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Durham University Masterplan
Consultation Schedule
Revision I: 18th October 2016

Category Consultee Lead 
Meeting 

Organiser

Scheduled Dates
April 016

Scheduled Dates 
May 016

Scheduled Dates
June 016

Scheduled Dates
July 016

Scheduled Dates
August 016

Scheduled Dates
September 016

Scheduled Dates
October 2016

Scheduled Dates
November 2016

Scheduled Dates
December 2016

Scheduled Dates
January 2017

Notes

University University Council DU 29/07/2016 12/10/2016
(papers)

24/10/2016
(meeting)

01/12/2016
(papers)

13/12/2016
(meeting)

University Senate DU 03/06/2016
(papers)

15/06/2016
(meeting)

12/10/2016
(papers)

24/10/2016
(meeting)

Finance & General Purposes Committee DU 13/06/2016
(papers)

22/06/2016
(meeting)

11/11/2016 (papers) 
23/11/2016

(meeting)

University Executive Committee DU 17/05/2016
31/05/2016

27/09/2016
(papers)

04/10/2016
(meeting)

DU Estates liaison meetings FB 13/05/2016 16/06/2016 06/07/2016 03/08/2016
18/08/2016

Accommodation and Estates Strategy Programme Board DU 09/06/2016 23/09/2016
Work Stream - Accommodation Strategy DU 07/04/2016 Colleges 'Mash-up' - no notes received from DU
Durham University Business School DU 15/04/2016 DUBS 'Mash-up' meeting - FB prepared summary notes. New Dean Prof Susan Hart
Students' Union - * * Briefing through representation on AESPB
Durham University Sport - * * Briefing through representation on AESPB
Enterprise and Business Development - * * Briefing through representation on AESPB
Welfare and Support - * * Briefing through representation on AESPB
Sustainability Review FB 18/08/2016
Energy and Utilities Review FB 19/08/2016
Principals St Chad's & St John's Colleges DU 21/09/2016
Staff Consultation Event -Stockton DU 10/10/2016
Staff Consultation Event -Durham DU 13/10/2016 Sustainability workshop to be convened with BuroHappold

Durham County Council DCC Liaison Meetings (IT and ST) DU 05/04/2016 30/06/2016 07/07/2016 26/08/2016 20/09/2016 19/10/2016 02/11/2016 15/12/2016 May 2016 regular monthly meeting used for policy discussion
DCC Highways DPP 26/04/2016 26/08/2016
DCC Development Control DPP 17/05/2016

DCC Policy DPP 17/05/2016 17/06/2016 06/10/2016
External Historic England DU 09/06/2016 Carol Pyrah (Historic England), Martin Lowe (Historic England)

Environment Agency FB 19/07/2016
City of Durham Trust DU 06/09/2016
Member of Parliament DU 17/06/2016 09/09/2016 MP attended Durham City Board masterplan presentation on 17/06/16
Durham City Board DU 17/06/2016 23/09/2016
City of Durham Neighbourhood Planning Forum DU 06/09/2016
Durham University Residents Forum DU 15/09/2016
Bow School DU 23/08/2016
Durham Cathedral DU 17/06/2016 13/09/2016
Public Consultation Event DU 11/10/2016

12/10/2016
Sport England DU 06/10/2016
Houghall DU 12/10/2016
Homes and Communities Agency DU 17/06/2016
Durham BID DU 17/06/2016
Durham City Council Members DU 05/12/2016
Durham City AAP DU 19/01/2017

A1 | Consultation
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A1 | Consultation

Extensive stakeholder consultation has been undertaken in the development of the 
Masterplan (see Appendix A1). The process has focused on three main groups:

University Stakeholder Consultation

To structure its future growth and development Durham University has prepared a 
series of separate strategic plans, covering student growth, education, research, 
accommodation, the Sciences’ Faculty, Queen’s Campus and the wider student 
experience. Collectively, these strategies set the requirements and objectives for 
the estates Masterplan. Regular engagement with the Accommodation and Estates 
Strategy Programme Board (AESPB), as well as dialogue with the Estates and Building 
Team, has defined the estates Masterplan requirements which flow out of these 
individual strategic plans. 

Due governance processes have delivered key approvals through a series of internal 
committees including the University Executive Committee, University Senate and 
Council.

University staff consultation events have been held at Durham and Stockton to ensure 
the widest possible engagement with internal stakeholders.

Durham County Council

The County Council commenced the renewal of the County Durham Plan in 2016 and in 
light of this the engagement with the County has been focused on two main groups of 
stakeholders.

Firstly, the university has met with the wider Regeneration and Economic Development 
team to provide formal representations as part of the ‘Issues and Options’ phase of the 
County Plan renewal process.

Secondly, the University has met with representatives in the Planning and Assets 
team, as well as the Transport and Contract Services team, to outline the proposed 
developments as identified in the Masterplan and assess their impact on planning, 
highways and conservation matters.

External Consultation

The University has undertaken extensive consultation in the development of the 
Masterplan and has worked closely with key organisations and groups, including: 
Durham City Board, The City of Durham Trust, Durham City Neighbourhood Planning 
Forum, Durham University Residents Forum, adjoining landowners and statutory 
consultees Historic England, The Environment Agency and Sport England.

We have also spent six months working with Durham County Council to ensure that 
the Masterplan is consistent with the emerging County Durham Plan and technically 
capable of delivery.

In October, the University held four days of consultation in Durham City and Stockton 
which were attended by over 300 members of the public and University staff and 80 
written responses were received either at the events or via the Masterplan consultation 
website.

The consultation feedback highlighted four main areas of concern: 

• Why does the University need to grow?
• Will there be more Houses in Multiple Occupation (HMOs)?
• How will accessibility, traffic and parking be improved?
• How can everyday life for local residents be improved?

In response, we revisited the Masterplan to take account of these concerns and have 
revisited the text which explains why growth is needed to secure the future of the 
University.  

For example, as part of the intention to increase the proportion of students housed 
in College-affiliated accommodation, we are looking to achieve early delivery of 
this student residential development. This will help us to keep ahead of our growth 
forecast so that converting family accommodation into HMOs becomes less attractive 
to prospective landlords.

Accessibility, traffic and parking have already been the subject of detailed technical 
conversations with Durham County Council but we will broaden the scope of the 
conversations between us to look at ways to further reduce the number of student cars 
in the City.

We take very seriously the need for the growth of the University to have a positive 
impact on everyday life and this was not adequately considered in the first iteration of 
the Masterplan. Therefore, later in this document, we have outlined the ways in which 
we will work with delivery partners to achieve this goal. 
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A2 | University Growth

Baseline University GIA Baseline Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

2016 - 2017 2017 - 2018 2018 - 2019 2019 - 2020 2020 - 2021 2021 - 2022 2022 - 2023 2023 - 2024 2024 - 2025 2025 - 2026 2026 - 2027

Durham Only Taught Student Numbers  (S&S v2.1) 14553 15602 17551 18141 18727 19269 19731 20112 20441 20629 20730

GIA per Student / Staff FTE 8.39m² 8.39m² 8.39m² 8.39m² 8.39m² 8.39m² 8.39m² 8.39m² 8.39m² 8.39m² 8.39m²

Campus Size (Overall Academic GIA) 122,168m² 130,974m² 147,335m² 152,288m² 157,207m² 161,757m² 165,636m² 168,834m² 171,596m² 173,174m² 174,022m²

Campus Growth 8,806m² 16,361m² 4,953m² 4,919m² 4,550m² 3,878m² 3,198m² 2,762m² 1,578m² 848m²

Academic Loss GIA Loss 2017 - 2018 2018 - 2019 2019 - 2020 2020 - 2021 2021 - 2022 2022 - 2023 2023 - 2024 2024 - 2025 2025 - 2026 2026 - 2027
Queens Campus 16,500m² -

Leazes Road West (Education Department) 4,903m² 4,903m²

Leazes Road East 1,303m² 1,303m²

Elvet Waterside 1,346m² 1,346m²

Elvet Riverside 7,974m² 7,974m²

Lower Mountjoy - Maths 3,881m²

Lower Mountjoy - Chemistry 12,535m²

Lower Mountjoy - Materials  Chemistry 1,359m²

Lower Mountjoy - High Rooms 225m²

Mill Hill Lane 6,886m²

Total Academic Loss 56,912m² 2,649m² 0m² 7,974m² 4,903m² 0m² 0m² 0m² 0m² 0m² 0m²

Academic Gains GIA Gain 2017 - 2018 2018 - 2019 2019 - 2020 2020 - 2021 2021 - 2022 2022 - 2023 2023 - 2024 2024 - 2025 2025 - 2026 2026 - 2027
St Marys Field 8,000m² 8,000m²

Leazes Road West - Business School 13,500m² 13,500m²

Elvet Waterside 12,000m² 12,000m²

Elvet Riverside 5,000m² 5,000m²

Lower Mountjoy - Temporary Accommodation (Engineerin   5,000m²

Lower Mountjoy - Academic Facility TBC 8,500m²

Lower Mountjoy - Academic Facility TBC 9,500m²

Lower Mountjoy - Academic Facility TBC 2,000m²

Lower Mountjoy - Ogden Building (Physics) 2,350m² 2,350m²

Little Engineering Car Park 1,200m²

High Rooms 2,400m²

Upper Mountjoy - Central Teaching Labs (wet) 9,700m² 9,700m²

Upper Mountjoy - Academic Facility TBC 4,000m²

Upper Mountjoy - Maths and Computer Science 5,700m² 5,700m²

Upper Mountjoy - Chemistry Research 5,700m² 5,700m²

Upper Mountjoy - Academic Facility TBC 600m²

Upper Mountjoy - Academic Facility TBC 600m²

Total Academic Gains 95,750m² 2,350m² 8,000m² 17,700m² 0m² 5,000m² 28,900m² 0m² 0m² 0m² 0m²

Actual University GIA Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Maximum 2017 - 2018 2018 - 2019 2019 - 2020 2020 - 2021 2021 - 2022 2022 - 2023 2023 - 2024 2024 - 2025 2025 - 2026 2026 - 2027

Baseline Campus size (2015) 132,233m² 132,233m² 131,934m² 139,934m² 149,660m² 144,757m² 149,757m² 178,657m² 178,657m² 178,657m² 178,657m²

Total Academic  Loss 56,912m² 2,649m² 0m² 7,974m² 4,903m² 0m² 0m² 0m² 0m² 0m² 0m²

Total Academic Gains 95,750m² 2,350m² 8,000m² 17,700m² 0m² 5,000m² 28,900m² 0m² 0m² 0m² 0m²

Campus Size (Overall Academic GIA) 171,071m² 131,934m² 139,934m² 149,660m² 144,757m² 149,757m² 178,657m² 178,657m² 178,657m² 178,657m² 178,657m²

Surplus GIA 48,903m² 960m² -7,401m² -2,628m² -12,451m² -12,001m² 13,021m² 9,823m² 7,061m² 5,483m² 4,635m²

80,000m2

100,000m2

120,000m2

140,000m2

160,000m2

180,000m2
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A2 | University Growth

Durham University, as part of its Academic Strategy, has modelled the target growth 
in student numbers for each Department within its three faculties. Growth profiles for 
each faculty together with the Business School have been indicated in section 3.5 of 
the masterplan.

The table shown opposite provides an estimate of the gross academic space required to 
accommodate the targeted increase in student numbers over the period to the 2026/27.

A number of assumptions have been made to help establish the estimated area 
requirements:

• The allocation of Gross Internal Area (GIA) per taught student (FTE) remains 
constant from 2016/17 through to 2026/27

• Staff student ratios remain static during this period
• Existing Queen’s Campus space provision is discounted

This indicates that a total of around 51,850 m2 of additional academic space 
(teaching space, learning space, research space and staff offices) will be required to 
accommodate student growth over the next 10 years. However, this additional space 
requirement maybe an over estimate because the following efficiencies have not been 
taken into account:

a. Introduction of centrally timetabled general teaching space (St Mary’s Teaching 
and Learning Centre for example) will help improve utilisation and enable some of 
the departmentally timetabled general teaching space to be re-purposed

b. The space standards (GIA per FTE student) used to prepare the estimate reflect the 
existing condition. Many of the existing buildings are older facilities that have been 
altered or re-purposed over time, therefore their spatial efficiency is sub-optimal. 
New facilities will be assumed to deliver modern, best practice, space utilisation 
standards.

c. There maybe changes to pedagogy and timetabling parameters which allow for 
improvements to space utilisation.

Across the academic development sites, the masterplan indicates a total of 55,300 m2 
GIA would be available in the 10-year period to 2026/27. This provides a surplus of 
around 3,450m2 of additional academic space in addition to the 51,850 m2 estimated  
requirements shown in the timeline on the opposite page.

Academic
Leazes Road West GIA Loss  GIA Gain GIA Addition
Academic

D/L/207 Caedmon Building (Centre for Medical Humanities) 917m²

D/L/215 Bede Main Building (Academic Component) 3,173m²

D/L/217 Pelaw House 317m²

D/L/231 Burdon House 496m²

D/L/XXX New Business School 13,500m²

4,903m² 13,500m² 8,597m²

Leazes Road East (Hild & Bede) GIA Loss  GIA Gain GIA Addition
Academic

D/L/236 Hild Main Building (Laurence Wing) 540m²

D/L/253 Science Education Building 763m²

1,303m² 0m² -1,303m²

Elvet Waterside GIA Loss  GIA Gain GIA Addition
Academic

D/E/582 50-51 Old Elvet 537m²

D/E/583 47-49 Old Elvet 809m²

D/E/XXX Central Teaching 12,000m²

1,346m² 12,000m² 10,654m²

Elvet Riverside GIA Loss  GIA Gain GIA Addition
Academic

D/E/501 Elevt Riverside 1 4,628m²

D/E/502 Elevt Riverside 1 2,818m²

D/E/503 Dunelm House 528m²

D/E/XXX Academic Facility 5,000m²

7,974m² 5,000m² -2,974m²

St Mary's Field GIA Loss  GIA Gain GIA Addition
Academic

D/S/XXX Central Teaching 8,000m²

0m² 8,000m² 8,000m²

Lower Mount Joy GIA Loss  GIA Gain GIA Addition
Academic

D/S/311 Maths & Computing Building 3,881m²

D/S/312 Chemistry Building 12,535m²

D/S/313 Materials Chemistry Building 1,359m²

D/S/XXX Academic Facility 5,000m²

D/S/XXX Academic Facility 8,500m²

D/S/XXX Academic Facility 9,500m²

D/S/XXX Academic Facility 2,000m²

D/S/XXX Ogden Building Physics 2,350m²

D/S/XXX High Road Rooms 225m² 2,400m²

D/S/XXX Little Engineering Car Park 1,200m²

18,000m² 30,950m² 12,950m²

Upper Mount Joy GIA Loss  GIA Gain GIA Addition
Academic

D/S/XXX Academic Facility 9,700m²

D/S/XXX Academic Facility 4,000m²

D/S/XXX Academic Facility 5,700m²

D/S/XXX Academic Facility 5,700m²

D/S/XXX Academic Facility 600m²

D/S/XXX Academic Facility 600m²

0m² 26,300m² 26,300m²

Mill Hill Lane GIA Loss  GIA Gain GIA Addition
Academic

D/H/4115 Business School 6,886m²

6,886m² 0m² -6,886m²

Total GIA Loss  GIA Gain GIA Addition

Academic 40,412m² 95,750m² 55,338m²
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A3 | Planning Policy Review

1.0 National Planning Policy

National Planning Policy Framework (‘the NPPF’)

1.1 The NPPF was published in March 2012 and sets out the Government’s proposed 
economic, environmental and social planning policies for England. The 
NPPF carries forward the Government’s commitment to support sustainable 
economic growth and states that significant weight should be placed on the 
need to support economic recovery through the planning system. The NPPF 
also carries forward the requirement for Local Planning Authorities to approve 
development proposals without delay unless the adverse impacts of allowing 
development would significantly and demonstrably outweigh the benefits.

1.2 The NPPF confirms that the Development Plan remains the statutory basis for the 
determination of planning application unless material considerations indicate 
otherwise. The NPPF constitutes guidance for Local Planning Authorities and 
decision-takers both in and drawing up plans as material considerations in 
determining applications. 

Achieving Sustainable Development

1.3 The NPPF defines Sustainable Development as ‘meeting the needs of the 
present without compromising the ability of future generations to meet their 
own needs’. It also sets out five ‘guiding principles’ of sustainable development, 
as identified by the UK Sustainable Development Strategy Securing the Future. 
These principles seek to ensure that achieving sustainable development means 
that we: live within the planet’s environmental limits; ensure a strong, healthy 
and just society; achieve a sustainable economy; promote good governance; 
and use sound science responsibly.

The Presumption in Favour of Sustainable Development

1.4 Paragraph 14 of the NPPF states that ‘at the heart of the National Planning 
Policy Framework is a presumption in favour of sustainable development which 
should be seen as a golden thread running through both plan-making and 
decision taking’.

“For plan making this means that: 

• Local planning authorities should positively seek opportunities to meet the 
development needs of their area; 

• Local plans should meet objectively assessed needs, with sufficient flexibility to 
adapt to rapid change, unless: 

o  Any adverse impacts of doing so would significantly and demonstrably 
outweigh the benefits, when assessed against the policies in this 
Framework taken as a whole; or 

o Specific policies in this Framework indicate development should be 
restricted.”

1.5 Paragraph 14 goes on to confirm that for decision taking this means: 

• “Approving development proposals that accord with the Development Plan 
without delay; and 

• Where the Development Plan is absent, silent or relevant policies are out of 
date, granting planning permission unless: 

o Any adverse impacts of doing so would significantly and demonstrably 
outweigh the benefits, when assessed against the policies in the 
Framework taken as a whole; or 

o Specific policies in the Framework indicate development should be 
restricted”.

1.6 At paragraph 17, the NPPF also identifies 12 core land-use planning principles 
which should underpin both plan making and decision taking. These principles 
include the need to proactively support sustainable economic development in 
order to deliver thriving local places. These core principles include:

Building a strong, competitive economy

1.7 Section 1 of the NPPF supports sustainable economic growth.  Investment in 
business should not be over-burdened by planning policy and potential barriers 
should be addressed by planning policy.  Paragraph 21 makes it clear that Local 
Planning Authorities should support businesses looking to expand or contract.

Ensuring the Vitality of Town Centres 

1.8 Paragraph 23 of the NPPF states that Town Centres should be recognised as the 
heart of their communities and their vitality and viability should be supported 
through the planning system.

Promoting sustainable transport

1.9 Section 4 of the NPPF relates to accessibility; it places particular emphasis on 
reducing the need to travel and providing a real choice of sustainable modes of 
transport. Development proposals are required to promote sustainable modes 
of transport, provide safe and suitable access and undertake improvements 
to limit any significant impacts. Paragraph 37 in particular, encourages 
development in locations that minimise journey lengths for activities including 
employment, shopping, leisure, education and other activities.

Delivering a wide choice of quality homes

1.10 Section 6 of the NPPF aims to ‘boost significantly the supply of housing’. 
Relevant policies for the supply of housing should not be considered up-to-
date if the local planning authority cannot demonstrate a five-year supply of 
deliverable housing sites. 

1.11 At paragraph 49 the NPPF states that ‘Housing applications should be considered 
in the context of the presumption in favour of sustainable development’. 
Therefore in determining development proposals, Local Planning Authorities 
are directed to apply the presumption in favour of sustainable development, to 
approve applications for such development and to work proactively to secure 
developments that improve the economic, social and environmental conditions 
of an area.

Requiring good design

1.12 Section 7 of the NPPF identifies that good design is a key aspect of sustainable 
development. It sets out a list of design based criteria against which policies 
and decisions should aim to ensure that development achieves.  These are as 
follows:

• “To function well and add to the overall quality of the area, not just for the short 
term but over the lifetime of the development;

• Establish a strong sense of place, using streetscapes and buildings to create 
attractive and comfortable places to live, work and visit;

• Optimise the potential of the site to accommodate development, create and 
sustain an appropriate mix of uses (including incorporation of green and other 
public space as part of developments) and support local facilities and transport 
networks;

• Respond to local character and history, and reflect the identity of local 
surroundings and materials, while not preventing or discouraging appropriate 
innovation;

• Create safe and accessible environments where crime and disorder, and the fear 
of crime do not undermine quality of life or community cohesion; and 

• Are visually attractive as a result of good architecture and appropriate 
landscaping”.  

Protecting Green Belt Land

1.13 Section 9 of the NPPF sets out the fundamental aim of Green Belt Policy, which 
is to prevent urban sprawl by keeping land permanently open. Paragraph 80 of 
the NPPF goes on to set out the five purposes of the Green Belt:

• To check the unrestricted sprawl of large built-up areas;

• To prevent neighbouring towns merging into one another;

• To assist in safeguarding the countryside from encroachment;

• To preserve the setting and special character of historic town; and

• To assist in urban regeneration, by encouraging the recycling of derelict and 
other urban land.

1.14 Paragraph 88 states:

“When considering any planning application, local planning authorities should ensure 
that substantial weight is given to any harm to the Green Belt. ‘Very special 
circumstances’ will not exist unless the potential harm to the Green Belt by 
reason of inappropriateness, and any other harm, is clearly outweighed by other 
considerations”.

1.15 Paragraph 89 of the NPPF states that the LPA should regard the construction of 
new buildings as inappropriate in Green Belt. Exceptions to this include:
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• A building for agriculture and forestry;

• Provision of appropriate facilities for outdoor sport, outdoor recreation and for 
cemeteries, as long as it preserves the openness of the Green Belt and does not 
conflict with the purposes of including land within it;

• The extension or alteration of a building provided that it does not result in 
disproportionate additions over and above the size of the original building;

• The replacement of a building, provided the new building is in the same use and 
not materially larger than the one is replaces;

• Limited infilling in villages, and limited affordable housing for local community 
needs under policies set out in the Local Plan; or

• Limited infilling or the partial or complete redevelopment of previously 
developed sites (brownfield land), whether redundant or in continuing use 
(excluding temporary buildings, which would not have a greater impact on the 
openness of the Green Belt and the purpose of including land within it than the 
existing development.

1.16 Paragraph 90 goes on to state that there are certain other forms of development 
which are not inappropriate provided they can preserve openness:

• Mineral extraction;

• Engineering operations;

• Local transport infrastructure which can demonstrate a requirement for a 
Green Belt location;

• The re-use of buildings provided that the buildings are of permanent and 
substantial construction; and

• Development brought forward under a Community Right to Build Order.

Meeting the Challenge of Climate Change, Flooding and Coastal Change

1.17 Section 10 stresses the importance of planning and its role in reducing 
greenhouse gas emissions, minimising vulnerability and providing resilience 
to the impacts of climate change. It also supports the delivery of renewable 
and low carbon energy and associated infrastructure. The NPPF expects local 
planning authorities to ensure that development complies with adopted policies 
on local requirements for decentralised energy supplies and takes account of 
landform, layout, building orientation, massing and landscaping to minimise 
energy consumption (paragraph 96).

Conserving and enhancing the natural environment

1.18 Section 11 of the NPPF sets out that the planning system should contribute to the 
natural and local environment by protecting and enhancing valued landscapes.

1.19 The NPPF establishes that inappropriate development in areas at risk of flooding 
should be avoided by, ‘directing development away from areas at highest risk, 
but where development is necessary making it safe without increasing flood risk 
elsewhere’.

Conserving and Enhancing the Historic Environment

1.20 Paragraph 128 of Section 12 of the NPPF sets out that:

 “Local Planning authorities should require an applicant to describe the 
significance of any heritage assets affected, including any contribution made by 
their setting. The level of detail should be proportionate to the asset’s importance 
and no more than is sufficient to understand the potential impact of the proposal 
on their significance. As a minimum the relevant historic environment record 
should have been consulted and the heritage assets assessed using appropriate 
expertise where necessary. Where a site on which development is proposed 
includes or has the potential to include heritage assets with archaeological 
interest, local planning authorities should require developers to submit an 
appropriate desk-based assessment and, where necessary, a field evaluation”.

1.21 Paragraph 129 notes that Local Authorities should identify and assess the 
significance of any heritage assets that might be affected by a proposal.  It 
should be taken into account to manage impact of the proposal.  Paragraph 134 
goes on to state that:  

 “Where a development proposal will lead to less than substantial harm to the 
significance of a designated heritage asset, this harm should be weighed against 
the public benefits of the proposal, including securing its optimum viable use.” 

Decision Taking

1.22 The Development Plan remains the statutory basis for the determination of 
planning applications unless material considerations indicate otherwise and the 
NPPF is a material consideration in planning decisions.

1.23 The NPPF establishes that Local Planning Authorities should approach decision 
taking in a positive way to foster the delivery of sustainable development; they 
should look for solutions rather than problems and should seek to approve 
applications for sustainable development wherever possible (paragraphs 186 
and 187).

1.24 Paragraph 197 states that ‘in assessing and determining development 
proposals, local planning authorities should apply the presumption in favour of 
sustainable development’.

Implementation

1.25 Turning to implementation, paragraph 214 of the NPPF states that ‘For 12 
months from the date of publication, decision-takers may continue to give full 
weight to relevant policies adopted since 2004 even if there is a limited degree 
of conflict with this Framework’.

1.26 Paragraph 215 goes on to state that ‘In other cases and following this 12-month 
period, due weight should be given to relevant policies in existing plans 
according to their degree of consistency with this framework (the closer the 
policies in the plan to the policies in the Framework, the greater the weight that 
may be given)’.

1.27 In summary the NPPF sets out the Government’s economic, environmental 
and social planning policies for England, it supports sustainable economic 
growth and gives significant weight to supporting economic recovery through 
the planning system.  The NPPF requires Local Planning Authorities to approve 
development proposals without delay unless the adverse impacts of allowing 
development would significantly and demonstrably outweigh the benefits. 
The NPPF constitutes guidance for Local Planning Authorities and decision-
takers both in drawing up plans and as a material consideration in determining 
applications.

A3 | Planning Policy Review



|  Durham University Masterplan10

2.0 Local Planning Policy

The Development Plan

(Please refer also to para 4.0 following)

2.1 The Development Plan currently comprises the City of Durham Local Plan 2004 
(‘saved’ policies). However, the NPPF makes clear at Paragraph 215 that for 
any policies within Local Plans which were adopted prior to the Planning and 
Compulsory Purchase Act 2004:

 “Due weight should be given to relevant policies in existing plans according 
to their degree of consistency with this framework (the closer the policies in 
the plan to the policies in the Framework, the greater the weight that may be 
given).”

2.2 The Durham City Local Plan was adopted prior to this Act and therefore the 
policies outlined below need to be reviewed against Paragraph 215 when 
assessing applications for new development.

City of Durham Local Plan 2004 ‘saved’ policies

City Centre

2.3 Policy CC1 – Vitality and viability, this policy sets out that the Council will seek 
to enhance the vitality and viability of the City Centre and sets out principles 
to achieve this. These include; promoting a mixture of uses within the area, 
introducing environmental improvements, enhancing access to and within the 
City Centre and by promoting development that seeks to enhance the area. 

2.4 Policy CC3 – Development Opportunities allocates the Elvet Baths site for 
Residential, education, health or leisure (c).

Community Facilities

2.5 Policy C3 – Education: University of Durham states that the Council will support 
development proposals by the University which seek to:

• Strengthen its academic and research presence;

• Strengthen its contribution to the local economy and cultural life;

• Develop its role as a major social, sports and recreational asset;

• Enhance the reputation of Durham as a conference and tourist Centre; and

• Assist in the provision of adequate student accommodation and associated 
facilities.

2.6 Development must be well related to existing University activities and must not 
adversely affect the amenity of neighbouring occupiers.

Environment

2.7 Policy E1 – Durham City green belt seeks to restrict the construction of new 
buildings within the green belt unless proposals meet the green belt exceptions 

set out within the NPPF.

2.8 Policy E2 – Major developed sites in the Green Belt (infilling) permits limited 
infilling at major developed sites in the green belt, as shown on the proposals 
map, provided that it has no greater impact on the openness of the green belt 
than the existing or permitted development; it does not exceed the height of 
existing or permitted buildings; and it does not lead to a major increase in the 
developed proportion of the site.

2.9 Policy E3 – World Heritage site protection seeks to protect the setting of Durham 
Castle and Cathedral.

2.10 Policy E5 – Open spaces within Durham city seeks to protect open spaces.  
Of particular relevance is the aspiration to ensure development in the Mount 
Oswald-Elvet Hill Parkland does not exceed the height of surrounding trees.  

2.11 Policy E5a – Open spaces within settlement boundaries seeks to restrict 
development within the settlement boundaries which detracts from those open 
spaces which possess important functional, visual or environmental attributes.

2.12 Policy E6 – Durham City Centre conservation area seeks to protect and enhance 
the special characteristics, appearance and setting of the Conservation Area. 
Proposals for new buildings will be encouraged to;

• Exhibit simple, robust shapes and have a clear predominance of wall surface 
over openings and be restricted to a limited range of external material; 

• Have simple traditional roofs which do not create long or continuous ridge or 
eave lines and which do not include reflective surfaces such as glass;

• Reflect the quality of design appropriate to the historical city centre;

• Use external building materials which are the same as, or are sympathetic to the 
traditional materials of the historic city or an individual street;

• Fragment proposals for large buildings into blocks of visually smaller elements 
in a way which is sympathetic to the historic city centre.

2.13 Policy E7 – Development outside of settlement limits seeks to avoid development 
in the countryside.

2.14 Policy E10 – Areas of landscape value seeks to protect the landscape value by 
resisting development which would have an unacceptable adverse impact upon 
the landscape quality or appearance of the area.

2.15 Policy E14 – Existing trees and hedgerows sets out that development will be 
required to retain areas of woodland, important groups of trees or copses 
and individual trees and hedgerows wherever possible and to replace trees or 
hedgerows of value that are lost.

2.16 Policy E15 – New trees and hedgerows seeks to encourage tree and hedgerow 
planting in major development sites.

2.17 Policy E16 – Nature conservation: The natural environment states that as far as 
possible the natural environment should be protected. 

2.18 Policy E18 – Sites of nature conservation importance seeks to safeguard these 
sites unless it can be demonstrated that the benefits of development outweigh 
the nature conservation interest of the site.

2.19 Policy E19 – Wildlife corridors seeks to protect the value and integrity of 
landscape features which contribute to the Wear, Browney and Deerness valley 
wildlife corridors.

2.20 Policies E21 – Historic environment states that the Council will preserve and 
enhance the historic environment by requiring development proposals to 
minimise adverse impacts of significant features of historic interest within 
or adjacent to the site and by encouraging the retention, repair and re-use of 
buildings and structures which are not listed, but are on visual or local interest.

2.21 Policy E22 – Conservation areas states that the Council will seek to preserve 
or enhance the character and appearance of the conservation areas. This 
involves not permitting proposals which would detract from the character and 
appearance of the conservation area or its setting, protecting trees, hedges, 
landscape features, views and undeveloped areas which contribute to the 
character or appearance of the area and its setting.

2.22 Policy E23 – Listed buildings states that the Council will seek to safeguard listed 
buildings and their settings.

2.23 Policy E24 – Ancient monuments and archaeological remains seeks to preserve 
scheduled ancient monuments and other nationally significant archaeological 
remains and their setting in situ. 

Housing

2.24 Policy H2 – New housing in Durham City states that new housing development 
comprising windfall development of previously developed land and conversions 
will be permitted within the settlement boundary of Durham City provided that 
the development complies with other policies.

2.25 Policy H7 – City centre housing states that the Council will encourage new 
housing development and conversions to residential use on sites within or 
conveniently close to the city centre provided there is no conflict with any other 
policies or proposals of the plan, particularly those relating to the conservation 
area or world heritage site and its scale and whether it is in scale and character 
with its surroundings. 

2.26 Policy H9 – multiple occupation/student households states that the subdivision 
or conversion for flats or multiple occupation will be permitted provided that 
there is adequate parking, it will not adversely affect the amenities of nearby 
residents, will not result in concentrations of subdivided dwellings and is in 
scale and character with its surroundings

2.27 Policy H12 – Affordable housing and Policy 12a Type and Size of Housing states 
that the Council will seek affordable housing on sites of more than 25 dwellings 
or over 1ha in size.  The Council will also negotiate an appropriate balance of 
dwelling types, size and density in cases where a particular need is not being 
met.

2.28 Policy H13 – The character of new residential areas states that permission will 
not be granted for new development which have significant adverse effect on 
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the character or appearance of residential areas or the amenities of residents 
within them.

2.29 Policy H14 – Improving and creating more attractive residential areas seeks 
to encourage developments and initiatives which secure environmental 
improvements within existing housing areas by requiring development to respect 
and enhance local character and where appropriate support improvement to 
the overall physical condition of the housing stock.

2.30 Policy H16 – Residential institutions and student halls of residence states 
proposals will be permitted within settlement boundaries provided they are 
well related to shops and facilities, do not detract from the character of the 
area and ensure the proposal would not lead to a concentration of student 
accommodation such that it would adversely detract from the amenities of 
existing residents.

Employment

2.31 Policy EMP2 – Durham Science Park states that development at the site will 
continue and will be occupied only for research and development, laboratories 
and high tech uses.

Transport

2.32 Policy T1 - Transport notes that the Council will not permit a development 
that generates traffic which would be detrimental to highway safety or have a 
significant impact on the local residents. 

2.33 Policy T10 – Parking seeks to limit parking so as to promote sustainable 
transport choices and reduce land-take of development.

2.34 Policy T20 – Cycle facilities encourages appropriately located, secure parking 
provisions for cyclists.

2.35 Policy T21 – Walkers needs seeks to safeguard the needs of walkers. 

Recreation and Open Space

2.36 Policy R1 – Provision for Open space and Policy R2 seeks to ensure that the 
provision of open space for outdoor recreation within the district is evenly 
distributed and is maintained as a level which meets the needs of its population.

Quality of Development

2.37 Policy Q1 – Designing for people sets out that the layout and design of all new 
development should take into account the requirements of its users.

2.38 Policy Q2 – Designing for accessibility sets of that all new development will 
be expected to embody the principle of sustainability and to incorporate the 
following as appropriate:

• Measures to minimise conflict between pedestrians, cyclists and motor vehicles;

• Measures to meet the requirements of public transport services and users;

• Satisfactory means of access and manoeuvring for vehicles servicing the 

development;

• Provision of car and cycle parking in accordance with Policy T10;

• Provision of parking spaces for vehicles used by people with disabilities close to 
entrances of buildings open to the public;

• Effective access at all times for emergency vehicles; and

• Traffic calming measures.

2.39 Policy Q4 – Pedestrian areas states that public spaces should be laid out and 
designed with good quality materials in a manner which reflects the character 
of the streetscape, seeks to achieve a co-ordinated approach to paving, street 
lighting, signs, street furniture, road crossing points and landscaping and has 
regard to Policies Q1 and Q2.

2.40 Policy Q5 – Landscaping general provision states that any development which 
has an impact of visual amenity of an area will be required to incorporate a high 
standard of landscaping.

2.41 Policy Q8 – Layout and Design: residential development requires the layout of 
new residential development to:

• Have a clearly defined road hierarchy which should be designed to exclude 
through traffic, excluding cyclists and public transport, and incorporate 
appropriate traffic calming measures;

• Provide adequate amenity and privacy for each dwelling, and minimise the 
impact of the proposal upon the occupants of existing nearby and adjacent 
properties;

• Provide adequate areas of safe, accessible and attractive open space in 
accordance with policy R2;

• Provide all services underground;

• Have well designed means of enclosure;

• Take into account the need to retain existing features of interest within the site 
including trees and hedgerows;

• Be appropriate in scale, form, density and materials to the character of its 
surroundings; 

• Have regard to the principles of energy conservation set out in policy U14;

• Have regard to policies Q1 and Q2; and

• Make the most efficient use of the land.

2.42 Policy Q15 – Art in design encourages the provision of artistic elements in the 
design and layout of development.

Utilities and Infrastructure

2.43 Policy U5 – Pollution prevention seeks to avoid unacceptable adverse impact 
upon; the quality of the local environment and the amenity of nearby and 
adjoining land.

2.44 Policy U8a – Disposal of foul water requires developments to provide 
satisfactory arrangements for disposing foul and surface water discharges. 

2.45 Policy U9 – Watercourses states that developments which may directly affect 
watercourses will only be permitted where they do not result in increasing 
flood risk elsewhere, do not result in the pollution of the watercourse, do not 
adversely affect nature conservation interests and do not adversely affect the 
visual appearance of the landscape. 

2.46 Policy U10 – Natural flood plains further notes that proposals for development 
in flood plains will not be permitted if they impede the flow of water or increase 
the risk of flooding elsewhere. 

2.47 Policy U11 – Development on contaminated land states that development 
of sites which are known to be, or suspected of being contaminated will only 
be permitted provided that the nature and extent of contamination of first 
established, the development will not add to the level of contamination and 
proposals include remedial measures which addresses actual or potential 
hazards identified. 

2.48 Policy U13 – Development on unstable land states that development on 
unstable land will only be permitted if it is so proved that there is no risk to the 
development or its intended occupiers or users or that satisfactory remedial 
measures can be undertaken.

2.49 Policy U14 – Energy conservation seeks to encourage energy efficient materials 
and construction techniques.
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3.0 Other Material Considerations

Interim Policy on Student Accommodation 2016

3.1 The interim student policy was agreed by full Council in April 2016.  It sets out 
that proposals for new, extensions to, or conversions to, Purpose Built Student 
Accommodation, will be required to demonstrate that:

• There is a need for additional student accommodation

• It would not result in an significant negative impact on retail, employment, 
leisure, tourism of housing use;

• Consultation with the relevant education provider. 

3.2 Whilst the interim policy will not hold the same weight as a policy which has 
been examined by a planning inspector, it will hold some weight as a Council 
approved policy and will be referenced as a material consideration.

Assessing Development Proposals in County Durham (March 2016)

3.3 The above document sets out the Council’s policy position and how development 
proposals will be assessed until material weight can be attached to an emerging 
plan.

3.4 Overall, the ‘saved’ Policies of the current Local Plans are the starting point 
for assessing development proposals and must be considered in terms of 
consistency with the NPPF.  Any ‘saved’ housing supply policies are out of date.  
This includes ‘Saved’ settlement boundary policies as most are based on old 
housing figures.  Policies for the protection of the countryside or general policies 
(i.e. urban sprawl) can be given some weight because whilst they constitute 
housing supply policies they also serve other purposes.

3.5 The previous version of the emerging County Durham Plan is no longer material 
to decision making.  

Durham City Conservation Area Appraisal Draft 2015

3.6 Durham City was designated as a Conservation Area in 1968. The boundary 
has since been enlarged to incorporate a larger section of the City Centre. In 
addition to the Conservation Area, Durham Castle and Cathedral were, in 1986, 
designated as a World Heritage Site. 

3.7 The Conservation Area Appraisal defines the unique characteristics of 
the historic City Centre and also identifies negative aspects, threats and 
opportunities. One of the key features of the character of Durham City is its 
existing subdivision into separate and distinctive parts which have developed 
alongside each other over time. These are reflected into the 5 character areas; 
the Peninsula, Framwelgate, Crossgate/Allergate, Elevt and Gilesgate.

Durham City Regeneration Masterplan (2014)

3.8 The regeneration body of Durham City Vision, which now acts as an advisory 
group to the County Durham Economic Partnership, were tasked with drawing 
up a Durham City Centre Masterplan which was then published in 2007 and 
approved in March 2014. The document is intended as a briefing document 
to outline the strategic context for the development of the City and to guide 
investment.

3.9 The Masterplan acknowledges that the economic base of the City is dominated 
by the University.  There is a section within the Masterplan dedicated to the 
University which is described as providing world-class education and significant 
investment in the City.  One of the key drivers of the Masterplan is:

• ‘Facilitating the growth aspirations of Durham University whilst fostering 
innovative partnerships between spin-off business’.

3.10 Elvet Waterside (particularly the former Baths building) is identified as a 
regeneration site.

Durham Tourism Management Plan 2012-2016

3.11 The document notes that the visitor economy is worth over £659m to County 
Durham.  The vision for County Durham states (Page 3):

“County Durham will offer a visitor experience that matches its outstanding natural 
landscapes and internationally famous built heritage. The visitor economy 
will support long term social, economic and environmental sustainability right 
across the county and be recognised by the county’s residents as important to 
the quality of their lives.”

3.12 Durham City is an important visitor attraction and the management plan sets 
out a number of priorities such as promoting the evening economy, public realm 
and connectivity.  Durham University is a major cultural force, with a diverse 
community of international students.  The University and its students and 
visitors play a significant part in supporting tourism and culture in Durham.  For 
example, significant investment has been made to Palace Green Library, which 
provides three world-class exhibition spaces and the new visitor centre for 
the World Heritage Site.  Other investments include the University’s Oriental 
Museum.

Durham Strategic Housing Land Availability Assessment (SHLAA) 2013

3.13 The 2013 SHLAA identifies that the Council has a 5.15 year housing land supply 
however also states that there has been persistent under performance against 
housing requirements. The Council are currently in the process of updating their 
SHLAA following a consultation between June and August 2016 to determine 
their five year housing land supply. 

3.14 There is an imbalance of housing sites across the County’s delivery areas.  For 
example the Central Delivery Area (where the Site is located) has a major deficit 
in deliverable housing sites.  

Higher Education White Paper 2016 and Emerging Higher Education Bill

3.15 In May 2016, the Government produced its Higher Education White Paper. It sets 
out the importance of universities as ranking among the ‘most valuable national 
assets, underpinning both a strong economy and a flourishing society’. The paper 
refers to universities as ‘powerhouses of intellectual and social capital’ which 
‘create the knowledge, capability and expertise that drive competitiveness and 
nurture the values that sustain our open democracy’

3.16 The government recognises that graduates are central to our prosperity 
and therefore the White Paper, along with the emerging Higher Education 
and Research Bill seeks to introduce new legislation to give more people the 
opportunity to access high-quality university education and boost opportunities 
for all. 
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4.0 Emerging Policy

4.1 Durham County Council are currently working on their new Local Plan, the 
County Durham Plan, which will set out the new development planned for the 
county and policies for determining planning applications. The County Durham 
Plan has currently undergone the Issues and Options stage which also involved 
a call for sites. It is expected that the plan will be adopted in 2018. 

4.2 Durham University has liaised regularly and closely with members and officers 
at Durham County throughout the preparation of this Masterplan to ensure that 
it is consistent both with the NPPF and the new local plan (see A1 Consultation 
section)

A3 | Planning Policy Review
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A4 | Super Route

Zonal Masterplan Proposals

This Appendix contains work prepared for a presentation given to the University 
on August 18th 2016. The presentation has been subsequently adjusted to reflect 
discussion at that meeting. 

The purpose and principles of ‘Super Route’ are set out in Section 5.8 of the main 
report. 

The material shown in this appendix supports the feasibility of the route by 
investigating further the Alignment on detailed sections. These are then illustrated by 
detailed plans, photographs, sketch sections and illustrations. 

Construction of ‘Super Route’ can be achieved entirely on University owned land 
south of the Church Road/Stockton Road junction with the exception of crossing 
points on South Road. These crossings are vital to the users of ‘Super Route’ who 
will invariably have journeys that straddle South Road. Three crossing points are 
envisaged.

The first at the junction of the Mount Oswald access road is already constructed 
as a signalised crossing which will become operational once the Mount Oswald 
development comes on line.

The second will be part of the new signalised junction of Hollingside Road and South 
Road where this junction effectively becomes the second point of vehicular access for 
Upper and Lower Mountjoy sites. The existing crossing just north of the Elvet Hill Road 
and South Road junction would be removed.

The third signalised crossing would connect Lower Mountjoy and the new St Mary’s 
Field development. This would replace the existing crossing some 100m to the south. 

The Church Street/Stockton Road junction is already a significant issue for safe and 
convenient pedestrian crossing of this busy junction. This situation will inevitably 
worsen with development proposed in this master plan and significantly increased 
pedestrian movements. One solution under consideration is an ‘All Red’ crossing 
where pedestrians move freely across the junctions while all traffic is stopped. 

Proposals for Church Street currently envisage a strategy of widening footways on 
the west side of the road through a combination of removal of on carriageway parking 
and limited localised carriageway narrowing. However even this would not allow 
widening of footways at the south and north ends of the street. In fact the Church 
Street/Hallgarth Street/New Elvet junction poses significant issues because of the 
bottleneck caused by the closeness of the two opposite frontages of properties at 
the north end of Church Street. The preferred solution here would be a repositioning 
of the junction stop lines so that the narrow section is effectively operated as an 
alternating one-way system. In theory this would allow the footway to be widened. 

Initial discussion have been held with Durham County Council Highways in preparing 
these proposals, however, all proposals that affect either traffic movements or the 
highway would of course need further discussion and agreement with Durham County 
Council Highways. 
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A4 | Super Route - Part 2
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existing path



19Durham University Masterplan  |  

A4 | Super Route - Part 3
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7739 St Mary’s Field



21Durham University Masterplan  |  

A4 | Super Route - Part 4
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A4 | Super Route - Part 5

South Road + Church Street Super Route
Super Route - part 5

illustration 5

photo E

South Road + Church Street Super Route
Super Route - part 5

illustration 5

photo E

South Road + Church Street Super Route
Super Route - part 5

Illustration 6

photo F

South Road + Church Street Super Route
Super Route - part 5

Illustration 6

photo F

Photo E

Photo F

Illustration 5

Illustration 6



|  Durham University Masterplan24

South Road + Church Street Super Route
Super Route - Part 6

A4 | Super Route - Part 6

South Road + Church Street Super Route
Super Route – part 6

7766 Church Street / New Elvet junction – intense carriageway issues7755 Church Street / New Elvet junction - intense carriageway issues



25Durham University Masterplan  |  

A4 | Super Route - Part 6
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77587757 New Elvet – Super Route incorporated into Zonal Master plan 
proposals including new civic space

7757 New Elvet - Super Route incorporated into Zonal Master Plan proposals including new 
civic space

7758 New Elvet and “blank” elevation of current academic buildings
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8136 Territorial Lane



|  Durham University Masterplan28

Stockton Road / Church Street - Existing

A5 | Transport



29Durham University Masterplan  |  

A5 | Transport

Introduction

In order to deliver The Durham University Masterplan, new University-wide travel 
initiatives will need to be developed in addition to the work the University is already 
doing to create a more sustainable travel environment.  Some of the initiatives outlined 
below are relatively simple to achieve.  Others, particularly those associated with land 
use, are more challenging.  However, the suggestions below are seen as providing an 
initial list from which the University can select the most appropriate measures.  

Masterplan Impact

The following initiatives support and have been developed with reference to  the 
existing University ‘Sustainable Travel Plan 2014-2020’(STP).  

STP Aims

Durham University commits to:
1. Reduce the carbon emissions arising from all transport connected to Durham 

University: journeys to work, business travel, supply chain delivery.
2. Actively promote and encourage all forms of sustainable travel.
3. Discourage unnecessary travel through the implementation and promotion of 

alternatives.
4. Co-operate with key stakeholders and the wider community to further these aims.

STP Objectives
a) To reduce the proportion of single-occupancy car journeys to the University.
b)  To increase the use of public transport as a means of travel to the University.
c)   To increase the proportion of staff and students who regularly cycle or walk 

to the University.
d)  To increase the use of low or zero-carbon vehicles as a means of travel to the 

University.
e)  To reduce the proportion of single-occupancy car journeys between Durham 

and Queen’s Campus, Stockton.
f)   To reduce the University’s business travel carbon emissions by reducing the 

number of domestic and international flights taken by University staff.
g)   To ensure that low or zero-carbon vehicles are the default choice for the 

University’s fleet.
h)  To reduce the number of staff driving between local University sites.
i)  To reduce the number of goods deliveries to the University.
j)   To encourage visitors to travel to the University using sustainable travel 

options.

Durham University is committed to reducing its environmental impact and to this effect 
the STP is closely linked to phase two of the University’s Carbon Management Plan 
(CMP2). One of the seven projects within CMP2 includes the reduction of Business 
Travel; therefore a key target of this STP is to encourage staff to change their travel 
behaviour and introduce measures which will enable sustainable travel and assist the 
University in reaching its targets.

The site planning of the Masterplan has been undertaken to make sure that the future 
development of the University is done in a way that is aligned with the aims and 
objectives of the existing STP whilst seeking to enable new opportunities to enhance 
the STP further by introducing new ways in which the sustainable goals of the STP 
can be achieved.  The Masterplan proposes potential solutions to ‘old’ issues through 
the location of land uses and understanding the relationships between them and 
contributed to the strategic implementation of the STP as set out in its Action Plan.

Potential Solutions to STP aims and objectives 

City-wide and General Masterplan Initiatives

Creation of ‘Super Routes’

Given the high pedestrian flows when students are walking between University 
buildings using local networks of paths, there is a need to liaise with the Council to seek 
ways in which the pedestrian environment can be improved.  One way is to consider the 
implementation of ‘super routes’ through the City where such demand is recognised.

‘Super routes’ could provide wider pedestrian footpaths where this is possible as well 
as reconfigured junction layouts and pedestrian crossings.  It is recognised that at 
times pedestrian ‘hot spots’ create pedestrian congestion and associated safety issues.  
Where this occurs, the priority of the user needs to be recognised i.e. sometimes the 
needs of pedestrians should take precedence over vehicles.  Where this occurs, extra 
delay to vehicles could provide pedestrians with additional protection and provision.  
Therefore, where this occurs ‘traditional’ assessment of junctions / networks that relies 
on minimising vehicle delays needs to change and be more favourable to pedestrians.

As part of the current Masterplan, one such route has been identified running north-
south between the Hill Colleges in the south and the City Centre in the north.  The route 
will provide increased pedestrian provision along South Road, Church Street and New 
Elvet. Initial discussions with DCC highways were favourably received and supported 
in principle.

The improvements will consist of new junctions with pedestrian stages, raised 
pedestrian crossings, new wide footpaths, improved footpaths and reconfiguration of 
junctions (see appendix A4)

One such junction is Stockton Road / Church Street.  It is proposed that pedestrian 
improvements are made from near the Park & Ride site on South Road in the south to 
the Elvet Riverside area on New Elvet in the north.

There are several options for the improvements, all of which would be subject to a 
detailed feasibility study.  One such improvement is illustrated below.

The idea on Church Street that has been discussed with DCC Highways is to reduce the 
overall size of the road space in order to make it easier to cross for pedestrians.  With 
on-street parking removed from Church Street there is an opportunity to widen the 
footpath on Church Street (illustration shows widening on the western side although 
this could happen on the eastern side.  The signals would be retimed in order to 
facilitate an all-green pedestrian stage allowing them to cross the junction diagonally.
(See option 1 opposite)

Options include crossing Stockton Road then Church Street in 2 stages or using the 
other sides of the junction and crossing South Road then Quarry Heads Lane (See option 
2 opposite).  The final choice will be derived working alongside the Council and subject 
to feasibility study.

Monitoring

The University already conduct student and staff surveys on an annual basis and these 
are used to gather information to enable alternative initiatives to be developed.  By 
regularly reviewing the questions being asked, the University will be better able to plan 
for future developments. 

Detailed analysis of inter-departmental travel during the day

Inter-departmental travel creates trips during the day.  Without adequate alternatives, 
staff will drive.  Additional detailed analysis of inter-departmental trips (through more 
detailed questioning and analysis) will help determine Origin / Destination demands 
during a typical day so that potential demand and routing for University shuttle bus 
service on the introduction of pool cars can be determined.  The University has plans to 
monitor some departments regarding inter-site travel and it may be advantageous to 
expand this study to include more/all sites.  

Technology

Develop a Smartphone Journey Planning App for Sustainable Travel

Advances in technology and the affordability of smartphones have made them a quick 
and easy way to access information and transport options. Durham University is in the 
process of developing its own App and Travel information relating to bus routes and 
timetables are to be included in due course.  Links will be included to the Arriva App 
and the Go North East App.  

Any developed app could be improved further if the following are considered:

•	 Walking routes;
•	 Cycle routes and location of cycle parking;
•	 Local bus stop locations;
•	 Local bus timetable, routing and real-time bus information;
•	 University shuttle buses (including same information as above);
•	 Rail;
•	 Cost of journeys;
•	 Time of journeys;
•	 Parking for visitors (location, cost);
•	 Potential for integrated ticketing within the app.

How such a system could be applied within Durham University needs to be investigated.  
For example, there may be a separate function for staff, students and visitors.

Land Use

Locate students adjacent to / close to their main place of study

This already occurs to a large extent.  However, if this could be more rigorously applied 
it could minimise likely trip lengths. The potential for this could be tested through the 
survey process.

Park & Ride

University uses Park & Ride with dedicated Shuttle buses 

Discussions should be held to seek opportunities for any spare parking capacity at Park 
& Ride sites (or the creation of new spaces) to be used specifically for University use.  
These could then be serviced by University provided shuttle buses that go to University 
buildings. This would require negotiation with Durham County Council to ensure the 
service agreements with the exiting bus service providers are  not compromised. 
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A5 | Transport

Method of Working

Existing Sustainable Travel Plan

The existing plan courages methods of working that reduce or negate the need to 
travel. Where travel is necessary the most sustainable option should be promoted. 

The existing STP suggests the following opportunities are available with respect to 
methods of working.

•	 Agree working practices to allow more flexible working and working from home 
where appropriate 

•	 Agree working practices with Senior Management that allow time for walking 
between sites

•	 Develop a staff travel business policy to encourage sustainable travel options

Revise University Travel Expenses Policy

The University does have a travel expense policy whereby staff can claim travel 
expenses for business travel for external meetings or travel between Durham City and 
Queen’s Campus, Stockton.  Staff are not able to claim expenses for travel between 
local University sites.  This is to deter inter-department travel.  The proposal in the STP 
is to introduce business mileage for those who cycle or travel as a car share passenger 
thus assisting with the reduction of staff commuting to work by car. The new University 
policy on travel expenses should be reviewed regularly.

Walking

The existing STP aims to encourage walking in the following ways.

•	 Install wayfinding signage to identify key footpaths
•	 Develop walking routes on the website 

Introduce ‘legible cities’ style pedestrian signage

Directional signs are good however a more extensive and engaging signing system 
providing more information and maps such as  ‘legible city’ signs could be considered.  
This system allows people to see the environment they are in and navigate by 
understanding their surroundings.  They could provide information on University 
Buildings as well as being useful for all visitors to Durham.

Introduce ‘pedometer challenge’ for daily trips

In order to encourage walking, a pedometer challenge could be set up.  It may not be 
the amount of steps, as some people may walk a lot during the course of their typical 
day already, but perhaps more related to the percentage change. The University can 
decide the best approach. The University is about to launch a 10k step challenge and if 
successful will be offered on an annual basis. 

Discounted waterproof clothing and protective equipment

Normally reserved for cyclists, consideration could be given to extending the schedule 
to cover walking equipment.  This would have to be linked to a form of commitment to 
prevent it being misused.  The University has a staff benefits scheme and also seeks 
discounts from local stores and facilities. Currently staff may receive a 15% discount at 
a local outdoor walking shop.

Cycling

The existing STP has some initiatives for cycling and the University is working with 
Durham County Council on their cycling strategy.  The cycling proposals could be 
further enhanced by considering the following.

Support facilities

All new buildings are subject to a BREEAM assessment which includes facilities to 
support sustainable travel, including shower and locker facilities which can also be 
used by pedestrians.  

Cycle to Work Scheme

The section on electric vehicles in the STP describes the feasibility of the introduction 
of a salary sacrifice scheme for purchasing electric vehicles.  A cycle scheme has been 
in existence at the University since 2009 which as seen over 300 staff purchase a bike 
through the scheme.

Pool Bikes

The STP mentions the possibility of having electric vehicle pool cars and bikes for short 
journeys.  Although an electric bike is a great initiative, such an initiative  could start 
with normal bikes (or a mix) that are more readily available and more cost effective.

Car Sharing

The existing STP has a series of actions relating to car sharing.

•	 Promote schemes to enable car sharing 
•	 Further development of the University’s on-line car sharing scheme to allow staff 

and students access to individual portals 
•	 Introduce car share parking bays 
•	 Introduce business mileage for car sharing as a passenger

To support this initiative, car sharing parking spaces could be located close to the 
building so that they provide an advantage over normal parking spaces.

Public Transport

Shuttle Service Delivery

Staff and students currently benefit from discounts on Arriva bus services both within 
Durham City and just beyond in the Durham City Zone. The existing STP highlights the 
benefits of the inter-campus bus service and expanding this to include a shuttle bus 
service around Durham City Estate. The quality of a shuttle bus service needs further 
investigation (e.g routing, bus stop locations, branding, performance indicators and 
on-board Wi-Fi), with the aim of delivering high quality service that people will want to 
use. A shuttle bus service between buildings could also be free at point of use or smart 
ticketing could be considered to reduce boarding times. 

RTPI in building lobbies

With the introduction of real-time bus information (for both local and University 
services), the University could consider the introduction of real-time passenger 
information screens in the lobbies of all major buildings, allowing passengers to wait in 

the warm and dry before they have to leave for their bus.  However, the introduction of 
a smartphone app as described earlier might negate the need for this.

Staff bus passes 

For those members of staff without bus passes, the University could consider the 
introduction of loanable bus passes available at the reception of each building which 
could be signed out / in as necessary by staff to encourage them to use the bus between 
buildings.

Smartcard bus payment

Arriva already uses its m-ticket app to purchase bus tickets online.  If staff / students 
are provided with discounted travel they could be able to purchase it through the app.  
This could form part of integrated ticketing within a Smartphone journey planning app 
suggested earlier.

Parking

The STP states that a University parking management plan will be introduced. Any 
emerging development proposals will need to respond to this.
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A5 | Transport

Servicing Strategy 

The STP notes that the University is committed to further development of the existing 
delivery strategy with the procurement department and working with current 
suppliers to reduce the number of deliveries.

An area that could be usefully reviewed is the development and implementation of 
a Servicing & Delivery Plan. This looks holistically at all sites and the way they are 
serviced to provide a more efficient and sustainable approach. The University could 
benefit from a formalised and coordinated approach to servicing across all University 
sites through managed timeslots for each delivery.  This means peak times such as 
morning and evening commutes when local roads are at their busiest and people are 
arriving/leaving work, as well as other busy student times such as lunchtimes, could 
be avoided. 

Site Specific Transport Initiatives
Initiative Site

1 2 3 4 5 6 7
Highways

Discuss with DCC possibility of creating a gateway feature where 30mph starts and implement some form of speed 

enforcement to keep vehicle speeds at appropriate levels for the environment along South Road
X X X

Provide clear and dedicated routes to separate trucks from general traffic / students X X
Improve Church Street / Stockton Road junction to provide more pedestrian priority / facilities (see picture) X
Potential for new junction to proposed teaching centre on western side of South Road creating either a signalised 
crossroads or a roundabout.  Signals could include pedestrian facilities.  X

Manual for Streets suggests roads with a 30mph speed limit should not have junctions closer than 35m.  This is to be 

confirmed with DCC
X

Remove on-street parking on Green Lane to improve vehicle access and pedestrian environment X
Public Transport

Include on a Shuttle Bus service with a stop close to buildings X X X X X X X
Parking

Consider the introduction of Pay & Display charging X X X X X X
Introduce associated on-street restrictions X X X X X X X
Ensure adequate coach parking for sports occasions X X
Consider the introduction of a parking permit system that takes into account travel distance to the University X X X X X X

Pedestrians
Improve pedestrian linkage across South Road – investigate possibility of a raised pedestrian crossing (assists 
pedestrians and helps keep vehicle speeds lower) X X
Create additional shared footpaths / cycleways parallel to South Road within the University’s land thereby providing a 
high-quality environment X X
Improve pedestrian links between Upper and Lower Mountjoy  X X
Improve pedestrian links between Leazes Road, Elvet Waterside and Elvet Riverside X X
Improve pedestrian links between Green Lane & Hollow Drift and Maiden Castle X X
Improve pedestrian links along the A177  by improving connectivity to southern side of A177 X

KEY
Site Description
1 Lower Mountjoy
2 Upper Mountjoy
3 Leaves Road & Elvet Waterside
4 Elvet Riverside
5	 Green	Lane	&	Hollow	Drift
6 Maiden Castle
7  Hill Collages



|  Durham University Masterplan32

A6 | Flood Risk and Mitigation for Zonal Masterplan 

Background and Legislation

The National Planning Policy Framework (NPPF) sets out the Government’s planning 
policies for England and how these should be applied. It sets out the Government’s 
requirements for the planning system only to the extent that it is relevant, proportionate 
and necessary to do so. It provides a framework within which local people and their 
accountable Councils can produce their own distinctive local and neighbourhood plans, 
which reflect the needs and priorities of their communities. This framework includes 
guidance on how developers can meet the challenge of climate change, flooding and 
coastal change.

When new development is brought forward in areas which are vulnerable, care should 
be taken to ensure that risks can be managed through suitable adaptation measures, 
including through the planning of green infrastructure.

Inappropriate development in areas at risk of flooding should be avoided by directing 
development away from areas at highest risk, but where development is necessary, 
making it safe without increasing flood risk elsewhere. 

Flood risk zones are defined based on annual probability, and are described below:

Flood Zone Definition

Zone 1 
Low 
Probability

Land having a less than 1 in 1,000 annual probability of river or sea 
flooding. 
(Shown as ‘clear’ on the Flood Map – all land outside Zones 2 and 3)

Zone 2 
Medium 
Probability

Land having between a 1 in 100 and 1 in 1,000 annual probability of 
river flooding; or 
Land having between a 1 in 200 and 1 in 1,000 annual probability of 
sea flooding. 
(Land shown in light blue on the Flood Map)

Zone 3a 
High 
Probability

Land having a 1 in 100 or greater annual probability of river 
flooding; or 
Land having a 1 in 200 or greater annual probability of sea flooding. 
(Land shown in dark blue on the Flood Map)

Zone 3b 
The Functional 
Floodplain

This zone comprises land where water has to flow or be stored in 
times of flood. 
Local planning authorities should identify in their Strategic Flood 
Risk Assessments areas of functional floodplain and its boundaries 
accordingly, in agreement with the Environment Agency. 
(Not separately distinguished from Zone 3a on the Flood Map)

Note: The Flood Zones shown on the Environment Agency’s Flood Map for Planning 
(Rivers and Sea) do not take account of the possible impacts of climate change and 
consequent changes in the future probability of flooding.

NPPF Table 1: Flood Zones

Local Plans should apply a sequential, risk-based approach to the location of 
development to avoid where possible flood risk to people and property and manage 
any residual risk, taking account of the impacts of climate change.

•	 safeguarding land from development that is required for current and future 
flood management; 

•	 using opportunities offered by new development to reduce the causes and 
impacts of flooding; and 

•	 where climate change is expected to increase flood risk so that some existing 
development may not be sustainable in the long-term, seeking opportunities 
to facilitate the relocation of development, including housing, to more 
sustainable locations. 

The aim of the Sequential Test is to steer new development to areas with the lowest 
probability of flooding. Development should not be allocated or permitted if there are 
reasonably available sites appropriate for the proposed development in areas with a 
lower probability of flooding. The Strategic Flood Risk Assessment will provide the 
basis for applying this test. A sequential approach should be used in areas known to be 
at risk from any form of flooding. 

NPPF Diagram 2: Application of the Sequential Test for Local Plan preparation

If, following application of the Sequential Test, it is not possible, consistent with wider 
sustainability objectives, for the development to be located in zones with a lower 
probability of flooding, the Exception Test can be applied if appropriate. For the 
Exception Test to be passed: 

•	 it must be demonstrated that the development provides wider sustainability 
benefits to the community that outweigh flood risk, informed by a Strategic 
Flood Risk Assessment where one has been prepared; and 

•	 a site-specific flood risk assessment must demonstrate that the development 
will be safe for its lifetime taking account of the vulnerability of its users, 
without increasing flood risk elsewhere, and, where possible, will reduce 
flood risk overall. 

NPPF Diagram 3: Application of the Exception Test for Local Plan preparation

Both elements of the test will have to be passed for development to be allocated or 
permitted. 

When determining planning applications, local planning authorities should ensure flood 
risk is not increased elsewhere and only consider development appropriate in areas at 
risk of flooding where, informed by a site-specific flood risk assessment following the 
Sequential Test, and if required the Exception Test, it can be demonstrated that: 

•	 within the site, the most vulnerable development is located in areas of lowest 
flood risk unless there are overriding reasons to prefer a different location; 
and 

•	 development is appropriately flood resilient and resistant, including safe 
access and escape routes where required, and that any residual risk can be 
safely managed, including by emergency planning; and it gives priority to the 
use of sustainable drainage systems.

A site-specific flood risk assessment is required for proposals of 1 hectare or greater 
in Flood Zone 1; all proposals for new development (including minor development 
and change of use) in Flood Zones 2 and 3, or in an area within Flood Zone 1 which 
has critical drainage problems (as notified to the local planning authority by the 
Environment Agency); and where proposed development or a change of use to a more 
vulnerable class may be subject to other sources of flooding. 
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Table 2: Flood Risk Vulnerability Classification

Essential Infrastructure
•	 Essential transport infrastructure (including mass evacuation routes) which has 

to cross the area at risk.
•	 Essential utility infrastructure which has to be located in a flood risk area for 

operational reasons, including electricity generating power stations and grid and 
primary substations; and water treatment works that need to remain operational 
in times of flood.

•	 Wind turbines.

Highly Vulnerable
•	 Police and ambulance stations; fire stations and command centres; 

telecommunications installations required to be operational during flooding.
•	 Emergency dispersal points.
•	 Basement dwellings.
•	 Caravans, mobile homes and park homes intended for permanent residential use.
•	 Installations requiring hazardous substances consent. (Where there is a 

demonstrable need to locate such installations for bulk storage of materials with 
port or other similar facilities, or such installations with energy infrastructure 
or carbon capture and storage installations, that require coastal or water-side 
locations, or need to be located in other high flood risk areas, in these instances 
the facilities should be classified as ‘Essential Infrastructure’).

More Vulnerable 
•	 Hospitals
•	 Residential institutions such as residential care homes, children’s homes, social 

services homes, prisons and hostels.
•	 Buildings used for dwelling houses, student halls of residence, drinking 

establishments, nightclubs and hotels.
•	 Non–residential uses for health services, nurseries and educational 

establishments.
•	 Landfill* and sites used for waste management facilities for hazardous waste.
•	 Sites used for holiday or short-let caravans and camping, subject to a specific 

warning and evacuation plan.

Less Vulnerable
•	 Police, ambulance and fire stations which are not required to be operational 

during flooding.
•	 Buildings used for shops; financial, professional and other services; restaurants, 

cafes and hot food takeaways; offices; general industry, storage and distribution; 
non-residential institutions not included in the ‘More Vulnerable’ class; and 
assembly and leisure.

•	 Land and buildings used for agriculture and forestry.
•	 Waste treatment (except landfill* and hazardous waste facilities).
•	 Minerals working and processing (except for sand and gravel working).
•	 Water treatment works which do not need to remain operational during times of 

flood.
•	 Sewage treatment works, if adequate measures to control pollution and manage 

sewage during flooding events are in place.

Water-Compatible Development
•	 Flood control infrastructure.
•	 Water transmission infrastructure and pumping stations.
•	 Sewage transmission infrastructure and pumping stations.
•	 Sand and gravel working.
•	 Docks, marinas and wharves.
•	 Navigation facilities.
•	 Ministry of Defence defence installations.
•	 Ship building, repairing and dismantling, dockside fish processing and 

refrigeration and compatible activities requiring a waterside location.
•	 Water-based recreation (excluding sleeping accommodation).
•	 Lifeguard and coastguard stations.
•	 Amenity open space, nature conservation and biodiversity, outdoor sports and 

recreation and essential facilities such as changing rooms.
•	 Essential ancillary sleeping or residential accommodation for staff required by 

uses in this category, subject to a specific warning and evacuation plan.

* Landfill is as defined in Schedule 10 to the Environmental Permitting (England and 
Wales) Regulations 2010.

Table 3: Flood risk vulnerability and flood zone ‘compatibility’

Notes to table 3:

•	 This table does not show the application of the Sequential Test which should 
be applied first to guide development to Flood Zone 1, then Zone 2, and then 
Zone 3; nor does it reflect the need to avoid flood risk from sources other 
than rivers and the sea;

•	 The Sequential and Exception Tests do not need to be applied to minor 
developments and changes of use, except for a change of use to a caravan, 
camping or chalet site, or to a mobile home or park home site;

•	 Some developments may contain different elements of vulnerability and the 
highest vulnerability category should be used, unless the development is 
considered in its component parts.

† In Flood Zone 3a essential infrastructure should be designed and constructed to 
remain operational and safe in times of flood.

* In Flood Zone 3b (functional floodplain) essential infrastructure that has to be there 
and has passed the Exception Test, and water-compatible uses, should be designed and 
constructed to:

•	 remain operational and safe for users in times of flood;
•	 result in no net loss of floodplain storage;
•	 not impede water flows and not increase flood risk elsewhere.

A6 | Flood Risk and Mitigation for Zonal Masterplan 
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Building Regulations Part H 2002 Edition incorporating 2010 amendments 

Surface water disposal should be in accordance with the drainage hierarchy in Building 
Regulations Part H 2002 Edition incorporating 2010 amendments.  This hierarchy is 
briefly described below:

Step 1 - Disposal on Site

Disposal via infiltration SuDS (Sustainable Drainage Systems) methods should be 
considered as the first option.  SuDS methods include water infiltration systems such 
as soakaways, basins and filter strips, together with swales, pervious pavements, 
detention basins, ponds and other wetland solutions.  The SuDS Manual (CIRIA C753)() 
provides descriptions of the various methods.

Disposal via soakaway is reliant on the permeability of the ground materials present 
within the site. The application of soakaways is also dependant on proximity to utilities, 
existing and proposed buildings and whether there are contaminants / made ground 
within the area.

Step 2 - Disposal to a Watercourse

Disposal direct to the watercourse reduces the impact on the public sewer network. 
However, this may not be viable for some sites due to proximity of a watercourse to the 
proposed developments.

Step 3 - Disposal to a Public Sewer

It is envisaged that most sites currently discharge to public sewer, although those 
adjacent to the River Wear may have dedicated outfalls. 

Disposal to the public sewer system will be required for a number of development 
sites. Restrictions on discharge are to be expected. The magnitude of the restriction 
will depend on the existing condition of the site and the proposed development.

Sustainable drainage systems are described in Table 1.1 of the SuDS Manual (CIRIA 
C753) and could include:

•	 Rainwater harvesting systems
•	 Green roofs
•	 Infiltration systems (soakaways etc)
•	 Proprietary treatment systems (petrol interceptors etc)
•	 Filter strips & filter drains
•	 Swales
•	 Bioretention systems
•	 Trees
•	 Pervious pavements
•	 Attenuation tanks
•	 Detention basins
•	 Ponds and wetlands 

Durham University has had an initial consultation meeting with the Environmental  
Agency (see A1 Consultation section) and further discussions will be held as 
individual sites or clusters of sites come forward for development.
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A7 | World Heritage Site Views

Academic
Lower Mountjoy (Inc. St Mary’s Field)

• 24
• 1,4,7,9,10,26*
• Cathedral
• Frankland Farm 

Upper Mountjoy
• Cathedral

Leazes Road West
• 7
• 27
• 10
• 2, 14, 18, 21, 22, 25*
• Cathedral

Elvet Waterside
• 7, 9, 10, 11, 27
• 2, 4, 25*
• Cathedral

Elvet Riverside
• 12, 16, 10, 19, 20, 24, 26 
• 1, 9, 26*
• Cathedral

Residential
Leazes Road East
• As above

Green Lane
• 10
• Cathedral

Mill Hill Lane
• Cathedral

James Barber House
• 19, 24, 26, 18, 21
• Cathedral

St Mary’s Infill
• 4 *
• Cathedral

St Aidans
• Cathedral

Van Mildert
• Cathedral

Mountjoy Farm
• 26
• Cathedral

Howlands
• Cathedral 

Hollingside Lane
• Cathedral

Elvet Hill Car Park
• Cathedral

Sports
Hollow Drift
• 28
• 10*
• Cathedral

Maiden Castle
• 29
• Cathedral

(*Impact to be verified)

The plan highlights the main validated WHS and Conservation Area viewpoints identified 
by Durham County Council and shown in the world heritage site management plan to be 
assessed as part of any Landscape Visual Impact Assessment (LVIA) for development 
in Durham City.  Additional viewpoints may need to be agreed as part of pre-application 
discussions with the LPA on each masterplan key site planning application. Indicative 
key views for each site are noted below.

In addition to consulting with the relevant officers at Durham County Council, DU 
has also held an initial consultation meeting with Historic England (see section A1 
consultation) and further discussions will be held as individual sites or clusters of sites 
come forwards for development.

Notable Viewpoints identified in 
WHS Management Plan

Proposed Extension to WHS

UNESCO World Heritage Site

Data: whc.unesco.org/en/list/370

Possible additional Viewpoints 
to be confirmed
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A8 | Zonal Masterplan - Lower Mountjoy Refurbishment Option

Proposed Development
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A8 | Zonal Masterplan - Lower Mountjoy Refurbishment Options

Vehicular Access

Primary Pedestrian Movement

University Estate

Public / Open Space

Existing University Building

Secondary Pedestrian Movement

Proposed Development

Academic Extension (2,400m2)

Academic Extension (1,200m2)

New Teaching Facility (c. 8,000m²)

Academic Refurbishment (1,350m²)

Academic Refurbishment (4,500m²)4

5

6

7

8

Academic Refurbishment (7,350m²)

New Arrivals Zone

New Academic Facility  (1,000m²)1

2

3

University Frontage

Key

Proposed Development

The proposed masterplan will require the demolition of a number of existing buildings, 
refurbishment of existing buildings and the construction of new academic facilities 
within the site. The overall change in GIA can be summarised as follows:

• Total GIA loss (Demolition)  = 3,800m²

• Total GIA gain (Refurbishment)  = 13,200m²

• Total GIA gain (New Build)  = 12,600m²  

The proposed gross internal floor areas (GIA) are outlined in the adjacent key.




