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Committee name:  Planning Applications Committee 

Committee date:  13/11/2025 

Report title: 25/00338/F 86 Drayton Road Norwich NR3 2DW 

Report from:   Head of planning and regulatory services 

OPEN PUBLIC ITEM 

Purpose: 

To determine: 

Application no:  25/00338/F 

Site Address: 86 Drayton Road Norwich NR3 2DW 

Decision due by: 15/11/2025 

Proposal:   Redevelopment of the site to provide new service 
station, including forecourt, sales building, jet wash 
hub, electric vehicle bays, car parking and associated 
works. 

Key considerations: Principle of development; Design; Amenity; Transport; 
Flood Risk; Contamination 

Ward:   Mile Cross 

Case Officer:  Vishnu Sainath 

Applicant/agent: Mr Jackie Ford 

Reason at Committee: Objections 

Recommendation: It is recommended to approve the application for the 
reasons given in the report and subject to the planning 
conditions set out at the end of this report, and grant 
planning permission. 

  



The site and surroundings 

1. The site lies on the southern side of Drayton Road (A1067) and is bordered on 
two sides, the south and west with Aldi supermarket. 86 Drayton Road is 
situated on the A1067 to the northwest of Norwich City Centre, approximately 3 
kilometres from Norwich Station and 2.3 kilometres from Norwich Castle. The 
A1067 provides a key route linking the city centre and inner ring road to the 
northwest, extending through the suburban areas of Norwich towards Thorpe 
Marriott and the A1270. 

2. The Aldi retail building is positioned immediately to the south, with its 
associated car park located to the east. To the west, the site adjoins a range of 
commercial and employment premises including one car wash, with further 
employment uses located beyond a public footpath. 

3. On the northern side of Drayton Road, opposite the site, are residential 
properties mixed with small-scale commercial uses, including a car sales 
centre directly opposite. The wider area is predominantly residential in 
character, with a mix of retail and commercial uses along the main road 
frontage. 

4. The site was formerly occupied by a petrol filling station, believed to have 
ceased operation approximately 25 years ago. Although the fuel pumps have 
been removed, the original canopy and sales building remain, reflecting the 
site’s previous use. More recently, the site has been used for car sales. The 
land is level with Drayton Road 

Constraints 

5. The site is located in Defined Employment area identified as per DM16. 

6. The site is a former land fill site. 

7. The southern part of the site is located within Flood Zone 2. 

 
Relevant Planning History 

8. The records held by the city council show the following planning history for the 
site. 

Case no Proposal Decision Date 

4/2000/0027 Redevelopment of site for day care 
nursery. 

Approved 17/02/2000  

4/1993/0531 Erection of two jet wash bays with remote 
jet wash machines, new air tower and 
vacuum machine. 

Approved 09/09/1993  

 
The Proposal 

9. The proposal is to demolish the existing structures and redevelop the site to a 
service station including one petrol filling station with a three-island starter gate 
forecourt with canopy above providing a refuelling position for six vehicles plus 
new underground tanks and associated fuel infrastructure. 



10. A new sales building on 291 sqm is proposed on the west side of the site which 
includes a food to go element of 25 sqm. The service station also proposes a 
four jet wash bays and two car care bays with air/water and vacuum services. 
The proposal includes 4 EV bays, 2 are proposed and additional 2 for future 
EV. 

11. It also proposes additional facilities on site including a small seating area, 
laundrette unit, delivery/collection lockers and spaces for motorcycle and 
bicycle parking. 

Summary of Proposal – Key facts: 

12. The key facts of the proposal is summarised in the tables below. 

Operation Key Facts 

Opening hours for the 
petrol filling station 
and the sales building  

24 hours, 7 days a week  

Operating hours for 
the jet wash bays  

08:00 to 19:00 from Monday to Saturday and 10:00 to 
16:00 on Sundays and bank holidays 

 

Transport Matters Key Facts 

Vehicular access Utilising existing entrance and exit from Drayton Road 

Number of car 
parking spaces 

10 

Number of cycle 
parking spaces 

8 

Number of EV 
charging stations  

2 proposed and additional 2 spaces for future EV 
charging stations 

Number of motor 
cycle parking  

3  

 
Representations 

13. Adjacent and neighbouring properties have been notified in writing. 4 letters of 
representation have been received citing the issues as summarised in the table 
below. 

Issues raised Response 

The proposed opening hours of the 
service station are unclear 

See main issue 3 

The development would result in 
increased vehicular movements, 
creating additional risks for pedestrians 
and cyclists, particularly children and 
elderly residents 

See main issue 4 

Additional traffic generated by the site 
could lead to congestion on the local 
highway network 

See main issue 4 

Noise impacts are likely to arise from 
on-site activities, including vehicle 
movements, car doors slamming, 
machinery operation, and service 
vehicles 

See main issue 3 



Issues raised Response 

Light pollution may adversely affect 
residential amenity and local wildlife 

See main issue 3 

There are several similar petrol filling 
stations in close proximity; therefore, 
this proposal is an unnecessary form 
of development 

See main issue 1 

Health and safety risks from oil spill 
and fire hazards 

See main issue 6 , These 
developments will be controlled and 
monitored by petroleum regulations 
and licensing 

Extended opening hours for jet wash 
bays causing noise  

See main issue 3 

Potential increase of insurance 
premiums dure to the potential fire 
hazard 

This is not a material planning 
consideration.  

Environmental impacts include the risk 
of soil and groundwater contamination 

See main issue 6 

Lack of a sustainable approach 
towards the building 

See main issue 2 

Potential geo technical risk factors  See main issue 6 

The noise assessment methodology is 
flawed, relying solely on computer 
modelling without sufficient 
consideration of actual on-site 
conditions 

The assessment has been followed by 
the industry standard tools and 
accepted methods. These reports were 
consulted with the Environmental 
protection officer and are deemed 
satisfactory  

 
Consultation responses 

14. Consultation responses are summarised below the full responses are available 
to view at http://planning.norwich.gov.uk/online-applications/ by entering the 
application number. 

Statutory and non-statutory consultees 

Environmental Protection (Norwich City Council) 

15. The officer have read the submitted Subadra: Phase One Environmental 
Assessment Report ref:IN25090 CL 001 dated February 2025 and Subadra: 
Geo-Environmental Investigation Report ref:IN25090 CL 002 dated April 2025 
and agree with the report recommendations within section 8 that further work 
should be undertaken at the site. This includes the additional rounds of ground 
gas monitoring and additional sampling / validation during development as 
detailed. 

16. As such the recommended conditions are as follows: 

17. With the exception of above ground clearance, demolition works, underground 
tank / fuel line removal and tree protection works, no development shall take 
place until the following components of a scheme to manage the risks 
associated with contamination of the site have been submitted to and 
approved, in writing, by the local planning authority as necessary 

http://planning.norwich.gov.uk/online-applications/


18. Given the recommendations of the Subadra: Geo-Environmental Investigation 
Report ref:IN25090 CL 002 dated April 2025, A supplementary site investigation 
scheme and a full risk assessment must be undertaken. 

19. If, during development, contamination not previously identified is found to be 
present, then all works shall stop and no further development shall be carried 
out in pursuance of this permission until a scheme has been submitted to and 
approved by the Council as Local Planning Authority detailing how this 
contamination shall be dealt with in accordance with the remediation scheme 
as set out above. Only when evidence is provided to confirm the contamination 
no longer presents an unacceptable risk, can development continue 

20. All external lighting shall be installed as per Bever Innovations Lighting Report 
Tankerford KDRB Drayton Road Norwich - V1 idb 20250304 dated March 2025. 
The development shall be carried out in accordance with the details as agreed 
and retained as such thereafter. 

21. I have reviewed the submitted noise report dBx acoustics ref: 25011-R01-SW 
dated 13th February 2025, and the updated dBx acoustics ref: 25011-R01A-SW 
dated 17th April 2025 however I have concerns over its recommendations. 
Given that there are residential receptors approximately 40 meters from the 
proposed jet wash location, we will need to condition its use. Most adjacent 
commercial businesses close between 5 PM and 7 PM, while the nearby Aldi, 
which is set back further than the proposed development, closes at 10 PM. 
Additionally, there is another car wash approximately 70 meters from the site 
along the same road with a similar distance to nearby residential properties. 
The planning permission granted for this site includes conditions to protect the 
area's amenity, specifying that operating hours are limited to 0800 to 1900 
Monday to Saturday and 1000 to 1600 Sunday and Bank Holidays. I am not 
convinced that using predicted average uses (1 per night) for a jet wash based 
in another part of the country is suitable or further, ultimately enforceable by the 
staff once the premises is operational. Nor is the jet wash significantly different 
from the established precedent set in the immediate local area for this type of 
activity. Therefore, I request that the following conditions be applied; otherwise, 
I will have to object to the proposed development. 

i. The Jet Wash shall not be operated on the premises outside the following 
hours: 0800 to 1900 Monday to Saturday and 1000 to 1600 Sunday and 
Bank Holidays 

ii. The applicant shall submit a Noise Management Plan (NMP) to the local 
planning authority for approval prior to the commencement of any activities 
on site. The NMP shall include details of measures to minimise noise 
impacts on nearby residential properties, including but not limited to: 

• Identification of noise sources such as fuel pumps, Jet wash bays, 
public address systems and delivery trucks, and their potential 
impacts. 

• Operational hours and restrictions on activities that generate 
significant noise, especially during nighttime hours. 

• Any Noise control measures to be implemented / used such as sound 
barriers, acoustic enclosures for equipment, and the use of quieter 
machinery. 

• Complaint handling procedures to address any noise-related issues 
raised by residents promptly and effectively. 



• Staff training on noise management practices and customer interaction 
to minimise disturbances. 

• Signage to remind customers to keep noise levels down, especially 
during nighttime hours. 

Once approved operations at the premises shall be carried out in 
accordance with the details as agreed and retained as such thereafter. 

iii. All proposed plant and equipment shall be installed as specified within 
submitted noise report dBx acoustics ref: 25011-R01A-SW dated 17th April 
2025. The installation of the plant and equipment shall be carried out in 
accordance with the details as agreed and retained as such thereafter. 

22. To manage the construction works on site the recommended condition are as 
follows: 

i. No development shall take place, including any works of demolition, in 
pursuance of this permission until a Construction Management Plan has 
been submitted to, and approved in writing by, the local planning authority. 

The approved Plan shall be adhered to throughout the construction period. 
The Plan shall provide for: 

a) the parking of vehicles of site operatives and visitors; 
b) loading and unloading of plant and materials; 
c) storage of plant and materials used in constructing the development; 
d) the erection and maintenance of security hoarding, including 

decorative displays and facilities for public viewing, where 
appropriate; 

e) wheel washing facilities; 
f) measures to control the emission of mana and dirt during 

construction; and 
g) a scheme for recycling/disposing of waste resulting from demolition 

and construction. 
 
The construction operations on the site shall fully accord with the approved 
Construction Management Plan. 

 
Highways- Norfolk County Council 
 
23. In highway terms, it is considered that it would be difficult to substantiate an 

objection given that this was a former petrol filling station and that the site was 
recently used for car sales and would have generated traffic movements of a 
similar quantum. 

24. From vehicle tracking information provided it is understood that cars and petrol 
filling tankers can make use of the extant vehicle ingress and egress, and 
these do not require further improvement in terms of their form, width or 
surface construction. 

25. Visibility from the egress has been assessed as adequate (2.4metres x 
43metres in both directions). A give way marking at the egress will be required 
(and the extant makings on the ingress and egress that are within the highway 
extent to be permanently removed), and IN / OUT (no entry on the reverse of 
each sign) will be required to encourage safe and efficient traffic movements. 



26. It is understood that for the petrol tanker these will arrive from the east (from 
the inner ring road) and then depart towards the west (towards the outer ring 
road), given the constraints of on-street parking opposite it considered 
necessary that a HGV routing condition is applied. 

27. The proposed retail unit and the small commercial unit adjacent will serve the 
customers on site, but also probably act as a neighbourhood facility. For this 
reason a dedicated walking route demarcated on the ground is necessary. This 
may also require any site edge kerbing to be lowered to facilitate disabled 
access. The commercial units may also attract delivery riders by cycle or 
moped and provision has been made nearby within the site. 

28. Any floodlighting will need to be contained within the site and not cause glare 
or distraction to be passing road users, this will require a suitable condition 

29. It is understood that site drainage has been considered in relation to the jet 
wash area at the rear of the site, yet no information has been provided about 
prevention of run off from the overall hard standing of the site to Drayton Road. 
This information including levels shown on a topographic base map will be 
required and details about any provision of ACO drain or similar and positive 
drainage provision within the site, there shall be no direct connection to 
highway drain 

30. It is noted that the extant metal hoop perimeter barriers will seem to be 
removed, and therefore there is no physical barrier from the site and the 
adjacent footway alongside Drayton Road. The highway concern is that 
vehicles such as motorcycles or cars may overrun the perimeter kerb and put 
road users at risk. This risk is mitigated by the presence of the extant kerb 
edging to the adjacent Drayton Road footway. The applicant is invited to 
consider if this provision is adequate 

31. I am able to comment that in relation to highways issues only, as this proposal 
does not affect the current traffic patterns or the free flow of traffic, that the 
Highway Authority does not wish to restrict the grant of consent. Should your 
Authority be minded to approve the application I would be grateful for the 
inclusion of the following conditions and informative note on any consent notice 
issued 

32. SHC 09a (amended) prevention of water run-off from site/drainage at crossover 

33. Prior to the commencement of the use hereby permitted arrangements shall be 
made for surface water drainage to be intercepted and disposed of separately 
so that it does not discharge from or onto the highway carriageway. 

Reason: To avoid carriage of extraneous material or surface water from or onto 
the highway in the interests of highway safety and traffic movement 

34. SHC 09b (amended) (extant crossovers removal of markings) 

35. Prior to the commencement of the use hereby permitted the extant road 
markings upon both of the vehicular access crossings indicated on Drawing 
No. 2024-P44-PL-04 Revision E shall be permanently removed. 

Reason:In the interests of highway safety and traffic movement 



36. SHC 21a (amended) site parking and markings 

37. Prior to the first use of the development hereby permitted as indicated on 
Drawing No. 2024-P44-PL-04 Revision E, the proposed on-site car and cycle 
parking/servicing/loading/unloading/turning/waiting area shall be laid out, 
demarcated, levelled, surfaced and drained, associated markings including the 
pedestrian crossing route, give way marking at the site egress, IN/OUT signage 
at the site ingress/egress and EV charging provision are provided in 
accordance with the approved plan and retained thereafter available for that 
specific use. 

Reason: To ensure the permanent availability of the parking/manoeuvring 
areas, in the interests of satisfactory development and highway safe 

38. SHC 21b (amended) level access from Drayton Road for pedestrians 

39. Prior to the first use of the development hereby permitted as indicated on 
Drawing No. 2024-P44-PL-04 Revision E, level access from Drayton Road to 
the proposed pedestrian crossing shall be provided and retained thereafter 
available for that specific use. 

Reason: in the interests of satisfactory access for pedestrians to the site. 

40. SHC 25 (amended) - Prior to any operations commencing on the site the 
Applicant shall submit to the Local Planning Authority a HGV Management 
Plan for the routing of petrol tanker HGVs to and from the site using the 
primary road network and to approach from the east to the site (from the A147 
the inner ring road) and depart to the west from the site (towards the A140 
outer ring road). The Plan shall thereafter be implemented as approved and 
make provision for: - 

- Monitoring of the approved arrangements during the life of the site. 
- Ensuring that all drivers of vehicles under the control of the Applicant are 

made aware of the approved arrangements. 
- The disciplinary steps that will be exercised in the event of a default. 
- Appropriate signage, details to be approved by the Local Highway Authority 

and erected advising drivers of the vehicle routes agreed with the Local 
Highway Authority. 

41. Reason: In the interests of maintaining highway efficiency and safety. This 
needs to be a pre-commencement condition as it deals with safeguards 
associated with the construction period of the development. 

42. SHC 27 (amended) - The level of illumination of the floodlighting shall not at 
any time during the hours of darkness cause dazzle or glare to road users. No 
part of the source of the illumination shall at any time be directly visible to users 
of the adjacent public highway. 

Tree Protection Officer (Norwich City Council) 
 
43. No objections from an arboricultural perspective. 

Environment Agency 

44. The Environment Agency initially objected on grounds of groundwater and 
contaminated land. The applicant was asked to submit a balanced options 



appraisal comparing above-ground and below-ground storage, assessing the 
risks of each and detailing appropriate mitigation measures. 

45. The appraisal must demonstrate the use of Best Available Techniques and, 
where necessary, include measures that go beyond the standard practices set 
out in the Association for Petroleum and Explosives Administration’s Blue Book. 

46. The requirements of our Groundwater Protection Position Statements D1 to D4 
need to be met. This assessment should consider the underlying sensitive 
groundwater bodies, nearby watercourse, the Groundwater Source Protection 
Zone (SPZ), and the peak seasonal depth to groundwater at the site 

47. The applicant had provided all the requested documents and has been re- 
consulted with the Environment Agency. 

48. Environment Agency has withdrawn its previous objection to the proposed 
development, provided that specific conditions are attached to any planning 
permission granted. The main concern relates to groundwater contamination 
due to the site’s former use as a petrol filling station, which presents a medium 
to high risk of pollution during site works and construction. 

49. The site is particularly sensitive as it lies within Source Protection Zone 3, is 
underlain by a Secondary A Aquifer (Alluvium) above a Principal Aquifer 
(Chalk), and is located close to the River Waveney. 

50. To mitigate these risks, Environment agency recommended seven specific 
conditions to be included in any approval. If these conditions cannot be 
applied, they must be contacted before permission is granted so that the 
application can be reviewed further. 

51. Condition 1: The Subadra Consulting Updated Appraisal of Proposed 
Replacement Petroleum. Installation of July 2025 (ref: IN25090 CL 003a) 
submitted in support of this planning application provides us with confidence 
that it will be possible to suitably manage the risks posed to groundwater 
resources by this development. Further detailed information will however be 
required before any development is undertaken, specifically around the long 
term maintenance and monitoring of the risk mitigating systems. It is our 
opinion that it would place an unreasonable burden on the developer to ask for 
more detailed information prior to the granting of planning permission but 
respect that this is a decision for yourselves. 

The development hereby permitted shall not commence until such time as a 
scheme to install the underground tanks has been submitted to, and approved 
in writing by, the LPA. 

The scheme shall include the full structural details of the installation, including 
details of: excavation, the tanks, tank surround, associated pipework, 
monitoring system and details of the proposed monitoring and maintenance 
programme. The scheme shall be fully implemented and subsequently 
maintained, in accordance with the scheme, or any changes subsequently 
agreed, in writing, by the LPA. 

52. Reason(s) To ensure that the underground storage tanks do not harm the water 
environment in line with paragraph 187 of the NPPF and Position Statements 



D1 to D4 of The Environment Agency’s approach to groundwater protection. 
Condition 2 

53. Condition 2: No development approved by this planning permission shall 
commence until a remediation strategy to deal with the risks associated with 
contamination of the site in respect of the development hereby permitted, has 
been submitted to, and approved in writing by, the LPA. This strategy will 
include the following components: 

i. Up to date Preliminary Risk Assessment (PRA) and conceptual model 
following the results of an exploratory investigation 

ii. A detailed site investigation scheme, based on the results from (1) to 
provide information for a detailed risk assessment to all receptors that may 
be affected, including those off-site. 

iii. A tiered risk assessment using the results of the site investigation referred 
to in (2). 

iv. An options appraisal including sustainability and treatability studies of the 
remediation measures required and how they are to be undertaken. 

v. A remediation strategy and verification plan providing details of the data that 
will be collected in order to demonstrate that the works set out in the 
remediation strategy are complete and identifying any requirements for 
longer-term monitoring of pollutant linkages, mitigation, maintenance and 
arrangements for contingency action. 

Any changes to these components require the written consent of the LPA. The 
scheme shall be implemented as approved. 
 

54. Condition 3: Prior to any part of the permitted development being brought into 
use, a verification report demonstrating the completion of works set out in the 
approved remediation strategy and the effectiveness of the remediation shall 
be submitted to, and approved in writing, by the LPA. The report shall include 
results of sampling and monitoring carried out in accordance with the approved 
verification plan to demonstrate that the site remediation criteria have been 
met. 

55. Condition 4: The application’s Subadra Consulting Updated Geo-
Environmental Investigation Report of July2025 (ref: IN25090 CL 002a) 
demonstrates that it will be possible to manage the risks posed to controlled 
waters by this development. Further detailed information is however required 
before built development is undertaken. We believe that it would place an 
unreasonable burden on the developer to ask for more detailed information 
prior to the granting of planning permission but respect that this is a decision 
for the LPA. This is required prior to commencement of the development. In 
light of the above, the proposed development will be acceptable, if a planning 
condition is included requiring the submission of a detailed land contamination 
management strategy. This should be carried out by a competent person in line 
with paragraph 196 of the NPPF. 

56. Without the following conditions we would object to the proposed development 
in line with paragraph 187 of the NPPF because it cannot be guaranteed that 
the development will contribute to and enhance the natural and local 
environment by remediating and mitigating despoiled, degraded, derelict, 
contaminated and unstable land, where appropriate or will not be put at 
unacceptable risk from, or be adversely affected by, unacceptable levels of 
water pollution. 



57. The development hereby permitted may not commence until such time as a 
detailed scheme for groundwater monitoring in respect of contamination has 
been submitted to, and approved in writing by, the LPA. The scheme shall, 
where necessary, be supported by: · detailed sampling and analytical 
schedules · programme for future maintenance and decommissioning · 
schedule for submission of interim and final monitoring reports · contingency 
action plan including the list of potential mitigation measures that will be 
implemented, should unexpectedly changes in groundwater quality be noted as 
a result of decommissioning or redevelopment works. The scheme shall be 
fully implemented and subsequently maintained, in accordance with the 
timing/phasing arrangements embodied within the scheme, or any details as 
may subsequently be agreed, in writing, by the LPA. 

58. Condition 5 : If, during development, contamination not previously identified is 
found to be present at the site then no further development (unless otherwise 
agreed in writing with the LPA) shall be carried out until further investigation 
and a remediation strategy detailing how this contamination will be dealt with 
has been submitted to, and approved in writing by, the LPA. The remediation 
strategy shall be implemented as approved. 

59. Reason(s) - To ensure that the development does not contribute to, and is not 
put at unacceptable risk from or adversely affected by, unacceptable levels of 
water pollution in line with paragraph 187 of the NPPF. 

60. To ensure the development will contribute to and enhance the natural and local 
environment by remediating and mitigating despoiled, degraded, derelict, 
contaminated and unstable land, where appropriate in line with paragraph 187 
of the NPPF. 

61. Condition 6: Piling using penetrative methods can result in risks to potable 
supplies from, for example, pollution/turbidity, risk of mobilising contamination, 
drilling through different aquifers and creating preferential pathways. 

62. In light of the above, the proposed development will be acceptable if a planning 
condition is included requiring submission and subsequent agreement of 
further details as set out below, as well as a planning condition controlling 
disturbance of the aquifer is imposed. Without these conditions we would 
object to the proposed development in line with paragraph 187 of the NPPF 
because it cannot be guaranteed that the development will not present 
unacceptable risks to groundwater resources. 

63. If piling using penetrative methods are proposed, they may not commence until 
such time as a scheme has been submitted to, and approved in writing by, the 
LPA. The scheme shall be based on the information submitted as part of the 
application and, where necessary, supported by: 

i. Foundation Works Risk Assessment 
ii. A conceptual site model 
iii. Specification of the type, number and depth of proposed 

piles/foundations 
iv. A detailed groundwater monitoring programme including a schedule for 

submission of interim and final monitoring reports 
v. A contingency action plan including the list of potential mitigation 

measures that will be implemented, should unexpected changes in 



groundwater quality be noted as a result of decommissioning piling 
works. 

vi. Timing/phasing arrangements. 
64. The scheme shall be fully implemented and subsequently maintained, in 

accordance with the timing/phasing arrangements contained in the scheme, or 
any details as may subsequently be agreed, in writing, by the LPA. 

65. Reason(s) To ensure that the potential piling works does not harm groundwater 
resources in line with paragraph 187 of the NPPF. 

66. Condition 7: The proposed surface water strategy for the site has been hinted 
to not recommend infiltration in the FRA&DS, but as the Application Form 
suggests the use of “SuDS”, it should be confirmed that there is no infiltration 
at this site unless roof water can be captured in an entirely separate surface 
water system and discharged at a point completely free of contamination. 
Please refer to our SuDS informative appended to this letter. 

67. In light of the above, we do not believe that the use of infiltration SuDS is 
appropriate in this location. We therefore request that the following planning 
condition is included as part of any permission granted. Without this condition 
we would object to the proposed development in line with paragraph 187 of the 
NPPF because it cannot be guaranteed that the development will not be put at 
unacceptable risk from, or be adversely affected by, unacceptable levels of 
water pollution. 

68. No drainage systems for the infiltration of surface water to the ground are 
permitted other than with the written consent of the LPA. Any proposals for 
such systems must be supported by an assessment of the risks to controlled 
waters. The development shall be carried out in accordance with the approved 
details. 

69. Reason(s) To ensure that the development does not contribute to, and is not 
put at unacceptable risk from or adversely affected by, unacceptable levels of 
water pollution caused by mobilised contaminants. This is in line with 
paragraph 187 of the NPPF. 

Designing out crime officer- Norfolk Constabulary 

70. The officer provides a detailed evaluation of the development’s security design 
and offers a series of recommendations aligned with Crime Prevention Through 
Environmental Design (CPTED) and Secured by Design (SBD) principles. They 
commend the inclusion of defined entrance and exit points, which act as a 
“symbolic barrier” that clearly delineates public and private space. This design 
feature helps communicate that the site is a managed commercial environment 
for customers only, enhancing control and reducing the likelihood of 
unauthorized access. The one-way vehicle system is appreciated for improving 
the flow of traffic and contributing to overall site safety, while the varied road 
surface materials are acknowledged for strengthening the site’s visual identity 
and creating a sense of place. 

71. The officer emphasizes the importance of defensible space, explaining that 
effective site design enables legitimate users and employees to exercise 
control over their surroundings. This sense of ownership is a key objective of 
the Secured by Design initiative, helping to create a secure environment where 
businesses and visitors can operate without fear of crime or antisocial 



behaviour. A crucial aspect of this approach is to avoid unobserved or secluded 
areas by ensuring that all public spaces are visible and overlooked. They warns 
against recessed areas, alcoves, or hidden corners that could provide 
offenders with concealment. 

72. A particular concern is raised about a recessed area in the southwest corner of 
the site near the cycle stands, bin store, and launderette seating. This location 
could inadvertently invite loitering and antisocial activity. Police recommends 
addressing this through either layout changes or additional measures such as 
relocating the cycle stands, securing street furniture to prevent misuse, 
installing consistent low-level lighting to avoid dark patches, and adding CCTV 
coverage. Restricting unrestricted movement around the perimeter is also 
advised, with the installation of robust fencing and controlled access gates. The 
officer specifies that the fencing should meet British Standards (BS 1722 Part 
14) as a Category 2 Anti-Intruder Weld Mesh fence of at least 1.8 metres in 
height, to effectively deter unauthorized entry. 

73. Police also identifies the need to manage the vegetated boundary areas, 
particularly between the southern and eastern fence lines adjacent to the 
neighbouring Aldi car park. While these strips are largely left to nature, they 
may still permit movement or concealment if not properly maintained. A 
maintenance plan or additional barriers and signage are suggested to eliminate 
potential vulnerabilities. Attention should also be given to avoiding “accidental 
climbing aids” such as overgrown foliage, bins, or street furniture near building 
façades. 

74. Natural surveillance is another key focus. The design should ensure that the 
approach to the commercial unit and all pedestrian routes from the entrance to 
the store, filling forecourt, charging bays, and delivery points are clearly defined 
and visible from active frontages, particularly office and reception areas. While 
the location of the office/control area is deemed appropriate, it currently lacks 
windows. The officer strongly recommends the inclusion of windows in this 
area to provide passive surveillance over critical parts of the site, such as the 
forecourt and motorcycle parking area. 

75. Parking arrangements are assessed positively, with car parking located close 
to the building and overlooked by active windows. However, Police advises 
relocating the cycle stands to improve visibility and guardianship. Cycle stands 
should allow both wheels and the frame to be locked securely, and be 
illuminated after dark using vandal-resistant, energy-efficient fixtures. Staff 
areas should also have secure cycle storage, possibly within internal lockers if 
space allows. 

76. Lighting design is acknowledged as an important factor in both safety and 
crime prevention. The submitted lighting plan is supported and meets modern 
standards, but the lighting must comply with BS 5489-1:2020, ensuring 
uniformity and avoiding harsh contrasts that create dark patches. Good lighting 
should improve visibility, increase the perceived risk of detection for intruders, 
and complement CCTV coverage. A Colour Rendering Index (CRI) rating of at 
least 60 and uniformity values between 0.25 and 0.40 are recommended. 
Coordination between lighting, CCTV, and landscaping is essential to avoid 
blind spots. 

77. In relation to the building shell, the officer highlights the need to avoid 
architectural features such as ledges or protrusions that could facilitate 



unlawful entry. Secure design measures, including laminated glazing (BS EN 
356 P1A), high-quality doors, and roller shutters for recessed or less visible 
areas, are advised. Waste management should also support security objectives 
bins should be stored in secure, locked enclosures away from buildings to 
reduce fire and climbing risks. While the site’s 24-hour operation is seen as 
beneficial for natural surveillance, it is recommended that areas not in constant 
use, such as storage zones, are monitored by CCTV or intruder alarms when 
unoccupied. 

78. The use of CCTV is strongly supported, provided it is part of a well-defined 
security strategy rather than a standalone measure. Officer recommends the 
preparation of an Operational Requirement (OR) document prior to installation, 
outlining the specific objectives, coverage areas, and performance 
expectations for the system. This approach ensures that the CCTV system is 
designed for practical effectiveness rather than simply for compliance. 
Reference is made to the CCTV Operational Requirements Manual (Home 
Office, 2009) as a key resource. 

79. Finally, the police advises the installation of a fit-for-purpose, monitored intruder 
alarm system tailored to the site’s specific functions. The overall security 
specification should align with the latest Secured by Design guidance (Sections 
35 and 54), ensuring that physical, electronic, and managerial security 
measures work together to protect the premises comprehensively. 

Anglian Water 
 
80. Section 1- Assets Affected - There are assets owned by Anglian Water or those 

subject to an adoption agreement within or close to the development boundary 
that may affect the layout of the site. Anglian Water would ask that the following 
text be included within your Notice should permission be granted. 

81. Anglian Water has assets close to or crossing this site or there are assets 
subject to an adoption agreement. Therefore, the site layout should take this 
into account and accommodate those assets within either prospectively 
adoptable highways or public open space. If this is not practicable then the 
sewers will need to be diverted at the developers cost under Section 185 of the 
Water Industry Act 1991. or, in the case of apparatus under an adoption 
agreement, liaise with the owners of the apparatus. It should be noted that the 
diversion works should normally be completed before development can 
commence. 

82. Section 2- Wastewater Treatment- This site is within the catchment of 
Whitlingham Trowse Water Recycling Centre (WRC), which currently lacks the 
capacity to accommodate the additional flows generated by the proposed 
development. 

83. However, Whitlingham Trowse WRC is included within our Business Plan as a 
named growth scheme with investment delivery planned between 2025-2030. 
To ensure there is no pollution or deterioration in the receiving watercourse due 
to the additional foul flows that would arise from the development, we 
recommend a planning condition is applied if permission is granted. 

 



84. Condition: Prior to occupation written confirmation from Anglian Water must be 
submitted confirming there is sufficient headroom at the water recycling centre 
to accommodate the foul flows from the development site. 

85. Reason: to protect water quality, prevent pollution and secure sustainable 
development having regard to paragraphs 7/8 and 187 of the National Planning 
Policy Framework 

86. Nutrient Neutrality: Your development site is served by Whitlingham Trowse 
WRC, the outfall for which discharges within the Natural England Nutrient 
Neutrality boundary. Please follow this link to our Nutrient Neutrality Statement 
Nutrient neutrality (anglianwater.co.uk ) which provides details of Anglian 
Water's role within the process. we recommend that you contact the local 
planning authority for advice at the earliest opportunity. If you require a copy of 
the WRC permit please request it via emailing 
planningliaison@anglianwater.co.uk 

87. Section 3- Used water network- Anglian Water OBJECTS to any connection 
into our foul network from the proposed development, due to capacity 
constraints and pollution risk. 

88. In order to overcome our objection, we require that the applicant consults 
Anglian Water in a form of a Pre- Development enquiry (PPE) in order to define 
a Sustainable Point of Connection (SPOC). This will avoid the constrained 
network which could cause pollution and flood risk downstream. The developer 
is to be responsible for the infrastructure to convey foul water flows from the 
proposed development to the receiving network. Once a SPOC has been 
identified and a strategy has been agreed with Anglian Water, we would expect 
the applicant to submit this PPE as part of their submitted documents for this 
application, we will the review and respond appropriately. 

89. Anglian Water is committed to supporting sustainable growth and in doing so 
we must continue to meet the statutory obligations whilst balancing factors 
such as climate change as environmental protection. However, if the LPA are 
minded to approve the application, despite our objection and risk of pollution, 
we recommend the following condition is applied: 

90. Condition: no development shall commence until a strategic foul water strategy 
has been submitted to and approved in writing by the local Planning Authority, 
in consultation with Anglian Water. This strategy will identify a sustainable point 
of connection to the public foul network. Prior to occupation, the foul water 
drainage works must have been carried out in complete accordance with the 
approved scheme. 

91. Reason: to protect water quality, prevent pollution and secure sustainable 
development having regard to paragraphs 7/8 and 180 of the National Planning 
Policy Framework. 

92. If permission is granted, we require the applicant to engage with us via our pre-
development services and to submit a pre-development enquiry. Further 
information regarding our pre-development services and to submit a 
predevelopment enquiry the applicant can click here: Pre-planning 
(anglianwater.co.uk) 

mailto:planningliaison@anglianwater.co.uk


93. Section 4- Surface water disposal : The preferred method of surface water 
disposal would be to a sustainable drainage system (SuDS) with connection to 
sewer seen as the last option. Building Regulations (part H) on Drainage and 
Waste Disposal for England includes a surface water drainage hierarchy, with 
infiltration on site as the preferred disposal option, followed by discharge to 
watercourse and then connection to a sewer. 

94. Anglian Water OBJECTS to the surface water proposals within this application. 
The surface water strategy/flood risk assessment submitted with the planning 
application relevant to Anglian Water is unacceptable due to lack of surface 
water hierarchy evidence, for a site to be assessed as brownfield, CCTV 
evidence of existing connections needs to be provided and within drawing 
'25107-DCE-XX-XX-D-C-100 REV P02 March 2025' it is not clear where the 
proposed discharge point is. We would therefore recommend that the applicant 
consults with Anglian Water. Further assessment is required to establish 
whether network reinforcement is required, please note that this assessment 
and any necessary reinforcement work will be at the developers cost. We 
request a condition be applied to the decision notice if permission is granted. 
The purpose of the planning system is to achieve sustainable development. 
This includes the most sustainable approach to surface water disposal in 
accordance with the surface water hierarchy. It is appreciated that surface 
water disposal can be dealt with, in part, via Part H of the Building Regulations, 
it is felt that it is too late at this stage to manage any potential adverse effect. 
Drainage systems are an early activity in the construction process, and it is in 
the interest of all that this is dealt with early on in the development process. 

95. Section 6 – Trade Effluent : The planning application includes 
employment/commercial use. To discharge trade effluent from trade premises 
to a public sewer vested in Anglian Water requires our consent. It is an offence 
under section 118 of the Water Industry Act 1991 to discharge trade effluent to 
sewer without consent. Anglian Water would ask that the following text be 
included within your Notice should permission be granted. 

96. An application to discharge trade effluent must be made to Anglian Water and 
must have been obtained before any discharge of trade effluent can be made 
to the public sewer. 

97. Anglian Water recommends that petrol / oil interceptors be fitted in all car 
parking/washing/repair facilities. Failure to enforce the effective use of such 
facilities could result in pollution of the local watercourse and may constitute an 
offence. 

98. Anglian Water also recommends the installation of a properly maintained fat 
traps on all catering establishments. Failure to do so may result in this and 
other properties suffering blocked drains, sewage flooding and consequential 
environmental and amenity impact and may also constitute an offence under 
section 111 of the Water Industry Act 1991 

Assessment of Planning Considerations 

Relevant Development Plan Policies 

99. Greater Norwich Local Plan for Broadland, Norwich and South Norfolk 
adopted March 2024 (GNLP) 



• GNLP 2  Sustainable Communities 

• GNLP3   Environmental Protection and Enhancement 

• GNLP4   Strategic Infrastructure 

• GNLP6    Economy (including retail) 
 

100. Norwich Development Management Policies Local Plan adopted Dec. 
2014 (DM Plan) 

• DM1 Achieving and delivering sustainable development 

• DM2 Ensuring satisfactory living and working conditions 

• DM3 Delivering high quality design 

• DM5 Planning effectively for flood resilience 

• DM6 Protecting and enhancing the natural environment 

• DM7 Trees and development 

• DM8 Planning effectively for open space and recreation  

• DM11 Protecting against environmental hazards 

• DM16 Supporting the needs of business 

• DM17 Supporting small business 

• DM30 Access and highway safety 

• DM31 Car parking and servicing 

Other material considerations 

101. Relevant sections of the National Planning Policy Framework 2024 
(NPPF): 

• NPPF2 Achieving sustainable development 

• NPPF4 Decision-making 

• NPPF11 Making effective use of land 

• NPPF12 Achieving well-designed places 

• NPPF14 Meeting the challenge of climate change, flooding and 
coastal change 

Case Assessment 

102. Planning law requires that applications for planning permission must be 
determined in accordance with the development plan unless material 
considerations indicate otherwise. Relevant development plan polices are 
detailed above. Material considerations include policies in the National 
Planning Policy Framework (NPPF), the council’s standing duties, other policy 
documents and guidance detailed above, and any other matters referred to 
specifically in the assessment below. The following paragraphs provide an 
assessment of the main planning issues in this case against relevant policies 
and material considerations. 

Main Issue 1. Principle of development 

103. Key policies and NPPF paragraphs – DM1, DM16, DM17, GNLP3, GNLP4, 
NPPF section 11. 

104. The aim of policy DM1 is to promote sustainable development and reduce 
the reliance on private car. The policy also seeks to support businesses whilst 
enabling a balanced growth which does not have a harmful impact on the 
natural environment or increase the effects of climate change. 



105. The proposal involves the demolition of existing structures and the 
reinstatement of the site as a petrol filling station. This includes the creation of 
a three-island starter gate forecourt with a canopy above, refuelling positions 
for six vehicles, and associated underground tanks and fuel infrastructure. A 
new sales building with a food-to-go element is proposed, along with four jet 
wash bays and two car care bays. The development also includes two Electric 
Vehicle (EV) charging bays and provision for two future EV bays. The site will 
accommodate 10 car parking spaces, including one accessible space. 
Additional facilities include a small seating area, laundrette unit, 
delivery/collection lockers, and motorcycle and bicycle parking 

106. The site has operated as a car dealership for more than 25 years. It was 
originally granted permission in the early 1960s to operate as a petrol filling 
station and garage with workshops and has since been used for various car 
sales, repair, and maintenance businesses. Although the exact date when the 
petrol filling station ceased operations is unknown, the site has been used for 
car sales for over 25 years. The site is located within a Defined Employment 
Area under Policy DM16, which focuses on employment and business 
development. 

107. Policy DM16 supports proposals that provide high-quality employment and 
business development, provided they align with overall sustainability 
objectives. While both the existing use as a car sales centre (sui generis) and 
the proposed use as a petrol filling station with associated infrastructure (sui 
generis) may not be considered high-quality employment or business 
development, the proposal would generate employment and contribute to the 
local economy. 

108. The proposed development on site for a service station will provide 
approximately 10 full time equivalent jobs. Additionally, there are similar car 
sales facilities within the area and across the city, and the loss of this facility is 
not protected by any policy regulations. 

109. The scale of the proposed sales building and its ancillary relationship with 
the wider use of the site means that it is functionally linked to the service 
station. With a total floorspace of 291 sqm, a sequential assessment under the 
NPPF is not required. 

110. The NPPF states that planning has a key role to secure reductions in 
greenhouse gas emissions and that the planning system should support the 
transition to a low carbon future and support renewable and low carbon energy 
and associated infrastructure (paragraph 168). This is essential to the 
economic, social and environment dimensions of sustainable development. 
Accordingly, there is clear support from national policy for the use of non-fossil 
fuels and those with a low or zero carbon generation. 

111. The existing car sales use is proposed to be replaced by a service station. 
While this may not directly reduce reliance on private cars, it will provide 
essential servicing and maintenance facilities for existing vehicles. The 
development includes refuelling for six vehicles at a time and a total of four EV 
charging stations, supporting the shift toward electric vehicles 

112.  Local Policy DM1 highlights the city’s sustainable development principles, 
which include reducing dependence on private cars and high-emission 
vehicles. While the installation of EV charging stations may not directly 



discourage private vehicle use, it does improve access to facilities for users of 
low-carbon, electric vehicles. 

113. Section 4 of the NPPF (Promoting Sustainable Transport) clearly states that 
planning should support development patterns that facilitate and encourage the 
use of sustainable modes of transport. Local transport policy should also 
promote reductions in greenhouse gas emissions. Therefore, the principle of 
expanding the city’s capacity to support electric vehicle use should be 
encouraged. 

114. In conclusion, the proposed redevelopment of the site as a petrol filling 
station with associated facilities aligns with Policies GNLP2, GNLP6, DM1, and 
DM16. The principle of development is therefore supported. 

Main Issue 2. Design 

115. Key policies and NPPF Sections– GNLP2, DM3, NPPF Section 12. 

116. The layout has been amended following comments from Highways and the 
Design Out Crime Officer. The proposed layout is supported by Highways. The 
existing canopy will be demolished, and the proposed canopy above the filling 
station will accommodate up to six vehicles. The forecourt canopy will feature 
solar panels on the roof, which will have a ground clearance of 5 m. Four jet 
wash bays are proposed near the southern boundary, screened by a solid 
panel 3 m in height along the boundary. 

117. A retail building of 291 sqm is proposed on the west side of the site with a 
food-to-go element. The building will feature a single-pitch roof with profiled 
metal fascia in grey, with a ridge height of 5.2 m. The entrance will face the 
forecourt, featuring glazed walls and composite insulated panels finished in 
light grey, with timber-style cladding on the elevation facing the highway. The 
building will also include solar panels on the roof. 

118. The proposed 10no customer parking spaces, including one accessible 
space, are supported. The proposed laundrette, seating areas, and bicycle 
parking are also supported. In-post and Amazon lockers are located at the 
northwest corner of the site near the exit, and three motorbike parking spaces 
are proposed nearby. The south and most of the east side of the site are 
buffered by a double boundary wall with low-growing vegetation and foliage. 
This buffer is outside the redline boundary. The tree boundaries within the site 
will feature a 1.8 m high close-boarded fence. 

119. Following comments from the Police, the recessed area at the rear of the 
sales building has been removed, and the fence now aligns with the building 
elevation. Indicative CCTV locations and proposed lighting locations are 
included in the layout. Forecourt surveillance, CCTV monitoring, and 
management will be governed by separate petroleum regulations. Overall, the 
proposed layout is reasonable, aligns with the character generally observed in 
Defined Employment Areas, and is unlikely to cause significant harm to the 
visual character of the area. 

Main Issue 3. Amenity 

120. Key policies and NPPF Section – DM2, DM11, NPPF Section 12. 



121. The proposed site is located within a Defined Employment Area and has a 
history of car-based development. Residential properties are located to the 
northeast and northwest of the site, across the highway. Directly opposite the 
site is another car dealership. The proposed redevelopment is unlikely to result 
in overlooking, overshadowing, or loss of outlook. However, there will be an 
increase in vehicular movements to and from the site. 

122. As many representations raise concerns about the potential noise levels 
from the site which includes the operation of jet washes, noise from car 
movement and car door slamming and the other associated noise from the EV 
charging, pump mortar and other background noises. Environmental protection 
(EP) Officer recommended additional noise survey and a noise impact 
assessment and concluded that subject to recommended condition, the 
proposed development is acceptable. A noise management plan will also be 
secured via condition. 

123. The neighbouring site to the west includes a car wash. Given the presence 
of residential receptors approximately 40 m from the proposed jet wash, its 
hours of operation will be conditioned. Jet wash operating hours will be limited 
to 08:00–19:00 Monday to Saturday and 10:00–16:00 Sundays and bank 
holidays to protect local amenity. The proposed scheme to operate one jet 
wash per night is not supported by EP, as it could harm amenity and is 
therefore not recommended. 

124. The proposed 24/7 operation of the petrol filling station and its associated 
retail store will increase on-site activity compared to its previous use. However, 
considering that residential receptors are located at a reasonable distance and 
that the operation of jet washes will be controlled, the opening hours of the 
petrol filling station are unlikely to create a significant impact on amenity. 
Environmental Protection colleagues have confirmed that there are petrol filling 
stations with 24-hour operations near residential areas, and that expected 
night-time traffic volumes will be minimal. The submitted noise impact 
assessment and survey concluded that noise from vehicular movement and 
door slamming is unlikely to affect the amenity, a view supported by the 
Environmental Protection officer. 

125. Nevertheless, to ensure amenity standards are maintained, a Noise 
Management Plan for the site is recommended by EP and will be secured 
through a condition. The noise management plan will include the details include 
noise control measures, complain handling procedures, staff training on noise 
management practices to ensure that the noise from the site will not create any 
detrimental impact on the amenity. 

126. Representations received also raised concerns regarding the potential 
impact of lighting on the surrounding amenity. A lighting report, showing the 
locations of lights, their luminance, and the overall impact on the site and 
surrounding area, has been submitted and reviewed by the EP officer. Most 
light sources are located beneath the canopies, in accordance with petroleum 
regulations. The light analysis suggests that the majority of the site will have an 
average luminance of 50 lux, while areas under the canopy will have a 
maximum luminance of 200 lux. Light spillage on the highway is predicted to be 
less than 5 lux, and even lower or effectively zero on the side near residential 
areas. To protect wildlife, amber-coloured lights are recommended 



127. To ensure that demolition and construction activities do not impact the 
amenity, a Construction Management Plan is recommended by EP and will be 
secured via a condition 

128. Subject to the recommended conditions, the proposed development is 
unlikely to have a detrimental impact on the amenity of the area. Regarding 
signage, the applicant has confirmed that an advertisement consent application 
will be submitted at a later date 

Main Issue 4. Transport 

129. Key policies and NPPF Sections – GNLP2, GNLP4, DM28, DM30, DM31, 
NPPF Section 9. 

130. The layout has been amended following consultation with the Highways 
Authority. Although the site was formerly a petrol filling station, its recent use as 
a car sales operation maintained the previous layout. Vehicle tracking 
demonstrates that cars and petrol tankers can use the existing vehicle ingress 
and egress without requiring further improvements in terms of form, width, or 
surface construction. 

131. Visibility from the egress has been assessed by the Highways Authority and 
deemed satisfactory. To ensure safe and efficient traffic movements on site, 
give-way markings and signage will be provided, which will be secured by 
condition. 

132. Representations have raised concerns about the potential congestion and 
additional traffic on the existing road due to the proposed development. The 
existing and proposed developments are both car-based commercial 
operations, although they involve two different types of businesses. The 
highways officer has confirmed that, since the transport statement does not 
quantify the exact number of vehicular movements for the former and proposed 
uses, it is difficult to determine precise figures. However, we acknowledge that 
vehicle movements may increase compared to the previous car sales use. The 
site is located within a Defined Employment Area, both the former and 
proposed developments are car-based commercial uses, and the road to which 
the site relates is a major city road, so this increase is not expected to have a 
significant impact on the surrounding area. 

133. In line with paragraph 115(b) of the NPPF, and local policies, the proposed 
development must demonstrate that safe and suitable access can be provided 
for all users. In this case, following the recommendations of the highways 
officer, the site layout has been amended. The access and egress 
arrangements are now satisfactory and comply with the required safety 
standards. 

134. Furthermore, the site is visible from the highway, and there is sufficient 
space on site to accommodate queuing vehicles during busy periods, reducing 
the likelihood of impacting traffic on the surrounding roads. The Highways 
Officer has confirmed that the proposal does not affect current traffic patterns 
or the free flow of traffic on the existing road. 

135. The proposal to introduce EV charging points supports Policy DM28 by 
facilitating sustainable transport through the provision of essential 
infrastructure. The proposal aligns with wider decarbonisation and transport 



policy objectives and does not negatively impact highway safety or traffic flow 
on Drayton Road. Given the site's proximity to the primary road network and 
the city centre, the proposed facility is well-located and would contribute 
meaningfully to the transition towards electric vehicles in Norwich. 

136. Policy DM31 provides guidance on car parking and associated services, 
referencing the standards outlined in Appendix 3 of the Local Plan. For petrol 
filling stations, the standard requires a maximum of one parking space per 20 
square metres of floor space, including provision for accessible and motorcycle 
spaces. The proposed layout includes 10 car parking spaces, including one 
accessible space, as well as provision for motorcycle and bicycle parking. 
Additional spaces are provided for EV charging stations. These provisions are 
consistent with policy. 

137. The petrol tankers will enter the site from the east and depart towards the 
west, given the constrains of on street parking opposite it, an HGV 
management plan for the routing of petrol tankers are suggested by the 
highways and will be secured by a condition. 

138. The proposed retail units will serve on-site customers and may also benefit 
the local neighbourhood. A dedicated walking route has been demarcated on 
the ground, with site-edge kerbing to facilitate disabled access. This scheme is 
included in the amended plans, and its implementation will be secured via 
condition prior to the commencement of use. 

Main Issue 5. Flood risk & water 

139. Key policies and NPPF Sections – GNLP2, DM5, NPPF Section 14. 

140. The site lies primarily within Flood Zone 1, with a smaller portion in Flood 
Zone 2, indicating a generally low risk of flooding. The development is not 
considered vulnerable to flooding, and site levels will be raised to meet the new 
design requirements. The overall risk of flooding from fluvial (river) sources is 
assessed as low, while the risk from groundwater is classed as medium to high 
according to Norfolk County Council’s Surface Water Management Plan 
(SWMP). However, given the site’s elevation and existing hardstanding, it is not 
deemed susceptible to groundwater flooding. 

141. The risk of flooding from surface water sources is currently high, but this will 
be mitigated through a drainage design, which provides adequate capacity for 
surface water runoff and reduces the risk to low. Flooding risks from reservoirs 
and other artificial sources are also considered low. There is no evidence to 
suggest that the existing drainage infrastructure is prone to flooding; however, 
it will be upgraded and reinforced to meet current standards, ensuring greater 
resilience. 

142. It is noted that Anglian Water (AW) claim that the additional flows to 
Whitlingham Water Recycling Centre cannot be accommodated, however in 
line with the adopted approach by Broadland, South Norfolk and Norwich City 
Councils, the officers have assessed the risk to the environment and amenity 
from the issue which has been brought to its attention by AW and will weigh 
that against the benefits of the development in the planning balance. 

143. In consultation with Anglian Water, the use of SuDS is recommended as the 
preferred method for water disposal, with discharge to the sewer considered 



only as a last resort. However, Anglian Water has raised objections to the 
proposed surface water strategy, citing a lack of evidence demonstrating 
compliance with the surface water hierarchy for the site. The proposed 
discharge point is unclear, and further assessment is recommended. However, 
the Environment Agency (EA) does not support the proposed infiltration-based 
SuDS, as these systems could potentially contaminate the groundwater. The 
EA has recommended a condition ensuring that no such drainage systems are 
installed, to prevent unacceptable levels of groundwater contamination. While 
the EA explicitly advises against infiltration SuDS due to the site’s 
contamination legacy and the sensitivity of the underlying aquifer, Anglian 
Water, applying the national surface water hierarchy, emphasises infiltration as 
the preferred method. The Highways Officer has also recommended that a 
drainage plan be prepared to ensure surface water is intercepted and disposed 
of separately. 

144. For a brownfield petrol station site located within a Groundwater Source 
Protection Zone (SPZ), infiltration into potentially contaminated ground is 
inappropriate, and the EA’s restriction takes precedence. The applicant will 
therefore need to demonstrate a sustainable alternative discharge route, likely 
via a sealed system incorporating petrol interceptors and attenuated discharge 
to either a surface water sewer or watercourse. This will require further 
consultation with Anglian Water and the Lead Local Flood Authority prior to 
commencement. 

145. From a flood risk perspective, the development is generally acceptable, as 
the primary risk from fluvial flooding is negligible. Subject to the implementation 
of a recommended surface water drainage strategy, secured through EA 
conditions, the proposed development is supported. 

Main Issue 6. Contamination 

146. Key policies and NPPF Sections – DM11, NPPF Section 15. 

147. The site is a brownfield location with a history of use as a petrol filling 
station and associated services since the 1960s, before ceasing operation. For 
the past 20 years, the site has been used for car sales and a garage, while 
retaining the layout and existing structures of the former petrol station. 

148. The applicant submitted a Preliminary Risk Assessment, which was 
reviewed by EP along with additional documents including a Geo-
Environmental Investigation Report and an appraisal of the proposed 
petroleum installation. These reports were reviewed and supported by EP. 

149. As suggested in the reports, EP recommended additional rounds of ground 
gas monitoring and further land surveys. Additional conditions have been 
proposed to secure these surveys. Due to the historic and current uses of the 
site, it is considered necessary to attach a contamination condition, given the 
potential for land contamination. 

150. The reports highlight that the site is located within a Groundwater Source 
Protection Zone (SPZ), underlain by a Secondary A Aquifer and a Principal 
Aquifer with the River Waveney nearby. These factors increase the site’s 
vulnerability to groundwater pollution and require a robust remediation and 
management framework both prior to and during redevelopment. 



151. The Environment Agency was consulted and initially objected to the 
development due to inadequate information regarding groundwater protection 
and contaminated land management. Following the submission of an updated 
appraisal by Subadra Consulting and the Geo-Environmental Investigation 
Report, the EA was reconsulted and subsequently withdrew its objection, 
subject to the imposition of seven detailed conditions. 

152. The conditions include: a detailed scheme for the installation of 
underground tanks and associated pipework; a full site remediation strategy; a 
verification plan; a long-term groundwater monitoring scheme; reporting post-
completion to demonstrate effective remediation; immediate cessation of works 
if unexpected contamination is encountered; additional controls for piling 
works; and prohibition of infiltration-type (SuDS) systems unless risk 
assessments confirm no pollution risk. 

153. Collectively, the advice from the EA and EP establishes a comprehensive 
and consistent framework for managing contamination risk. Both bodies accept 
that redevelopment is achievable, subject to phased investigation, remediation, 
and monitoring conditions. The applicant has been informed of these 
requirements and has agreed to comply with all conditions. 

Other matters 

154. This proposed site is entirely hardstanding, however there is a strip of land 
on the south and the east side outside the site but included in the applicant’s 
ownership enclosed by fences on both sides. There are low growing vegetation 
and shrubbery in this area with some trees on the south side. The tree officer 
has reviewed the application and has raised no objection. This area will 
continue act as a buffer space between the site and surrounding area. 

Assessment of Impacts under the Conservation of Habitats & Species 
Regulations 2017 (as amended) 
 
155. Site Affected:  (a) Broads SAC/Broadland Ramsar 

(b) River Wensum SAC 

Potential effect:  (a) Increased nitrogen and phosphorus loading 

   (b) Increased phosphorous loading 

The application represents a ‘proposal or project’ under the above regulations. 
Before deciding whether approval can be granted, the Council as a competent 
authority must determine whether or not the proposal is likely, either on its own 
or in combination with other projects, to have any likely significant effects upon 
the Broads & Wensum SACs, and if so, whether or not those effects can be 
mitigated against. The Council’s assessment is set out below and is based on 
advice contained in the letter from Natural England to LPA Chief Executives 
and Heads of Planning dated 16th March 2022. 

Broads SAC/Broadland Ramsar 

Does the plan or project create a source of water pollution or have an impact 



on water quality (e.g. alters dilution)? AND 

Is the plan or project within the hydrological catchment of a habitats site which 
includes interest features that are sensitive to the water quality impacts from 
the plan or project? 

Answer: NO 

The proposal does not:- 

• Result in an increase in overnight accommodation in the catchment area 
of the SAC; 

• By virtue of its scale, draw people into the catchment area of the SAC 

• Result in additional or unusual pollution to surface water as a result of 
processes forming part of the proposal. 

Consequently, the proposal would not result in an increase in nutrients flowing 
into the SAC in the form of either nitrogen or phosphorous. 

Conclusion: It is not necessary to carry out an assessment under the 
Habitats regs. 

River Wensum SAC 

Does the plan or project create a source of water pollution or have an impact 
on water quality (e.g. alters dilution)? AND 

Is the plan or project within the hydrological catchment of a habitats site which 
includes interest features that are sensitive to the water quality impacts from 
the plan or project? 

The proposal does not:- 

• Result in an increase in overnight accommodation in the catchment area 
of the SAC; 

• By virtue of its scale, draw people into the catchment area of the SAC 

• Result in additional or unusual pollution to surface water as a result of 
processes forming part of the proposal. 

Consequently, the proposal would not result in an increase in nutrients fflowing 
into the SAC in the form of either nitrogen or phosphorous. 

Conclusion: It is not necessary to carry out an assessment under the 
Habitats regs. 

Equalities and diversity issues 

156. There are no equality or diversity issues. 

Local finance considerations 

157. Under Section 70(2) of the Town and Country Planning Act 1990 the council 
is required when determining planning applications to have regard to any local 
finance considerations, so far as material to the application. Local finance 
considerations are defined as a government grant or the Community 
Infrastructure Levy. Whether or not a local finance consideration is material to a 



particular decision will depend on whether it could help to make the 
development acceptable in planning terms. It would not be appropriate to make 
a decision on the potential for the development to raise money for a local 
authority. In this case local finance considerations are not considered to be 
material to the case. 

Human Rights Act 1998 

158. Officers have considered the implications of the Human Rights Act 1998 in 
reaching a recommendation to approve this application. They consider that the 
interference with the human rights of the applicant under Article 8/Article 1 of 
Protocol 1 is justifiable and proportionate for the protection of the rights and 
freedom of others or the control of his/her property in this way is in accordance 
with the general interest. 

Section 17 of the Crime and Disorder Act 1998. 

159. Officers have considered, with due regard, the likely effect of the proposal 
on the need to reduce crime and disorder as part of the determination of this 
application, in accordance with section 17 of the Crime and Disorder Act 1998. 
In reaching a recommendation to grant planning permission, officers consider 
that the proposal will not undermine crime prevention or the promotion of 
community. 

Planning Balance and Conclusion 

160. The site is located within a Defined Employment Area, and the proposal 
aligns with Policy DM16, which promotes business and employment 
development consistent with sustainability objectives. Although both the 
existing and proposed uses are not considered high-quality employment, the 
development will generate approximately ten full-time jobs and contribute to the 
local economy. The inclusion of electric vehicle charging points supports 
national and local sustainability goals set out in the NPPF and Policy DM1 by 
encouraging a gradual transition to low-carbon transport while maintaining 
essential servicing facilities. Subject to conditions mentioned below, the 
proposal is considered to comply with the requirements of the National 
Planning Policy Framework and the Development Plan. 

161. The development is in accordance with the requirements of the National 
Planning Policy Framework and the Development Plan, and it has been 
concluded that there are no material considerations that indicate it should be 
determined otherwise. 

Recommendation 

162. To approve application 25/00338/F 86 Drayton Road Norwich NR3 2DW 
grant planning permission subject to the following conditions: 

1. Standard time limit. 
2. In accordance with plans. 
3. Additional site investigation as recommended in the Geo-Environmental 

Investigation Report ref: IN25090 CL 002 (April 2025). 

4. If previously identified contamination is found, works shall stop immediately. 

5. All external lighting shall comply with the submitted lighting report. 



6. Jetwash operating hours: 08:00–19:00 (Mon–Sat) and 10:00–16:00 (Sun & 

public holidays). 

7. Petrol filling station and retail shop operating 24 hrs (Mon–Sun). 

8. Applicant to submit a Noise Management Plan. 

9. All plant and machinery to be installed per the submitted noise assessment. 

10. Construction Management Plan required. 

11. Prevent water run-off from site/drainage at crossover. 

12. Remove existing crossover road markings. 

13. Mark and indicate all site marking prior to first use. 

14. Provide level access from Drayton Road to the proposed pedestrian 

crossing prior to first use. 

15. HGV Management Plan required. 

16. Floodlighting shall not cause dazzle or glare to road users during hours of 

darkness. 

17. Submit detailed scheme for installation of underground tanks and pipework, 

including design, monitoring, and maintenance. 

18. Submit full site remediation strategy with risk assessment, options 

appraisal, verification plan, and groundwater monitoring. 

19. Provide verification report post-completion. 

20. Submit detailed groundwater monitoring scheme for approval by the LPA. 

21. If unexpected contamination is found, works shall cease until further 

investigation and LPA approval. 

22. Additional controls required for piling works. 

23. Infiltration-type SuDS not permitted unless risk assessment confirms no 

pollution risk to controlled waters. 

24. CCTV details. 

Informatives: 
1. BNG not required 
2. Advertisement consent 
3. Asbestos removal 
4. To maintain the construction work protocols on site 
5. Underground storage tank 
6. SuDs 
7. Refer to ground water protection measures 

 
Contact officer: Planner 

Name: Vishnu Sainath 

Telephone number: 07785 489905 

Email address: VishnuSainath@norwich.gov.uk 

 

If you would like this agenda in an alternative format, such 
as a larger or smaller font, audio or Braille, or in a different 
language, please contact the committee officer above. 

 


