APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/03481

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	Ascot House, Wilsford, Pewsey, SN9 6HB

	DEVELOPMENT DESCRIPTION:
	Replace old septic tank and soakaway with treatment plant and drainage field

	RECOMMENDATION:
	That Planning Permission be GRANTED



PROPOSAL

This application is seeking permission to replace the existing septic tank and soakaway with a new sewage treatment plant and drainage field.

SITE DESCRIPTION/CONTEXT

This application relates to a detached property known as Ascot House, located within the settlement of Wilsford. The host dwelling occupies a generous size plot and benefits from off-road parking and a detached garage to the front of the property and a garden area to the rear.

The application site is subject to the following planning policy constraints:

· Conservation Area, and adjacent to nearby listed buildings
· North Wessex Downs National Landscape 
· Countryside Character Area - Berkshire and Marlborough Downs
· Hampshire River Avon Catchment
· Flood Zone 1

PLANNING HISTORY

None relevant

RELEVANT POLICIES AND GUIDANCE

Statutory Legislation
· Sections 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990

Wiltshire Core Strategy:

· Core Policy 51: Landscape 
· Core Policy 57 Ensuring High Quality Design and Place Shaping
· Core Policy 58: Ensuring the Conservation of the Historic Environment 
· Core Policy 67: Flood Risk 

Neighbourhood Plan:

· Undesignated area

Wiltshire Design Guide: Appendix D – Design Guidance for Householder extensions 

The National Planning Policy Framework (NPPF) 

The Planning Practice Guidance 

National Design Guide

CONSULTATION RESPONSES

[bookmark: _Hlk198304422]Charlton and Wilsford Joint Parish Council: No comment received at time of writing

Assistant County Archaeologist: No objection

WC Drainage Officer: No objection

WC Public Protection Officer: No objection


REPRESENTATIONS

No comments were received at time of writing


ASSESSMENT

Section 38(6) of the Planning and Compulsory Purchase Act 2004 states:

"If regard is to be had to the development plan for the purposes of any determination to be made under the planning Acts, the determination must be made in accordance with the plan unless material considerations indicate otherwise."

In accordance with this statutory requirement, this application has been assessed against the relevant policies of the Development Plan, including the adopted Wiltshire Core Strategy (2015) and, where applicable, any made Neighbourhood Plans. 

Principle of development:
The application seeks permission to replace the existing septic tank and soakaway with a package treatment plant and drainage field. The proposed works are located wholly within the established residential curtilage of the dwelling and are ancillary to its lawful residential use.

The proposal does not involve any extension of the residential curtilage, intensification of the use of the site, or development that would alter the established character or function of the property. The replacement of the existing drainage system is considered to represent an upgrade to existing infrastructure serving the dwelling and is therefore acceptable in principle.

Accordingly, the principle of development is considered acceptable, subject to the assessment the following material planning considerations.

Design and Impact upon the upon the character and context of the area:

Core Policy 57 - Ensuring High Quality Design and Place Shaping of the Wiltshire Core Strategy seeks to ensure that all new development is of high design quality, reflecting local context, character, and distinctiveness.

The application proposes the replacement of the existing septic tank and soakaway with a package treatment plant and drainage field. The treatment plant would be located adjacent to the existing garage, whilst the drainage field would be sited within the existing garden area to the east of the dwelling. The development would be largely below ground, with only limited above-ground infrastructure visible.

Given the modest scale and ancillary nature of the proposed works, together with their location within the established residential curtilage, the proposal would have a negligible impact upon the character and appearance of the site and its surroundings. The works would not result in any significant alteration to the appearance of the property, nor would they introduce incongruous features within the landscape.

Having regard to the above, the proposal complies with the design principles set out in Core Policy 57 of the Wiltshire Core Strategy and Appendix D of the Wiltshire Design Guide.

Amenity:

Point vii of Core Policy 57 - Ensuring High Quality Design and Place Shaping of the Wiltshire Core Strategy seeks to ensure that developments do not adversely affect neighbouring properties.

The National Planning Policy Framework (NPPF), particularly Paragraph 135(f), stresses that planning decisions should ensure developments provide a high standard of amenity for existing and future users.   

The proposed treatment plant and drainage field would serve the existing dwelling and would not facilitate any increase in the intensity of the residential use of the site. The treatment plant would be positioned within the existing curtilage and at an appropriate distance from neighbouring residential properties.

Given the nature of the development, the majority of which would be below ground level, it is not considered that the proposal would result in any unacceptable impact upon neighbouring occupiers by way of overlooking, loss of privacy, loss of light, overbearing impacts, noise, disturbance or odour. 

Furthermore, the council’s Public Protection Officer has raised no objection, commenting “As the proposal is suggesting the replacement of a failed septic tank/soakaway system with a treatment plant and drainage field, it is likely to provide an improvement in the foul drainage arrangements. We have no objection to this development. The applicant should ensure compliance with the Environment Agency General Binding Rules and relevant Building Regulations requirements.”

The proposal therefore accords with Core Policy 57 point vii in respect of safeguarding residential amenity and Appendix D of the Wiltshire Design Guide.

Heritage Impact:
From the point of view of the historic environment the main statutory tests are set out within the Planning (Listed Building and Conservation Areas) Act 1990. 

The Council’s Core Strategy Policy CP58 ‘Ensuring the conservation of the historic environment’ requires that designated and non-designated heritage assets and their settings will be conserved, and where appropriate enhanced, in a manner appropriate to their significance and encourages proposals which improve the condition of heritage assets at risk.

The Council’s Core Strategy CP 57: Ensuring high quality design requires a high quality of design in all new developments. The policy requires applicants to “demonstrate how the proposal will make a positive contribution to the character of Wiltshire through (amongst other things) responding to the value of the natural and historic environment and being sympathetic to and conserving historic buildings and landscapes. Development is required to respond positively to the existing in terms of building layouts, built form, height, mass, scale, building line, plot size, elevational design, materials, streetscape and rooflines to effectively integrate the building into its setting.

The NPPF outlines government policy for planning. Chapter 16 of the NPPF 'Conserving and enhancing the historic environment' sets out the Government's high-level policies concerning heritage and sustainable development.

The site lies within the Conservation Area and within the setting of listed buildings located on either side of the application site.. Section 66 of the Act requires special regard to be given to the desirability of preserving the setting of listed buildings. Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires special attention to be paid to the desirability of preserving or enhancing the character or appearance of the Conservation Area

The proposed works are modest in scale and largely underground in nature. The treatment plant would be located adjacent to the existing garage and the drainage field would be contained within the existing domestic garden. The proposal would not result in any alterations to the dwelling, or any material changes to the appearance of the site when viewed from the public realm.

Given the limited visibility and domestic nature of the development, it is considered that the proposal would preserve the character and appearance of the Conservation Area and would preserve the setting of nearby listed buildings. As such, the proposal would result in no harm to designated heritage assets and accords with the statutory duties under Sections 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990.

The proposal, by virtue of its scale, design, and siting is considered to preserve the character and appearance of the conservation area and setting of the nearby listed buildings 

The development is therefore considered to comply with Core Policy 58 of the Wiltshire Core Strategy and Sections 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990, as well as the relevant provisions of the NPPF.

Ecology Impact:
Core Policy 50 of the Wiltshire Core Strategy seeks to protect and enhance biodiversity and geodiversity, including through ensuring that development avoids harm to protected species and habitats.

The National Planning Policy Framework (NPPF), in Paragraphs 193, requires that development minimises impacts on and provides net gains for biodiversity, including ensuring mitigation is secured where harm cannot be avoided.

The proposed development relates to the replacement of an existing foul drainage system within an established residential curtilage. Having regard to the scale and nature of the development, it is considered unlikely that the proposal would have an adverse impact upon protected species or habitats. 

The application site lies within the Hampshire Avon Special Area of Conservation (SAC) catchment. The Conservation of Habitats and Species Regulations 2017 require the Local Planning Authority to consider whether development would have a likely significant effect on the integrity of the SAC through increased nutrient loading.

In this case, the proposal relates solely to the replacement of an existing septic tank and soakaway serving an existing dwelling. The development would not create any additional residential accommodation or result in an increase in occupancy. Consequently, the proposal would not increase nutrient inputs into the Hampshire Avon SAC catchment.

Furthermore, the replacement of the existing septic tank with a modern package treatment plant represents an improved foul drainage arrangement. As such, the proposal is unlikely to have a significant effect on the Hampshire Avon SAC and it is therefore considered that an Appropriate Assessment is not required.

As such, the development complies with Core Policy 50 of the Wiltshire Core Strategy and the relevant provisions of the NPPF.

National Landscape: 
Core Policy 51 of the Wiltshire Core Strategy requires all development to protect, conserve, and where possible enhance the character and quality of Wiltshire’s landscapes, giving particular weight to designated areas such as National Landscapes.

The National Planning Policy Framework (NPPF), in Paragraph 189, states that “great weight” should be given to conserving and enhancing landscape and scenic beauty in National Landscapes (formerly Areas of Outstanding Natural Beauty). Development within or affecting the setting of a National Landscape must demonstrate that it will not result in unacceptable harm to the special qualities of that area.

Whilst the site lies within the National Landscape, the proposal is of a small scale, domestic nature would not harm the special qualities or scenic character of the North Wessex Downs National Landscape. 

The development therefore complies with Core Policy 51 of the Wiltshire Core Strategy and Paragraph 187 of the NPPF in conserving and enhancing the National Landscape.

Drainage and Flood Risk:
Core Policy 67 of the Wiltshire Core Strategy and paragraph 181 of the NPPF requires that all new development avoids increasing flood risk on-site or elsewhere and, where appropriate, incorporates sustainable drainage measures. Development must also comply with national policy on flood risk management and drainage design. Paragraph 176 (via footnote 62) of the NPPF states that householder development should not be subject to the sequential test, nor the exception test.

The proposal seeks to replace an existing septic tank and soakaway with a modern treatment plant and drainage field designed to serve the existing dwelling. The submitted plans indicate that the drainage field would be located within the residential curtilage and the proposal would not increase the footprint of built development or create any significant increase in impermeable surfacing.

In consideration of the proposal, the council’s Drainage Engineer raised no objection commenting as follows:

“ASSESSMENT OF THE PROPOSAL 

Context 

In planning terms, flood risk refers to the potential for development to increase the likelihood or severity of flooding on-site or elsewhere, while drainage considerations relate to the capacity of the site and surrounding infrastructure to manage surface water runoff in a sustainable and effective manner. 

The local planning authority must be satisfied that the proposed development will not increase 
flood risk, either on-site or elsewhere, and that surface water will be managed in a sustainable 
and coordinated manner.  

Where necessary, planning conditions or legal agreements may be used to secure the implementation, maintenance, and monitoring of SuDS and other drainage infrastructure. 

Assessment  

According to the SFRA, the proposed site is in Flood Zone 1 and has a low risk of surface water and a risk of groundwater flooding, with groundwater levels between 0.025m and 0.5m BGL.

The Lead Local Flood Authority has reviewed the submitted drainage information in support of the proposal. The submitted information demonstrates that site-specific porosity/percolation testing has been undertaken and that the proposed drainage field has been sized accordingly. 

The proposed drainage field area of approximately 31m² accords with the sizing calculations 
provided and will receive treated effluent from a Marsh Ensign 6 population sewage treatment 
plant appropriately sized for the dwelling. 

The LLFA notes that the site lies within an area identified as being susceptible to groundwater 
emergence. The proposed drainage field has been designed based on site-specific percolation testing and is located within the application site.  

Based on the information submitted, the LLFA is satisfied that the proposal will not increase 
flood risk and therefore raises no objection on flood risk and drainage grounds. 

RECOMMENDATION  

No Objection for the following reasons:  

The LLFA notes that the proposal replaces an existing failing drainage arrangement with an upgraded treatment system. The drainage field is contained within the application site and has 
been designed based on site-specific infiltration testing 

The proposed works are minor in nature and will not result in a significant increase in impermeable area or corresponding flood risk when compared to the existing baseline scenario.  

As such, we have no objections to this application.   

INFORMATIVES 

· The application states that foul drainage will discharge to a private treatment system. This requires consultation with the EA, see the EA guidance. The applicant can also contact the EA for pre-planning advice at swx.sp@environment-agency.gov.uk.  

· In addition, the applicant is required to demonstrate that the proposed discharge from the package treatment plant is in full compliance with the General Binding Rules (for discharge to a drainage field) or that an Environmental Permit from the EA has been obtained.”

Subject to the installation of the system in accordance with the approved details and any requirements of Building Regulations and the Environment Agency, the proposal is not considered to increase flood risk on or off site and represents an improvement to the existing foul drainage arrangements.

The proposal therefore complies with Core Policy 67 of the Wiltshire Core Strategy and the policy in the NPPF, ensuring that flood risk is not increased and that surface water drainage is appropriately managed.

[bookmark: _Hlk211330780]Biodiversity Net Gain:

Householder planning applications are exempt from the requirement to deliver Biodiversity Net Gain under Schedule 7A, Section 4(2)(a) of the Town and Country Planning Act 1990, as inserted by the Environment Act 2021.

Buried Archaeology:
In consideration of the proposal, the Assistant County Archaeologist has raised no objection commenting, “There are no archaeological issues that I would wish to raise in this instance.”

CONCLUSION

The proposed development is considered to be acceptable in terms of its design, scale, and relationship with the surrounding area. It would not result in any unacceptable harm to the character of the locality, the amenities of neighbouring occupiers, or the interests of highway safety, heritage, or ecology.

The proposal is therefore considered to comply with the relevant policies of the Wiltshire Core Strategy, the Wiltshire Local Plan, and the National Planning Policy Framework. As such, the application is recommended for approval, subject to the conditions set out below.

RECOMMENDATION:  That Planning Permission be GRANTED subject to conditions.


