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IPSWICH
Ipswich is the largest town in Suffolk and the administrative 
centre for the county. The town is one of the most important 
shopping destinations in East Anglia and is located 66 miles 
northeast of London, 16 miles northeast of Colchester and  
10 miles west of Felixstowe.

Ipswich benefits from excellent communications being located 
close to junctions of both the A14, A12 and the A140 providing 
quick and easy access to Cambridge to the west, Norwich to 
the north and Colchester and Chelmsford to the south. 

The town enjoys a regular commuter rail service to London 
Liverpool Street with a fastest journey time of just over an 
hour. There are also regular train services to Norwich and 
Colchester with fastest journey times of 43 minutes and  
19 minutes respectively. 

Ipswich has a town population of over 135,000 but draws on 
a far wider catchment of approximately 375,000. This was 
projected to increase by approximately 16% between 2011-
2031 (Ipswich Borough Council). 

The town also directly benefits from a large number of tourists 
and other visitors to the area. The Local Authority estimate 
that around 3.5 million visitors come to Ipswich each year, 
contributing c.£200 million per annum to the local economy 
and supporting around 5,000 jobs in the area.

 

RETAILING IN IPSWICH
Ipswich’s prime retailing thoroughfare runs along 
pedestrianised Westgate Street, Cornhill and Tavern Street with 
the very best shopping extending between Marks & Spencer 
and the entrance to the Sailmakers Shopping Centre.

Ipswich has two covered shopping centres; Sailmakers 
Shopping Centre, a 130,000 sq ft centre anchored by Boots, 
Poundland, Iceland and River Island and the Buttermarket 
Centre, a 235,000 sq ft shopping and leisure centre anchored  
by T K Maxx, New Look and Superdry.

Ipswich also has a prosperous and thriving leisure, restaurant, 
bar and café scene. Town centre attractions include, Empire 
Cinema, Ninja Tag Active, Superbowl UK, PureGym and Crazy 
Club Soft Play. Whilst nearby restaurants include; Prezzo, 
Wagamama, Cosy Club, Creams, Byron, Revolution and Chopstix. 

 

INVESTMENT 
CONSIDERATIONS
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■   Ipswich is the largest town in Suffolk and the 
administrative centre for the county

■  Arguably the very best retailing location in the town

■  Well secured providing major ‘blue chip’ rental income

■  Significant future redevelopment potential 

■  Offers in excess of £1,500,000 

■   Net initial yield of approximately 17.28% assuming 
normal purchaser’s costs



LOCATION 
The property is situated in arguably the best retailing location 
in Ipswich directly opposite the Town Hall. Cornhill is Ipswich’s 
main town square and provides the pedestrianised link between 
Westgate Street and Tavern Street. Furthermore Cornhill enjoys 
enhanced footfall from additional shopper traffic emerging 
from Buttermarket via Princes Street and also via Lloyds Avenue 
through to the town’s main surface and multistorey car parks 
and bus station.

Cornhill has been the focus of Ipswich Central’s  
(https://ipswichcentral.com/) ‘Connected Town’ initiative 
which has included upgrading the town centre. In November 
2018 Cornhill enjoyed a £3.6m transformation recasting the 
space as an exciting new civic area with additional seating and 
a stunning water feature. The location is now widely promoted 
as the place to gather for events and entertainment as well as 
being home to the town’s four day a week market.

The property lies adjacent to Deichmann Shoes and close to 
Clinton Cards, Boots and the entrance to the Sailmakers Shopping 
Centre. Other major retailers close by include Marks & Spencer,  
Primark, JD Sports, Body Shop, Superdrug and River Island.

DESCRIPTION 
The property is a magnificent Grade II Listed brick-built building 
under a slate roof.

The property is made up of two interlinking buildings arranged 
over ground and basement with a mezzanine and three floors over.

The premises comprise a spectacular two-storey banking 
hall with rear offices and meeting rooms. The mezzanine 
and remaining upper floor space provides offices, regional 
boardrooms, meeting rooms and additional staff and ancillary 
accommodation.

There are two kiosk units forming part of the demise facing on 
to Lloyds Avenue.

ACCOMMODATION 
The property has the following dimensions and net internal 
floor areas:
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Gross Frontage 106 ft 3 ins 32.38 m

Net Frontage 61 ft 1 in 18.62 m

Ground Floor 5,243 sq ft 487.09 sq m

ITZA 1,889 -

Basement Vaults 3,647 sq ft 338.82 sq m

Mezzanine Offices/Ancillary 2,413 sq ft  224.18 sq m

First Floor Offices/Ancillary  5,161 sq ft 479.47 sq m

Second Floor Offices/Ancillary  3,900 sq ft  362.32 sq m

Third Floor Offices/Ancillary 1,938 sq ft 180.05 sq m

Total NIA 22,302 sq ft  2,071.93 sq m
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TENANCY
The entire property is let to Lloyds TSB Bank Plc (now Lloyds Bank 
PLC) on a 15 year full repairing and insuring lease from 24 June 
2011 (approximately 3.5 years unexpired) at a current rent of 
£275,000 per annum. 

Lloyds Bank underlet two small kiosk units on Lloyds Avenue to 
local tenants who we are advised currently pay a total of £14,500 
per annum. Further information available on request. 

TENURE
The property is held freehold.

COVENANT INFORMATION
Lloyds TSB Bank PLC now Lloyds Bank PLC was founded in 
1765 and is one of Britain’s leading high street banks with 
over 1,520 branches across the UK. The Bank is the principal 
subsidiary of Lloyds Banking Group which serves over 30 
million customers with over 75,000 employees. The ‘Helping 
Britain Recover’ strategy embraced by the bank has proven 
fruitful as key performance indicators such as mortgage 
volume, credit card balances and retail deposit balances all 
increased significantly in 2021. 

Lloyds Bank plc (Company No. 00002065) reported the last 
three years trading figures:

Lloyds Bank plc have a Creditsafe rating of 86/100 indicating a 
very low risk of business failure.

TOWN PLANNING
The property is Grade II Listed and lies within a  
Conservation Area.

31/12/2021 31/12/2020 31/12/2019

Turnover £17,499,000,000 £18,590,000,000 £21,513,000,000

Pre Tax Profit £5,785,000,000 £1,329,000,000 £3,474,000,000

Shareholder Funds £40,678,000,000 £41,040,000,000 £38,838,000,000



RENTAL VALUE
We assess the current rent of £275,000 per annum to a Zone A 
rate of approximately £95 per sq ft. This analysis allows for the 
current rent received from the two sub tenants. It also makes  
for a 5% allowance for the ‘hard’ frontage and assumes an office 
rate of £10 per sq ft for the mezzanine floor, £7.50 psf for the first 
floor, £2 psf for the second floor, £1 psf for the third and £5 psf  
for the basement.

The requirement for a banking presence in Ipswich remains 
vital for both the extensive business community as well as the 
shopping public. All the major High Street banks continue to 
have representation in the town reinforcing its importance as a 
regional centre. We would therefore anticipate that Lloyds Bank 
remain in occupation at lease expiry.

However in light of the nature of the building and focal nature 
of Cornhill we would also anticipate strong occupational 
demand from both retailers or restaurants/pub operators 
should the property ever become vacant.

FUTURE DEVELOPMENT 
POTENTIAL
We believe that the property has significant underlying 
development potential and subject to receipt of the necessary 
planning consents could provide a developer with a selection  
of options.

The property could be reconfigured back into two separate 
shops facing Cornhill and with such an extensive return frontage 
onto Lloyds Avenue there is scope to split the building, possibly 
for more shopping or to provide excellent access enabling 
conversion of the extensive upper parts to office or much sought 
after town centre residential or student accommodation.

VAT
We understand that the property is NOT elected for VAT. 

EPC
The property has an EPC Rating of 73 C with part of the first 
floor having a separate rating of 101 E. 
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PROPOSAL 
We have been instructed by our client to seek offers in excess of £1,500,000 (one million five hundred 
thousand pounds) subject to contract and exclusive of VAT for the freehold interest in the property.

A purchase at this level would reflect an attractive net initial yield of approximately 17.28% assuming 
normal purchaser’s costs and a low overall capital value of approximately £67.25 psf.

Please note that all prospective purchasers will need to be verified for anti-money laundering purposes 
prior to a sale contract being agreed.

CONTACT 
To view a copy of the lease, information on title, the EPCs and other information please visit our website, 
http://www.hrhretail.com/property/ipswich-lloyds

To register interest and to carry out an internal inspection please contact:  

Ipswich, 13 Cornhill, IP1 1DG 
Prime Freehold Bank Investment 
Lloyds Bank  

Jeremy Lovell  
jeremy@hrhretail.com 
T 020 7908 7037 
M 07949 619657

HRH Retail 
6 Duke Street 
Marylebone 
London W1U 3EN

T: 020 7499 5399  |  www.hrhretail.com

DISCLAIMER NOTICE: Whilst every care is taken in the preparation of these particulars Harmer Ray Hoffbrand LLP, any joint agents involved and the vendor take no 
responsibility for any error, mis-statement or omission in these details. Measurements are approximate and for guidance only. These particulars do not constitute an 
offer or contract and members of the Agent’s firm have no authority to make any representation or warranty in relation to the property. February 2023.


