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Now is the time to have your say. 

The Masterplan 
The Southgates Masterplan sets out a vision for the area to guide future 
development in the area. It shows how improvements to highways, heritage and 
urban design can provide long-term economic benefits and create an attractive and 
active gateway to King’s Lynn.

Why now?
The proposal put forward for consultation today builds on several previous studies 
of the Southgates area. This approach taken puts ‘placemaking’ at its heart and 
looks at issues around transport, movement of people, heritage and public space. 
It also responds to the challenges and opportunities presented by political, social 
and environmental changes, including the Covid-19 pandemic and the climate 
emergency.

The opportunity for place-based improvements to improve the lives of local people 
is also at the heart of the Government’s ‘Levelling Up’ agenda. The last round 
of bidding for Levelling Up Funding closed while the Masterplan was still under 
development – however, to secure the necessary funding for the improvements 
proposed today, a draft version was submitted as part of Norfolk County Council’s 
bid for Levelling Up Funding in August 2022. 

What next?
This consultation

Public consultation on the draft Southgates Masterplan Development Brief 
Document is being held from Monday 3rd October to Monday 31st October 
2022. The remainder of this exhibition provides further information on the 
proposals, and how you can have your say.

Updates to the Masterplan

Following this public consultation, the Masterplan will be updated in response to 
feedback received, ensuring that the proposals reflect comments made by those 
living and working in King’s Lynn. 

Adoption of the Masterplan Development Brief Document

The updated Masterplan will be adopted by the Council as a Development 
Brief Document, providing the proposals with formal status as a tool to guide 
investment in the area. They will also be a material consideration for any 
decisions on planning applications in the area. 

The ideas included in the Masterplan are not intended to be prescriptive, 
and leave room for improvements to come forward in a number of ways. 
Implementation of the changes recommended is also subject to realising funding 
opportunities. 

Welcome to this public consultation on the draft Southgates Masterplan Development Brief 
Document. The Masterplan has been put together by the Borough Council of King’s Lynn and 
West Norfolk, with consultants BDP, Urban Flow and Montagu Evans, to show how the historic 
Southgates area could be developed for the benefit of the town. 

Have your say

The proposals presented today have been 
developed with the input of stakeholder 
groups within King’s Lynn. Now, we want 
to hear your thoughts on the Southgates 
Masterplan. This exhibition tells you more 
about the Masterplan, asks what you think 
and tells you how you can stay involved. 

WELCOME
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Constraints map Opportunities map Transport and Movement Issues and Constraints

A rich history
Southgates has provided a southern entrance into King’s Lynn since medieval times 
and it is a symbol of the town’s historical importance. The Grade I-listed South Gate 
and Southgates bridge Scheduled Ancient Monuments are still used as an entrance 
into the town. Medieval watercourses comprising the Middleton Stop Drain and 
Friar’s Fleet, used in associated with ship building along the River Nar, remain evident 
today. Archaeological remains of former Civil War defences are likely to be present 
at the northern part of the site and would be of national importance if discovered.

The northern part of the site lies within the Friar’s Conservation Area, and next to 
two Grade II-listed Georgian terraces at Buckingham Terrace and 1-11 Guanock 
Place. The Masterplan site also includes a number of local heritage assets including 
the former Ford Garage, Prince of Wales Public House and Southgates Park. 

A context for change
Today, the Masterplan area is centred on a roundabout junction forming part of 
the King’s Lynn Strategic Road Network, which provides connections between 
King’s Lynn Town Centre, the Nar Ouse Regeneration Area and Enterprise Zone, 
and Hardwick industrial/retail area. The site is next to the King’s Lynn Riverfront 
Regeneration Area, which is allocated for significant new residential, commercial 
and community development in the King’s Lynn Local Plan. 

Q1 - Do you agree with the key issues identified as facing 
Southgates today? 

• Vehicle dominance and poor road safety
• Unpleasant pedestrian and cyclist environment
• Harm to setting of heritage assets
• Physical damage to the South Gate
• Poor urban form
• Contaminated land
• Market conditions and vacant plots

Are there any further issues that the Masterplan should 
address?

This shows how important Southgates is - but the area also has a number of issues.

The scale of the roundabout junction

This creates a vehicle-dominated environment with a poor road safety record, 
including a recent fatality. It also results in an unpleasant and intense environment for 
pedestrians, cyclists and local residents along London Road, and fails to capitalise 
on connections to nearby active travel routes along Harding’s Way, green spaces 
within and around the site, or the River Nar.

Negative effect on historic buildings

The current arrangement means that the significance of the South Gate and other 
heritage assets cannot be appreciated as traffic passes through and next to them. 

Poor urban form

The presence of a large road junction results in an ill-defined area with little sense 
of enclosure; and has the implication that surrounding land plots are constrained in 
size and access, with poor pedestrian and cyclist connections between.

Contaminated land 

This is present across the Masterplan site as a result of previous and ongoing industrial 
and commercial uses, including the former Gas Works. This creates additional costs 
for new development.

Market conditions and vacant plots

Vacant land around the junction makes Southgates look unloved. Current market 
conditions mean that the area isn’t an attractive development prospect without 
external funding support. 

These are key issues for the Masterplan to address. 

Improve pedestrian + 
cycle connectivity

Key vistas

Enhance and better 
connect park

Heritage assets

Site Boundary

Enhance gateway

Enhance public realm

Potential for reconfiguration

Enhance river corridor

Connect to river corridor

Site Boundary

Listed buildings

Conservation Area

Third party ownership

Busy roads / noise /air 
pollution

Other roads

Approx. contamination

Constrained land parcels

Level difference

Existing mature trees

High pressure gas main

Medium pressure gas main

Low pressure gas main

SOUTHGATES 
TODAY 2
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Response to the climate emergency Changing patterns of 
living, working and travel

‘Levelling Up’ the United Kingdom

• In the summer of 2021, the Council 
announced a climate emergency. 

• The urgency of the environmental 
sustainability agenda creates a clear 
mandate for the Southgates Masterplan to 
respond to these challenges. 

• All interventions must be developed in line 
with the Council’s Climate Change Action 
Plan, which sets out the initial steps to 
reduce carbon emissions.

• The way we use technology in our everyday 
lives is leading to long-term changes in the 
way that we live and work. 

• The Covid-19 pandemic saw a rise in remote 
and hybrid working, which accelerated pre-
pandemic movements towards active travel*, 
a greater reliance on local amenities for 
everyday needs and a shift away from cars 
as the default travel mode. 

• Now is the right time to capitalise on the 
opportunity for a shift towards active and 
sustainable travel. 

• The UK Government’s ‘Levelling Up’ agenda 
includes a focus on encouraging local pride 
and belonging through engagement in 
culture and community. 

• The Southgates area can help to deliver this 
through features that provide an attractive 
entrance to King’s Lynn and draw on the 
area’s rich heritage and existing assets, to 
provide a better place for people who live 
and work in, and visit the town. 

• Norfolk County Council submitted an initial 
version of our plans for the Southgates area 
for Levelling Up funding in August 2022. 

Despite the challenges that face Southgates today, it also presents opportunities. Changes to 
the way that people live, work and travel have given us a chance to put forward new ideas that 
protect our history and environment, and support healthy lifestyles and the local economy:

*Active travel means making journeys in physically 
active ways - like walking, cycling, or scootering.

THE 
OPPORTUNITY
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Q2 - Do you agree with the level of ambition proposed by 
Masterplan Scenario 3?

 
   Scenario 1: Do minimum

• Keep existing roundabout junction
• Minor public space improvements around the gate, park and roundabout
• Plots developed to accommodate a pedestrian/cycle route along the river and through the park
• Former Ford garage façade retained as part of a mixed-use development with views to the river
• Former Prince of Wales pub retained
Scenario 2: Medium change
• Open space improvements to roundabout junction
• More ambitious creation of public space 
• Development forming a new space to the south west of the gate, with frontage allowing for wider         

          pavements along the former Ford garage plot. 
• East-west routes created across the site
• Amount of development maximised, while still respecting the character of the area
Scenario 3: Do maximum
• Comprehensive reconfiguration of the junction and road network
• South Gate used as a pedestrian and cycle route, linking to the wider active travel network
• Potential to create a destination linked to other tourist sites
• Flexibility to reuse some existing buildings
• Opportunities to extend the Masterplan to a wider area beyond Southgates

How ambitious should the plan be?

Three possible levels of change were put forward and shared with local groups to see 
what they thought. This made it clear that to provide maximum benefit, we need to 
aim for the highest level of change. That means Scenario 3 has become our ‘preferred 
option’. Scenario 3 includes diversion of the existing A148 roadway around the South 
Gate in order to enhance and protect the asset, while ensuring that traffic control 
avoids knock-on effects for the wider road network. 

Scenario 3 would have the following benefits:

• Improve the setting of the South Gate Monument

• Improved and enlarged public space and more amenities

• Better traffic flow

• Presentation of the east-west link as a ‘street’ rather than a traffic-carrying ‘road’

• Improved experience for pedestrians and cyclists, with links to other routes

• Dedicated cycle facilities 

• Integrated bus priority 

• Sizeable and favourable development land parcels, with better access. 

Indicative masterplan options

Artist’s impression of the Masterplan Vision

THE 
AMBITION 4
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Based on the preference for Scenario 3, we have developed a vision for the future of Southgates, 
as follows. Any future proposals for the area must succeed in satisfying this vision.

This vision has been used to set out four strategies for Southgates 
which are explored further on the next two boards.

The strategies are not intended to be restrictive or prescriptive, 
but rather to provide a positive framework for future development. 
This will lock in a series of key moves to ensure design quality, 
while allowing flexibility for proposals to incorporate creativity, 
and respond to changing social, environmental, economic and 
political circumstances.

The illustrative masterplan below sets out one way that the site 
strategies and development principles could be built out. 

Q3 - Do you agree with the proposed 
Masterplan Vision? 

 
The vision for Southgates is to create an attractive and active gateway to 
King’s Lynn, which draws on the rich past of the site in order to meet the 
needs of the present day, and optimise benefits for the town’s residents 
and visitors alike.

The site’s heritage assets will be revealed and enhanced through sensitive 
retention and conversion where appropriate. The Grade I-listed South Gate will 
be the centrepiece of the area, retaining its historic function as the entrance to 
the town, with an improved setting that is no longer compromised by vehicle 
dominance.  

This will be aided by improvement and simplification of the road junction to 
ensure efficient movement of motorised vehicles alongside safe and convenient 
pedestrian and cyclist access, encouraging modal shift through connections to 
existing and future active travel routes surrounding the site. 

Provision of significant areas of public realm and green space will offer opportunities 
for recreation and reflection, integrating with the existing offer within and beyond 
the site, and capitalising on connections to the River Nar. New development will 
place environmental sustainability at its heart, ensuring a high quality of amenity 
and addressing the challenges of flood risk and climate change. 

New mixed-use development will provide high-quality new homes for the 
community, together with commercial and retail uses which activate the area as 
a local destination, serve the needs of the town’s people, and complement both 
existing provision on London Road and planned development within the site’s 
surrounds.

All new development must create a first and lasting impression that is worthy of 
the town, its historic past and future needs.

1. Retained bridge and wall

2. New space with views to the 
South Gate and the bridge

3. New buildings to retain 
alignment of Ford Garage

4. Public space enhancing the 
setting of the South Gate

5. Retained former pub 

6. Retained trees

7. South Gate viewing corridor 
and new cycle / pedestrian 
route

The Illustrative Masterplan 
achieves the following 
quantum of development 
(approx.):

• 0.5ha of open space

• 82 residential units with 
a mix of 69 apartmemts 
and 13 houses

• 550sqm (GEA)   
commercial space2 1
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Illustrative Masterplan
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Active travel links through the South GateExisting road junction

Proposed green links throughout the site and  
connect to riverside

Proposed highway improvement

Indicative west-east section

active frontages 
at ground 

level with front 
space to give 

prominence to 
street level

articulate street 
frontages to 

provide setbacks 
at strategic points 
and create facade 

rhythm

Open spaces should provide variety for users with inclusive dsign and diverse features

New development plot and open space

Hard Landscape

Soft LandscapeActive Frontage Landscape space 
used for events

Green Linkages

new highway cycle route 
& pedestrian

cycle 
route

soft landscape soft  
landscape

open space
through 

South Gate

Placemaking and Urban Form
1A - Existing poor-quality buildings and structures should be removed and replaced with 
high-quality buildings and spaces that reflect and enhance the character of Southgates 
and King’s Lynn.
 
1B - Reconfiguration of the highways layout should create well-proportioned streets that 
help generate activity and visual interest.

1C - New areas of public spaceshould help the Southgates area to function as  a gateway 
and destination - enabling movement, recreation and rest, and integrating with existing 
and proposed land uses. 

1D - Visual and physical connections to key site features including the South Gate and 
River Nar should be strengthened through the alignment of public space and new buildings, 
framing key views and outlook, and providing easily-navigable pedestrian and cycle links 
beneath the gate and to the river. Proposals should seek to enhance interpretation and 
function of the South Gate as a visitor attraction.

1E - The scale and layout of new buildings and spaces must create an improved sense of 
enclosure through use of appropriate street-to-building height ratios, to help with wayfinding, 
interest and sense of place.

1F - Buildings should be a maximum of three storeys tall (plus roof level), and offset at least 
20 metres from the South Gate to provide space within its immediate setting.

1G - New public space should incorporate an appropriate mix of hard and soft landscaping 
to provide recreational opportunities, contribute to greening and visual attractiveness of the 
site, and enhance the setting of heritage assets, including the historically hard-landscaped 
setting of the South Gate. 

1H - The location and alignment of public space should ensure that it receives appropriate 
overlooking and natural surveillance to keep users safe.  

1I - Commercial uses should be located at ground floor, in locations which provide active 
frontages to public space and pedestrian routes.

Travel and Movement
2A - Undertake major highways improvements which downsize the existing road junction 
and connecting roads to a more human scale, while providing good vehicle access. 

2B - Traffic movements along London Road should be diverted around the South Gate to 
protect the structure from damage and provide appropriate context and setting.

2C - The configuration of active travel links should facilitate pedestrian and cyclist movement 
beneath the South Gate to retain its historic gateway function.

2D - Future built development should ensure easy movement for pedestrians and cyclists 
along the paths and routes that are most natural for users to take. This should include 
connections to the River Nar.

2E - Highways improvements should incorporate dedicated cycling facilities such as 
segregated cycle lanes and priority crossings to provide for longer-distance journeys 
between key destinations and communities.

2F - Arrangements for pedestrians should provide a coherent walking link with improved 
footways and facilities, enabling safe and convenient access and crossing facilities.

2G - The transport network should incorporate bus priority measures, appropriate waiting 
facilities and route information to encourage use of public transport.

2H - The principles above should be implemented in line with the county and borough 
council’s Local Cycling and Walking Plan (LCWIP) 2022.  In addition to conventional network 
modelling metrics, measures and metrics for non-highways matters, such as the Healthy 
Streets appraisal framework, should be applied to help assess the impacts of proposed 
improvements.

Q4 – Do you agree with the site strategy and principles for 
Placemaking and Urban Form? 

Q5 – Do you agree with the site strategy and principles for 
Travel and Movement? 

6
SITE 
STRATEGIES
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Respect the 
scale and height 

of important 
heritage assets

Hardstanding 
material is used 

on the route 
through the 
South Gate

Swale

Daylight

Green Roof

Permeable 
Paving

Four pillars of SuDS Design

Sustainable approach to development

Natural Ventilation Passive Houses

High Quality 
Public Realm 

Character

Respond 
to Historic 

Context

Landscape

Existing heritage assets within the site

Activities along the proposed active travel link through the South Gate

The South Gates, King’s Lynn 1854 by Thomas Baines
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Heritage
3A - New buildings and spaces must respect and enhance the setting of existing heritage 
assets within and around the site, keeping elements of the setting that make a positive 
contribution and seeking to better reveal its significance.

3B - While realising the benefits of highways improvements, the historic movement function 
of the South Gate should be kept through alignment of active travel movements beneath 
the gate.

3C - The route through the South Gate should be easily identifiable as the main historic 
route into King’s Lynn. This should be achieved through the use of hardstanding material 
which references and is reminiscent of the historic carriageway.

3D - Highways alterations around the South Gate should consider the feasibility of revealing 
the medieval structure of the Southgates bridge.

3E - Locally significant assets should be retained and sensitively restored where this is 
possible and can be used to lever benefits for the wider redevelopment of the site. Any 
replacement buildings or spaces must be of high quality, to outweigh the harm caused by 
loss of these assets. The potential to incorporate significant elements of previous buildings, 
such as the Ford Garage sign, should also be explored.

3F - Public space improvements should extend to the northern part of the site to deliver 
improvements to the King’s Lynn Conservation Area, and the setting of listed buildings 
along London Road.

3G - Future development must seek to understand the likely archaeological impacts of 
proposals and to protect buried heritage assets such as civil war defences, including 
consideration of retention in situ and/or display.

Environment and Sustainability
4A - The design of buildings and spaces should ensure that all new development is protected 
from and mitigates flood risk - through measures including incorporation of Sustainable 
Drainage Systems (SuDS), and location of bedrooms on first floor and above.

4B - New development should deliver green infrastructure and biodiversity improvements 
through provision of soft landscaping and planting which is visually attractive and offers 
amenity benefits wherever possible. This should integrate sensitively with the site’s existing 
heritage context.

4C - All development which has the potential to be affected by land contamination must be 
subject to appropriate technical assessment, and incorporate remediation and mitigation 
measures as required.

4D - New development should be responsive to the challenges of climate change, and 
meet best practice in terms of energy efficiency and sustainability.

4E - The configuration of highways, public realm and residential development should seek 
to minimise air and noise quality impacts on users and occupiers, with mitigation measures 
to be incorporated at a detailed design stage, where appropriate, such as the orientation 
of habitable rooms.

Q6 – Do you agree with the site strategy and principles for 
Heritage?  

Q7 – Do you agree with the site strategy and principles for 
Environment and Sustainability? 

7
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When? How?

Where?
What Next?

Consultation on the draft Southgates Masterplan Development Brief Document is 
running from Monday 3rd to Monday 31st October.

Please take time to read the consultation material provided today and questions posed on the 
exhibition boards. 

Once you have done so, we invite you to tell us what you think by completing a short 
questionnaire, available on the Vision King’s Lynn website or on paper at the Tourist Information 
Centre and Tuesday Market Place displays.

These exhibition boards will be on display at King’s Lynn Tourist Information Centre 
at Stories of Lynn, Saturday Market Place, PE30 5DQ throughout the consultation 
period. 

They can also be viewed online, at https://www.visionkingslynn.co.uk/
southgates-masterplan/. 

Drop-in events will be held at the following times and places, with an opportunity to 
speak to BCKLWN, NCC, and the team responsible for developing the Masterplan:

• Online Launch Event: 18:00-19:00, Monday 3rd October 2022, at www.
visionkingslynn.co.uk/southgates-masterplan. The event will be available to 
watch online throughout the consultation period. 

• Public Exhibitions at the Tuesday Market Place from 11:00-18:00 on Tuesday 11th, 
Wednesday 19th and Friday 28th October 2022. 

This exhibition provides further information on the proposals, and how you can have your say. 
 
Updates to the Masterplan
After this public consultation, the Masterplan will be updated in response to feedback received so 
that it reflects comments made by people living and working in King’s Lynn. 

Adoption of the Masterplan Development Brief Document
The updated Masterplan will then be adopted by the Council as a ‘Development Brief Document’, 
providing the proposal with formal status. That means it will be used to guide investment and 
planning applications in the area. 

Following adoption of the Local Plan, the Masterplan may also be adopted as a Supplementary 
Planning Document (SPD), giving it further weight in the planning process. This is subject to further 
review and decision-making by the Council. 

Delivery of the Southgates Masterplan is likely to be undertaken with the input of a development 
partner to BCKLWN, together with external funding. It is expected that the Masterplan will be 
delivered in a number of phases as delivery opportunities become available in tandem with 
wider development across King’s Lynn. This presents the potential for interim uses to signal that 
transformation is underway in the Southgates area, and act as a catalyst for change.  

From January to June this year we spoke to local interest groups, and residents and businesses 
located around the site. Their feedback was used to shape the preferred scenario, vision and 
objectives presented today. 

We would now like to invite you to have your say on the draft Southgates Masterplan.  

Artist’s impression of the Southgates Masterplan

HAVE YOUR SAY
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