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Project Team

BDP – Urban Design, Town Planning, Landscape Architecture, 
Architecture, Heritage, and Civil Engineering

Urban Flow – Transport and Movement

Aspinall Verdi – Property and Viability

Mikhail Riches – Residential Architects (Riverfront)



Role of the Masterplan

Funding
Pride in Place Programme
£20 million over 10 years

Vision

Strategy

King’s Lynn ‘Grand Vision’

King’s Lynn Masterplan

Delivery

Future opportunities arising from planned devolution

King’s Lynn Regeneration Plan

Masterplan Opportunity Sites
King’s Lynn Riverfront Development

Public Realm Improvements
Pride in Place Interventions, including



Project Overview

▪ A clear long-term strategic vision for the physical 
regeneration of King’s Lynn in conjunction with the wider 
King’s Lynn Regeneration Plan - providing a holistic strategy 
with broad support and buy-in from stakeholders.

▪ Inform the development of the new Local Plan, including 
new site allocations and revised spatial policies. 

▪ Investment programme and delivery strategy, that 
identifies the critical path and phases that could be 
implemented when funding and development 
opportunities become available. 

▪ Inform a prospectus of investable opportunities for West 
Norfolk to be promoted to the planned Mayor Combined 
Authority. 

Plan for Neighbourhoods Boundary

Masterplan Focus Area

King’s Lynn 
Town Centre



Feasibility Studies and the Riverfront Regeneration Area
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The Port Area

Common Staithe Quay

Former Debenhams Site

4

5

6

St. James Swimming Pool

Church Street Car Park

West Lynn

▪ Six key opportunity sites identified by 
BCKLWN will be progressed to detailed 
feasibility studies

▪ Existing proposals for the Riverfront (South 
Quay, Devil’s Alley, Boal Quay) will be 
reviewed and updated

▪ These will be aligned with other key 
surrounding opportunities (Southgates, 
STARS, West Winch), ensuring a cohesive 
development agenda and comprehensive 
consideration of town-wide issues (flood 
risk, access, housing, open space etc.)

▪ Feasibility work will support prioritisation 
of funding under the Pride in Place 
Programme, as well as bids for emerging 
funding opportunities (e.g. through 
devolution)
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Programme Update
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Programme

September 
2025

October 
2025

November 
2025

December 
2025

January 
2026

February 
2026

March 
2026

April 
2026

Project Inception

Baseline Review

Town-Wide Masterplan Development Public Consultation Update Public Consultation Finalisation and Approvals

Priority Sites Initial Feasibility

Priority Sites Concept Design 

Priority Sites Delivery Plans

Priority Sites Detailed Design (As Appropriate)

Riverfront Review

Concept Design – Development Plots and Public Realm

Detailed Design – Public Realm (As Appropriate)

Project Working Group Meetings

Stakeholder Engagement

BCKLWN Engagement (Cabinet Briefings, King’s Lynn Area Committee, Regen and Development Panel)

Neighbourhood Board Meetings

We are here



Stakeholder and 
Community Engagement
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Building on Previous Engagement

                      
                 

                         
                     

                      
                 

                                
                 

                        
                 

Heritage and Identity
Consistent pride in the town’s unique historic character and waterfront, 
but frustration and perceived underutilisation. 

Town Centre Revitalisation
Strong desire to bring empty shops and buildings back into use, improve 
retail quality, and create a more attractive, greener, public realm. 

Safety and Inclusion
Concern over safety and security, particularly in key areas of the town 
centre (e.g. the Walks and the bus station).

Connectivity and Access
Issues highlighted relating to poor connectivity and public transport, 
congestion, and limited cycling infrastructure.

Youth Facilities and Engagement
Pressing need to provide improved and more diverse youth facilities - 
nurturing skills and encouraging young people to stay in the town.

King’s Lynn Town 
Investment Plan 

Engagement (2021)

King’s Lynn Long Term 
Plan for Towns 

Consultation (2024)

King’s Lynn Plan for 
Neighbourhoods Pulse 

Survey (2025)
Ke

y 
Th

em
es



Masterplan Engagement Plan



Stakeholder Engagement Update

Project Working Group

Neighbourhood Board

BCKLWN Cabinet Briefings

King's Lynn Area Committee

Regen & Development Panel

Stakeholder One-to-One Discussions

Stakeholder Workshops / Co-design

LPA Engagement - Riverfront

LPA Engagement - Priority Sites

Landowner Engagement

Public Engagement 1 - Awareness, Priorities & Sites 

Prepare and Sign-off Engagement Materials 

Public Engagement 2 - Masterplan, Priority Sites & Riverfront Proposals

Prepare and Sign-off Engagement Materials 

Public Engagement 3 - Draft Masterplan Report 
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Engagement to Date

Public Launch

▪ Press Release – 10th September

▪ Heritage Open Day – 14th September

▪ Community Conference – 16th September

Neighbourhood Board

▪ Introductory Presentation – 26th September

Stakeholder Engagement

▪ 1-2-1 Meetings

▪ Statutory Stakeholders

▪ Community Stakeholders

▪ Landowners

Stakeholder 1-2-1s

Statutory Consultees

Historic England Complete

Environment Agency Complete

Natural England Complete

KL Conservancy Board Awaiting Response

Community Groups and Stakeholders

KL Civic Society Arranged 

Discover KL BID Complete

College of West Anglia Complete

Queen Elizabeth Hospital Complete

Devil’s Alley Petition Organisers Complete

Dr. Simon Thurley Complete

KL Preservation Trust Complete

Landowners

Prime Life (West Lynn) Complete

Del Monte (West Lynn) Awaiting Confirmation

Pattrick and Thompsons (Port Area) Complete

ABP (Port Area) Complete

Debenhams Site Complete

NCC Property Arranged

Waypoint Asset Management (Vancouver Quarter) Complete



Baseline Review
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Document Review

▪ The masterplan will align with the 
adopted Local Plan, Economic 
Strategy, Culture and Heritage 
Strategy and other documents, while 
also informing the development of 
the next Local Plan.

▪ Existing site-specific studies and 
proposals will be incorporated within 
a comprehensive masterplan vision 
for the town.

▪ Evidence and feasibility work will help 
shape future site allocations and 
policy direction.

▪ Ongoing engagement established 
with BCKLWN Planning Policy Team 
(initial meeting held 10 October 
2025).



Understanding King’s Lynn

Wider Area Masterplan Focus Area

Population Density Land Use

Strategic Transport Public Open Space and Designations Flood Risk Town Centre Movement Heritage

Green and Blue InfrastructureFigure GroundFigure Ground



Baseline Report

▪ Purpose and Objectives

▪ Project Background

▪ Planning and Strategic Development Context

▪ Understanding King’s Lynn

▪ Transport, Access and Movement

▪ Market Delivery and Review 

▪ BDP Good City Review

▪ Opportunities and Constraints

▪ Masterplan Strategic Objectives and Design Criteria



Emerging Masterplan 
Strategies
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Neighbourhood Board ‘Grand Vision’ and Ambitions

King’s Lynn will be a successful town for everyone, with flourishing communities and new opportunities for people to 
live, work, visit and play, all made possible by working together. It will be easy to travel in to and throughout the town, 
with a healthy, safe, sustainable and welcoming place. There will be better facilities, things to do, and arts and culture 

for people of all ages which will mean we are able to achieve our town’s ambitions for:

A vibrant, prosperous and attractive mixed-use town that offers different uses and easy access to green spaces and our 
rich heritage

A better connected town

A town where people feel safe and well where healthy lives are supported

A town where people are inspired to aim high and achieve their ambitions and better life opportunities



Draft Masterplan 
Strategic Objectives



How do we get there?
Example interventions

Enabling Works Public Realm and Meanwhile Use Movement and Infrastructure New Development and Adaptive 
Reuse

• Site remediation and 
servicing to unlock 
development potential.

• Infrastructure enabling 
works, including utilities, 
drainage, and flood 
resilience measures.

• Land assembly and 
rationalisation of ownership 
to support delivery.

• Coordination of partnerships 
and funding to accelerate 
early projects.

• Public realm and streetscape 
improvements to signal 
visible change.

• Temporary or meanwhile 
uses to activate vacant or 
underused sites.

• Enhancement of key streets, 
civic spaces, and waterfront 
areas.

• Creation of visitor and 
wayfinding infrastructure to 
improve legibility and 
experience.

• Landscape-led design and 
green corridors linking The 
Walks, riverfront, and town 
centre.

• Rationalisation and 
consolidation of town centre 
car parking.

• New and upgraded walking 
and cycling routes 
connecting key destinations.

• Integration of active and 
sustainable travel 
infrastructure within new 
development.

• Gateway improvements at 
key arrival points (rail and 
bus stations).

• Improved public transport 
and pedestrian links 
between neighbourhoods 
and the town centre.

• Mixed-use redevelopment of 
vacant and underused sites.

• Reuse and refurbishment of 
heritage buildings for 
creative, cultural, or 
community purposes.

• Provision of community, 
health, and leisure facilities 
in central locations.

• Delivery of flexible 
workspace, studios, and co-
working environments.

• Integration of education and 
training facilities within 
central sites.
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