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From: Nick Ralls 
Sent: 12 November 2019 19:38
To: Southampton to London Pipeline Project
Cc: Mole, Simon; nick ralls; Judi Ralls
Subject: Southampton to London Pipeline Project - WRITTEN  REPRESENTATION Interested Party Ref. 

20022777
Attachments: DRAFT ESSO SLP WRITTEN REP Rev.B.pdf

Interested Party Ref. 20022777 

Written Representation for Land South of Heath Lane, Crondall (Landowner Mrs J Ralls), and the nearby area.  

Dear Sir/ Madam,  
I write to submit a written representation on behalf of Mrs J Ralls for the above DCO Examination.  
 
We have also asked that Simon Mole of Carter Jonas make reference to the WR at the forthcoming CPO hearing 
session.  
 
Kind Regards,  
Nick Ralls 

Nick Ralls RIBA 
Director 

For and on behalf of  
LYONS+SLEEMAN+HOARE | Architects 
 
T 01252 844144 

 
E  NickRalls@lsharchitects.co.uk  

 
 

The Irish Building & Design Awards: Retail Project of the Year - Kildare Village, Phase 2 
BCSC Gold Awards: Winner- Established Centre Award- Bicester Village  
Evening Standard Best British Homes Awards: Winner- Best Regeneration project- The Square- Chichester 
BCSC Gold Awards: Winner- Best Out Of Town Retail- Peterborough Garden Park 
UK Commercial Property Awards: Winner- Best Retail Development UK- Bicester Village 

www.lsharchitects.co.uk  
 
Nero Brewery, Cricket Green, Hartley Wintney, Hook, Hampshire , RG27 8QA  

 Keep it green, read from the screen  
DISCLAIMER We intend this e-mail message only for the person or entity named above. This message may contain information that is confidential 
or exempt from disclosure under applicable law. If you are not the addressee or an employee or agent responsible for delivering this message to 
the addressee, please notify us immediately by telephone and remove this document from your e-mail system. Any dissemination or copying of this 
message by anyone other than the addressee is strictly prohibited.  
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11th November 2019 

 

To:  

The Examining Authority 

Southampton to London Pipeline Project 

 

Southampton to London Pipeline DCO Application 

Interested Party Ref. 20022777 

Written Representation for Land South of Heath Lane, Crondall (Landowner Mrs J Ralls), and the 

nearby area.  

Sirs,  

I write on behalf of Mrs J Ralls who is the landowner affected by the DCO application as referred to 

above. This representation relates to objections both to the process in which the DCO application has 

been prepared/ public consulted, and the implications of the design the route in the vicinity of the 

Heath Lane area in Crondall.  

The DCO route unjustifiably adversely affects the environment land on both sides of Heath Lane and 

Redlands Lane at Crondall, Hampshire. The nearest postcode for location reference to this particular 

area is that of Oak Park Gold Club, GU10 5PB.  

The problems caused in this area by the DCO application are fully avoidable, but the knock-on effect is 

detrimental to the environment and to the amenity and safety of local village residents, landowners 

and visitors.  
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Executive Summary:  

• The objection is based upon the following factors: 

• The DCO application will, if approved in its current form, cause unacceptable 

environmental harm including (but not limited to) the area around Heath Lane in 

Crondall, Hampshire. This harm relates to damage to designated species habitats, 

woodland during and after construction. 

• It will result in the avoidable damage to and loss of protected TPO trees 

• It will cause unnecessary harm to the amenity and day to day living of nearby residents 

including this landowner and ability to use the land for equestrian purposes for an 

extended period (at least 2  years).  

• No Equalities Impact Assessment appears to have been undertaken, and therefore the 

impact on the use of this land and landowner has not been properly identified or 

informed the route/ design 

• The route and the extents of the DCO application have not been fully justified and 

appear to control an unnecessarily large area of land 

• It will result in a dangerous highways situation for drivers, pedestrian users, equestrian 

users and cyclists during construction, which may be an extended period of time 

(years). 

• Esso has not responded in design terms to concerns raised during the consultation 

process and afterwards to mitigate the above impacts.  

• Esso has not responded in design terms to the landowner’s plans for improvements to 

the existing equestrian use on the land 

• Esso has made no indication of consideration of using a narrow working corridor, 

which if used could dramatically mitigate impacts on the land 
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The basis of our objection in more detail, is as follows:  

1: Environmental:  

1.1: Unnecessary and avoidable Impacts on Priority habitats, when a non-impactful route exists a very 

short distance away:  

The existing pipeline crosses a large extent of Oak Park Golf Course, and the proposal route does so 

too, albeit in a different position. The proposed route however takes the pipeline AND its proposed 

implementation/ access zones through a much denser area of designated habitats (as opposed to the 

area surrounding the existing route which involves only a small zone of the same habitats).  

1.2 DEFRA Magic Map zones identify a host of designations and environmental targeting on the land to 

the south of Heath Lane, crossed by the proposed pipeline route: 

Designations: Habitats:  

1.3 The proposed route cuts through several belts of: 

a) Priority Habitat Inventory- Deciduous Woodland 

b) National Forest Inventory 

c) Bird Habitats: Grey Partridge  

d) Bird Habitats: Lapwing 

e) And the route passes immediately west of a strip of Ancient Woodland some 300m south of 

Heath Lane.  

Avoiding these areas: Crossing Heath Lane at the chosen crossing point and using access zones 8BN 

and 8BO for the chosen route, puts the proposed pipeline route in direct and avoidable conflict with 

these important habitats. The route could avoid most of these sensitive areas by being sited closer to 

the existing route (further West) (a small strip of woodland would need to be crossed, as opposed to 

multiple strips). SEE ALSO DIAGRAM AT APPENDIX 1 OF THIS REPRESENTATION.  

It would still be possible to pass to the East of Gazings Farm once the pipeline is North of Heath Lane.  
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We do not believe that Esso and its consultants have seriously considered a route in this area which is 

closer to the existing route. We have tabled this option to Esso and its consultants. When asked for a 

response on a design response, they have declined to discuss that prospect, on the basis that it is in 

the land ownership of others.  

It appears therefore that the decision to proceed with a DCO Application route across Mrs Ralls’ land 

was made at a very early stage in the design/ consultation process and Esso/ the consultants are not 

particularly willing to consider other options (presumably on commercial grounds).  

That approach however, results in a more damaging environmental impact.  

Tree Protection Order:  

1.4 The access zones 8BN and 8BO will require undue damage to TPO trees subject to an extensive 

group Tree Protection Order. This can be avoided by siting the crossing point further west.  

Countryside Stewardship Zones: 

1.5 The same factors apply to the following stewardship designations, all of which are of high 

environmental importance, particularly in an era of negative climate change:  

a) Woodland Priority Habitat Network (High Spatial Priority),  

b) Priority Habitat Inventory land,  

c) Priority Species (Lapwing),  

d) Woodland Bird Assemblage 

e) Water: Countryside Stewardship Water Quality Priority Areas (High Priority),  

f) Sediment Issues: (High Priority),  

g) Woodland Water Quality (High Spatial Priority),  

h) Woodland for Water Priority Catchments 

1.6 As highlighted in 1.3 above, all of these factors could be significantly mitigated by a more 

westerly route, and a crossing of Heath Lane which follows the existing route more closely. It is 
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simply unacceptable for the proposed design to encroach on so many elements of environmental 

importance when more westerly alternatives exist.  

SEE ALSO DIAGRAM AT APPENDIX 1 OF THIS REPRESENTATION. 

2: Easily avoidable Impacts on amenity of this and other landowners:  

2.1 The existing pipeline route in the Heath Lane area affects only a handful of landowners, who 

already have a long-standing easement relationship with Esso.  

2.2 Some of these (such as owners of Oak Park Golf Course, and the residential property formerly 

known as Camelot (shown on OS maps) have chosen to develop on or close to the pipeline. These are 

conscious choices and should not prevent Esso from keeping to the existing approximate route in both 

cases.  

2.3 Equalities Impact Assessment: 

It appears that no Equalities Impact Assessment has been undertaken for the proposed DCO route; we 

believe that one is required. The impact of the proposed section of pipeline and its implementation 

adjacent to Heath Lane in Crondall will have a disproportionately negative effect on the landowner, 

and her use of the land.  

The landowner’s use of the land is inextricably linked with her residential property nearby, as the 

equestrian use facilities are divided between the two parts of the property. 

 

3: The DCO application demonstrates a lack of clear and proper justification for the chosen route 

across Heath Lane, which poses unnecessary technical issues in itself:  

Impacts on the safety of road users in the village: Highways safety:  

3.1 Heath Lane is a small, narrow lane subject to the national speed limit of 60 mph.  

The road at this point suffers from relatively continuous running surface water every winter, coupled 

with often extensive and thick surface icing at the point where the proposed access points 8BO and 

8BN are shown in the DCO application.  
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3.2 Danger to traffic: The selection of the chosen crossing point and identified ‘access’ point, is on a 

blind bend with poor traffic sight-lines for turning construction vehicles and approaching traffic.  

3.3 The road is shared by walkers, cyclists and equestrian users who will be placed in increased danger 

by the proposal: there are several equestrian properties in Heath Lane and the adjoining roads who 

use the lane daily.  

3.4 The proposed crossing point and access point is right adjacent to public footpaths no’s.18 and 21 

on the Hampshire Definitive Map, at a point where walkers are forced onto the lane (no footway) for 

around 120 metres. 

3.5 To improve the visibility to an acceptable level for the amount of traffic likely to be generated by 

construction in this and linked areas, an extensive number of trees would need to be removed: the 

trees in this area are protected by a Group Tree Protection Order.  

Impacts on the existing land and land use: 

3.6 The DCO documentation incorrectly references this landowner’s land as agricultural: this is not the 

case. The property is equestrian land (paddock) ancillary to Newton Cottage and its other land some 

120m east on Heath Lane. Historical agricultural use ceased in the 1980’s. Therefore its assessment of 

harm to landowners will have been based on incorrect information. However, Esso and its agents 

Fisher German have been made aware of this use since early on the  consultation process. 

3.7 The proposed route is required to cross a stream (used for livestock (horses) water supply) at a 

point where the stream bed is much deeper (below adjacent ground levels) than the existing situation. 

Unless a tunnelled pipe  under the stream is bored from a long way out, this will result in extensive 

damage to the stream and its habitats.  

3.8 The proposed access and the apparent potential timeframe for access is a matter of serious 

concern. The proposed access will require the construction or installation of a new bridge (as the 

existing bridge is not capable of taking heavy plant) and the practical effects on the landowner and on 

users of Heath Lane will be significant.  

3.9  We will continue to engage with Esso separately to the DCO Examination to the extent that is 

practicable, with the aim of reaching an appropriate outcome. 
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4: Consultation Process:  Lack of transparency and responsiveness of the Consultation Process, and 

its influence on the route:  

4.1 The general public was served poorly by the consultation process. Consultation events were short-

lived in their timing windows, and offered a narrow scope of actual information as to how landowners 

and residents might be affected in real terms by the forthcoming designs.  

4.2 Esso also offered little in terms of actual information on response to design concerns arising from 

this consultation- are members of the public actually of any influence in the process, or does it merely 

serve to ‘tick a box’ in the statutory requirements for this type of project? 

 

5: Attempts to mitigate by Design:  

5.1 The proposed DCO route will adversely affect this landowner’s land (subject to separate 

negotiation) and have detrimental impacts on the environment, when simple avoiding and mitigating 

alternatives exist and have been tabled to Esso, but with no meaningful design response or 

justifications.  

5.2 The DCO extents appear very excessively broad when no apparent design has been considered or 

shared with the landowner in this case (a ‘land grab’), and this sentiment seems to be shared by others 

who have made representations to the Examination.  

The result of this could (and no doubt in some cases will) be hugely damaging for all sorts of affected 

parties, to an extent that they are neither made aware of yet, not have the technical knowledge to 

deduce. 

5.3 The applicant should have provided a more focussed design in this critical area, for the Inspector to 

assess in order to decide if this is the right route, as it is a poor choice of location for this part of the 

pipeline, and such assessment will doubtless highlight the unjustifiable environmental harm which 

could be avoided nearby.  

Moreover, NO justifications have been provided, for not using the clear opportunity to mitigate 

environmental damage, road safety issues and excessive residual impacts on private landowners.  
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The applicant should similarly be required to do so for other areas of the proposed route where others 

have voiced similar concerns. 

6: Disproportionate Impacts on the Landowner’s amenity and practical functions of the land: 

6.1 Firstly the DCO documentation incorrectly references this landowner’s land as agricultural: this is 

not the case. The property is equestrian land (paddock) ancillary to Newton Cottage and its other land 

some 120m east on Heath Lane. Agricultural uses took place in this area historically, but this use 

ceased in the 1980’s when the farmland was sold for the creation of Oak Park Golf Course. 

6.2 The land forms an essential part of the lifestyle, amenity, sporting and volunteer work of the 

landowner.  

6.3 The land is used daily for grazing of horses stabled at Newton Cottage. The landowner is registered 

 and the proximity of facilities as an equestrian property is an essential to the practicality of 

keeping horses, together with the storage requirements for different types of carriages and equipment 

at Newton Cottage. No other adjoining grazing or exercise space is owned or available.  

6.4 The landowner (Mrs Ralls) is an international and Paralympic equestrian competitor who has 

represented Great Britain in Carriage-Driving Trials, including on GB teams at World Championships in 

the USA, Germany, Holland, Austria, and the UK, being both a team and individual medallist and twice 

Reserve World Champion.  

As well as using the land for day-to-day grazing for her horses, the landowner also undertakes training,  

and volunteer training for others ( ) on the land.  

For around 6 months a year a 40x100m driving dressage arena is set out in the field for training 

purposes.  

The landowner is registered  and the proximity of the existing equestrian use forms an 

essential part of the amenity and function of the whole, as an equestrian property. 

The apparent (previously mentioned) lack of an Equalities Impact Assessment highlights that impacts 

upon landowners/ users along the route (including here) have not been fully considered. 

6.5 As referenced earlier, the proposed DCO Application route is required to cross a stream (used for 

horses’ drinking water supply). The DCO application proposes that this area, together with the main 
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portion of the land itself will be disrupted and disturbed for an extended duration for construction 

access. 

6.6 This proposed access and the apparent potential timeframe for access is a matter of serious 

concern. The proposed access will require the construction or installation of a new or temporary 

bridge (as the existing bridge is not capable of taking heavy plant) and the practical effects on the 

landowner and on users of Heath Lane will be significant.  

6.7 Esso has offered no information on how it proposes to access the land is the DCO Application is 

approved, but it is certain that the existing bridge and location is not the solution. It is in a poor 

position for large and heavy vehicles or larger numbers of vehicles to use, and is surrounded by TPO 

protected trees. The installation of a new or temporary bridge would also have detrimental effects for 

the same reasons. 

6.8 The DCO Application in its current form would deny the landowner use of her land for an extended 

period of time during construction, and rectification of the land into its former state suitable for 

equine grazing and training would take at least 2 growing seasons (years). The impact of relocating the 

horses and equipment to another (unknown) location with available stabling, exercise space and 

storage within practical and convenient distance is disproportionate and unjustified for a commercial 

project, when alternative routes exist that would not affect this land at all. 

6.9 The landowner has approved plans to develop parts of the land to improve the equestrian facilities 

at the site, through the addition of new stables and storage, and an outdoor menage training arena; 

these have been shared with Esso and its agents from the start of the consultation period in order that 

Esso can avoid conflict, but Esso has not offered any design response to minimise disruption to this. 

Furthermore, the wide scope of possible timing and extent of Esso’s plans for the land, are likely to 

prevent meaningful use of such development for an extended period of time. 

6.10 Narrow Working Corridor:  

Esso has the ability to use a narrow working corridor and it is proposing to do so in various parts of the 

DCO route. Such use could significantly mitigate the impacts of any route on or close this landowner’s 

land in many of the points raised above, but neither Esso nor its agents have made any concession 

towards the use of such a method. 
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7: Minimising the harm caused by the DCO application 

7.1 Notwithstanding the framework for this application is as an infrastructure project, we would ask 

the Inspector to remember that this is ultimately a private commercial project.  

It may be slightly more expensive for the project to overcome such issues, but Esso will benefit from 

the income generated by its pipeline for decades to come.  

The label of ‘infrastructure’ should not therefore be allowed to cause the avoidable harm to the 

environment, amenity of affected parties, and public safety:- as the DCO application stands (and 

viewed from the review of a limited stretch of the proposed route in the Crondall area), it will do just 

that. 

 

Yours Sincerely,  

Nick Ralls 

 

Nicholas Ralls, RIBA 

Enclosures: - APPENDIX 1: DIAGRAM SHOWING IMPACTS OF PROPOSED DCO ROUTE OVERLAID ON 
ENVIRONMENTAL MAP 

CC: Simon Mole- Carter Jonas LLP 

  



• Nick Ralls, RIBA •  

 
    

APPENDIX 1:  DIAGRAM SHOWING IMPACTS OF PROPOSED DCO ROUTE OVERLAID ON 

ENVIRONMENTAL MAP 

The diagram below is a montage of Land Plans sheets 28 and 29, overlaid on an extract from the Defra 

Magic Map. Note: for clarity not all Magic Map layers referred to above are turned on ; the focus here 

is trees and woodland and priority habitat designations.  

Line ‘A’ is the approximate line of the existing pipeline. Lines ‘B’ and ‘C’ are two examples of how the 

route could be adjusted to largely avoid all of the problems referred to in this representation. (Note: 

there are of course variables between these, but they illustrate a broad principle).  

It is important to note that the suggestions involve existing landowners with an easement relationship 

with Esso (i.e. the owners of Gazings Farm and Oak Park Golf Course (which remains an affected party 

in the DCO Examination).  

 

 




