourist a chance to experience 

and learn local history. Such attractions have seen visitor numbers increase steadily in the last 

decade, with the closest to the site being Marham Castle and Castle Acre Priory. Both being located 

within a 30 minute drive. With numerous other castles and churches slightly further afield, but still 

within reasonable distances to visit, the site will be suited to accommodate some of the Castles 

visitors. Ely Cathedral is one of the most popular medieval cathedrals and is easily accessible by car 

or train from Downham Market. 

 

5 Bird Watching  

The West Norfolk region is well known for attracting many species of birds and many bird 
watchers or twitchers as they are known. Snettisham Nature Reserve, near Kings Lynn, is the 
picturesque venue for a natural phenomenon called the Snettisham spectacular. 
Birdwatchers flock here to wildlife observation hides giving panoramic views across the 
saline lagoons, salt marsh and the vast expanse of mudflats that make up The Wash . With 
numerous other RSPB sites locally the site will be suited to accommodate some of RSPB 
visitors. (4) 

 

 



6 Food and Drink 

There are several establishments within the area when it comes to eating and drinking. There are a 

number of local chain restaurants, idyllic pubs including the recent community purchase of the Blue 

Bell in Stoke Ferry and guest houses and even breweries and distilleries. 

Breweries such as Downham brewery and Tydd steam brewery are within a 15 mile radius and under 

a 30 minute drive from the site. With breweries and distilleries offering tours and guests shops these 

can be seen as an attraction for visitors to the area. As well as Sandringham Food and Drink Festival 

in early August.(2) 

 

7 Tourism Demand Analysis  

Demand in the area 

Tourism in West Norfolk appears to be enjoying stable growth in recent years. We therefore expect 

demand for accommodation to grow in the years ahead. This is due in part to the Brexit effect and 

the promotion and funding of Norfolk county council by way of their destination management plans. 

(3) 

 

This does not take into account season fluctuations but does suggest a large potential market for the 

proposed development, which is unlikely to be met by existing accommodation options especially 

during peak season. 

 

Glamping Popularity 

Each year we witness a cyclical increase in google searches for glamping (as seen below) This trend 

shows increased numbers both for peak and off peak season and shows no sign of decreasing of the 

time being.   

After searching the surrounding area there appears to be 3 glamping sites offering bell tents and one 

of these offering shepherds huts. There does not appear to be any medium size bespoke log cabins 

within a 15 mile radius. West Lexham glamping is located a 40 minute drive to the north of the 

proposed site and offer glamping in bell tents or tree houses. This shows a gap in the market for an 

upper end glamping facility. In does however provide confirmation, that there is proven demand for 

unique glamping in the immediate area. In other parts of the country we have seen that glamping sites 

are prevalent even in areas of shortage of tourist attractions and when close to other glamping 

options. Glamping has a certain attraction in its own right. Although the site location is out in the 

country there are many tourist attractions nearby including Oxborough Hall national trust site, 

however we believe our site will become “its own attraction” as well as a base for exploring all Norfolk 

has to offer. 

 



 
 

Brexit and Uncertainty and Covid-19 impact 

Historically, uncertain political times have seen UK based tourist favour staycations over foreign 

holidays. Fears over foreign travel due to the Covid-19 pandemic are also expected to encourage 

home based tourism.  

This is tempered by the possibility of fewer tourists arriving from the international market due to the 

same uncertainty, however domestic tourists using accommodation typically outnumbered 

international tourists by a ratio as high as 9:1 so we view this a potential net benefit. 

 

 

Existing accommodation near Hanks Ranch 

Below is a list of accommodation options near the proposed glamping site and surrounding area. 

Beddingfiled Arms   £95 per night 

St Marys Lodge  B&B   £90 per night 

The Great Danes County Inn  £100 per night 

Bells Meadow Shepherds Huts £75 per night  

After searching various websites it is clear that local accommodation tends towards guest house 

/B&B style and hotel chains, one shepherd hut site with only one shepherds hut. We would not 

consider this as direct competition as our proposal is more of a unique style glamping experience 

and likely attract a demographic who at present are not catered for locally. The site could expect to 

command upwards of £100 per night. 

This site should see benefits pass through to the local economy by increased spending by guests of 

the site and jobs created which could be filled by local residents. 

 

Tourist trade in winter months is naturally low in most parts of the UK despite this we believe there 

would still be sufficient demand for a glamping site in low season.  

The proposers expect an occupancy rate of 75% in peak season with lower occupancy during low 

season but will be open year round. 

 

Summary 



Tourism in the UK is expected to increase in the years ahead even without the effects of Covid-19 

and Brexit which are also expected to accelerate demand. This should also mean increased demand 

for tourist attractions and accommodation in and around Stoke Ferry area and the rest of West 

Norfolk. This is coupled with the ever increasing demands for glamping and rural retreats. 

The proposed development will boost the local and rural economy, offer a scenic stay for guests 

with the ability to walk through Boughton Fen or along the river Wissey. We believe that the 

proposed development will be beneficial to this part of Norfolk County Council without sacrificing 

the areas ecology landscape or residential amenity. 
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