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Purpose and type of consultation

This Consultation Paper sets out the Minister féanRing and Environment's
proposals to introduce planning guidance relatmghie treatment and disposal of
domestic sewage from new developments. This guelamid outline the policy
context for foul sewage treatment, the potent&igifor the environment, amenity and
public health, and the information that is requifedrelevant planning applications.

The intention of the current Island Plan policjasensure that developments which
discharge domestic sewage connect to the publicstouer where it is reasonable to
do so. There is some allowance, however, for tleeaiigrivate non-mains sewerage
systems in exceptional circumstances. Where atprisgstem is proposed, applicants
and designers are encouraged to provide sufficietailed information at the planning

application stage to enable a proper assessmetiteofuitability of the proposed

system and its likely impact on the water environtme

The Minister would like to hear the views of thdaterested in and affected by the

guidance. The Minister also wishes to gather viaetwsut the long-term direction of
the Island’s strategy for the treatment and dispafsfmul sewage.

Closing date:21st March 2012

Summary

Water is one of the Island’s most precious natgsburces and land use planning has
an important role to play in reducing the risk afllption of ground water, surface
waters and coastal waters from activities assatiatth new developments, including
domestic sewage.

Island Plan Policy LWM2 (Foul sewerage facilitiesjjuires proposed developments
which will discharge sewage to connect to the pmulibul sewer where it is
economically feasible to do so, taking into accowatbility and practicability. In
exceptional circumstances, however, where conmedtiothe public sewer is not
feasible, the policy does allow for the use of aydd treatment plants and, for certain
small-scale developments, the use of tight tanksudable/improved existing septic
tanks. Where these private non-mains seweragensysége proposed, the policy
requires the submission of sufficient informationallow a proper assessment of the
proposals.
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This draft guidance sets out the information whietist be submitted with planning
applications to demonstrate the suitability of gneposed sewerage arrangements. In
doing so, it emphasizes the importance of conngataw development to the public
foul sewer wherever it is reasonable to do sogtuce the risks of pollution to the
Island’s water environment associated with privad®-mains sewerage systems (in
accord with Policy LWM2).

Where it is proposed to use a private system, egpuis must submit a detail&ebul
Sewer Assessment(FSA). This must demonstrate that the possibilitgc@nnection

to the public sewer has been properly investigatetifound to be either impracticable
or not reasonably cost-effective, having regardh& cost thresholds included in the
guidance. The FSA must also provide sufficient rimfation to enable assessment of
the suitability of the proposed private systemhtd proposed private system is not a
package sewage treatment plant, evidence mustcha&léd as to why such provision
is not considered reasonable.

The draft guidance includes a simplified flowchartassist applicants in selecting the
best sewerage system for their proposed developamehtn checklist to help ensure
that the relevant principles and requirements sét io the guidance are duly
addressed.

In future, proposals for private sewerage systemstine properly addressed in detail
as part of planning applications, and not simplgerged by condition for later
consideration under the Building Byelaws. To assigh decision-making and to
ensure a more efficient and effective service,dig control officers will be involved
in the assessment of the foul drainage aspectew@l@pment schemes at the planning
application stage.

Further information:

The consultation can be viewed onlinevatrw.gov.je/consult

Printed copies are available on request from thpaBment of the Environment,
South Hill, St. Helier, Jersey, JE2 4US.
Please send your comments to:

Principal Planner, Planning and Building Servics,ith Hill, St. Helier, JE2 4US.

How to contact us:

Telephone: 01534 448 409
Fax: 01534 445 528
e-mail: r.corfield@qov.je
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This Consultation Paper has been sent to the folldng individuals/organisations
and will be presented to the States as an offici&eport:

Chairman — Environment Scrutiny Panel
Director — Building Control

Director — Development Control
Director — Environmental Protection
Transport and Technical Services
Property Holdings

Association of Jersey Architects
Jersey Construction Council

Chamber of Commerce

Environment Section, Société Jersiaise
Public Consultation Register

Supporting documents attached:

Consultation draft advice note — Disposal of feivage

Consultation response:

A series of statements about the guidance andtthtegic policy direction which
underpins it are set out below, which may help withir response. Alternatively, you
may submit any other comment that you wish to makethe content of this draft
guidance note.

You may do this online omvww.gov.je/consultor you can print and submit the
guestionnaire (which starts overleaf) to the addbedow.

Policy and Projects Section
Department of the Environment
South Hill

St. Helier

Jersey

JE2 4US
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1. It is important to make full

Strongly

use of the planning process tg agree

help reduce the risk of pollution
to the water environment from
the sewage treatment ang
disposal arrangements for new
developments.

Agree

Don’t
know

Disagree

Strongly
Disagree

Please give reasons for your answer

2. There is a need for planning

Strongly

guidance on sewage treatmentagree

and disposal systems for new

developments.

Agree

Don’t
know

Disagree

Strongly
Disagree

Please give reasons for your answer

3. The strategy of requiring new
development to be connected t
the public foul sewer, whenever
it is economically feasible and
practicable to do so, is
appropriate.

Strongly
hagree

Agree

Don’t
know

Disagree

Strongly
Disagree

Please give reasons for your answer

4. The strategy to only allow for
the use of private non-mains
foul sewage systems in areas n
served by the public sewer, in
exceptional
appropriate.

circumstances, is$

Strongly
agree
Dt

]

Agree

Don’t
know

Disagree

Strongly
Disagree

Please give reasons for your answer
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5. The hierarchy of drainage
options — based on g
presumption in favour of
connection to the public sewer
followed by the potential use of
package treatment plants, septig
tanks and tight tanks, only in

exceptional circumstances — i$

Strongly
L agree

D

appropriate.

Agree

Don’t
know

Disagree

Strongly
disagree

Please give reasons for your answer

6. The form of the planning
guidance is clear and easy t

Strongly
D agree

understand and use.

Agree

Don’t
know

Disagree

Strongly
disagree

Please give reasons for your answer

7. The cost of making 4
connection to the public sewer
and any local upgrading should
be borne by the applicant/

Strongly
agree

developer.

Agree

Don’t
know

Disagree

Strongly
disagree

Please give reasons for your answer

8. It is appropriate to ensure
satisfactory drainage
arrangements are made, prior
to determining a planning
application.

Strongly
agree

Agree

Don’t
know

Disagree

Strongly
disagree

Please give reasons for your answer
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9. ‘Foul Sewer Assessments
have an important role to play
in helping to ensure that private
non-mains sewerage system
are suitable and will not create
a pollution problem.

' Strongly
agree

S

Agree

Don’t
know

Disagree

Strongly
disagree

Please give reasons for your answer

10. The proposed information
requirements to be provided in
a Foul Sewer Assessment ar
appropriate.

Strongly
agree
e

Agree

Don’t
know

Disagree

Strongly
disagree

Please give reasons for your answer

11. The proposed indicative cos
thresholds for determining the
economic feasibility of
connecting to the public sewer
are appropriate.

t Strongly
agree

Agree

Don’t
know

Disagree

Strongly
Disagree

Please give reasons for your answer

12. The application details
required in support of a
proposed package treatment

system are appropriate.

Strongly
agree

Agree

Don’t
know

Disagree

Strongly
Disagree

Please give reasons for your answer
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13. The application details
required in support of a
proposal to use an existing
private non-mains system are

appropriate.

Strongly
agree

Agree

Don’t
know

Disagree

Strongly
Disagree

Please give reasons for your answer

14. The application details
required on operating,
monitoring and maintaining
proposed private non-mains

systems are appropriate.

Strongly
agree

Agree

Don’t
know

Disagree

Strongly
Disagree

Please give reasons for your answer

15. The flowchart on page 24
will be useful in helping to
choose the best sewerage syste
option for a  proposed

m

development.

Strongly
agree

Agree

Don’t
know

Disagree

Strongly
Disagree

Please give reasons for your answer
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Please note that consultatiomsponses may be made public (sent to other imderes
parties on request, sent to the Scrutiny Officeteg in a published report, reported in
the media, published onww.gov.je listed on a consultation summary, etc.). If you
have a particular wish for confidentiality pleasdicate this clearly when submitting a
response.

| agree that my comments may be made public anbutid to me: L]

| agree that my comments may be made public buathdtbuted (i.e.anonymous):_|

| don’t want my comments made public: ]

If you agree to your comments being attributed d¢a,yplease provide your details
below:

Name: Organisation:
Address:
Telephone: e-mail:

Other comments can be submitted in writing or lmgadl to the address below:

Policy and Projects Section
Department of the Environment
South Hill

St. Helier

Jersey

JE2 4US

If you or your organisation would like to discubgse proposals further, or would like
more information, please contact the Principal Réaron 01534 448 409 or by e-mail
atr.corfield@gov.je

Deadline for consultation response21st March 2012.
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Department of the Environment States

Supplementary Planning Guidance OfJerS
Draft advice note

Consultation Draft
Disposal of Foul Sewage

nes

CY

About supplementary planning guidance

The Minister for Planning and Environment may psibliguidelines and policigs

(supplementary planning guidance) in respect ofeligment generally; any class

development; the development of any area of landh® development of a specified

site'.

of

Supplementary planning guidance may cover a rahgswes, both thematic and site-

specific, and provides further detail about eithpljcies and proposals in the Isla
Plan, or other issues relevant to the planning ge®eclt can also be used to prov
information about how the planning system operates.

Where relevant, supplementary planning guidancé gl taken into account as
material consideration in making decisions.

Supplementary planning guidance is issued in a euambdifferent forms, including

* Advice notes which offer more detailed information and guidarabout the

ways in which Island Plan policies are likely to dygerated, interpreted and

applied in decision-making;

» Policy notes which can be issued by the Minister, followingnsoltation with

key stakeholders, in-between reviews of the Is|Rfah, to supplement and

complement the existing planning policy framework;

» Masterplans, development frameworks and planning kiefs provide more

detailed information and guidance about the devetoy of specific sites and

areas of the Island; and

* Practice notes which aim to provide information about how thempting
system’s protocols and procedures operate.

nd
de

The current supplementary planning guidance isdisind can be viewed on the States

of Jersey website atww.gov.je/planningguidance

Hard copies of all supplementary planning guidacae be obtained from Plannir
and Building Services, Department of the EnvirontneBouth Hill, St. Helier
JE2 4US, telephone: 01534 445 508, e-np@nning@gov.je

! Under Article 6 of thélanning and Building (Jersey) Law 2002

R.15/2012
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Report
1. Introduction

1.1 Planning policy for the disposal of foul sewageontained in Policy LWM2
of the 2011 Island Plan. The policy is set outulh ih Section 2 and included
among its main provisions are —

" a presumption in favour of connecting new develapsgwhich
involve the discharge of sewage) to the mains publil sewer;

" allowance for considering the installation of pagd@ treatment
plants in exceptional circumstances where connediiothe mains
public foul sewer is not economically feasible; and

" allowance for considering the use of existing sefatnks (where they
have been shown to be performing adequately) ayid tanks for
appropriate small-scale developments in excepti@r@umstances
where connection to the main drains is not feasible the installation
of a packaged treatment plant would be unreasonable

1.2 This guidance has been prepared to elaborateoboy LWM2 and clarify
how planning controls will be exercised on sewagpakal aspects of future
developments through the planning application mece

Status of the guidance

1.3 This is currently draft guidance produced faonsultation with key
stakeholders and interested parties. It is intentedsupersede Planning
Advice Note 1: ‘Disposal of Foul Sewage’ (Octobed03) and will be
reviewed and amended in response to consultation.

What is this guidance for?

1.4 The main purposes of this guidance are to —

" set out the Minister’'s interpretation of Policy LV@Mand its detailed
requirements;

" prevent sewerage systems for new developments givise to
environmental, amenity or public health problems;

" outline the information that must be included wilny relevant
application; and

" help provide consistency and a measure of certaimtgecision-
making.

Who is the guidance intended for?
15 This guidance is principally aimed at assistiagdowners, developers,

builders, architects, designers, and all those avbdnvolved in preparing and
processing planning applications for new develogmen
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What type of development does this guidance applp®

1.6 This guidance applies to all new developmenthvhesults in the discharge
of sewage and/or an increase in sewage dischargedtainage system. For
the avoidance of doubtew developmenmtcludes —

" building work or material change of use of a buitg{whether it is to
construct or convert a building to create a newlldvgeor other use,
or to extend an existing building);

" development which would potentially increase theupancy of a
building (including the creation of additional bedm or potential
bedroom accommodation in existing homes); and

" the replacement of a cesspool (tight tank drainsgsem) with a
sewage treatment system.

1.7 For the purposes of the guidance, sewage weadefas“the contents of
lavatories and water which has been used for capkimd washing®.
It allows for the domestic activities of those wheork in commercial
premises, as opposed to the effects of the busaetsties. It does not refer
to trade effluent, unless the effluent is very amio domestic sewage.

2. Island Plan policy for foul sewerage facilities

2.1 For ease of reference, Policy LWM2 is set ndtil below.

Development which results in the discharge of sewaffluent will not
normally be permitted unless it provides a systenfool drainage that
connects to the mains public foul sewer (to thesfgattion of the Minister fo
Planning and Environment in consultation with thmister for Transport and
Technical Services).

Responsibility for the cost of making a connectamnl/or providing increase
capacity in the public foul sewerage systems amdgiog stations, so as t
accept any additional flow from the development| laé the applicant’s, an
this may be the subject of a legal agreement betwiee applicant and th
Minister.

O o o

In exceptional circumstances and where it has lmonstrated by th
applicant that connection to the mains public feelver is not economicall
feasible, taking into account viability and praaftdity, consideration may b
given to a packaged treatment plant offering frdlatment, provided it i
demonstrated that:

UTD <

1. the final effluent from the development will medarsdards and
conditions set by the Environment Department ared Nhnister of
Transport and Technical Services; and

% Department of Transport and the Regions, Circa/a8
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2. adequate provision is made for future operatiomitodng/telemetry
and maintenance throughout the life of the plarttictv is to the
satisfaction of the Minister for Planning and Eowiment in
consultation with the Minister for Transport andchirical Services
and which is supported by a planning obligatioreagrent and meets
the terms of the conditions of any required “DisgeaPermit”.

Planning permission may be granted in exceptiomalimstances for smal
scale development which results in an increaseufdewage discharge and
relies on non-mains sewerage disposal, includingtiag septic tanks (wher
these have been shown to be performing adequaialy)tight tanks. Suc
developments might include: extensions and altamatio existing residentia
properties; conversions of existing non-residertialdings to create no more
than two dwelling units or other similar small scalses; incidental buildings
within the curtilage of domestic dwellings; essahtagricultural workers
accommodation; and other small scale developmenit&re these would
otherwise be considered appropriate having regarBdlicy NE6 ‘Coastal
National Park’, Policy NE7 ‘Green Zone' and othefewant policies of the
Plan.

= 5 D

A1

In such cases, the applicant must successfully dstrade that:

1. connection to the mains drains is not feasible;

2. the installation of a packaged treatment plant Wdna unreasonable;

3. the increase in the amount of effluent as a reduttevelopment will
be negligible;

4. ground conditions are appropriate and the developrpét is of

adequate size to provide an adequate sub-soiladyaisystem;
5. development will not create or add to a pollutioakpem;

6. the development will not place an unacceptable dlu@h amenity of
cause health or environmental problems;

7. adequate provision is made for maintenance andtororg; and

8. the development is in accordance with other priesi@mnd policies
within the plan.

Where it is proposed to increase the potential gevaischarge to an existing
non-mains sewerage system, which may give rised@toblems referred to
above, there will be a requirement to make suitalprovements to the
system, which may include a requirement to rep&aceld septic tank with a
new packaged treatment plant.

For the avoidance of doubt, proposals for the dseptic tank systems, tight
tanks and other such systems will not be permiteelre:

R.15/2012
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3.3
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1. a ‘Discharge Permit’ is unlikely to be forthcomirand

2. the proposals are put forward as a temporary measuth the
intention of connecting drainage to the public s&ge system at g
later date and may give rise to problems refemezbbve.

Applicants are required to submit sufficient infatmon regarding the means
of sewage disposal to allow a proper assessmeahegiroposals. Where thjs
information is not provided, the application wit befused.

(1)

Regard will be made to constraints on the caparfitthe existing Sewag
Treatment Facility and Drainage System in consoliatvith the Minister for|
Transport and Technical Services.

Proposals for the development of land in the vigimf sensitive foul
sewerage facilities, as indicated on the Propo$d#p, including the
packaged treatment plant at Bonne Nuit, tankerhdigge points and pumping
stations with odour control units, will only be petted where they will not
unduly restrict the activities of these facilities.

Background

Water is one of the Island’s most vital natuemlources. Clearly, it is essential
to sustain life, but it also plays a crucial rateour economic development and
social well-being. Particular attention, howeveeeds to be paid to the
protection of water resources, because they ameptiBle to a wide range of
threats from activities associated with variousllases.

The overriding objective of Policy LWMZ2 is teduce the risk of pollution to

the Island’s water environment by effluent from thel water systems of new
developments, where this would give rise to envwirental, amenity and

public health problems. The water environment idekigroundwater, surface
waters (e.g. streams, ponds and reservoirs) arsiatoeaters.

The above objective is reflected by the emphataced on connecting to
mains public drainage wherever possible. It is gatsed, however, that the
mains public foul sewerage system does not coverwvihole Island, that
resources for future sewer extensions are unlikelythe available in the
foreseeable future and that many of the more remotd areas might never
be reached by mains drains. As a consequence, sidecsible number of
Island properties (i.e. approximately 14% in 20&a)rently rely on a variety
of non-mains drainage systems, including septiksatight tanks and private
sewage treatment planits.

In the circumstances, it is considered unressento simply place a
moratorium on areas not served by mains drainsnvitheill not be feasible
for many buildings in the countryside to connectrtains drains. It is also
acknowledged that in exceptional circumstances al rhe appropriate to
make use of alternative private on-site non-mag@vgesage solutions for some
new development proposals which may otherwise beatde / permissible.

3 See Section 6 for definitions
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There are often, however, environmental, amemitl public health problems
associated with existing non-mains sewerage sysfergs because they are
poorly sited, overloaded, badly maintained, or ubegiond their effective
life). Relying on these systems may, either indiailly or cumulatively,
increase the risk of pollution, which can adversaffect the ecology and
chemical quality of the water environment. To emstlirese problems are not
perpetuated in any future developments, it is irgurto adopt effective
policies, practices and procedures.

The Minister for Planning and Environment igtigalarly keen to avoid
establishing undesirable precedents for non-maiysesis which have
implications for future planned developments acrthss Island, leading to
environmental, amenity and health concerns andirgerto undermine
ongoing efforts to extend the provision of publvers. It is maintained that
connection to the sewer offers the most environalgnteconomically and
socially appropriate long-term solution for thearsd.

Hierarchy of drainage options

Owing to the potential for and frequency of lgobn of the water
environment from private non-mains drainage systeRwlicy LWM?2 is
based on a hierarchy of drainage options. The lmgtions are set out below
and must be considered and discounted in the folparder of priority —

" connection to a public sewer;

" private sewer connecting to a public sewer;

. packaged sewage treatment plant offering full inesut;

. a tight tank (for ‘small-scale’ development);

" an adequate existing septic tank, with a land dtainprovide
secondary treatment (for small extensions andaditers to existing
dwellings).

These are described below in sections 5 and 6.

Mains foul sewers

When drawing up sewerage proposals in associatith new developments,
the first presumption must always be to provideystesn of foul drainage
which is connected to the Island’s public seweragstem where it is
reasonable to do so. This can either be a diremtitgr connection, or a
connection via the use of an existing private sewernew pumped main
where this is deemed to be achievable. Conneatidhe public sewer is the
preferred option because, in this way, the sewsglirécted to a purpose built
and closely monitored sewage treatment system &oitlsathe additional
environmental risks associated with using privaen-mains sewerage
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systems. Proposals involving discharge to the $ewer should be drawn up
in consultation with the Department of Transport arechnical Services,
which is responsible for administering the Islanulblic sewerage system.

Other than in the exceptional circumstancesridex in Policy LWM2 and
elaborated on in this guidance, the foul drainagenfnew developments
should discharge into the mains public foul sewdon-mains drainage
systems are not considered environmentally accleptalareas where public
sewers are readily available and will not be appdov

It should be noted that the existence of céyparbdblems or other operating
problems with the mains public foul sewer and asgoaiated pumping
stations will not be regarded as a valid reasomtor-connection, where this
is reasonable in other respects. Nor will it berappate to put forward

temporary provision of private sewerage systemsdfarelopments in areas
where a connection to the public sewer is propasesgdme future date.

The cost of making a connection to the pubkever and/or providing
increased capacity in the sewer and any assocpteging station (i.e. so
that it is able to accept the additional flow frone development) will fall to
the applicant/developer. These costs may be theaulf a legal agreement.

The applicant/developer may also need to olatgreements from the owners
of land over which the drainage will run in order donnect to the public
sewer.

Where an application proposes to connect newelogment to the existing
public mains sewer system, the applicant/develogleould provide the
following information —

Scaled planshowing —

= the location of the nearest public sewer and pregosonnectior]
point/s;
= the proposed route of the drainage connection ¢opiliblic sewe

(N.B. this should be planned to avoid as far assiptes potential
damage to trees and archaeological remains);

. any land not in the applicant’s ownership in wharainage will be
placed (i.e. between the site and the public sewad proof of
agreement with the landowner;

. details of any required above-ground pumping stéicstructures
(i.e. plans, elevations, sections);

= a dimensioned distance from the development sitediary to the
public sewer; and

174

= the invert level of the proposed connection to sesver and the
finished ground levels of the development site.
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Written confirmation from the Department of Transpband Technical
Serviceghat —

= the public foul sewer is able to accept the seweffisent from the
development; and

. the proposals incorporate or make provision for unegl
infrastructure improvements, where appropriate.

Non-mains drainage

The use of non-mains drainage solutions for disposal of foul sewage
effluent will only be considered where it has be#®monstrated that a
connection to mains sewerage is not economicadlyilide.

Non-mains systems depend on their proper aparahd regular maintenance
if they are to function effectively (even if theynve been appropriately sited,
designed and installed). Where this is not the ,cHsgy can give rise to
pollution of land and the water environment witls@sated environmental,
amenity and/or public health problems.

The options for non-mains drainage include pgeksewage treatment plants,
tight tanks and septic tanks and these are desdoiélew.

Package treatment plants

6.4

6.5

A package sewage treatment plant is a wastewagatment system
constructed with minimal site work using prefabtézh components, which
offer high degrees of biological sewage treatmédriiere are numerous
variants of package plants, each with a slightffedent treatment technique.
The two most common system types d&xrtended Aeration Plants'which
are for regular domestic use afihree Stage Sewage Treatment Plants’
which can also be used for larger developments.tiddse plants involve
settling the solids before and/or after a biolobitaatment stage, where
micro-organisms are used to break down the orgamtter in the sewage.
They also all use electricity for the sewage treatmprocess (e.g. for
mechanical aerators, air blowers and pumps, motorapressors etc needed
to oxygenate the liquid based treatment systemg flial effluent that is
produced in the plants is then disposed of to gilouia a suitable drainage
field. The plants will require maintenance and enmg of the settled gross
solids at regular intervals.

There is a third type of package treatmenttptamrently on the market,
known as dFilter Treatment Plant’. This has certain advantages over other
systems. The plant separates liquid from solid evasta pre-filter tank and
waste water is biologically filtered to remove pdints. The biological
filtering uses a combination of natural stone filbnaterial (where bacteria
grow and digest trapped organic material) and ah{exygen rich) air draft.
The main advantages include: cheaper running qbstsause they use no
electricity, require less servicing and need lesguent de-sludging); greater
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resilience to normal household items poured dovensihk or flushed down
the toilet (e.g. tampons, baby wipes, fats, houseleteaners); and better
effluent quality.

All package sewage treatment plants will tesatage effluent to a far higher
standard than septic tanks. However, only thosgtplahich offer full sewage
treatment (including the addition of some form e€@ndary and if necessary
tertiary treatment) are considered suitable for imsdersey. These are the
preferred non-mains sewerage option under PolicylAMshould connection
to the public sewer prove unfeasible, because, wptbper care and
appropriate conditions, they are more capable efting sewage to a
sufficient standard for it to be discharged to teger environment, without
causing pollution and harming the environment, atpesnd public health.
They are also the only type of non-mains sewagarrent system that may
be considered acceptable for areas where thedriakéng water abstractions
or where ground water is vulnerable to pollutiorneTBuilding Bye-laws
require package treatment plants to be connecteah tappropriate drainage
field to provide further treatment.

Where the intention is to discharge into patéidy sensitive/vulnerable water
environments, or when the volume of discharge letixely large, additional
treatment of sewage effluent may be required. Exesnpf possible additional
treatment include: reed-bed systems; disinfectibitxation; stabilisation
ponds and gravel beds.

There a potential problems which can arise wheing package sewage
treatment plants. Biological treatment will only kceffectively if the micro-
organisms have the right conditions to stay headthgl problems can arise
(depending on the chosen plant) where —

" A development is likely to generate erratic or lintiétent sewage
loads (e.g. holiday accommodation) and the intrddaocof a flow
balancing system will not be able to create a cieffitly even and
steady flow;

" The system is not regularly de-sludged in accordandth the
manufacturer’s instructions and the sludge is atidwo build up so
that sewage cannot flow freely through the uniB(Nypically sludge
should be removed annually for a single dwellingl anuch more
regularly for a multiple occupancy unit);

" Inappropriate substances are put into the plantritight damage or
kill the micro-organisms (e.g. bleach and othernaicals used in
cleaning, solvents, oil, grease and fats);

. Surface water (e.g. from roofs and parking aremsillowed to enter
the system, reducing its capacity and causing saticbe flushed out,
resulting in flooding and pollution;

" A break in the power supply to plants using eletri(e.g. due to
power failure or irregular occupation) leads to tteath of micro-
organisms; and
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" The plant is not properly maintained in accordangith the
manufacturer’s instructions.

Use of ‘Filter Treatment Plants’ can reducerible and scale of the problems,
because: the plants require emptying less often 2i-3 year intervals); the
treatment does not rely on electricity; there acemoving parts needing
replacement; the system is generally more ablepe evith a greater range of
household waste items; and the effluent qualityigber.

Tight tanks (cesspools)

6.10

6.11

6.12

6.13

6.14

6.15

Tight tanks do not provide any treatment afage effluent. They are large
sealed/watertight underground holding tanks usedcétlecting and storing

sewage and they have no outlet for dischargestiticiple, therefore, if they

are properly constructed and maintained, they shoobt lead to

environmental, amenity or public health problem&wdver, they require
regular emptying by a tanker which takes the rawage to the sewage
treatment works. The frequency of required emptyiag range from around
30 to 45 days or so, depending on use, in ordpraeent overflow. As such,
tight tanks are not particularly sustainable from aconomic or an
environmental perspective.

Because tight tanks do not discharge effluenthe ground, they may be
permissible in the case of certain small scale ldpweents where —

" it is not economically feasible to connect to tbelfsewer;

" the installation of a packaged sewage treatmenntpleould be
unreasonable;

" ground conditions are not suitable for a drainaggddfor an
inadequate area of land for a drainage field islabi@; and/or

. there will be infrequent use (e.g. holiday accomatimsh) which may
not be suitable for a treatment plant.

Policy LWM2 provides examples of what might egarded as small-scale
developments. This includes: extensions and ailbeisito existing residential
properties; conversions of existing non-residertialdings to create no more
than 2 dwelling units or other similar small-scalges; incidental buildings
within the curtilage of domestic dwellings, essantagricultural workers’
accommodation; and other small scale developments.

It should be borne in mind that tight tanksstroe installed on campsites to
receive the chemical toilet waste which would kilseptic tank or package
sewage treatment plant.

There are Building Bye-law requirements rafato the use, size and location
of tight tanks and it is expected that their usk vé limited.

There are potential problems which can arideenwusing tight tanks.
Although they are simply holding tanks, the useigtit tanks can in practice
give rise to pollution of the water environmentlikey overflow. This could
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occur as a result of insufficient capacity, poorinmtenance, irregular
emptying and/or lack of a suitable vehicular acdessemptying. To help
ensure that tight tanks do not overflow, the BuitdiBye-laws require a
warning device to be fitted which alerts occupasftshe building when the
tight tank is 75% full.

Problems can also occur when tight tanks amaded or misused or
deteriorate. As a consequence, they might no lohgeimpervious to the
ingress of groundwater or surface water, or theyhirieak sewage effluent.

Septic tanks

6.17

6.18

6.19

6.20

Septic tanks are the traditional method ofagmareatment in rural areas, but
they provide only a basic level of sewage treatifantbelow that of package
treatment plants. They generally comprise a twothoee-chamber system,
which holds sewage from a property for sufficiamd to allow the solids to
settle and form into sludge at the bottom of thiktavhere it undergoes very
limited/rudimentary decomposition. The remaininguid effluent in the tank
then drains into the ground by means of an ouije.p

The liquid effluent in the tank typically cairis about 70% of the original
polluting matter and this is normally disposed gfdmakage into the ground
via a sub-surface soakaway/drainage field. A comrfmm of soakaway
currently in use in Jersey is the ‘pit-soakawayedd borehole soakaway),
although these are no longer permissible under Bhiéding Bye-laws,
because they often fail to work in wet weather d¢ibms and invariably
intercept the water table resulting in the efflueldcharging directly and
rapidly into the groundwater. Because septic taokéy provide basic
treatment, the Building Bye-laws no longer perrhé tnstallation of this type
of system.

It is because there is a high pollution riskstrface waters or groundwater
resources from the liquid effluent discharge, thiere is a general
presumption against the use of septic tanks for dewelopments. Policy
LWM2 only allows for the use of existing septic kanfor appropriate new
‘small-scale’ developments, in exceptional circuemses, where these have
been shown to be performing adequately. Such dpwedats might normally
comprise small extensions and alterations to exjstiwellings. Furthermore,
where there are proposals to increase the potesdgishge discharge to an
existing septic tank (i.e. where no opportunitiegsteto make a mains
connection), the policy requires suitable improvetaeto the system to
enhance effluent quality. This will be especiaftypiortant when the receiving
water environment is sensitive.

In the case of small-scale extensions andatitbes to existing dwellings,
required improvements might include upgrading tkistang system with a
properly designed drainage field (or drainage mpamdl additional treatment
where appropriate (e.g. reed-bed system, filtratiomgravel beds).
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For other developments, improvements argyliteinclude —

" replacement of the septic tank with a new packageage treatment
plant; or

" installing a new package sewage treatment pla@inaadd-on to the
septic tank outlet pipe, to convert it into a fgkwage treatment
system.

As alluded to above, there are potential mislwhich can arise when using
septic tanks. The most common problems with on-séeage treatment
systems are associated with drainage field failliris. not unusual for many
of these to fail within 10 years, but the speedfailure will depend on a
number of factors, including —

" levels of maintenance if the system is not de-sludged at least
annually, sludge discharges into the drainage faeld the porous
ground becomes blocked. As a consequence, therffaannot soak
away and the system fills up, causing it to fail.

" overly deep land drains if these are deeper than one metre below
ground level, they are in the anaerobic soil layeraerobic bacterial
growth produces a slime which again blocks the gityaf the soll
leading to drainage field failure;

" soil conditions- clay-based soils are not appropriate for dranag
fields, because they have poor percolation chaiatits. Even the
porosity of sandy soils will eventually be destrdymy high levels of
suspended solids and the black slime that resulis flecomposition
(i.e. over 15 to 25 years);

" the height of the water tableif the winter water table rises higher
than the tank outlet, water will be drained frora thrainage field back
into the tank. When the water table falls agaie, e¢ffluent from the
tank which is full of solids drains from the outfgpe and blocks the
soil porosity of the drainage field;

" added loads- adding the sewage from another home/s without
increasing the size of the drainage field will leatr overloaded and
unable to cope with the additional volume of effiue

Assessment of planning applications

It is primarily the responsibility of the apgdnt/developer to demonstrate,
through the submission of sufficient informationatha proposed new
development will be effectively served by a seweragstem. It then falls to
the Minister for Planning and Environment to basfid that the sewerage
arrangements are suitabj@jor to determining the planning application.
Where insufficient information is provided to all@proper assessment of the
sewerage arrangements, or such arrangements asssedsas being
unsatisfactory, planning permission will be refused
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To assist in assessing the acceptability oeratise of proposed sewerage
arrangements, the Minister for Planning and Envitent will consult with
and have regard to the views and information pexidy appropriate bodies
and interested parties. Key consultees will include

] Building Control,

" Transport and Technical Services Drainage Engineers

" Health Protection,

] Environment Protection,

" Jersey Water (where there are proposals for nonsndiainage in

‘Water Pollution Safeguard Areas’); and

" any other party which the Minister of Planning aBdvironment
considers can provide constructive and relevarimétion.

The Minister’s decision will be based on —

" The information supplied by the applicant/develgper
" The comments and information provided by consujtaed
" Planning and Building Law and related policy coesadions.

Foul sewer assessment

Where non-mains drainage is proposed, appfifetelopers must submit a
detailed ‘Foul Sewer Assessment’ (FSA) This must provide sufficient
information to —

" show that the possibility of public sewer connettias been properly
investigated; and

" provide the Minister, the Department and consultéficient detall
to assess the suitability of the proposed system properly
determine whether the arrangements for the tredtroéreffluent
would create or add to a pollution problem.

The assessment should include the following —

. a statement explaining why a connection to the puial sewer
system is not practicable or economically feasible;

= an estimate of the ‘construction costs’ of the apmved new
development, provided by a suitably qualified perso (e.g. a
chartered quantity surveyor);

= an estimate of the cost of providing a connectionotthe public
sewer, confirmed in a report by a suitably qualifiel person (e.g. &
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chartered quantity surveyor);

= details of the proposed onsite sewage treatment s, including
for existing systems a report of its condition andapacity;

= results of the site assessment for the developmeritcluding
ground percolation tests and trial hole analysis;

= provision for the future replacement of the drainag field (N.B.
drainage fields do not operate indefinitely and eveually need to
be replaced, so this needs to be accounted for &etdesign stage);

. details of the measures that will be put in placeot operate,
monitor and maintain the system;

. where applicable, a statement of why the use of aapkaged
treatment plant would be unreasonable; and

. such other additional supporting information as may be
considered appropriate to allow proper determination of the
drainage proposals in accordance with Policy LWM2.

Why can't the development connect to the Publi§ewer?

This is the fundamental question that must fewvared by any applicant/
developer proposing the use of a non-mains sydtesuch cases, they must
provide written evidence to demonstrate that theyehfully explored all the
ways in which their development might connect tpubic foul sewer and
show them to be either impracticable or not reasigneost-effective. This
evidence should be supported by accurate scals pleowing the location of
the nearest connection point to the public sewer it relationship to the
development site boundary and any land in the egplis ownership situated
between the site and the public sewer.

In assessing whether new developments shouldeco to the public sewer,
the Minister will take into account cost and preality. All new development
in ‘sewer available areas’ should connect to thaipisewer, unless there are
insurmountable factors which prevent connectiomdpenade (e.g. access for
drainage over private land being denied).

Sewer available areas

9.3

A ‘sewer available area’ is an area of landesgtby an existing public sewer.
Its size will vary depending on topography andfer size and characteristics
of proposed developments. In the UK, the minimsine for a ‘sewer
available area’ is generally considered to be any within 30 metres (100 ft)
of an existing public sewer. This is the broad tjea definition used by the
Environment Agency and reflects the fact that unither UK Building Act
1984, local authorities are given powers to reqoimenection of premises that
are within 30 metres of a public sewer when plasssabmitted under the UK
Building Regulations. In Jersey, however, the Tpams and Technical
Services Department has historically determinedp(arctice) that properties
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within 100 metres of a public sewer are ‘conne&asbperties’, or properties
which can be served by a public sewer.

9.4 It is important to recognise that this 100 metfrule of thumb’ takes no
account of topography, or the nature of specifizettgpment proposals.
Topographical features could, for instance, rendewpracticable or
prohibitively expensive any option to connect s@maposed developments to
a public sewer, even if they are within 100 mettéstance. Whereas, for
larger developments it is held that the extenth&f sewer available area’
should be increased because it is more likely toedgier and cheaper to
connect to a public sewer over a distance sigmifigain excess of
100 metres.

9.5 The current extent of the Island’'s foul seweragetwork is shown
geographically in Figure 1 and more detailed infation is available on the
Department’s website at:
www.gov.je/PlanningBuilding/LawsRegs/SPG/AdviceNsstRages/DisposalF

oulSewage.aspx

Figure 1: Foul Sewerage Network in Jersey

Island Sewer Network
with 100m buffer

“\; Sewer
. 100m Buffer

Costs

9.6 The costs involved in connecting to a publiwesewill depend on a number
of factors, including —

. the number of homes or premises;
] the distance to the sewer;
] the depth of the sewer;
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" whether the connection can be achieved by graweityneeds to be
pumped;
" any required improvements to the public seweragéesy to enable

the acceptance of additional flow from the develeptnand

" land constraints (e.g. due to topography, existiegelopments, land
ownership, sites of natural or historic importance)

In determining whether connection to the saweeasonably cost-effective, it
will be necessary to weigh up the cost of makimgm@nection against the cost
of the overall development. In addition, it is geally held to be reasonable
that there should be a premium for connecting neveldpments to the public
sewer, over and above the cost of installing agbeinon-mains system. This
reflects the benefits of main sewer connection he tnvironment, the

developer, owners and occupiers. These benefitadacenhanced property
values; less risk of pollution and the avoidancergjoing maintenance.

The level of the appropriate premium will valgpending on the nature and
scale of the proposed development. As a geneml th Minister is unlikely,
from a cost viewpoint, to require a developmentdonect to the public sewer
where —

the cost of connection to the public sewer would ezed —

= 10% of all the construction costs of the proposed ew
development up to £500,000, plus

. the cost of a private treatment system (including rnistallation
costs) combined; or

= 10% of all the construction costs of the proposed ew
development up to £500,000, plus

= 5% of all construction costs above £500,000, plus

= the cost of a private treatment system (including ristallation
costs) combined.

(N.B. subject to a minimum premium of £5,000 at 2@ prices.)

Thus, by way of example, if the cost of conioecto the public sewer is
greater than the thresholds set out in the follgwigble (for different-sized
developments), then a private sewage disposal rayste likely to be

acceptable from eostviewpoint.
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Threshold
connection cost
% construction above which a
costs Example cost for private sewage
10% up to installed private | disposal system
Construction £500,000 treatment plant likely to be
costs and 5% above (@ 2012) acceptable
(£) (£) (£) (£)
50,000 5,000 15-20,000 20-25,000
(minimum
premium)
100,000 10,000 15-20,000 25-30,000
200,000 20,000 15-20,000 35-40,000
300,000 30,000 15-20,000 45-50,000
400,000 40,000 15-20,000 55-60,000
500,000 50,000 15-20,000 65-70,000
1,000,000 75,000 15-20,000 90-95,000
2,000,000 125,000 15-20,000 140-145,000

Where the development proposal is simply plage an existing non-mains
drainage system (e.g. a tight tank or septic tamith a package sewage
treatment plant, the Minister still wishes to exaenthe economic feasibility
of connection to the public sewer as a preferretionpIn such cases, the
Minister is unlikely to require connection to thebtic sewer, where —

The cost of connection to the public sewer would e&ed the cost of 4
private treatment system (including installation csts) by £5,000 or more
(@ 2012 prices)*

* cost to rise annually in line with RPI.

To assist with the Minister’s consideraticas,applicant who proposes to use
non-mains drainage must submit details of the dostsoth connecting to the
public sewer and providing a private sewage treatnsystem. For these
comparative purposes, the costs for private sewepagvision should take
into account the following preliminary and capitabst items, where
applicable —

preliminary site investigation work;
plant unit costs;

installation costs;

commissioning;

pumping stations;

land drainage field;

outfall;

sampling point;

site access.
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Other costs

9.12 When considering the comparative costs of ection to the public sewer and
non-mains sewerage systems, applicants are al$seddw take into account
ongoing operational and maintenance costs assdciai#h any proposed
private sewerage system. This is important to auodkrestimating costs and
ensure value for money. The ongoing costs for dipgra non-mains system
can be significant and will include, where applieab

" power consumption costs;

" maintenance/service contract costs (N.B. which Ishoover the cost
of replacing major mechanical and electrical itemwer the life of the
plant);

" sludge removal and disposal;

" periodic replacement of the system.

9.13 Costs will vary significantly between diffetetypes of system. A report
produced by the Environment Agency entitl&dfluent disposal in sewered
areas’ (December 2008) provides useful guidance for comgaelative costs
for different types of private sewage treatmenteys, notwithstanding that
the indicative costs are at 2005 prices.

Practicality

9.14 There may be issues of practicality that aegenial to an assessment of
sewage disposal options. Consideration of whethsrgracticable to connect
to a public sewer will depend on whether therepaohibitive physical, legal
and technical barriers to connection. Where thishes case, the developer
should submit details in the ‘foul sewer assessinditamples of such
barriers to connection might be where —

" the volume of the sewage effluent discharge isstoall to pump over
the required distance without giving rise to séptiproblems;

" the sewer run would need to pass under a major ood diverted
around a site of historic or archaeological impoega or similar,
making the cost unreasonable;

" the ground conditions are not suitable for layingeaver (e.g. where
bedrock is close to the surface, leading to unrresgse costs);

. the applicant/developer has no legal right to cilaessl between the
development and the connection point to the pusgizer and access
is denied by the private landowner.

* Septicity occurs in sewage when the micro-orgasisave utilised all the dissolved oxygen
and nitrates. When sewage becomes septic it predbgdrogen sulphide and organic
sulphides which have extremely unpleasant odouishndan cause a severe public nuisance.
The hydrogen sulphide can also cause corrosioneofabric of the sewer, including concrete
sections, mortar joints and metals.
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Details of any newly proposed package treatmesystem

Where there is considered to be justificatisra non-mains sewer connection
and a package treatment system is proposed, thieappshould provide the
following details of the proposed system as angiratiepart of any planning
application —

. the type of package treatment system proposed andfacturer;

= a copy of a test certificate confirming the plamisHbeen tested in
accordance with EN 12566-3-2005;

. performance results for the plant showing the tneat efficiency;

= design occupancy for the plant and design occupdiocythe
proposed development;

. provisions made for operating the plant in the éeémpower failure;

= design calculations for drainage fields and a @howing size and
location;

. design calculations and plans showing any additidnsatment

(e.g. reed-bed systems, disinfection, filtratiotabdisation ponds
gravel beds); and

= a copy of the proposed maintenance plan for thet pla

N.B.  Where a tight tank is proposed, it shouldikedsin accordance with
the Building Bye-laws.

The quality of final effluent discharge frorawsge treatment systems is
measured in terms of Biological Oxygen Demand (BOg Suspended
Solids (SS) and the Ammonia (NH3). This is exprds#e the form
BOD: SS: NH3 and is measured in mg/L. Typicallyg #ffluent from a septic
tank (without a drainage field) measures 120:180W80ereas that from a
‘Filter Treatment’ Package Sewage Treatment Plaghtrmeasure 4:3:3. By
way of comparison, distilled water is 0:0:0 and tReyal Commission
Standard for effluent quality from sewage treatmgydtems in the UK is
20:30:20.
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Details of any existing system which is to bdilised for the development

The applicant should provide details of thesteng system and any proposed
changes, including —

details of the Building Permit for the existing &/s;

details of any ‘Discharge Permit’, where applicable

the age and the design occupancy/capacity of tstersy

a demonstration that the system has performed atiEyuincluding
the historic record for inspections, maintenana@blems arising
remedial works and any improvements);

a ‘system evaluation report’ by a suitably quatifiprofessional tg
give an overview of the system’s status and funetity and to
certify that it is working properly (N.B. it is egrpted that the
evaluation will include a ‘hydraulic load test’);

the design occupancy for the proposed development;
details of any proposed improvements to the systenincrease
capacity, improve treatment and enhance effluentalitgu
(e.g. additional plant, a new or improved drainfigkel and propose(
additional treatment);

design calculations for the proposed improved systad

a copy of the proposed maintenance plan for thiesys

Site assessment

Waste water treatment systems must be sitddcanstructed to prevent
overloading of the receiving water environment. Bhé#ability of the site for
such systems will be determined having regardwaida range of site factors.
To this end, the applicant should undertake andmgiula detailed site
assessment, using information on —

the sub-soil conditions and groundwater charadiesis
the sensitivity and capacity of any receiving wedeirse;
the vulnerability of the water catchment area;

site dimensions and ownership boundaries;

adjoining developments (existing or approved);
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= legal constraints (e.g. restrictive covenants,tagti way and land use
policy designations);

. infrastructure constraints (e.g. underground sesJic roads
driveways, paved areas);

= topographical constraints (e.g. the steepness madtidn of slopes

proximity of rock to the surface; a high water gblvaterlogged
ground; and the location of watercourses, ditchndls, boreholes)
soakaways/drainage fields); and

. other site constraints (e.g. existing ground comation, made up
ground, artificially raised ground).

Ground percolation tests

12.2  As part of the site assessment, a ‘percolatistywill be required to —

" establish the porosity of the ground;

" establish if it is suitable to absorb the liquidlegnt from a package
treatment plant or septic tank efficiently andemove the pollutants;
and

" determine the size of the drainage field areairedu

12.3  The percolation test must be conducted byitaldy experienced person in
accordance with BS 6297: 2007 and the technicatlaguoe published in
support of the Building Byelaws. The results of teet must be submitted
with the application.

12.4 If the ground cannot properly accept the dagffluent, the drainage field will
become blocked and the system will fail. In sudlcwhstances, a proposed
non-mains sewage treatment system will be refusddther possible options
will need to be explored.

Trial holes (Trial pits)

12.5 Trial holes will be necessary to inform thie sissessment. These are used to
determine soil conditions and also the level of waer table in winter. The
water table must not rise to within 1 metre of gliyges of the drainage field if
it is to work effectively during the winter monthsor guidance on trial holes,
applicants are referred to the technical guidandaighed in support of the
Building Bye-laws.

Site conditions and sewerage options

12.6  Where the applicant/developer has acces&atgaenough area of land which
is well-drained, relatively flat and sufficientlynconstrained to enable
discharge of sewage effluent to a properly desigmkdinage field,
consideration should be given to using a packagege treatment system.
However, in the event that this is deemed to beasonable, it may be an

R.15/2012



12.7

12.8

13.

13.1

33

option to consider the use of an existing septidk tgrovided that it can be
shown that —

" the scale of the proposed development is small g.gmall-scale
extension or alteration to an existing dwelling);

" the existing septic tank system operates effegtivaeid

" improvements are made as appropriate to providegedy designed
drainage field.

Consideration of this option will need to taezount of any groundwater or
surrounding environment which is vulnerable to ywidin (e.g. in locations
where water is abstracted to supply drinking water)

In the absence of suitable land for a draitfi@is, the only possible options to
a sewer are to use a tight tank (cesspool), oistthdrge treated effluent to a
watercourse. Given the sensitivity of watercoursespollution and their
limited capacity to absorb sewage effluent, theldung Bye-laws do not
provide for this option and there will be a stramfuctance to watercourses
being used for this purpose. However, this may leemfgted in very
exceptional cases where the discharge is from &agacsewage treatment
plant, which is able to achieve a very high stadadirsewage effluent that can
be accepted and diluted by the watercourse withisking harm to amenity,
public health or the environment. This, in turn, likely to require the
incorporation of additional treatment of effluerstuich as a constructed
wetland, which exploits the natural treatment cépaof certain wetland
plants (e.g. reed beds). Potential applicants miagca discharge directly to a
watercourse will need to provide Building Controlittw a convincing
argument for relaxing the Building Bye-laws. Thelosld also consult
directly with Environmental Protection at an eastage. All such proposals
will require a Discharge Permit and Environmentabt€ction will object
where watercourses are considered to be partigidarisitive.

Operating, monitoring and maintenance

Island Plan Policy LWM2 requires that adequptevision is made for
operating, monitoring and maintaining non-mainsirdgige systems. This is
especially important for sewage treatment systerhiclwrequire a stable
environment to work well. The intentions of theipglin this respect are to
ensure that the system continues to function e¥egtthroughout its life and
that potential problems set out earlier in this dgmce are avoided.
Accordingly, the ‘Foul Sewer Assessment’ shouldoggt—

" who will be responsible for operating, monitoringdanaintaining the
system (including, where appropriate, details of proposed formal
agreements to this effect);

" the provisions made for operating the system (Eg.regular de-
sludging, substance control, prevention of surfager ingress
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Depending on the nature and scale of the sewagarieat plant, applicant
may also be required to —

clearing blockages, maintaining vehicular access);

the provisions made for regular monitoring of tigetem. Monitoring
might, for example, include regular checks:

= to look for signs of effluent overflow or blockage;

= to establish thatfuent discharge is free flowing and cle
(changes in colour and an increase in odour anessif a
deterioration in quality);

= to determine effluent discharge quality (througmgkng and
testing);

= to measure liquid and solid levels in tanks;
= to ensure that mechanical components are workingcity;

= to look for signs of external structural damage ahihinight
lead to leakage of contents or ingress of water;

= to look for signs of internal structural damage doethe
corrosive environment (e.g. deteriorating interdadisions,
metal struts and bolts and mortar joints); and

= to look for signs of change in the surrounding emwinent
which might point to problems with the system (eadnere
the ground is saturated with effluent, or wheredtae strong
odours or unexpected bacterial growth in a ned
watercourse);

the measures in place to warn of system failureg. @arms ang
telemetry might be fitted to warn of electricalldiee, overloading,
etc.); and

the provisions for carrying out maintenance in adance with the
manufacturer’s instructions to keep the systemtfanmg. (N.B. This
must be undertaken by an appropriately qualified arperiencec
contractor and the applicant will need to provig&lence of a servic
contract for this purpose. Details of the mainteearequirements wil
also need to be set out in a durable notice toixsal fin a suitable
location within any building that discharges to tlsgstem, in
accordance with Building Bye-law requirements.

employ trained maintenance personnel;

prepare and submit a contingency plan, to includemaresponse
and plans for sewage containment during systemréénd repairs.

arby

)

n
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] details of the type of system, manufacturer, itetalage, and the
location of the system components;

" monthly liquid effluent levels;

" other items included in fortnightly/monthly inspects;

" dates of de-sludging/emptying;

" dates and details of other maintenance/servicingivites

recommended by the manufacturer;
" dates and details of problems arising and any reahedrks; and
" results of regular effluent testing.

If it becomes clear through monitoring tha #ystem does not need regular
emptying as anticipated or in accordance with tlamufacturer’'s advice, this
may be because the system is leaking. In suchmgtances, there should be
a thorough investigation. Where there is a leakust be repaired quickly to
reduce or obviate potentially serious pollutionljeans and the associated
risks to the environment, amenity and public health

It is very important to ensure that an alasrfitted to a tight tank so that the
owners are made aware when the tank needs empBfithgent levels should
under no circumstances be checked by lifting thedecause this will release
toxic gases.

Circumstances where a package treatment plantight be unreasonable

If the proposed non-mains system is a tighit-tar an existing/upgraded
septic tank, it will be necessary to provide writf@stification in the ‘Foul

Sewer Assessment’ as to why a Package Sewage BEmafant is not

considered reasonable. Each case will have to h&d®red on its merits, but
it may be for example that —

] the site dimensions, site constraints, or groumdiitmons do not allow
for an acceptable drainage field;

" there is evidence that an existing septic tankesystan perform
perfectly adequately for the purpose (either as,itor with some
upgrading);

" the additional costs of a package treatment plesntnat warranted,

given the nature and scale of the proposed devalopm

" the flow of sewage from the proposed developmedttha degree of
maintenance is likely to be erratic/irregular (e.dnoliday
accommaodation) and would seriously impair the lgadal treatment
process in a package plant;
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" the site is in close proximity to an abstractiogaliion for a drinking
water supply;

" the biological treatment process in a package plemild not be
sufficiently resilient to cope with the types obpucts that are likely
to be put into the system.

Demonstrating that the proposed system is sdistory

In order to demonstrate that the proposedmains system is satisfactory, the
‘foul sewer assessment’ must provide evidencedart} show that there will
be no adverse effects on the environment, amenitly public health. More
specifically, the assessment should show that tbposed arrangements and
associated effluent disposal system —

= will not contravene the Building Bye-laws and raedistandards for
design and construction;

= will not adversely affect existing or potential e or groundwate
sources used or likely to be used for public ovaie water supplie
due to the percolation or run-off of sewage efflu@ng. because ¢
ground conditions or geological formations);

—_ ) =

. will not lead to a risk to public health or causeussance;

= will not lead to the entry of any poisonous, noxipor polluting
matter, or any solid waste matter into the watefirenment, to the
detriment of water quality (i.e. having regard i $iydrology and

geology);

= will not lead to raw or partially treated sewagetegimg into
receiving waters or onto land, to such an extentoadamage of
undermine the environment and amenity value ofdbality or any
other area (including environmentally sensitiveagaréESA), Sites of
Special Interest (SSI) and public open spaces;

=

. are supported by evidence in the form of testhtwsthat the use @
any soakaway/drainage field will be appropriate #rat it will not
be overloaded by effluent to the extent that it fead to problems
of ponding, sewage flooding, pollution, or nuisarfce. due to the
quality or quantity of the new discharges by thdwese or
cumulatively with existing discharges in the area).

The abovementioned factors to be includetien'foul sewer assessment’ are
broadly in line with UK guidance, set out in DETRrcTilar 03/99 and the
Building Bye-laws. If the evidence in relation toeoor more of these factors
demonstrates that a proposed development with anzans system is likely
to lead to a significant environmental, amenitypablic health problem in the
area, this will normally be sufficient to justifgfusal of planning permission
for the development.
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15.3 To help demonstrate that the non-mains drairggtem is acceptable the
applicant must, in addition to the provision of faul sewer assessment’
document, provide the following information in sopp of the planning
application —

Plans/Drawings

= Scaled plans showing the location of the nearestection point tg
the public sewer and its relationship to the dgwelent site and an
land in the applicant’'s ownership situated betwtensite and the
public sewer, with the distance from the site b@mdo the sewe
stated.

- <

= A site plan with dimensions showing the siting ofygroposed or
existing non-mains system (including the drainagkl fand point of
discharge, if not to a drainage field) in relatitm the proposed
development; land in the applicant’s control; dag@ ditches an
watercourses in the immediate vicinity; and othey Keatures
constraints identified in the site assessm@xtB. The installatior
should be located on land within the applicatiote Sir otherwise
within the applicant’s control, so that it is subjgo any planning
conditions relating to the development of the kite.

r

Occupancy

= The potential number of persons occupying/using pheposed
development (both permanent and temporary).

Expected flow rates

= The estimated expected flow of sewage effluentlifraes per day
that will need to be managed.

= The existing flow from any existing system thatdse utilised.
Water abstraction

= Details of the proposed water supply to the newebigment.

= Details of any wells or boreholes in the immedsxiea.
Ground conditions (if discharge is to a drainageefi)

= The results of percolation tests and trial holdyanms

= Details of constraints arising from the ‘Site Asgaent’ (e.g. soi

type, ground likely to be contaminated, artificfallaised ground,
land subject to flooding or high water table).
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Drainage field distances and sizes

= Dimensioned drawing showing size and location ¢f proposed o
existing drainage fields/soakaways and the distaricthese from
any building or watercourse.

Siting of a tank/access arrangements

= Dimensioned drawing showing the proposed tank tesdsat leas
7 metres from any building and has an adequate sn&faaccess fof
emptying and maintenance. Vehicular access for @ngptcan be
achieved to within 30 metres without the conten&ndy taken
through a dwelling or place of work. (N.B. TTS shibbe consultec
at the planning application stage for comments aess for tight
tanks.)

Flow calculations

154

The size of any required non-mains sewagénesa system will depend on
the number of people that could potentially occtimysite and their activities.
Such information is necessary to calculate the ainofi sewage effluent
requiring treatment and the size of the system eetdd treat the sewage
effectively. The table below provides a basic guidewhat might be the
expected peak foul water flows arising from diffgrdevelopment types.

Property type Volume per person
(litres per day)

Domestic 180
Hotels and Guest Houses 300 per guest
Restaurants 30 if full meal luxury catering
Campsites 75
School 50 (without a canteen)
Offices/Factory 50 (without a canteen)
Offices/Factory 100 (with canteen)
Public Houses 12 per customer
Caravans 100 if not serviced touring
Rest Homes 350
Hospitals 450

Source: Environment Agency
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Minimum drainage field distances and requirements

15,5 Drainage fields should be designed and cartstiuto ensure aerobic contact
between the liquid effluent and the subsoil andy timeust be sited and
designed as recommended in the technical guidamicksped in support of
the Building Bye-law requirements. They should awhi the following
minimum prescribed distances —

= 10 metres from a watercourse or permeable drain;

. 50 metres from a ground water abstraction pointdfonking water
supply (e.g. well, borehole);

. 15 metres from any building;

. a sufficient distance from any existing soakawaysrainage fields
(including a roof/surface water soakaway); and

= 2 metres from a boundary (N.B. drainage fields muost drain
across the curtilage of any neighbouring property).

15.6  Other provisions for drainage fields include —

. drainage fields must be designed and constructedaardance with
the recommendations given in BS 6297:2007 + A1:2008

= the drainage field must have a uniform gradient steeper tham
1/200;

. drainage fields should be downslope of groundwsderces;

= no water supply pipes or underground services fothan those

required by the system) should be within the digenizeld area,;

. no access roads, driveways or paved areas shoulitbm the
drainage field area;

= the water table or bedrock must not be within lrenef the bottomn]
of any drainage field trench; and

= no rainwater must be allowed to enter the system.
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Selecting the best option for sewage treatmedigposal

The following flowchart is provided by way ssimmary to assist applicants in
choosing the best sewerage system for their propdseclopment. However,
before making a final decision, applicants showdstehregard to the detailed
guidance provided elsewhere in this document andldiseek expert advice.

Can you connect to the foul
sewer?

(i.e. because the site isin a
‘sewer available area’ and/o
connection is practicable an
economically feasible)

r

No |

Do you have access to a
large enough area of
suitable land for a drainage
field?

No |

Is there a watercourse it
might be possible to
discharge to?

No |

Is a system with no effluent
discharge appropriate?

No |

No sewage systems are
appropriate, so do not
develop here.

Yes
_)

Yes

Yes

Yes

Connect to the public foul sewe
following liaison with Transport
and Technical Services.

rl

Connect to a package sewage
treatment plant,

or for small-scale extensions ar
alterations to existing dwellings
where a package plant would b
unreasonable, connect to an
adequate and suitably upgrade
septic tank with a properly
designed drainage field.

1Y%

Connection to a suitable packag
sewage treatment plant (with
appropriate additional treatmen
may be possible in very
exceptional circumstances, but
only where the level of treatmer
is exceptionally high and there i
no risk of harming amenity,
health or the environment. In al
cases, applicants should consu
directly with Building Control
and Environmental Protection,
because there will be
requirements for both relaxation
of the Building Bye-laws and for
a Discharge Permit.

je

(2=

For small-scale developments (
set out in Policy LWM?2),

connect to a tight tank.
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Building Bye-laws

Any proposal that involves the provision of,extension to, a private non-
mains sewerage system will require approval undderBuilding Bye-laws.
These set out particular requirements with resfgesbn-mains sewerage. The
relevant bye-law and supporting technical guidaa@vailable from Planning
and Building Services and can be viewed and dowdalddrom the States of
Jersey website wiww.gov.je/PlanningBuilding The requirements of the
Building Bye-laws should be discussed with Build@gntrol at an early stage
and before a planning application which proposesoa-mains sewerage
system is made.

Water Pollution (Jersey) Law 2000

This is the primary legislation protecting thater environment in Jersey. The
Law makes it an offence for any person to causekrmwingly permit
pollution of any ‘controlled waters’ and providdsetMinister for Planning
and Environment with powers to address any sudatpmh.

For existing non-mains drainage systems, i§ ibelieved that the resulting
discharge to ‘Controlled Waters’ may cause or hénee potential to cause
pollution, advice should be sought from Environna¢itrotection on whether
to apply for a ‘Discharge Permit’. ‘Controlled Wegkinclude surface water
streams, ponds and groundwater. Acting in accordaith the conditions of
a discharge permit is a strong defence under the Ear new systems and
discharges, it is the applicant’s responsibilitydeanonstrate that they will not
cause pollution.

Checklist

This following checklist is provided to asgigvelopers, designers, planning
and building control officers to ensure that foelhvsge arrangements for new
developments are in accordance with Island PlaricPbWWM2 and the
principles and requirements set out in this supplaary guidance. The list
relates to the information that should be includaith a planning application
and is cross-referenced to the relevant paragraphbe text, which are
denoted by an arroy—). Where the answer to any of these questions is
“NO”, your application should include a written dapation/justification.

Connecting to the mains sewer

1. Mains connection YES | NO

Do you intend to connect to the mains sewer?

If YES,

Have you consulted with the Department of Transaod Technical
Services{— 5.1)

Does your application include scaled plans showing:

the nearest mains sewer connection point?
the proposed route of the drainage connection?
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= land not in the applicant’s ownership in which deaje will
be placed and proof of agreement with the landowner

= details of any required above ground pumping stétio
structures?

= adimensional distance from the development sitetary
to the mains sewer?

= the invert level of the proposed connection torttans
sewer and the finished ground levels on site?

(— 5.6)

Does your application include written confirmatioom the
Department of Transport and Technical Services that
= the mains sewer is able to accept the sewage effitem
the development?
= the proposals incorporate or make provision for ramyired
infrastructure improvements?
= there is agreement on the cost of making a cororeatid
any associated infrastructure improvements?
(— 5.4 and 5.6)

Does your application include confirmation of agneats reached
with the owner’s of any land in separate owneramivhich it is
proposed to place drainage in order to connedtegtblic sewer?

(— 5.5)

Connecting to non-mains drainage

2. Non-mains connection

YES

NO

Do you intend to connect to a non-mains foul drgéngystem?

If YES

Have you undertaken a detailed site assessmehiding ground
percolation tests and trial holes) to determinécmditions,
groundwater characteristics, site constraints dheraelevant site
conditions?(— 12.1 onwards)

Have you submitted a ‘Foul Sewer Assessment’ watlry
application?(— 8.1 onwards)

Does your application include scaled plans showing:
= the nearest mains sewer connection point, itsioelstip to
the site and any land in the applicant’'s ownersiepveen the
site and the mains sewer?
» a dimensional distance from the site boundary & rtfains
sewer?
= the siting of any proposed or existing non-mainstew
(including the drainage field, any additional treant, or the
point of discharge) in relation to:
- the proposed development?
- land in the applicant’s control?
- drainage ditches and water courses?
- existing buildings?
- other key features identified in the site assesg§Pnen

(— 9.1 and 15.3)
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Does your application include estimates of:

= potential occupancy for the new proposal?

= the total flow of sewage to be managed in litresdag?
(— 15.3 and 15.4)
N.B. If the proposal is to utilise an existing gyst it will also be
necessary to estimate the total existing flowtnedi per day.

Does your application include details of the ergtand proposed
water supply for the new development and propeiti¢ise
immediate vicinity (e.g. public mains supply, well®reholes)?
(—12.1,12.7 and 15.3)

3. Foul Sewer Assessment (FSA)

YES

NO

Does the FSA include a written explanation of whytee available
options for connection to the mains sewer are eithpracticable or
economically unfeasible?— 8.1, 8.2 and 9.1 onwards)

Where mains connection is regarded as economigafBasible, does
the FSA provide:
= estimates of the ‘construction costs’ by a suitahlglified
person?
= the estimated cost of providing connection to tlns sewer
and of providing a private sewage treatment system
(confirmed in a report by a suitably qualified pery?
= confirmation that the cost of connection to thelputewer
will exceed 10% of all the construction costs @& #pproved
new development up to £500,000, plus 5% of all tacton
costs above £500,000, plus the cost of a privatgrrent
system combined (subject to the minimum premiuB5000
at 2012 prices).
= evidence that the cost of connection to the puddiger will
not exceed the cost of a private treatment sysiefislH00 at
2012 prices (where the proposal is to simply repkat
existing hon-mains system)?
(—9.6109.11)

Does the FSA also include:

= details of the proposed non-mains foul drainagéesy?

» a sufficiently detailed site assessment and thatsesf
ground condition analysis?

= measures that will be put in place to operate, thoraind
maintain the proposed drainage system?

= provision for the future replacement of the dramégld,
where applicable?

= sufficient information to demonstrate that the megd
system is satisfactory and will not create or axld pollution
problem (i.e. giving rise to adverse effects on the
environment, amenity and public health)?

(—8.2,10.1,11.1, 12.1-12.8, 13.1-13.4 and 15.1 anmis)
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4. Package Treatment Plants

Does your application include supporting informataetails, including:

the type of system proposed and the manufacturer?

design occupancy for the plant?
provision made for operating the plant during pofedure?

= design calculations for the drainage field and amgitional treatment?

a copy of the test certificate confirming complianeith EN 12566-3-20057
performance results for the plant showing the tneat efficiency?

(— 10.1)
5. Tight tanks/cesspools YES | NO
If you are proposing to use a tight tank (cesspool)

= have you provided written justification for its use
preference to more sustainable methods of non-nfiairs
drainage disposal (e.g. a package treatment plant)?

= are the proposals ‘small-scale’, as defined indydliWwM2?

(- 2.1,4.1,6.11,6.12 and 12.8)
6. Septic Tanks YES | NO
If you are proposing to use an existing septic tank

= are the proposals ‘small-scale’, involving a sneatiension or
alteration to an existing dwelling?

and have you provided:

= written justification for its use in preference #opackage
treatment plant, or tight tank?

= the Building Permit reference number?

= the reference number for any Discharge Permit dsfyethe
Environment Department, where applicable?

= details of the design occupancy /capacity of tlstesy?

= evidence that the existing system has been penfigr
adequately?

= a ‘system evaluation report’ by a suitably quatif
professional?

» details of proposed improvements to the systemdrease in
the capacity of the tank (i.e. to cater for theeptial increase
in occupancy and flow rates)?

= details of proposed improvements to the systemntwaece
treatment levels and effluent quality (e.g. addiibplant, a
new or improved drainage field and proposed adusdi
treatment)?

(—2.1,41,6.19,6.20,8.2,11.1, 14.1)
7. Ground Conditions Tests YES | NO

Have you submitted a copy of the percolation testits with the
application?(— 8.2, 12.1t0 12.4 and 15.3)

Have you submitted the results of a trial hole/hatsite to establish
that the proposed drainage field will be above stapding

groundwater?— 8.2, 12.1, 12.5 and 15.3)
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Will it be at leastLlOm from a watercourse, or permeable drain?
(— 15.5)

Will it be at leas60m from a ground water abstraction point for
drinking water supply (e.g. well, boreholg)? 15.5)
N.B. This includes supplies to neighbouring proipstt

Will it be at leastLl5m from any building?(— 15.5)

Will it be a sufficient distance from any existingakaways or
drainage fields (including roof/surface water saegs)? (— 15.5)
N.B. Applications should indicate where any exg8onakaways, or
drainage fields are withi®Om —including those on neighbouring

property.

Will it be at leas2m from a property boundary— 15.5)

Is the drainage field area free of water supplypipr underground
services (other than those required by the systgm)45.6)

Is the drainage field area free of access roadsways, or paved
areas?(— 15.6)

Is it at leasZm from any building?(— 15.3)

Will there be adequate vehicular access for emgtsimd
maintenance withi80m? (— 15.3)

Can the plant, or tank be maintained or emptietiaut the contents
being taken through a dwelling, or place of woik? 15.3)
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GLOSSARY

Cesspool -see ‘Tight tank’.

Controlled waters — territorial waters adjacent to Jersey, coastdevg, inland waters
(including lakes, marsh lands, ponds, reservoiteeams, surface water sewers,
surface water drains and wetlands) and groundwater.

Constructed wetlands— artificially engineered systems designed to &ameuthe
water quality improvement functions of natural wets to treat and contain run-off
pollutants and decrease loadings to surface wHtsyagh natural biological processes
(e.g. a reed-bed system).

Discharge Permit— a legal requirement under Article 21 of the “@faPollution
(Jersey) Law 2000, where any person other thanMimister wishes to make an
introduction into ‘controlled waters’ that wouldhatrwise be a pollution offence under
Article 17 (i.e. anything other than clean, uncontsated surface water).

Drainage field — a system of shallow sub-surface irrigation piwbgch allow effluent
into the surrounding aerated layers of soil whéodohical treatment takes place.

Drainage mounds— these are essentially drainage fields placed/ealoe natural
surface of the ground in elevated mounds of earttich provide an aerated layer of
soil to treat effluent discharge. They are somedinused where the subsoil is
occasionally waterlogged, but where drainage fieldald otherwise be suitable.

Effluent — an outflow or discharge of liquid waste fromeavage system.

Foul sewerage assessmenta full drainage assessment required for alliegipbns
where the proposed development involves the disppdsaul sewage effluent other
than to the public sewer. This must demonstrate thhydevelopment cannot connect
to the public mains sewer system and show thaalteenative means of disposal are
satisfactory. The assessment will include detdilthe method of storage, treatment
and disposal of foul sewage. It should also incladeill assessment of the site, its
location and suitability for storing, transportiagd treating sewage (see Section 8).

Non-mains sewerage systems package sewage treatment plants and septic tanks
with associated drainage fields and other addititreatment as appropriate; and tight
tanks (cesspools).

Package sewage treatment plant a system which offers varying degrees of
biological sewage treatment and involves the prodonof effluent which is disposed
of to ground by soakage, or in some jurisdictiatiggct to a watercourse. There are
many varieties of package plant and all involvdliggt the solids before or after a
biological treatment stage.

Percolation test— a test required for the purposes of the BuildByglaws, if an
applicant wants to use a drainage field to dispdseffluent from a package sewage
treatment plant or an existing septic tank. The wéb confirm whether the area is
suitable for the required soakage and will deteetime size of the drainage area
needed.
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Private sewage treatment plant- a small sewage treatment works (including a
package sewage treatment plant or a septic takasgociated soakage arrangements
and other additional treatment, as appropriate)chviis owned and operated by a
community, business or household. These generatijocm to the same operational
and environmental standards as the sewage workategéy the States.

Telemetry — technology for automatic measurement and tressom of data to
receiving monitoring stations for recording andlgsia.

Tight tank (cesspool)- a watertight tank, installed underground, fog gtorage of
sewage. No treatment is involved. It relies on rbadsport for the removal of raw
sewage.

Septic tank— an unpowered two- or three-chamber system, whithins sewage

from a property for sufficient time to allow theligig to form into sludge at the base of
the tank, where it is partially broken down. Thenagning liquid in the tank then

drains from the tank by means of an outlet pipe Bndormally disposed of by

soakage in the ground.

Sewer available area- area of land served by an existing public sewer.
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| USEFUL CONTACTS

Planning and Building Services

Department of the Environment,
South Hill, St. Helier, Jersey JE2 4US

Tel: 01534 445 508 Fax: 01534 445 528

e-mail:planning@gov.je website www.gov.je/planningbuilding

Environmental Protection

Environment Division, Department of the Environment
Howard Davis Farm, Trinity, Jersey JE3 5SF

Tel: 01534 441 600 Fax: 01534 441 601
websitewww.gov.je/Environment/ProtectingEnvironment

Transport and Technical Services Department
PO Box 412, States Offices, South Hill, St. Hellexsey JE4 8UY

Tel: 01534 445 509 Fax: 01534 445 529
e-mail:tts@gov.je websitewww.gov.je

Jersey Water

Mulcaster House, Westmount Road, St. Helier, JeiE&y8UY

Tel: 01544 707 300 Fax: 01534 707 400
websitewww.jerseywater.je
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