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Towns Fund Active and Clean Connectivity: Update following Baker Lane Planning Application Decision
Summary 
This paper outlines the implications of the recent planning refusal for the Baker Lane Travel Hub being delivered as part of the Active and Clean Connectivity (ACC project) and presents a series of options for consideration.  It provides sufficient information for the governing body to determine the most appropriate course of action.
Background & Context
The Baker Lane Travel Hub is part of the Active and Clean Connectivity (ACC) project which seeks to take a step‑change approach to travel in and around King’s Lynn town centre and surrounding urban areas, making it easier and more attractive for people to choose healthier, cleaner, and more cost‑effective ways to travel.
The Travel Hubs are identified in the Local Cycling and Walking Infrastructure Plan (LCWIP) as ways of supporting sustainable travel and improving connectivity across the network by bringing together multiple transport modes and providing supporting services that make journeys safer, more convenient, and more reliable.
The form, scale and range of facilities provided at each hub are influenced by their location, as well as the anticipated volume and type of users. The KLEP Travel Hub, located in a strategic position adjacent to the A47 with direct links to the neighbourhood cycle route network, was identified as an out‑of‑town, multi‑modal hub serving primarily long stay use. With the ability to accommodate out‑of‑town parking near a key bus route, the site is expected to facilitate modal shift at the edge of the urban area, reducing car movements into the town centre.
The Baker Lane Travel Hub, located in the town centre and in close proximity to the LCWIP Orange Route, was identified as a location capable of serving both long and short‑stay, flexible use within the town centre. This would be achieved through the provision of high‑quality, safe and secure facilities which could be integrated with existing infrastructure to provide supporting amenities such as showers and changing facilities. Together, it was envisaged that these features would make the site well suited to supporting active travel for a range of users and trip types within the town centre.
Both the Travel Hub schemes have now been developed through to RIBA Stage 4.  The KLEP Travel Hub is due to be considered by the Planning Committee in May 2026, however the Baker Lane Travel Hub was considered by Planning Committee in March 2026, where the application was refused. 
This report sets out to review the reasons for the planning refusal, understand the constraints and opportunities affecting the site, and identify potential next steps for the Baker Lane Hub to deliver the objectives of the Active and Clean Connectivity project.
Summary of the Planning Authority’s Decision
At the Planning Committee on 2nd March 2026, the committee raised a number of concerns in relation to aspects of the proposed Baker Lane Travel Hub design before refusing the scheme citing the reasons of:
“being considered to be sited in an unsuitable location, causing potential conflict between car and cycle users and the facilities would be of poor design, contrary to Local Plan (2021-2040) Policy LP13 and the general provisions of the NPPF (2024)”
In particular, Members noted the absence of clear, conflict‑free cycling access to the site, with users required either to share the carriageway on Baker Lane or to access the site via pedestrian routes from Purfleet Street, Granary Street and the High Street. Specific concerns were raised regarding the proposed layout in front of the two‑tier cycle racks, where the space provided was considered insufficient to allow safe and convenient front‑loading of bicycles.
It was also noted that the planning application did not have the support of the King’s Lynn and West Norfolk Bicycle User Group (KLWNBUG) for similar reasons to those set by the planning committee.
Following the meeting, the internal layout of the Travel Hub has been reviewed against the manufacturer’s guidance, and the proposed design accords with the recommended requirements.  However, in response to the issues raised by the committee members, initial reviews have shown that further changes could be explored to provide greater assurance that adequate space can be achieved. 
With regards to the concerns raised regarding the access to the site, this has been reviewed in collaboration with the County Council, and while the Travel Hub is considered in close proximity to the Orange LCWIP route, it has been identified that access could be improved by allowing cyclists to travel along Purfleet Street up to Granary Court, providing a direct cycling access to the car park and Travel Hub.  This would need to be progressed by a Traffic Regulation Order (TRO) on Purfleet Street and the relocation of the existing ‘no cycling’ sign on Purfleet Street to a position approximately 30 metres east of its current position.  This work is now with the County Council and the new arrangement could be in place in roughly 9 months. 
In addition, Norfolk County Council is carrying out a feasibility study to consider options to allow southbound cycling along South Quay on the orange LCWIP route.  The scheme, identified as a priority in the LCWIP, would further improve cycle access to and from the site and the surrounding area.  Although it is acknowledged that the Borough Council’s proposed Riverfront regeneration scheme would provide such a cycle facility, the feasibility will investigate a low cost option that could be implemented straight away and potentially be in place in a similar timescale to the Purfleet Street changes.
County and Borough officers will engage with the KLWNBUG on these proposed changes with the view to them being able to support a resubmitted planning application for the Baker Lane Active Travel Hub.
Implications of the Decision
The planning outcome for the Baker Lane Travel Hub has had both short‑term and longer‑term implications for the project’s programme, budget, and potential outcomes. In the short term, additional time and resources have been required to review and evaluate the Planning Committee’s comments, explore potential design responses, and engage with stakeholders.  
Depending on the next steps for the project, should design changes be taken forward, there may be further impacts associated with the submission of a revised planning application, including design and technical updates, and the determination timescales. These factors will affect the proposed construction start for the project, previously proposed for September 2026, and the timing of when the Travel Hub can become operational.  If the proposed hub is not taken forward in its current form, there could also be potential impact on the ability of the Active and Clean Connectivity programme to delivery on its intended project outcomes.
Options Appraisal
Following the planning committee’s decision, a number of potential options are now considered available for taking the Baker Lane Travel Hub forward. These include:
1. Option 1: Resubmitting a revised planning application, taking account of the Planning Committee’s and the KLWNBUG comments and making amendments to the design and presenting proposals to address the issues raised in relation to internal layout and site access. 
2. Option 2: Explore what could be delivered under permitted development rights at the Baker Lane site without the need to resubmit a planning application to help achieve the outcomes of the ACC project. 
3. Option 3: take no further action at this stage, retaining the existing cycle parking and facilities in their current form and explore other options for Travel Hubs in the Town Centre. 
Each of the above option carries different implications for programme, cost, risk, and the achievement of the wider project objectives, and these are considered in the sections below.
Detailed Options
Option 1: Resubmit a Revised Planning Application
As noted above, at the March 2026 Planning Committee, Members raised particular concerns regarding the absence of clear, conflict‑free cycling access to the site, as well as the potential for insufficient space in front of the proposed two‑tier cycle racks to allow loading to take place in a safe and convenient manner.
A review of the internal layout has confirmed that the proposed arrangement is in line with the manufacturer’s guidance and recommended requirements. However, initial reviews have identified that further amendments could be explored to provide additional assurance to Planning Committee Members that adequate space can be achieved.
These changes include the removal of the proposed scooter racks, which were originally included to future‑proof the hub for a potential E-scooters if they were to become part of a micromobility cycle hire scheme. This would enable the internal layout to be reconfigured to increase the clearance in front of the two‑tier cycle racks beyond the minimum manufacturer’s guidance.  In addition, the replacement of the two‑tier racks with Sheffield cycle stands could also be considered, which would avoid the concerns raised in relation to the use of two‑tier racks altogether. While this approach would reduce the overall cycle parking capacity within the hub, the level and type of provision could be reviewed in the future should the Travel Hub be found to operate at or beyond capacity.
Any resubmitted planning application would also reflect the proposed Traffic Regulation Order (TRO) changes to improve cycling access to the Travel Hub by allowing cycling along the 30‑metre section of Purfleet Street between the current restriction and Granary Court. The TRO process would be progressed separately from the planning application however and typically takes approximately nine months to complete.
The resubmitted application would also note the proposed Norfolk County Council LCWIP feasibility study to consider options to allow southbound cycling on the orange route along South Quay.  While the timescales and outcomes of this study are at this stage unknown, if a low cost interim scheme could be identified quickly, it could be implemented in same timeframe as the Purfleet Street changes.  This would further help to address the concerns raised regarding safe and legible cycling access to and from the Travel Hub.
Resubmitting a revised planning application would allow the project the best opportunity to deliver a high‑quality Travel Hub that fully aligns with the objectives of the Active and Clean Connectivity programme by providing safe, convenient, and inclusive cycle parking in a prominent town‑centre location.
However, while the proposed amendments set out above are intended to address the concerns that have been raised, there remains a risk that a revised scheme may still not be approved if the changes are not considered sufficient by the Planning Committee Members.  A resubmission would also have programme and cost implications, with the proposed construction start date being delayed allowing for the new planning submission and determination timescales.  
Along with the costs of resubmitting the planning application, the associated delay may mean the Baker Lane scheme could not be delivered in parallel with the Enterprise Park Travel Hub, reducing opportunities for shared mobilisation, site setup, and contractor efficiencies potentially leading to higher costs.
Option 2: Permitted Development Rights (PDR)
A potential alternative to resubmitting a revised planning application would be to explore what elements of the Baker Lane Travel Hub could be delivered using permitted development rights.  Initial reviews have shown that permitted development rights under the Town and Country Planning (General Permitted Development) (England) Order 2015, and in particular, Part 12 (Local Authority Development) may apply.  This allows local authorities to undertake certain forms of development on land owned or maintained by them in connection with their statutory functions.
Under Part 12, Class A, permitted development rights can apply to small ancillary buildings, works, or equipment required for the exercise of the authority’s functions on that land, as well as to certain structures associated with public services, including shelters and similar infrastructure. This provides potential scope for cycle parking provision, particularly where this is delivered in a limited and straightforward form.
However, Part 12 permitted development rights are subject to strict size limitations, with ancillary buildings restricted to a maximum of 4 metres in height and 200 cubic metres in volume. The current Travel Hub building proposal would exceed these thresholds and therefore if a Permitted Development route was to be followed it would necessitate a significantly simplified and reduced‑scale solution, likely involving a standalone, off‑the‑shelf cycle shelter or standardised bike parking structure, rather than a bespoke Travel Hub building.  Provision such as these are considered well suited to providing secure, safe parking provision for short-term users, however, if this option was to be progressed, it could be combined with the currently proposed alterations to the existing toilet building so that the shower and changing facilities could also be supplied.
If this option is pursued, a Lawful Development Certificate (LDC) would need to be sought to provide certainty that the proposed works would be considered permitted development by the Local Planning Authority.  This would involve early engagement with planning officers to confirm that the cycle parking would be accepted as a function exercised by the Council under Part 12 and that the proposed form of development would fall within the permitted development thresholds.  Should an LDC not be granted, full planning permission would be required.
In comparison with resubmitting a revised planning application, this option could offer a lower‑risk and potentially quicker route to delivery, with both reduced design and delivery costs.  However, this option would result in a compromised Travel Hub, with reduced capacity and functionality when set against the original scheme objectives.
Option 3: Do Nothing - Retain existing provision
This option would involve retaining the existing cycle parking and associated facilities on the site, with no further changes or investment at this stage. This approach would avoid the need for additional design work, planning activity, or approvals, and would have no immediate implications for programme or budget, as no further capital expenditure would be required.
The proposed changes to Purfleet Street and allow cyclists to travel up to Granary Court and the car park and existing cycle parking could still be delivered improving the cycling access to the site, however, this option would mean a high‑quality Travel Hub would not be delivered within the town centre.  
In comparison to the other options, this represents the lowest‑cost and lowest‑risk approach in the short term but also delivers the least benefit and does not support the enhanced outcomes sought through the project. Any improvement to provision would therefore need to be reconsidered as part of a future programme or funding opportunity.
Recommendation 
Recommended option is option 1: progress a resubmission of the planning application for the Baker Lane Travel Hub. 
Reason for decision: This option offers the best opportunity to achieve the outcomes of the ACC project through the delivery a high‑quality, town‑centre facility that supports modal shift, caters for both short‑ and long‑stay users, and aligns with the objectives of the Active and Clean Connectivity programme. While it is recognised that there is a risk the revised application may not secure planning approval, progressing a resubmission enables the concerns previously raised by Planning Committee Members to be addressed through targeted design and access amendments, and provides the strongest basis on which to seek a positive planning outcome.

