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CHELMSFORD DRAFT LOCAL PLAN 

STATEMENT OF COMMON GROUND WITH NORTH EAST CHELMSFORD (SGS4) SITE 

PROMOTERS 

MINERAL ISSUES 

1. Introduction 

1.1 This Statement of Common Ground (SoCG) concerns Strategic Growth Site 4 – North East 

Chelmsford and the representations made in respect of the issues of mineral sterilisation and 

the potential impact of the proposal on permitted mineral developments by: 

a) Hanson UK (Hanson); 

b) Threadneedle Pensions Ltd (Threadneedle); 

c) Chelmsford Land (Stage 2) Ltd (Ptarmigan); 

d) Countryside Zest (CZ); and 

e) Essex County Council (ECC). 

1.2 This SoCG has been jointly prepared and agreed by the above Respondents and by 

Chelmsford City Council (CCC) (the Parties). 

1.3 For the purposes of this SoCG, Strategic Growth Site 4 – North East Chelmsford (the Site) 

has been divided into five areas (Areas A to E) as shown on Figure 1 in Appendix 1. 

1.4 This SoCG is one of a series that have been prepared for this Strategic Growth Site. 

Separate SOCGs cover strategic site matters and transport and highways.  

1.5 The agreed matters in this SOCG do not preclude any further written or verbal 

representations that the Parties may wish to make as part of the Local Plan Examination, in 

relation to any other matters which may not have been agreed and/or which do not form part 

of this SOCG. 

 

2. Extant Minerals Planning Permissions 

2.1 The Site includes two extant planning permissions for the extraction of minerals (sand and 

gravel). These permissions consist of Boreham Airfield (ECC ref. CHL/1019/87) and Park Farm 

(ECC ref. CHL/1890/87)1, as shown hatched green and blue respectively on Figure 1 in 

Appendix 1 and collectively referred to as ‘Bulls Lodge Quarry’. The Park Farm permission 

extends beyond the boundaries of the Site2.2 A section of the Park Farm permission, lying 

                                                           
1 Decision notices can be viewed at https://planning.essex.gov.uk/search.aspx  
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immediately to the south of the Site and shown hatched blue on Figure 1 in Appendix 1, is 

currently subject to the prior extraction of minerals and the disposal of inert wastes (ECC ref. 

ESS/21/12/CHL) ahead of the consented Beaulieu Park scheme (ref. 09/01314/EIA)2.  

 

3. The Parties 

3.1 Hanson is the operator of Bulls Lodge Quarry and, within the Site, is the owner of the land 

and minerals within the Park Farm permission (Areas B and E) and is the mineral tenant at the 

Airfield (Area A). In addition to this Hanson is also the owner of the land and minerals across 

the greater part of Powers Farm (Area D). 

3.2 Ptarmigan is the promoter of land across Area C and the western section of Area D. 

3.3 Threadneedle is the owner of the land and minerals at Boreham Airfield (Area A) and thus 

the landlord of Hanson in respect of mineral extraction from that Area. 

3.4 CZ is, inter alia, the owner of land hatched brown on Figure 1 in Appendix 1 that has the 

benefit of planning permission for the prior extraction of minerals ahead of the Beaulieu Park 

scheme. CZ is also the developer of the Beaulieu Park scheme.  

3.5 ECC is the Mineral and Waste Planning Authority. 

3.6 CCC is the Local Planning Authority. 

 

4. Purpose 

4.1 The purpose of this SoCG is to advise the Inspector that the Parties have agreed that: 

 the actions to be taken in order to ensure that the development of Strategic Growth 

Site 4 – North East Chelmsford will not conflict with the effective working of mineral 

reserves within Areas A and B or any other permitted minerals development. 

 No economically important minerals worthy of safeguarding are present beneath 

Areas C, D and E; 

4.2 Hanson, Ptarmigan, Threadneedle and CZ have engaged in detailed negotiations and are 

jointly and collaboratively promoting their respective land interests to facilitate the delivery 

of Strategic Growth Site 4 – North East Chelmsford, subject to receiving the requisite statutory 

consents. 

                                                           
2 Decision notices can be viewed at and https://www.chelmsford.gov.uk/planning-and-building-
control/planning-permission/search-track-and-comment-on-planning-applications/ 
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5. Common Ground 

5.1 The Minerals Resource Assessment for North East Chelmsford Garden Village (August 

2018 Hughes Craven Ltd, v1.02) was submitted to ECC in August 2018 and is attached at 

Appendix 2. ECC has reviewed the MRA and their response is attached at Appendix 3. This 

review takes into account the findings of an independent review (at Appendix 4) of the 

financial appraisals and the assumptions contained within the MRA by SLR.  

 

In respect of the above, the Parties have agreed the following: 

 That the extraction of permitted mineral reserves within Areas A and B will not be 

prejudiced by the appropriately phased development of Strategic Growth Site 4 – 

North East Chelmsford.  

 The effective operation of any other permitted mineral development will not be 

prejudiced by development of Strategic Growth Site 4 – North East Chelmsford. 

 That, within the site, all economic minerals have been extracted from beneath the 

proposed route of the Chelmsford North East Bypass and that these areas and will be 

fully restored prior to any highway construction works. 

 No current or future silt lagoons have been located on the route of the Chelmsford 

North East Bypass. 

 Owing either to the naturally occurring geological conditions or the previous 

extraction of minerals, Area C does not contain any mineral resource of economic 

importance. 

 As a result of an excessive thickness of overlying clays (overburden) any mineral 

present at depth within Area D is not of economic importance and does not therefore 

require safeguarding in accordance with Policy S8 (‘Safeguarding mineral resources 

and mineral reserves’) of the ECC Minerals Local Plan (2014). 

 Owing to the geology Area E contains no mineral resource of economic importance. 

Whilst included within the boundary of the Park Farm permission, no extraction of 

mineral is proposed within Area E. 

 That the evidence, analysis and conclusions of the Minerals Resource Assessment 

(Hughes Craven Ltd, v1.02, dated 6 August 2018) are robust and confirm that the 

development of Strategic Growth Site 4 – North East Chelmsford will not result in the 

sterilisation of any economically important mineral resource. 



 

 

6. Actions 

6.1 It is proposed that Hanson and Threadneedle jointly submit two applications (one for each 

current minerals planning permission) to ECC under section 73 of the 1990 Town & Country 

Planning Act (as amended) for permission to continue mineral extraction at variance to the 

current phasing programme. The applications will seek to: 

 Suspend extraction within the Airfield and allow the working of minerals within Area 

B (being the section of the Park Farm permission lying within the Site) prior to the 

exhaustion of reserves within the Airfield; 

 Vary the working direction within Area B to a generally north to south direction; and 

 Extend the time period for the extraction of minerals across the Airfield from 2020 to 

2035. 

6.2 ECC Officers have confirmed in principle that they know of no reasons why suitable 

applications from Hanson and Threadneedle for the developments described above should 

not be recommended for approval, provided that the submitted applications are complete 

and thorough and are in accordance with the Development Plan and address all other 

material considerations. 

6.3 Subject to the grant of these permissions, the minerals would be worked in accordance 

with their terms. 

 

7. Timescales 

7.1 Hanson and Threadneedle expect the applications to be submitted (accompanied by an 

Environmental Statement prepared in accordance with the Town and Country Planning 

(Environmental Impact Assessment) (England) Regulations 2017) to ECC by early 2019 and to 

have obtained a resolution on the planning applications within 6 months of submission by 

late 2019. 

7.2 ECC officers have confirmed that in principle the period for determination (not including 

the time to execute any associated legal agreement) estimated by Hanson and Threadneedle 

is reasonable, on the basis that the submitted applications are complete and thorough. 

7.3 On this basis Hanson anticipates that extraction across the Airfield will be suspended and 

works will commence within Area B by mid to late 2020. Hanson expects to have completed 

the extraction of minerals from Area B by 2026, and completed the extraction of minerals 

from the remaining areas of the Airfield, and restored those areas, by 2035. 
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North East Chelmsford Garden Village - Mineral Resource Assessment.  
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APPENDIX 3 

AREA C – GEOLOGY 
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APPENDIX 4 

AREA D – GEOLOGY 
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APPENDIX 5 

AREA E – GEOLOGY 
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APPENDIX 6 

AREA D APPRAISAL 
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Site Reference B215

Site Name Bulls Lodge - Powers Farm Key

Overburden OB

Project Phasing Plans Top Soil TS

Date Completed

Completed by AMC

Density 1.85 t/m3

Production Losses 10 %

Design Phase

Extraced Volumes Phase 1 Phase 2 Phase 3 Phase 4 Phase 5 Phase 6 Phase 7 Phase 8

Plant OB Plant Area OB + Mineral

LSS Survey OB

Survey Name 001 002 004 006 008 0010 0012 0014 0016

Area (m2) m2 47,967                 76,802                 64,568                     71,843               93,085                      46,853                          82,643                 69,068                 20,171                                  

OB Volume (m3) m3 510,714               509,492               608,150                   550,480             1,072,184                 364,860                        935,541               823,483               161,006                                

TS Volume (m3) m3 14,390                 23,041                 19,370                     21,553               27,926                      14,056                          24,793                 20,720                 -                                        

IN-SITU MINERAL

LSS Survey MINERAL (IN-SITU)

Survey Name 003 005 007 009 0011 0013 0015 0017

Area (m2) m2 -                       47,975                 46,458                     58,228               81,304                      31,905                          61,413                 62,579                 42,219                                  

Mineral Volume (m3) m3 -                       412,522               357,010                   485,280             537,115                    224,609                        445,020               382,427               236,302                                

Mineral Tonnage (t) t -                       763,166               660,469                   897,768             993,663                    415,527                        823,287               707,490               437,159                                

SALEABLE MINERAL

Area (m2) m2 -                       47,975                 46,458                     58,228               81,304                      31,905                          61,413                 62,579                 42,219                                  

Waste Volume m3 -                       14,393                 13,937                     17,468               24,391                      9,572                            18,424                 18,774                 12,666                                  

Recoverable Gravel m3 -                       398,130               343,073                   467,812             512,724                    215,038                        426,596               363,653               223,636                                

Processing Losses m3 (10%) -                       39,813                 34,307                     46,781               51,272                      21,504                          42,660                 36,365                 22,364                                  

SALEABLE MINERAL m3 -                       358,317               308,765                   421,030             461,451                    193,534                        383,936               327,288               201,273                                

SALEABLE MINERAL t -                       662,886               571,216                   778,906             853,685                    358,037                        710,283               605,483               372,354                                

TOTALS TOTALS

OB (m3) 5,535,910            OB (m3) 5,535,910                     

TS (m3) 165,849               TS (m3) 165,849                        

MINERAL (m3) 3,080,285            MINERAL (m3) 2,655,595                     

MINERAL (t) 5,698,527            MINERAL (t) 4,912,850                     

OB:Mineral 2.08                               

ITERATION 4

SALEABLE TOTALSIN SITU TOTALS



Powers Farm
Stripping and restoration material balance

Phase No. Phase Area m² Stripped OB volume m³ Stripped Topsoil volume m³ Total Volume m³ Cost to stripping Cost to restoration Comments

1 47,967 510,714 14,390 525,104 £1,050,208 £0

Plant site to be established as far from residential properties as possible, to be built 
on top of the mineral deposit. All TS and OB to perimeter store as no void available. 
On cessation of mineral working, all TS and OB will be removed from store to final 
restoration.

2 76,802 509,492 23,041 532,533 £1,065,066 £0
Phase 2 stripped, TS and OB to store as no void available to receive direct 
placement. TS and OB likely to remain in store until Phase 8.

3 64,568 608,150 19,370 627,520 £1,255,040 £0

Phase 3 TS and OB to go in to store as no room for direct placement in Phase 2 
whilst mineral extraction on-going (likely worked north to south and therefore direct 
placement would conflict with working area). TS and OB likely to remain in store 
until Phase 8.

4 71,843 550,480 21,553 572,033 £1,144,066 £43,106

OB to be used in restoration of Phase 2. To prevent an unchractiersitc landform it is 
proposed Phase 2 be backfilled to original ground level. Therefore all Phase 4 OB 
can be direct placed. Phase 4 TS to be stored as insufficient area of backfill will be 
placed to final level to facilitate direct placement.

5 93,085 1,072,184 27,926 1,100,110 £2,200,220 £500,000

Approx 500,000m³ OB direct placed in to Phase 2 to complete restoration backfill. 
All TS can be windrowed temporarily and then placed. Approx 250,000m³ OB direct 
placed in Phase 3 void, additional 250,000m³ to be stored as insufficient void space 
available in Phase 3 without conflicting with extraction. 

6 46,853 364,860 14,056 378,916 £757,832 £0
All TS and OB can be direct placed in to worked out void in phases 3, 4 and 5 as 
necessary. 

7 82,643 935,541 24,793 960,334 £1,920,668 £2,320,106
All TS and OB can be direct placed in to worked out void in phases 4 and 5 as 
necessary. OB previously stocked on Phase to be relocated.

8 69,068 823,483 20,720 844,203 £1,688,406 £0
All TS and OB can be direct placed in to worked out void in phases 6 and 7 as 
necessary. 

Plant 20,171 161,006 0 161,006 £322,012 £1,050,208
Remaining OB stripped from beneath access to plant site, direct placed. Material 
recovered from periphral storage.

TOTALS 573,000 5,535,910 165,849 5,701,759 £11,403,518.00 £3,913,420.00

Assumptions

TS = Topsoil  OB = Overburden.
Rate per cube for stripping or placement of TS and OB £2.00 based upon current average costs.
Aim of restoration is to create as much dry land as possible. Likely concept landform will comprise dry land with some woodland and hedgerow planting.
Sufficient OB to create a completely dry landform but with no external drainage point there will need to be  central wetland system to take surface and arable drainage run off.
Aim of concept phasing strategy is to create as much edge for backfilling as early as possible as this is where the most backfill can be placed and therefore aims to minimise double handling.
 Phase 2 has the best overall mineral depth and also requires a large amount of OB backfill so was targeted for extraction earlier on to help with material handling.
Phasing to progress in a clockwise direction as this will provide the maximum amount of edge on the site to facilitate direct placement.
From the stripping of phase 3 it is assumed that with suitable stripping and working programs there will be sufficient quarry void created to facilitate direct placement of the majority of TS and OB from the latter phases.
 All figures and asumptions are based upon the best information available at the time and current market values.
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£100,000
£223,200

£1,711,200

Price/te £11.22
Total sales 4,900,000 te 10%

Year  Set up  Sales (t)  Income Overburden
Material to 
Restoration

Silt at 10% 
Management

 Plant 
 Variable 

cost 
 Central 

Overheads 
Staff

Loss of Agri 
Income

Rates Aggs Tax Restoration Royalty Cash Flow Discount rate

£2.00 £0.45 £1.73 £0.75 £400,000 £15,000 £0.43 £2.00 £0.09 £2.50
1 £1,711,200 £0 £0 £0 £0 £0 £70,000 £0 £0 £0 £0 £1,781,200 0.909
2 150,000 £1,683,000 £1,050,208 £34,500 £67,500 £259,500 £112,500 £70,000 £15,000 £64,500 £300,000 £13,500 £375,000 £679,208 0.826
3 300,000 £3,366,000 £69,000 £135,000 £519,000 £225,000 £400,000 £15,000 £129,000 £600,000 £27,000 £750,000 £497,000 0.751
4 300,000 £3,366,000 £1,065,066 £69,000 £135,000 £519,000 £225,000 £400,000 £15,000 £129,000 £600,000 £27,000 £750,000 £568,066 0.683
5 300,000 £3,366,000 £69,000 £135,000 £519,000 £225,000 £400,000 £15,000 £129,000 £600,000 £27,000 £750,000 £497,000 0.621
6 300,000 £3,366,000 £1,255,040 £69,000 £135,000 £519,000 £225,000 £400,000 £15,000 £129,000 £600,000 £27,000 £750,000 £758,040 0.564
7 300,000 £3,366,000 £69,000 £135,000 £519,000 £225,000 £400,000 £15,000 £129,000 £600,000 £27,000 £750,000 £497,000 0.513
8 300,000 £3,366,000 £1,144,066 £43,106 £69,000 £135,000 £519,000 £225,000 £400,000 £15,000 £129,000 £600,000 £27,000 £750,000 £690,172 0.467
9 300,000 £3,366,000 £69,000 £135,000 £519,000 £225,000 £400,000 £15,000 £129,000 £600,000 £27,000 £750,000 £497,000 0.424

10 300,000 £3,366,000 £757,832 £500,000 £69,000 £135,000 £519,000 £225,000 £400,000 £15,000 £129,000 £600,000 £27,000 £750,000 £760,832 0.386
11 300,000 £3,366,000 £69,000 £135,000 £519,000 £225,000 £400,000 £15,000 £129,000 £600,000 £27,000 £750,000 £497,000 0.350
12 300,000 £3,366,000 £69,000 £135,000 £519,000 £225,000 £400,000 £15,000 £129,000 £600,000 £27,000 £750,000 £497,000 0.319
13 300,000 £3,366,000 £1,920,668 £69,000 £135,000 £519,000 £225,000 £400,000 £15,000 £129,000 £600,000 £27,000 £750,000 £1,423,668 0.290
14 300,000 £3,366,000 £69,000 £135,000 £519,000 £225,000 £400,000 £15,000 £129,000 £600,000 £27,000 £750,000 £497,000 0.263
15 300,000 £3,366,000 £1,688,406 £2,320,106 £69,000 £135,000 £519,000 £225,000 £400,000 £15,000 £129,000 £600,000 £27,000 £750,000 £3,511,512 0.239
16 300,000 £3,366,000 £69,000 £135,000 £519,000 £225,000 £400,000 £15,000 £129,000 £600,000 £27,000 £750,000 £497,000 0.218
17 300,000 £3,366,000 £69,000 £135,000 £519,000 £225,000 £400,000 £15,000 £129,000 £600,000 £27,000 £750,000 £497,000 0.198
18 250,000 £2,805,000 £322,012 £1,050,208 £57,500 £112,500 £432,500 £187,500 £400,000 £15,000 £107,500 £500,000 £22,500 £625,000 £1,027,220 0.180

£6,726,918

NPV -£3,231,826
IRR #NUM!

Set Up

Footpath closures
Highways Access off Regiments Way 
Borehole (process water supply)
Welfare/WB/office/Wheelwash/Sheeting
Services hardware & Systems
Security CCTV and Fencing
Power connection (minimum)
Statutory compensation for AHA Tenant
Advanced tree planting
Project management & legal
Contingency 15%

Jul-18

Planning Application fee

Planning and EIA & discharge of pre 
com conditions

POWERS FARM APPRAISAL
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Total sales 4,900,000 te 10%

Year  Set up  Sales (t)  Income Overburden
Material to 
Restoration

Silt at 10% 
Management

 Plant 
 Variable 

cost 
 Central 

Overheads 
Staff

Loss of Agri 
Income

Rates Aggs Tax Restoration Royalty Cash Flow Discount rate

£2.00 £0.45 £1.73 £0.75 £400,000 £15,000 £0.43 £2.00 £0.09 £2.00
1 £1,711,200 £0 £0 £0 £0 £0 £70,000 £0 £0 £0 £0 £1,781,200 0.909
2 150,000 £1,683,000 £1,050,208 £34,500 £67,500 £259,500 £112,500 £70,000 £15,000 £64,500 £300,000 £13,500 £300,000 £604,208 0.826
3 300,000 £3,366,000 £69,000 £135,000 £519,000 £225,000 £400,000 £15,000 £129,000 £600,000 £27,000 £600,000 £647,000 0.751
4 300,000 £3,366,000 £1,065,066 £69,000 £135,000 £519,000 £225,000 £400,000 £15,000 £129,000 £600,000 £27,000 £600,000 £418,066 0.683
5 300,000 £3,366,000 £69,000 £135,000 £519,000 £225,000 £400,000 £15,000 £129,000 £600,000 £27,000 £600,000 £647,000 0.621
6 300,000 £3,366,000 £1,255,040 £69,000 £135,000 £519,000 £225,000 £400,000 £15,000 £129,000 £600,000 £27,000 £600,000 £608,040 0.564
7 300,000 £3,366,000 £69,000 £135,000 £519,000 £225,000 £400,000 £15,000 £129,000 £600,000 £27,000 £600,000 £647,000 0.513
8 300,000 £3,366,000 £1,144,066 £43,106 £69,000 £135,000 £519,000 £225,000 £400,000 £15,000 £129,000 £600,000 £27,000 £600,000 £540,172 0.467
9 300,000 £3,366,000 £69,000 £135,000 £519,000 £225,000 £400,000 £15,000 £129,000 £600,000 £27,000 £600,000 £647,000 0.424

10 300,000 £3,366,000 £757,832 £500,000 £69,000 £135,000 £519,000 £225,000 £400,000 £15,000 £129,000 £600,000 £27,000 £600,000 £610,832 0.386
11 300,000 £3,366,000 £69,000 £135,000 £519,000 £225,000 £400,000 £15,000 £129,000 £600,000 £27,000 £600,000 £647,000 0.350
12 300,000 £3,366,000 £69,000 £135,000 £519,000 £225,000 £400,000 £15,000 £129,000 £600,000 £27,000 £600,000 £647,000 0.319
13 300,000 £3,366,000 £1,920,668 £69,000 £135,000 £519,000 £225,000 £400,000 £15,000 £129,000 £600,000 £27,000 £600,000 £1,273,668 0.290
14 300,000 £3,366,000 £69,000 £135,000 £519,000 £225,000 £400,000 £15,000 £129,000 £600,000 £27,000 £600,000 £647,000 0.263
15 300,000 £3,366,000 £1,688,406 £2,320,106 £69,000 £135,000 £519,000 £225,000 £400,000 £15,000 £129,000 £600,000 £27,000 £600,000 £3,361,512 0.239
16 300,000 £3,366,000 £69,000 £135,000 £519,000 £225,000 £400,000 £15,000 £129,000 £600,000 £27,000 £600,000 £647,000 0.218
17 300,000 £3,366,000 £69,000 £135,000 £519,000 £225,000 £400,000 £15,000 £129,000 £600,000 £27,000 £600,000 £647,000 0.198
18 250,000 £2,805,000 £322,012 £1,050,208 £57,500 £112,500 £432,500 £187,500 £400,000 £15,000 £107,500 £500,000 £22,500 £500,000 £902,220 0.180

£4,276,918

NPV -£2,204,458
IRR #NUM!

Power connection (minimum)

POWERS FARM APPRAISAL Jul-18

Planning Application fee

Planning and EIA & discharge of pre 
com conditions
Footpath closures
Highways Access off Regiments Way 
Borehole (process water supply)
Welfare/WB/office/Wheelwash/Sheeting
Services hardware & Systems
Security CCTV and Fencing

Statutory compensation for AHA Tenant
Advanced tree planting
Project management & legal
Contingency 15%
Set Up



£78,000

£250,000
£10,000

£350,000
£110,000
£135,000
£75,000
£35,000

£250,000
£75,000
£20,000

£100,000
£223,200

£1,711,200

Price/te £11.22
Total sales 4,900,000 te 10%

Year  Set up  Sales (t)  Income Overburden
Material to 
Restoration

Silt at 10% 
Management

 Plant 
 Variable 

cost 
 Central 

Overheads 
Staff

Loss of Agri 
Income

Rates Aggs Tax Restoration Royalty Cash Flow Discount rate

£2.00 £0.45 £1.73 £0.75 £400,000 £15,000 £0.43 £2.00 £0.09 £1.50
1 £1,711,200 £0 £0 £0 £0 £0 £70,000 £0 £0 £0 £0 £1,781,200 0.909
2 150,000 £1,683,000 £1,050,208 £34,500 £67,500 £259,500 £112,500 £70,000 £15,000 £64,500 £300,000 £13,500 £225,000 £529,208 0.826
3 300,000 £3,366,000 £69,000 £135,000 £519,000 £225,000 £400,000 £15,000 £129,000 £600,000 £27,000 £450,000 £797,000 0.751
4 300,000 £3,366,000 £1,065,066 £69,000 £135,000 £519,000 £225,000 £400,000 £15,000 £129,000 £600,000 £27,000 £450,000 £268,066 0.683
5 300,000 £3,366,000 £69,000 £135,000 £519,000 £225,000 £400,000 £15,000 £129,000 £600,000 £27,000 £450,000 £797,000 0.621
6 300,000 £3,366,000 £1,255,040 £69,000 £135,000 £519,000 £225,000 £400,000 £15,000 £129,000 £600,000 £27,000 £450,000 £458,040 0.564
7 300,000 £3,366,000 £69,000 £135,000 £519,000 £225,000 £400,000 £15,000 £129,000 £600,000 £27,000 £450,000 £797,000 0.513
8 300,000 £3,366,000 £1,144,066 £43,106 £69,000 £135,000 £519,000 £225,000 £400,000 £15,000 £129,000 £600,000 £27,000 £450,000 £390,172 0.467
9 300,000 £3,366,000 £69,000 £135,000 £519,000 £225,000 £400,000 £15,000 £129,000 £600,000 £27,000 £450,000 £797,000 0.424

10 300,000 £3,366,000 £757,832 £500,000 £69,000 £135,000 £519,000 £225,000 £400,000 £15,000 £129,000 £600,000 £27,000 £450,000 £460,832 0.386
11 300,000 £3,366,000 £69,000 £135,000 £519,000 £225,000 £400,000 £15,000 £129,000 £600,000 £27,000 £450,000 £797,000 0.350
12 300,000 £3,366,000 £69,000 £135,000 £519,000 £225,000 £400,000 £15,000 £129,000 £600,000 £27,000 £450,000 £797,000 0.319
13 300,000 £3,366,000 £1,920,668 £69,000 £135,000 £519,000 £225,000 £400,000 £15,000 £129,000 £600,000 £27,000 £450,000 £1,123,668 0.290
14 300,000 £3,366,000 £69,000 £135,000 £519,000 £225,000 £400,000 £15,000 £129,000 £600,000 £27,000 £450,000 £797,000 0.263
15 300,000 £3,366,000 £1,688,406 £2,320,106 £69,000 £135,000 £519,000 £225,000 £400,000 £15,000 £129,000 £600,000 £27,000 £450,000 £3,211,512 0.239
16 300,000 £3,366,000 £69,000 £135,000 £519,000 £225,000 £400,000 £15,000 £129,000 £600,000 £27,000 £450,000 £797,000 0.218
17 300,000 £3,366,000 £69,000 £135,000 £519,000 £225,000 £400,000 £15,000 £129,000 £600,000 £27,000 £450,000 £797,000 0.198
18 250,000 £2,805,000 £322,012 £1,050,208 £57,500 £112,500 £432,500 £187,500 £400,000 £15,000 £107,500 £500,000 £22,500 £375,000 £777,220 0.180

£1,826,918

NPV -£1,177,090
IRR #NUM!

Power connection (minimum)

POWERS FARM APPRAISAL Jul-18

Planning Application fee

Planning and EIA & discharge of pre 
com conditions
Footpath closures
Highways Access off Regiments Way 
Borehole (process water supply)
Welfare/WB/office/Wheelwash/Sheeting
Services hardware & Systems
Security CCTV and Fencing

Statutory compensation for AHA Tenant
Advanced tree planting
Project management & legal
Contingency 15%
Set Up
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Essex County Council 
Planning Service – Minerals & Waste 
Economy, Localities & Public Health 
County Hall 
Chelmsford 
Essex CM1 1QH 
 
 
 
Ms Stuckey 
Planning Chelmsford City Council 
 
By email 

Our ref:  
Date: 11 September 2018 
  
  

 
 
Dear Ms Stuckey 
 
North East Chelmsford Garden Village – Minerals Resource 
Assessment 
 
The Mineral Planning Authority has reviewed the Mineral Resource 
Assessment (July 2018 Ref DC/0742/1 – copy attached), prepared by 
Hughes Craven on behalf of the developers. 
 
The Mineral Resource Assessment has been structured such that it 
provides an assessment of the mineral resource dividing the site into 5 
areas. 
 
Area A (Boreham Airfield) and Area B (Park Farm) – The MRA concludes 
that the permitted mineral within these areas has either been worked or will 
be worked prior to non-mineral development taking place.  This will require 
the rephasing of the permitted workings and pre-application discussions 
have commenced with the MPA to achieve this.   
 
Therefore the MPA would not object to the allocation of Areas A and B for 
non-mineral development, subject to the rephasing and prior mineral 
working of areas A and B. 
 
Area C – Includes areas that have either been previously worked for 
minerals, contain no mineral, or the configuration of the land is such that 
working any remaining mineral would not be practical or viable. 
 
Therefore the MPA has no objection to the allocation of this area for non-
mineral development as it would not result in the sterilisation of an 
economic mineral resource. 
 
Area E – This area contains no significant mineral resource  



 
The MPA has no objection to non-mineral development of this area, subject 
to its development not adversely impacting upon the effective working of 
Bulls Lodge Quarry (Boreham Airfield and Park Farm - Areas A and B) 
 
Area D – Powers Farm – The MRA shows that there is a mineral resource 
of economic significance.  Historically a planning application was made to 
work the mineral but this was refused, mainly as there was no need for the 
sand and gravel at that time. 
 
The MRA concluded that the mineral resource was unviable/un-economic to 
work.  The MRA included information to support this conclusion in the form 
of Viability Assessment.  The MPA has required an independent review of 
this Viability Assessment.  The review has been undertaken by SLR 
Consulting and the outcome of this review is attached at Appendix A. 
 
The review considers that the viability assessment has presented a 
reasonable assessment of how the site might be worked and the financial 
assessment is based on reasonable assumptions and comparable 
commercial costs and as such that Area D is unviable as a stand-alone 
mineral operation. 
 
The MPA therefore raises no objection to the allocation of area D for non-
mineral development. 
 
 
Conclusion  The MPA raises no objection to the North East Chelmsford 
Garden Village allocation within the emerging new Chelmsford City Local 
Plan, subject to the prior working of all permitted mineral within Bulls Lodge 
Quarry (Areas A and B). 
 
 
Yours faithfully 
 

 
 
Claire Tomalin 
Principal Planner 
 
Telephone: 03330 136821 
Enquiries to: Claire Tomalin 
Internet: www.essex.gov.uk 
Email: claire.tomalin@esex.gov.uk 
 

http://www.essex.gov.uk/
ppgt1
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Registered office: 7 Wornal Park, Menmarsh Road  
 Worminghall, Aylesbury, Bucks HP18 9PH 
Registered No. 3880506 

SLR Consulting Limited, Aspect House, Aspect Business Park, Bennerley Road, Nottingham NG6 8WR     

+44 (0)115 964 7280            slrconsulting.com 

 

4th September 2018 
 
 
Claire Tomalin BSc (Hons), MA, MATPI 
Principal Planner, Minerals & Waste 
Planning Service 
Economy, Localities & Public Health 
Essex County Council 
County Hall 
Chelmsford 
Essex 
CM1 1QH 

Our Ref: 403.00027.00480 

 

Dear Claire 

RE: REVIEW OF MINERALS VIABILITY ASSESSMENT FOR ESSEX COUNTY COUNCIL 

 
Further to your email dated 10th August 2018, my colleague Ben Matthews and I have reviewed the 
Minerals Resource Assessment for North East Chelmsford Garden Village (August 2018 ref. 
HC/0742/1) produced by Hughes Craven. 

We have responded below to the two questions posed within the ECC Consultant’s Brief attached to 
this email.  

As per the Consultant’s Brief we have focussed our review on Area D – Powers Farm. 

 

1. IN PRINCIPLE, IS THE EXTRACTION AND PHASING PROPOSED BY THE LANDOWNERS AT 
POWERS FARM - AREA D OF THE MRA (SECTION 8 AND APPENDIX 6 OF THE MRA) 
REASONABLE?  

 

The Area D extraction phasing presented in Appendix 6 can be considered reasonable based on the 
information given in the Mineral Resource Assessment (see comments below).   

The phasing scheme involves temporary storage of overburden and subsequent ‘double handling’ of 
the material for placement into the excavated void for restoration.  This is commonly the case 
whereby overburden occurs across the entire site and is required to backfill the void.  Overburden 
from phases 1 (plant site) to 3 are placed in temporary storage, whereas phases 4 through to 8 
involve direct placement into the void.  Reconfiguring the phase boundaries and order of extraction 
could potentially reduce the volume of double handling, although it is unlikely that the reduction 
would be significant in relation to the entire scheme (perhaps <10% improvement).  An example 
could be the repositioning of the processing plant into the area of Phase 6, where the initial 
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Claire Tomalin - Essex County Council  
Review of Minerals Viability  
04th September 2018 

 

 SLR Consulting Limited           slrconsulting.com  

 

 

overburden strip would be less than Phase 1 and the final mineral for extraction following removal of 
the processing plant would be less. 

The extraction programme is based on average sales of 300,000 tonnes per annum, whereas 
production from Bulls Lodge has been historically over 700,000 tonnes per annum, which is 
exceptional. Increased production increases revenue and may present economies of scale, albeit 
with increased costs and environmental impact. However, the principle of basing the assessment on 
a stand-alone quarry operating at a more standard output level of 300,000 tonnes per annum is not 
unreasonable. 

 

2. ARE THE INPUTS AND ASSUMPTIONS RELIED UPON WITHIN THE FINANCIAL APPRAISAL 
(APPENDIX 6 OF THE MRA) REASONABLE?  

 

We have reviewed the financial appraisals at Appendix 6 and the assumptions contained within the 
Section 8 (Economic Appraisal) of the MRA. 

We note that the financial appraisal is based on the scenario of a “stand-alone” quarry (8.2.7) and 
consider this reasonable in the circumstances. 

We have based our review on our knowledge and experience of sand & gravel quarries, both in the 
context of the “major”, multi-site, UK operators and as an independent business unit. In respect of 
the latter, we are currently closely reviewing the financial performance of a comparable, single-site 
operation for the purposes of a compensation claim and, although the figures are confidential, this 
provides a usual reference point for this exercise. 

Our findings are summarised below: 

• The set up costs listed appear reasonable, but exclude any capital costs associated with acquiring 
and installing the sand & gravel washing and processing plant or any mobile, plant and machinery. 
Therefore, we have assumed that such costs have been incorporated into the “Plant Cost” and 
“Variable Cost” columns of the appraisal. 

If the capital cost of an aggregate washing/processing plant is incorporated into the cashflow 
model, with plant and variable costs adjusted accordingly, the NPV and overall viability are 
reduced further. 

• The unit costs used for overburden and soil movement have been checked and are in line with 
current commercial rates. 

It is apparent that the costs associated with overburden stripping, storage and replacement have 
the major impact on the viability model. We note that the initial stripping costs are deferred to 
Year 2 of the DCF rather than Year 1 (prior to extraction). This understates the cash flow impact of 
the initial soil / overburden “cut”, which must predate any mineral sales revenue. 

• We note an apparent error in calculation of the “Silt Management” costs, but this does not 
materially change the figures. We would also note that due to the potential difficulties and 
associated costs of disposing of silt, the adopted costs may be understated. 
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 SLR Consulting Limited           slrconsulting.com  

 

 

• We have checked the “Staff” and “Central Overhead” costs against evidence presented for a 
single-site operation and the figures presented, as a percentage of revenue, are reasonable and 
consistent. 

• There is an argument that “Loss of Agricultural Income” is compensated for by the “Royalty” 
column, but the removal of the former column from the appraisal does not make a material 
difference to the viability assessment. 

• We are comfortable that the values used to reflect Business Rates liability are correct. We are also 
comfortable that the average, selling price per tonne adopted (£11.22) is inclusive of Aggregates 
Tax, so a deduction column is appropriate. 

• We accept that including the “Royalty” column is appropriate to attribute value to the wasting 
asset. The financial model is presented with two royalty levels and we would expect a 
hypothetical landlord to accept a reduced royalty for a marginal site, but not to release a mineral 
asset for no consideration. 

• We note that the appraisal does not reflect finance costs, depreciation, inflation or any element 
of developer profit. 

• The further discounting of “Prior Extraction” (8.5) also appears reasonable, based on the above 
inputs and assumptions. 

• As a general observation, aggregate industry accepted overburden to mineral ratios will vary on a 
regional basis, as determined by the availability of resources and also by the scale and other 
activities on a site.  No consideration is given with regards to value added activities (such as 
aggregate uses – asphalt, ready mixed concrete) or waste disposal, which can serve to improve 
the financial viability of the site. However, it is not unreasonable for a mineral viability assessment 
to solely consider the primary activity. 

Having reviewed the financial appraisal and developed comparator DCF models to check and 
challenge the calculations (all of which presented negative NPV and viability), we find the inputs and 
assumptions presented with the MRA to be reasonable and concur that, based on these 
assumptions, Area D is unviable as a stand-alone mineral operation. 

We would be happy to discuss our findings with you and the Landowner. 

Yours sincerely 
SLR Consulting Limited 
 
 

 
 
 
 
David Sandbrook, BSc, FRICS, MRTPI, FIQ, MCIWM 
RICS Registered Valauer 
Director 
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This publication is available in alternative 
formats including large print, audio and 
other languages

Please call 01245 606330

Planning and Housing Policy
Directorate for Sustainable Communities
Chelmsford City Council
Civic Centre
Duke Street
Chelmsford
Essex
CM1 1JE

Telephone 01245 606330
planning.policy@chelmsford.gov.uk
www.chelmsford.gov.uk

Document published by 
Planning and Housing Policy
© Copyright Chelmsford City Council
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