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Framework (NPPF) 

 

Proof of Evidence for Mr Robert (Bob) Phillips on behalf of Staffordshire 
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Relating to an appeal made by Laver Leisure (Oakamoor) Ltd  

 

Description of development: Description of Development: Reserved matters application 
proposing details for the appearance, scale, layout and landscaping for phase 1 of the 
leisure development comprising 190 lodges; erection of a new central hub building 
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office building to provide housekeeping and maintenance  accommodation (including 
meeting rooms, offices, storage, staff areas and workshop); children's play areas; multi 
use games area; quarry park; car parking; refuse and lighting arrangements; and 
managed footpaths, cycleways and bridleways set in attractive hard and soft 
landscaping. 
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The following document contains an assessment of the appeal scheme against the paragraphs 

relating to design within the NPPF. The assessment has been done against the December 2023 

(current) version and the draft July 2024 consultation version. 

 

An overall assessment has been given in the final column using the following colour coded system: 

Performs well when delivering the criteria  

Delivers the criteria in a reasonable way  

Shortcomings in delivering the criteria  

Ignores or fails to deliver the criteria  

 

  



Section / Policy test Proposed change (draft 
NPPF July 24) 

Assessment Delivered? 

2. Achieving sustainable 
development: (Paragraph 8b) A key 
element of sustainable 
development is the support of 
strong, vibrant and healthy 
communities in part by 'fostering 
well-designed, beautiful and safe 
places'. 
  

No amend The appeal proposal fails to meet this 
principle as the proposed 'lodges' are 
not well-designed and do not foster the 
elements of sustainable development 
set out within this paragraph.  

 
6. Building a strong, competitive 
economy: (Paragraph 88a) 
Decisions should enable the 
sustainable growth or all types of 
business in rural areas through 
well-designed, beautiful new 
buildings, and conversion of 
existing buildings.  

New paragraph 86: removal 
of the word 'beautiful' 

Whilst the term 'beautiful' has been 
removed in the new draft NPPF, the 
emphasis on well-designed buildings in 
rural business development remains 
clear. The appeal proposal, through the 
poor design of the 'lodges' fails to 
comply with this national policy. This 
policy demonstrates that the building of 
a strong, competitive economy is not at 
the expense of good design. The 'hub' 
building does exemplify good design 
and demonstrates the standard that is 
expected across the appeal site. 

 
(Paragraph 88c) Decisions should 
enable sustainable rural tourism 
and leisure development which 
respect the character of the 
countryside. 

No amends The appeal proposal fails to respect the 
character of the countryside. The design 
of the 'lodges' is not based on the 
analysis of the local context and is not 
sensitive to, nor complements, the 
distinctive character of the surrounding 
context. 

 
12. Achieving well-designed and 
beautiful places: (Paragraph 131) 
'The creation of high quality, 
beautiful and sustainable buildings 
and places is fundamental to what 
the planning and development 
process should achieve.' Good 
design is key to sustainable 
development and creates 'better 
places' helping make development 
more acceptable to communities.  

Section 12: Removal of the 
word 'beautiful' from the 
title. New paragraph number 
128. 

Within this policy, the NPPF is explicit 
that good design and the creation of 
high quality place is 'fundamental' 
within the aims of the planning system. 
This policy seeks high quality and 
sustainable design as key, both 
elements that the appeal proposal fails 
to achieve. This part of the NPPF is very 
clear that where the required standard 
is not met development should not be 
supported. 

 



(Paragraph 132) Plans should set 
out a clear design vision and 
expectations. 

New paragraph number 129. 
No amends 

Whilst a design vision and expectations 
might have been set out within the 
outline permission and the Churnet 
Valley Masterplan (CVM) relating to this 
reserved matters appeal, that vision has 
not been carried through into the appeal 
proposal. The standard of development 
described and envisaged at outline 
stage was far higher than what is now 
proposed which is of a low design 
quality and is not contextually 
responsive. The CVM also sets out a 
strong vision for the design of the lodges 
which has not been met.   

(Paragraph 133) For maximum 
clarity about design expectations 
at an early stage, all LPAs should 
prepare design guides or codes 
that reflect local character and 
design preferences. 

New paragraph number 130. 
No amends 

The Staffordshire Moorlands Design 
Guide and Churnet Valley Masterplan in 
addition to specific design policies 
within the SMDC Local Plan all set out 
very clear and specific design principles 
and guidance. The appeal proposal 
does not comply with those documents 
even though they were in place (or in the 
case of the local plan significantly 
advanced) prior to the submission of the 
reserved matters application. The 
design guide and Churnet Valley 
Masterplan contain specific design 
guidance that has not been followed. 
The proposed development has been 
assessed against both of these 
documents within this Proof of Evidence 
and found to be in conflict with a 
significant proportion of both 
documents.   

(Paragraph 135a) Planning 
decisions should ensure that 
developments function well and 
add to the overall quality of an area 
over the lifetime of the 
development, that they are visually 
attractive due to good architecture, 
layout and appropriate 
landscaping.  
  

New paragraph number 132. 
No amends 

Due to the proposed poor design of the 
'lodges' the LPA has serious concerns 
regarding the short term and long term 
functionality and quality of the 
proposed structures. The 'lodges' can 
not be described as 'visually attractive 
due to good architecture'. They have not 
been designed for this site, they are 
patently a standard caravan product 
with a limited lifespan.  

(Paragraph 135b) Planning 
decisions should ensure that 
developments are visually 
attractive due to good architecture, 
layout and appropriate 
landscaping.  

New paragraph number 132. 
No amends 

The 'lodges' are not 'visually attractive' 
nor are they an example of 'good 
architecture'. The 'lodges' are a 
standard static caravan and can not be 
considered to represent good 
architecture or a visually attractive 
building. The scheme is supported by a 
strong landscape scheme which the 
Council consider acceptable.  



(Paragraph 135c) Planning 
decisions should ensure that 
developments are sympathetic to 
local character and history, 
including the surrounding built 
environment and landscape 
setting, while not preventing 
innovation or change. 

New paragraph number 132. 
No amends 

The appeal proposal is not sympathetic 
to local character and no evidence has 
been provided demonstrating that the 
'lodges' have been designed in response 
to the surroundings of the site. The 
Vernacular Study (Appendix 1) produced 
by the Council defines local character 
and vernacular and demonstrates that 
the proposal fails to reinforce or reflect 
that local distinctiveness.  

(Paragraph 135d) Planning 
decisions should ensure that 
developments maintain or 
establish a sense of place using 
building types and materials to 
create attractive welcoming places 
to visit. 
  

New paragraph number 132. 
No amends 

A sense of place has not been achieved 
through the proposed building types and 
materials. They do not complement or 
take a lead from the surrounding 
context and fail to reinforce local 
distinctiveness or create a high quality 
attractive place in its own right. 

 
(Paragraph 139) 'Development 
that is not well designed should 
be refused, especially where it 
fails to reflect local design policies 
and government guidance on 
design (National Design Guide and 
SMDC Design Guide), taking into 
account any local design guidance 
and supplementary planning 
documents such as design guides 
and codes.'  

New paragraph number 136. 
No amends 

This paragraph of the NPPF is very clear 
in how fundamental the requirement for 
good design should be within planning 
decisions. Furthermore, proposals that 
fail to reflect local and national design 
guidance and policy should be refused. 
The appeal proposal does not constitute 
good design and has fundamentally 
failed to respond to local and national 
guidance. It has been the subject of a 
detailed assessment against the 
National Design Guide and has failed to 
meet many of the key design principles – 
see Appendix 2.   

(Paragraph 139b) Significant weight 
should be given to development 
that promotes outstanding or 
innovative design and high levels of 
sustainability or help raise the 
standard of design in an area, 
whilst fitting in with the overall 
form and layout of their 
surroundings.  

New paragraph number 136. 
No amends 

The appeal proposal cannot be 
considered to promote 'outstanding or 
innovative design' and fails to promote 
'high levels of sustainability' or 'raise the 
standard of design' in the area. We are 
dealing with the use of a 'standard' 'off-
the-shelf' product. This element of the 
NPPF therefore does not apply as the 
standard of the design is not of good 
quality.  



(Paragraph 140) LPAs should 
ensure planning conditions refer to 
clear and accurate plans and 
drawings that provide visual clarity 
about the design of the 
development, and are clear about 
the approved use of materials. 
LPAs should ensure that the quality 
of approved development is not 
materially diminished between 
permission and completion, as a 
result of changes made to the 
permitted scheme. 

New paragraph number 137. 
No amends 

The plans and elevations provided lack 
the detail necessary to secure sufficient 
information on the proposed design for 
a planning condition or approval. There 
is a lack of 'visual clarity' currently as to 
exactly what the appearance of these 
'lodges' will be other than the very 
simplest of details provided. There is a 
clear diminishment of quality between 
the approval of the outline permission 
and this reserved matters application 
now at appeal. The proposed design 
fails to reach the standard set by the 
outline permission and due to lack of 
detail on submitted drawings there is 
concern that the standard could further 
be diminished through the conditions 
process. Furthermore, as the proposed 
'lodges' are caravans, control of future 
replacement and maintaining a high 
standard is more difficult than if the 
'lodges' were a more permanent 
structure.   

 

 


