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Context 
 
1. In line with national planning policy, the Edinburgh and Lothians Structure Plan 2015 

directs the majority of the area’s strategic housing requirements to be met in Edinburgh 
City and the main towns in the Lothians (as identified within the Core Development 
Areas). This allows the vast majority of new development to be focused where 
employment and local services are accessible and infrastructure is most likely to be 
available or provided at reasonable cost, thus promoting sustainable development.  For 
this reason, development outwith the main settlements continues to be restrained. 
However, changes in national policy prompted a review of countryside policy, which has 
been carried out through the preparation of the Midlothian Local Plan (MLP), adopted 
in December 2008. 

 
2. Scottish Planning Policy (SPP) 15 Planning for Rural Development encourages a more 

flexible approach to development in the countryside to allow for rural diversification, 
whilst taking into account the local context of the area. The Structure Plan allows local 
authorities to include such policies within their respective local plans. 

 
3. Planning policy in Midlothian primarily allows for the development of a new house in 

the countryside only where it can be demonstrated that it is required for the 
furtherance of an established countryside activity (refer to MLP polices RP1 and DP1). 
The Housing Groups policy (policy DP1, section 1.2 – refer Appendix B) provides an 
exception to this by permitting, subject to satisfying certain criteria, a new house to be 
built where there is an existing group of at least five houses at the commencement of 
the Local Plan period, ie 23 December 2008. This brings some flexibility to the 
‘development in the countryside’ policy to enable it to accommodate limited growth 
whilst ensuring that any such development is: 

 of an appropriate scale to the locality; 

 causes minimal adverse impact to the landscape and character of the area; and 

 has appropriate access to public transport and/or local facilities.  
 
4. The policy does not apply to housing groups of less than five housing units. Neither does 

it apply where an existing planning permission for one or more new dwellings, if 
implemented, brings the number of dwellings up to five during the Local Plan period. 
Such housing groups will fall to be considered in this context of this or a similar policy in 
the forthcoming Local Development Plan. Further clarification of policy interpretation is 
provided in Appendix A. 

 
Purpose 
 
5. The purpose of this supplementary planning guidance (SPG) is to identify housing 

groups that are considered suitable, in principle, for consideration in the context of the 
Housing Groups policy (Policy DP1, section 1.2) of the Midlothian Local Plan. The 
information contained in this guidance will be a material consideration when 
determining planning applications for development of new houses in the countryside. 
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6. The methodology used for identifying suitable housing groups for the application of this 

policy can be found in Appendix A and the full text of policy DP1, section 1.2 is provided 
in Appendix B.  

 
Potential Development within Housing Groups 
 
7. The maps and related comments contained within this guidance represent the findings 

of the Council’s assessment of potential housing groups for the purposes of this policy. 
The maps identify the properties that comprise the housing group. This guidance does 
not identify specific locations for new houses (see paragraph 10 below). The groups 
have been included on the basis of a desktop study and one or more site visits/visual 
surveys of their potential to comply with policy DP1.  

 
8.  Appendix C (and Map 1) identify those housing groups that are considered in principle 

to meet the requirements of section 1.2 of policy DP1. It includes those housing groups 
which are considered in principle to meet the requirements of section 1.2 of policy DP1, 
except with regard to public transport and/or local services, where proximity to these is 
assessed as marginal. Following consultation, it was agreed that these groups which are 
marginal in terms of accessibility, should be included within the acceptable housing 
groups.  

 
9.  Appendix D presents a table of the housing groups that have been considered but 

assessed as not meeting the requirements of section 1.2 of policy DP1. Any proposals 
that come forward at these locations are likely to be regarded as contrary to one or 
more aspects of section 1.2 of policy DP1 (as specified in the table).  

 
10. As mentioned above, this guidance does not identify specific locations for new houses, 

therefore the suitability of any given proposal will be determined at the planning 
application stage. The following matters will be considered in assessing the acceptability 
of a given proposal. 
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11. This is an enabling policy and there is no imperative for development to take place 

within these housing groups. Early discussions with the Council’s Development 
Management Team are encouraged prior to the submission of an application.  

 
12. It should be noted that, whilst the policy requires that any proposals have acceptable 

site access, water supply and sewerage provision, detailed technical site assessments 
have not been undertaken as part of the work on this SPG. It will be the responsibility of 
the applicant to demonstrate compliance with policy and necessary standards. 
Therefore, while an applicant may identify a plot which would appear to be acceptable 
in principle, it may not necessarily mean that the plot complies with policy DP1 in 
relation to these infrastructure matters and each application will be considered on its 
merits. 

 
Location Issues 
 
13 There are a number of underlying principles within policy DP1, section 1.2 as well as 

policies RP1 Protection of the Countryside, RP9 Protection of River Valleys and RP16 
Regional and Country Parks/DP4 Pentland Hills Regional Park.  These policies set 
particular requirements that must be taken into account when applying the provisions 
of policy DP1.  The following requirements have influenced the selection of housing 
group locations: 

Guidance on Acceptable Plots 

 Gap sites within the group will generally take precedence over other locations 
(typically these are sites with built development on either side). 

 Where no gap sites are present, sites adjoining the group are preferable. Normally, 
a site will be preferred if at least two sides adjoin the boundaries of existing 
properties though, in some cases, a site which adjoins the boundary of only one 
property may be preferable if it relates better visually to the group. 

 All proposals which adjoin a group (rather than being a gap site) should meet the 
following requirements: 
o there is an existing physical or visual feature which provides containment for 

the group and therefore reduces pressure for ribbon development or rural 
sprawl; 

o where such a feature does not exist, there should be potential for such a 
feature to be provided so long as it is in character with the scale and 
appearance of the group. 

 Proposals located in open fields adjoining a group, which have no physical features 
to provide containment will not be acceptable. 

 Proposals located on the opposite side of physical features which form strong 
boundaries for a group (e.g. main roads, burns, substantial tree belts, etc.) will not 
be acceptable. These are specified in the group specific notes. 
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 Avoid the Green Belt 

 Avoid significant loss of prime agricultural land 

 Avoid defined river valley policy area (development can only be permitted if there is 
a specific locational requirement) 

 Avoid the Pentland Hills Regional Park (unless development is compatible with aims 
of the Regional Park) 

 
It is important that prime agricultural land is protected, especially that which forms part 
of a well-defined field.  In identifying a suitable plot within a potential housing group, 
small pockets of land outwith defined field boundaries which have little impact on the 
agricultural productivity of the farm unit may be acceptable. 

 
Sustainable Building Design 
 
14. All proposals are required by policy DP1 to incorporate sustainable building design. 

Houses developed under this policy should meet the ‘Excellent’ standard set out in the 

Building Research Establishment Assessment Method BREEAM rating system. This 

points-based system looks at the impact of the building in its totality and allows for 

developers to exercise choice in how they go about making a sustainable building. 

Certification that this standard has been achieved will require to be demonstrated 

through the planning application process, and to this end the applicant will require to 

engage an independent BREEAM assessor. Further information is available at 

www.Ecohouses.org.  The Council considers that it is important that these new houses 

are designed in such a way as to offset greenhouse gas emissions associated with their 

use, given that they are at relatively remote locations. In addition to meeting the 

BREEAM standard, the Council requires that space heating requirements are met 

primarily from on site zero carbon equipment.  Houses in the countryside have 

potentially greater scope for incorporating sustainable building design compared to new 

houses in urban areas, and advantage should be taken of such opportunities. 

 

Design and Landscape 

 

15 The Housing Groups policy is a significant change to previous practices, and as such it is 

important that it is implemented to achieve high standards of design and landscaping.  It 

would be inappropriate in most instances to permit the development of a new house 

that is unsympathetic in design, materials, proportions, plot size and aspect, to those in 

the existing group.  Policy DP1, section 1.2 specifies that any new house should be of a 

character and scale appropriate to the existing units, and that they should enhance the 

landscape and appearance of the existing group.  However there may be scope for a 

contemporary design of exceptional quality, but this would depend on the location of 

the plot, and its relationship with the rest of the group.  The guiding principle will be the 

need to ‘enhance the appearance of the group’. 
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16 The assessment of the potential groups considered the relevant landscape features.  

The details provided in Appendix C include aerial photos, which clearly show the 

significant woodland and landscaping.  The associated notes provide a guide on what 

areas of landscaping are important, should be retained, and not considered for 

development of new housing unit/s.  Any new unit must respect the landscaping, and in 

less densely wooded areas, the presence of trees may assist with the fit in the landscape 

of a new house.  Consideration should also be given to making provision for further 

landscaping, to ‘enhance the landscape’ as required by DP1, section 1.2 h). 

 

Other Matters 

 

17 Policy DP1 provides for additional new housing within the countryside subject to specific 

constraining factors and limitations, particularly on the number of additional dwellings 

which can be permitted in any particular defined group. This SPG provides information 

to further explain the terms of the policy; it does not qualify or change any part of the 

policy. There may be circumstances where applicants for planning permission consider 

that their proposals, whilst not in compliance with policy DP1 (and thereby not in 

accordance with this SPG) have some particular merit. In such circumstances, it would 

be necessary for the applicant for a particular scheme to submit a reasoned justification 

on planning grounds in support of the application, explaining why the planning authority 

should grant an exception to, and departure from, its adopted planning policy and SPG. 

The Council, as planning authority, could then consider this submission as a material 

consideration in the assessment of the planning application.   Where technical errors 

come to light within the base information for this SPG, and these are accepted by the 

Council, then further consideration will be given to the issue of compliance with the 

Local Plan and this SPG.  

 

18 To ensure standards are maintained, the implementation of this policy will be 

monitored throughout the Local Plan period.  The preparation of the Midlothian Local 

Development Plan will provide an opportunity to review and amend the Council’s 

approach to development of houses in the countryside. 
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APPENDIX A : Methodology 

Stage 1: GIS-based identification of groupings of houses 

A.1 The initial stage of the process was to identify which groupings of buildings in the 

countryside (excluding the Green Belt*) could potentially be regarded as “housing 

groups” for the purposes of this policy. A GIS (Geographic Information System) layer 

was created which identified the outlines of all the buildings located outwith the 

settlement envelopes (and not in the Green Belt) as identified in the adopted 

Midlothian Local Plan. 

A.2 Initial screening involved filtering out agricultural and other non-residential buildings, 

together with single houses and pairs of houses. 

Stage 2: GIS-based filtering of groups to remove those that did not meet the policy criteria 

A.3 The second screening process was to remove those housing groups that clearly did not 

meet the criteria in policy DP1. In particular, compliance with criteria, c), d), h) and i) 

was assessed as well as establishing the presence of 5 or more houses (criterion b) 

(refer to details of Policy DP1, section 1.2 included in Appendix B). 

Number of Existing Housing Units 

A.4 The screening process involved the application of a number of rules: 

 Where current development proposals with planning permission are being 

implemented, only houses that would technically be “complete” by the date of Local 

Plan adoption (December 2008) were included in the total number of housing units 

in the group.  

 Large houses were counted as a single housing unit whether or not they are sub-

divided or have potential for sub-division. Generally large country houses have 

potential to be sub-divided into multiple units.  However such development does not 

generally result in a group of individual houses (but more likely a group of flats) and 

as such cannot be equated to a ‘housing group’ (for the purpose of this policy).  

Furthermore incorporating a single house on adjacent plots would unlikely to be in 

character with the original building. 

 Agricultural and other non-residential buildings were not taken into consideration as 

the policy only applies to groups of 5 houses or more (refer A.1 above).  It was also 

recognised that such buildings may have the potential for conversion to housing, but 

this was similarly discounted as such opportunities can be considered under the 

terms of policy DP1, section 1.3.   

 

*Policy DP1 section 1.2 specifically excludes housing groups in the Green Belt 
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Cohesiveness of Housing Grouping 

A.5 The spatial distribution of existing houses within a locality was an important 

consideration in assessing the suitability of a housing group to accommodate an 

additional unit; policy DP1 section 1.2 requires  housing groups to be ‘identifiable 

groupings’ that are ‘in close proximity’ (refer to the introductory text of the policy as 

well as criterion i). The existing spatial relationship of houses within the group was 

examined, with particular reference to:  

 Existing and potential plot size 

 Effect of man-made and natural landscape features 

 Existing pattern and character of development 

A.6 It is considered that if housing units are separated by too wide a gap, then they fail to 

form a cohesive grouping and adding one or more units to this grouping would run the 

risk of ribbon development or rural sprawl.  For the purposes of this policy, it was 

concluded that a gap of no greater than 150% of the width of existing house plots 

would be used as a general rule when establishing the number of units in the housing 

group.  It should be noted that some groupings do not follow this rule precisely, as 

individual circumstances were taken into account.  Scattered dwellings some distance 

from the core of the group were thereby discounted. 

A.7 Main roads and substantial landscape features within a housing group could reduce 

the cohesiveness of the group and this was also taken into account. 

A.8 By taking such account of the existing pattern of development or layout of housing, the 

scale and form of any new development should achieve best fit with the existing 

character whilst still providing for modern garden space and privacy requirements. 

Accessibility of Housing Grouping 

A.9  Criterion c) of the Housing Groups policy requires that housing groups be located close 

to local services and/or have access to regular public transport. To promote 

sustainable development when allocating strategic housing sites as extensions of 

existing settlements, a distance of 400m to a regular bus service (3 or more buses per 

hour) or 800m to a proposed train station is applied as the required standard. These 

distances are based on Annex B of PAN75 Planning for Transport (August 2005). It is 

recognised that, by the nature of its location, new housing in the countryside cannot 

reasonably be expected to achieve a similar level of accessibility to services. Therefore, 

a distance of 1600m (approximately equal to 1 mile) (the maximum distance specified 

in Annex B of PAN75) to bus services of approximately 1 per hour was applied. For the 

purpose of this part of the assessment the network distance was calculated using 

existing roads and paths as opposed to crow-flying distance. Those housing groups 

located within this area were considered to have met this criterion of the policy. 
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Groups that were located just outwith this boundary, and that met the other criteria of 

the policy, were classified as ‘marginal housing groups’. However, the marginal housing 

groups were subsequently included with the acceptable housing groups for the 

purposes of consultation which did not identify any significant concerns about the 

prospect of development in these marginal locations. These marginal groups have 

therefore been incorporated into the list of acceptable housing groups as given in 

Appendix C. 

A.10 Map 1 shows the location of the acceptable housing groups in relation to those areas 

of rural Midlothian that are within 1600m network distance of a suitable bus route.  

A.11 With regards to local services, the Cousland and Temple areas have access to some 

basic services (such as shops, post-offices or village hall), but do not benefit from a 

suitable bus service. Housing groups in close proximity to these settlements, ie 1600m, 

were also considered to have met this aspect of the policy. 

Character of Grouping and Scope for New Housing Unit/s  

A.12 The final matter that was assessed during this stage was whether a new house located 

in a housing group was likely to be able to achieve a similar character and form as the 

existing houses in that group. This is important to ensure that the groups identified are 

capable of meeting criteria d) and h). For example, constructing a new detached 

dwelling next to a stand-alone converted farm steading may look conspicuous and out 

of character, and as such would be unlikely to meet these criteria.  The suitability of 

potential housing groupings to accommodate additional houses without negative 

impact on their character was assessed by site visit (see Stage 3 below). 

Stage 3: Site visits 

A.13 Officers visited all of the groups to emerge from stage 2, including the housing groups 

with marginal accessibility. The purpose of these visits was twofold. Firstly, to ensure 

that the GIS assessment (desktop study) was accurate and to clarify uncertainties that 

had emerged and, secondly, to determine if the group had any potential plots where 

development might be acceptable. For this latter purpose, the ‘Guidance’ set out in 

paragraph 10 of this SPG was applied.  Where there was considered to be no potential 

acceptable location for a new house, the housing group was discounted.  
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APPENDIX B: Policy DP1 – Development in the Countryside 

Section 1.2: Housing Groups 

1.2 Housing Groups  

Where there are clearly identifiable groupings of 5 or more houses in close proximity, already 

located in the countryside and outwith village envelopes, it may be possible to supplement 

these with a limited number of additional dwellings subject to the following criteria:  

 

a)  the location is outwith the Green Belt;  

b)  the new units are restricted to a maximum of 1 new unit per 5 existing units within the 

Local Plan period;  

c)  the location is close to local services (school, shops) and/or has access to a regular public 

transport service   giving access to such facilities;  

d)  the new units fit in the landscape and are of a character and scale appropriate to the 

existing units;  

e)  the new units are capable of being served by an adequate and appropriate access;  

f)  the new units are capable of being provided with drainage and a public water supply at 

reasonable cost, or an alternative acceptable private water supply,  and avoid unacceptable 

discharge to watercourses;  

g)  the new units incorporate sustainable building design;  

h)  the new units enhance the landscape and appearance of the existing group of buildings; 

and  

i)  the new units will not result in ribbon development and the plot size/width should be 

similar to other units within the group.  

 

Housing groups to which this policy may apply must form a cohesive entity. The new unit 

should generally be located within gaps in the group.  

 

Supplementary planning guidance will be prepared identifying house groups to which this 

section of DP1 should apply.  The success or otherwise of the new policy will be reviewed 

before consideration is given to widening its application in future Local Plans, if appropriate. 
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APPENDIX C: Potential Acceptable Housing Groups 
Acceptable Housing Groups 
Bellmains 
Borthwick 
Braidwood 
Carrington Barns 
Castleton 
Catcune 
Catcune mill 
Cleikeminn 
Cockpen 
Crichton 
Dalhousie Chester Court 
Dalhousie Mains 
Easter Middleton 
Fala Hall 
Fallhills 
Firth Field/ Gardens 
Ford 
Gortonlee 
Harvieston 
Home Farm 
Kippielaw Steading 
Leadburn 
Loanstone 
Meyerling/Mosshouses 
Monteith houses Farm 
Montrose Stables 
Newbattle Home Farm 
Nine Mile Burn East 
Nine Mile Burn West 
Penicuik Estate 
Red Row/Rose Mains 
Rosebery South 
Southfield 
Springfield 
Thornton 
Tynehead 
Upper Dalhousie 
Vineyard Cottages 
Wester Cowden 
Wester Middleton 
Yorkston 
[Note: Houses considered as part of the group are marked as dark grey on the attached 
Ordnance Survey maps; other buildings are shown in light grey 
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Bellsmains 
Location: South-east edge of Gorebridge 

Ordnance Survey Grid reference: NT3460 

 
The group consists of 15 dwellings therefore 3 additional units are potentially permissible. 
 
There is no potential to extend in landward direction as this involves development in open fields with no physical features to provide containment. The thick belt of mature woodland, on the west side of the 
group should be left intact.  Access into the street Bellsmains may be problematic 

 



 

15 

 

Borthwick 
Location: South-west of Gorebridge 

Ordnance Survey Grid reference: NT3659 

 
The group consists of 5 units therefore 1 additional unit is potentially permissible. 
The Gore Water forms a strong physical boundary to the north and east of the group, therefore any proposed dwelling should not be located beyond this. The fields to the south, east and west are very open with 
no physical features to provide containment. This is also true of the field within the group, which should be maintained, as it is important for the character of the area. The mature trees in the area should be 
retained for the same reason.  
The design of any new dwelling should be of a high quality and in character with the area given that the group is located in a conservation area, AGLV, Designed Landscape and due to the number and quality of 
the listed buildings within the group.  



 

16 

 

Braidwood 
Location: South-west of Penicuik 

Ordnance Survey Grid reference: NT1959 

 
The group consists of 4 units from a steading conversion and a farmhouse, therefore 1 additional unit is potentially permissible. 
 
The fields to the south, east, north-west and north-east are very open with no physical features to provide containment. Nay new dwelling should complement the steading design of the existing grouping. In 
addition, due to the visibility of the group from the A702, any new development may require landscape treatment to mitigate any negative visual impact. 
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Carrington Barns 
Location: West of Gorebridge 

Ordnance Survey Grid reference: NT3261 

 
The group consists of 4 terraced houses and a farmhouse, therefore 1 additional unit is potentially permissible. 
 
The fields around the group are open with no physical features to provide containment. 

 



 

18 

 

Castleton 
Location: East of Temple 

Ordnance Survey Grid reference: NT3358 

 
The grouping consists of 4 terraced cottages and a farmhouse, therefore 1 additional unit is potentially permissible. 

 

The land around the Castleton Burn is considered to be too steep and heavily wooded to accommodate any new dwellings. Any proposed dwelling should not be located north of the access road as this is open 

with no physical features to provide containment. Furthermore, it would not relate well to the rest of the group. Any new dwelling should be located close to the cottages as these form the nucleus of the group. 

The tree cover to the south and west of the group consists of ancient woodland of plantation origin, which should be preserved. 



 

19 

 

Catcune 
Location: South-east of Gorebridge 

Ordnance Survey Grid reference: NT3559 

 
The group consists of 4 semi-detached houses and a farmhouse, therefore 1 additional unit is potentially permissible. 
 
The Waverley Line forms a strong physical boundary to the south of the group, therefore any new dwelling should not be located to the south of this. The fields to the north and east are very open with no 
physical features to provide containment. 
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Catcune Mill 
Location: South-east of Gorebridge 

Ordnance Survey Grid reference: NT3560 

 
The group consists of 5 houses, therefore 1 additional unit is potentially permissible. 
 
The mature trees to the north and west of Catcune Mill should be left intact. Proposals on the opposite side of the Gore Water would not relate well to the group. The field to the south of road is very open with 
no physical features to provide containment.  The access road from A7 to this point reasonable, but gets progressively poorer towards Gorebridge.  It may be undesirable to encourage additional traffic on this 
route, but can be considered further should an application be submitted.   
The group is in an AGLV therefore design and siting will be important. There may also be a potential flood risk due to the close proximity of the Gore Water.   
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Cleikeminn 
Location: North of Howgate 

Ordnance Survey Grid reference: NT2458 

 
The group consists of 5 houses in a row therefore 1 additional unit is potentially permissible. 
  
The fields to the east and west of the group are very open with no physical features to provide containments. Therefore, it is considered that there is only potential within garden grounds of the existing 
properties. 

 



 

22 

 

Cockpen 
Location: between Bonnyrigg and Newtongrange 

Ordnance Survey Grid reference: NT3163 / NT3164 

 
The group consists of 6 dwellings therefore 1 new unit is potentially permissible. Although the group is divided by a local burn, it is considered cohesive due to the distinct identity of the area. 
 
The field to the north-west and south-west of the group are very open with no physical features to provide containment. Any proposed new dwellings should be located to the west of the crossroads as this forms 
a strong physical boundary for the group. In addition, the mature trees are important for the character of the area and should be retained. 

 



 

23 

 

Crichton 
Location: South of Pathhead 

Ordnance Survey Grid reference: NT3861 & NT3862 

 
The group consists of 17 houses, therefore 3 additional units are potentially permissible. 

 

The fields to north and south of village are very open with no physical features to provide containment.  Due to the location of this group in a conservation area, as well as the large number of listed building, care 

should be taken in relation to the effect of any new development on the character, appearance and setting of these historic features. 

 



 

24 

 

Dalhousie Chesters Court 
Location: between Bonnyrigg and Rosewell 

Ordnance Survey Grid reference: NT3063 

 
4 houses from converted steading and a farmhouse in close proximity, therefore 1 additional unit is potentially permissible. 

Any proposed houses should not be consented on the north side of the road as the road provides a strong boundary to the group. Equally, proposals to the west of the path lined with mature trees, would be 
unacceptable. The fields to the south and east are very open with no physical features to provide containment. 

 



 

25 

 

Dalhousie Mains 
Location: South of Newbattle Abbey Crescent 

Ordnance Survey Grid reference: NT3264 

 
The group consists of 6 dwellings, therefore 1 additional unit is potentially permissible. 

 

The A7 forms a strong physical boundary to the east of the group, therefore any proposed dwelling should not be located beyond this. The fields to the south, east and north are very open with no physical 
features to provide containment. The mature trees within and around the group should be preserved. Many of the buildings in the group are listed, therefore care should be taken in the siting and design of any 
new dwelling. 



 

26 

 

Easter Middleton 
Location: South-east of North Middleton 

Ordnance Survey Grid reference: NT3658 

 
The group consists of a terrace of 8 houses, therefore 1 additional unit is potentially permissible. The farmhouse to the west at Easter Middleton Farm is too far away to be considered as part of the group. The 

Smithy cottage and other dwellings in the vicinity of Wester Middleton (to the south), in addition to being too far away, are physically and visually separate from the group. 

Any proposed dwellings should be in the vicinity of the terraced houses. The mature woodlands to the south and east should be left intact. Furthermore, any proposed house should not be consented to north of 

road as this provides a strong boundary to the group. 



 

27 

 

Fala Hall 
Location: North of Fala 

Ordnance Survey Grid reference: NT4461 

 
The group consists of 4 terraced houses and a farmhouse, therefore 1 additional unit is potentially permissible. 

The fields to the east, south-east, and south-west are very open with no physical features to provide containment. The land to the north and north-west of the group is heavily wooded and should therefore be 

avoided. 
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Fallhills 
Location: North-east of Howgate 

Ordnance Survey Grid reference: NT2558 

 
The group consists of 4 dwellings from a steading conversion, 2 semi-detached houses and 2 detached houses, therefore 1 additional unit is potentially permissible. There are further houses to the north but 

these are visually separate from the group.  

The fields around the group are very open with no physical features to provide containment. Any new house should preferably be located where there is existing screening, and should not detract from the 

cohesive appearance of the steading. Furthermore, any new dwelling should be located in close proximity to the converted steading as this forms the nucleus of the group. The mature trees to the north of the 

group should be preserved. 



 

29 

 

Firth Field / Gardens 
Location: South-east of Auchendinny 

Ordnance Survey Grid reference: NT2561 

 
The group consists of 5 dwellings, therefore 1 additional unit is potentially permissible. 

The fields to the east, south-west and north-east are very open with no physical features to provide containment. This is also largely true of the field to the west, though the tree cover and existing building may 

provide opportunities for development provided that adequate physical boundaries can be created and that a suitable access can be provided. Areas of woodland should not be lost, although existing planting 

could be augmented to create containment. 



 

30 

 

Ford 
Location: West of Pathhead 

Ordnance Survey Grid reference: NT3864 

 
10 houses in close proximity, therefore 2 plots are potentially permissible (Woodlands and the Dowery House are either too far or visually separate to be considered as part of the group). 

Ford is located in a valley with the southern slope being more wooded than the more exposed north. Any new development should not be located beyond the local ridgelines. Any new development should not 

be located to the east of the Dreepy Burn on the south side of the road and the Tyne Water on the north side of the road. As group is in a conservation area it is important to ensure that the design of any 

dwelling enhances or preserves the character of the area. Particular care should be taken in preserving Ford’s setting within the wooded valley and ensuring that mature trees are preserved. Flooding issues may 

arise in relation to development near the local burns. 



 

31 

 

Gortonlee 
Location: West of Pathhead 

Ordnance Survey Grid reference: NT2964 

 
The group consists of 7 dwellings therefore one new unit is potentially permissible. Hawthornden Lodge is considered physically separated from the group by the road. 

 

The fields to the north and south are very open with no physical features to provide containment. Any proposed house should not be consented to the west of the main road as this provides a strong boundary to 

the group. Furthermore, there are mature trees on this side of the road which should be retained. 
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Harvieston Mains 
Location: West of Gorebridge 

Ordnance Survey Grid reference: NT3460 

 
The group consists of 9 dwellings, therefore 1 additional unit is potentially permissible.  

 

The A7 forms a strong physical boundary to the north of the group, therefore any new dwelling should not be located to the north of this. The fields to the south-east, west and south are very open with no 

physical features to provide containment. Due to the location within the designed landscape of Arniston, the design of any new dwelling should be of a high quality and in character with the area. 
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Home Farm 
Location: South-east of Gorebridge 

Ordnance Survey Grid reference: NT2558 

 
The group consists of 5 terraced houses and a farmhouse, therefore 1 additional unit is potentially permissible. 

 

Road access poor, single track with no passing places.  Widening/formation of passing places may be constrained due to sensitivity of Historic Garden and Designed Landscape. All of the units in the group are 

listed. It may be difficult to develop an additional unit in character with the group and achieve the necessary access without destroying listed features.  
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Kippielaw Steading 
Location: South of Woodburn 

Ordnance Survey Grid reference: NT3464 

 
The group consists of 12 houses from the steading conversion and 2 further detached houses. Therefore 2 additional units are potentially permissible. 

 

The fields to the north and east are very open with no physical features to provide containment.  Any new dwellings should be located within the vicinity of the converted steading as this forms the nucleus of the 

group. Furthermore, new dwellings should be designed in such a way as to respect the character and appearance of the steading. 
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Leadburn 
Location: South-west of Howgate 

Ordnance Survey Grid reference: NT2355 

 
The group currently consists of 4 dwellings with the Leadburn Inn with its associated flat currently being rebuilt. Therefore 1 additional unit is potentially permissible. Although the group is divided by the A701 

and the A6094, it is considered cohesive due to the distinct identity of the area. 

 

The fields to the north west and east of the group are very open with no physical features to provide containment. 
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Loanstone 
Location: East of Penicuik 

Ordnance Survey Grid reference: NT2459 & NT2460 

 
Group consists of 14 dwellings therefore 2 additional units are potentially permissible. 

 

The field to the east is open with no physical features to provide containment. Any proposed new dwellings to the rear of the houses on the west side of the road should be resisted as these would constitute 

development in an open field with no physical features to provide containment. Development at either the north or the south side of Loanstone would likely constitute ribbon development. However there are 

several gaps on the west side, along with possible garden ground that might be acceptable. Road access may pose difficulties given that the B7062 is a busy road. 
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Meyerling / Mosshouses 
Location: South-west of Howgate 

Ordnance Survey Grid reference: NT2456 

 
Grouping consists of 5 dwellings, therefore 1 additional unit is potentially permissible. Little Haugh, Holmlea and Milkhall Cottages to the north-west are considered visually separate from the grouping.  

Any proposed dwelling should be located on the west side of the A6094 as this provides a strong boundary to the group. The mature trees to the north of the group should be preserved. The steepness of the 

field to the west of the group would make any proposed dwelling highly visible. In addition, development here would be in an open field with no physical features to provide containment 
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Monteith Houses Farm 
Location: North-east of Gorebridge 

Ordnance Survey Grid reference: NT3561 

 
Group consists of 7 dwellings, three from a steading conversion as well as four nearby houses. Therefore 1 additional unit is potentially permissible. 

 

Proposals for any new dwellings in the fields to the north-east of the group should be resisted as development here would be in an open field with no physical features to provide containment. 
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Montrose Stables 
Location: between Bonnyrigg and Rosewell 

Ordnance Survey Grid reference: NT2962 

 
The group consists of 4 units from a steading conversion and 2 semi-detached houses, therefore 1 additional unit is potentially permissible. 

 

The road to the south-east forms a strong physical boundary to the group, therefore any new dwelling should not be located to the south-east of this. The fields to the north, north-east, west and south-west are 

very open with no physical features to provide containment. 
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Newbattle Home Farm 
Location: between Dalkeith and Newtongrange 

Ordnance Survey Grid reference: NT3365 

 
The group consists of 5 houses, therefore 1 additional unit is potentially permissible. 

 

Any proposed dwelling should be located on the east side of Newbattle Road as this road provides a strong eastern boundary to the group. The fields to the south and west are very open with no physical features 

to provide containment. There are a large number of mature trees within the grouping which should retained. 
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Nine Mile Burn East 
Location: South-west of Penicuik 

Ordnance Survey Grid reference: NT1857 

 
The group consists of 7 dwellings. Monks Burn Cottage is visually and physically separate from the rest of the group due to the burn. Therefore, 1 new unit is potentially permissible. 

 

Any proposed dwelling should be located on the SE side of the A702 as this provides a strong boundary to the group. The burn constitutes a significant landscape feature and therefore proposed dwelling on the 

S-side should be refused due to the poor relationship to the bulk of the group. The fields to the N & E of the group are mostly open with no physical features to provide containment. The group has significant tree 

cover, much of which is ancient woodland of semi-natural origin, which should be preserved. 
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Nine Mile Burn West 
Location: South-west of Penicuik 

Ordnance Survey Grid reference: NT1757 

 
The group consists of 15-16 houses, therefore 3 additional units are potentially permissible. 

 

Fields to the N,S & W are considered to be open and unrelated to the group and development would therefore be unacceptable here.  The A702 provides a strong boundary to the group and as such the houses 

on the S-side of this trunk road are not considered to form part of the group. Any new dwelling should therefore be restricted to possible plots on the N-side of the A702. The open field between the A702 and the 

Nine Mile Burn road should remain undeveloped. Any proposed development within the boundary of the Pentland Hills Regional Park must be considered against policy DP4 in the Local Plan. 
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Penicuik Estate 
Location: South-west of Penicuik 

Ordnance Survey Grid reference: NT2159 

 
The group consists of 6 houses, therefore 1 additional unit is potentially permissible. 

The land to north of Carswell Steading and to the south-east and east of the group is heavily wooded and therefore considered undesirable. The field to north is very open and considered to have a poor physical 

relationship with the group. Land to north-west is separated from the group by the A701 and considered to have a poor physical and visual relationship to the group. The field to south-west is open, though it may 

be possible to develop in the gap adjoining the grouping provided that a suitable landscape boundary is incorporated to provide containment. Due to the location within the designed landscape of Penicuik, the 

design of any new dwelling should be of a high quality and in character with the area. 
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Red Row / Rose Mains 
Location: North-east of Pathhead 

Ordnance Survey Grid reference: NT4065 

 
The group consists of 6 terraced houses, a detached cottage, 2 farmhouses and a lodge, therefore 2 additional units are potentially permissible. 

 

Flemming’s Wood to the north and Jeffrey’s Wood to the west consist of mature trees and are not considered appropriate for new development. The fields to the north, south and west of the group are very 

open with no physical features to provide containment.  
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Rosebery South 
Location: South-west of Temple 

Ordnance Survey Grid reference: NT3057 

 
The grouping consists of 7 houses, therefore 1 additional unit is potentially permissible. 

 

The field to the south-east is very open with no physical features to provide containment. As all of the buildings in the group are on the north-west side of the road, development in the south-east field would not 

relate well to the grouping. There are a number of gaps amongst the group that should take precedence rather than extending the linear layout. Any proposed development to the rear of the line of houses 

should be resisted due to the open nature of the field. 
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Southfield 
Location: South of Cousland 

Ordnance Survey Grid reference: NT3767 

 
The group consists of 5 terraced houses and a farm house across the road, therefore 1 additional unit is potentially permissible. 

The fields around the group are very open with no physical features to provide containment. The mature trees to the north of the terraced houses should be preserved. 
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Springfield 
Location: South-east of Penicuik 

Ordnance Survey Grid reference: NT2356 

 
The group consists of 14 houses, therefore 2 additional units are potentially permissible. The A701 separates the houses to the east from the group while the houses to the north are considered to be too distant 

to form part of the group. 

 

The group is adjacent to HOUS5 policy areas. A701 forms strong physical feature and proposed houses should be on west side of road.  The fields to the north and south-west of the group are very open with no 

physical features to provide containment.  There is potential for development within the gap sites. Flooding may be an issue in some locations.   
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Thornton 
Location: South-east of Rosewell 

Ordnance Survey Grid reference: NT2961 

 
The group consists of 5 houses, therefore 1 additional unit is potentially permissible.  

 

Any proposed dwelling should be located on the south-west side of the main road as this provides a strong boundary to the group. Equally, any proposed dwellings should be located to the north-east of the tree 

belts. The fields on both the south-east and north-west of the housing group are very open with no physical features to provide containment and should be avoided. 
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Tynehead 
Location: North-east of North Middleton 

Ordnance Survey Grid reference: NT2969 

 
The group consists of 7 houses, therefore 1 additional unit is potentially permissible. 

 

The Waverley railway line forms a strong western boundary to the group, therefore new houses located to the W of this will not be acceptable. The fields to the east and south of the group are very open with no 

physical features to provide containment, therefore the development of new houses at these locations should be resisted. The area to the north of Rose Cottage is wooded with mature trees which should be 

preserved.  
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Upper Dalhousie 
Location: South of Bonnyrigg 

Ordnance Survey Grid reference: NT3163 

 
The group consists of 6 terraced houses and a detached house, therefore 1 additional unit is potentially permissible. 

 

The road to the east forms a strong physical boundary to the group, therefore any new dwelling should not be located beyond this. The fields to the south and west (behind the terraced houses) are very open 

with no physical features to provide containment. Any proposals in the vicinity of the detached house should respect the character of this building and not harm the mature trees in its vicinity. 
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Vineyard Cottages 
Location: South-west of Fala Dam 

Ordnance Survey Grid reference: NT4181 

 
The group consists of 5 terraced houses and two detached houses, therefore 1 additional unit is potentially permissible.  
 
The fields around the group are very open with no physical features to provide containment. The mature trees within and around the group should be preserved. Land to the rear of the terraced houses is for car 
parking for the houses and Vineyard Business Centre.  
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Wester Cowden 
Location: East of Dalkeith 

Ordnance Survey Grid reference: NT3567 

 
The grouping consists of 6 semi-detached houses, therefore 1 additional unit is potentially permissible. The farmhouse to the south is too far away to be considered as part of the group.  

 

The field to the east is very open with no physical features to provide containment. There is a new housing development to the west. It may be possible for a new dwelling to be located at the farm to the south 

provided that it visually relates to the group. 
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Wester Middleton 
Location: South-east of North Middleton 

Ordnance Survey Grid reference: NT3657 & NT 3658 

 
The grouping consists of 8 terraced houses, 2 semi-detached houses and 2 detached houses, therefore 2 additional units are potentially permissible. 

 

The fields to the south and south-west are very open with no physical features to provide containment. The main road provides a strong boundary to the north-east of the group. Any proposed dwelling should be 

located on the south-west side of this road.  

 



 

54 

 

Yorkston 
Location: South of Temple 

Ordnance Survey Grid reference: NT3156 

 
The group consists of 9 cottages and a farmhouse, therefore 2 additional units are potentially permissible. 

 

The fields to the north, south and east of the group are very open with no physical features to provide containment. Any new unit should be located in close proximity to the cottages as these form the nucleus of 

the group. The mature trees within the group should be preserved. 

 



 

55 

 

APPENDIX D 

 

 

 

Table of Unacceptable Housing Groups  

(with 5 or More Houses) 

 

 

 

 

[Note: the location of the following housing groups is marked on Map 1 (as a red dot)] 
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Table 1: Unacceptable: Groups within policy RP9 River Valley areas 

Name General 

Location 

OS 

Location 

Assessment Criteria NOTES 

Number 

of Units 

Cohesion Access to 

Services 

Acceptable 

Plots 

Other 

reasons 

(where 

applicable) 

Auchendinny 

Bridge 

S of 

Auchendinny 

NT2561 6 Y Y NA Y River Valley policy RP9. 

Newbattle 

 

SE of Eskbank NT3365 c. 200 Y Y NA Y River Valley policy RP9. 

Old 

Woodhouselee 

E of 

Auchendinny 

NT2561 5 Y Y NA Y River Valley policy RP9. 

Roslin Glen North 

(1) 

S of Roslin NT2762 11 Y Y NA Y River Valley policy RP9.  Steeply sloping  
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Table 2: Unacceptable: Groups at Distance from Accessibility Zone 

Name General 

Location 

OS 

Location 

Assessment Criteria NOTES 

Number 

of Units 

Cohesion Access to 

Services 

Acceptable 

Plots 

Other 

reasons 

(where 

applicable) 

Blackcastle 

 

E of Tynehead NT4159 5 Y N NA NA 4 terraced houses and nearby detached house.  

No facilities or access to public transport. 

Esperton Quarry 

Cottages 

SW of North 

Middleton 

NT3457 5 Y N NA NA 4 semi-detached cottages and one detached 

cottage. Insufficient access to services. 

 

Table 3: Unacceptable: Groups whose characteristics do not meet policy DP1 

Name General 

Location 

OS 

Location 

Assessment Criteria NOTES 

Number 

of Units 

Cohesion Access to 

Services 

Acceptable 

Plots 

Other 

reasons 

(where 

applicable) 

Easter Cowden 

 

E of Dalkeith NT3867 5 N Y NA NA Row of 4 terraced houses with farmhouse 

further south. The latter is too far away to be 

considered as part of the group. 

Fordel Mains S of Cousland NT3766 6 N Y NA NA 4 terraced houses and two houses in the 

vicinity of the farm. The former are too far 
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Name General 

Location 

OS 

Location 

Assessment Criteria NOTES 

Number 

of Units 

Cohesion Access to 

Services 

Acceptable 

Plots 

Other 

reasons 

(where 

applicable) 

 away from the latter for this to be considered 

as a cohesive group. 

Frostineb 

 

W of Fala NT4280 5 N Y NA NA Group of 4 houses with another much further 

away. Too dispersed to be considered a 

cohesive group. 

Halkerston SW of North 

Middleton 

NT3458 5 N Y NA NA Terrace of 4 cottages. Halkerston farmhouse to 

the W is considered too far away to be 

considered as part of the group. No plots. 

Kirkettle E of 

Auchendinny 

NT2661 5 N N NA NA 4 terraced houses and a farm house (some 

distance away). Too dispersed to be considered 

a cohesive group. 

Lothianbridge between 

Dalkeith and 

Newtongrange 

NT3264 5 N Y NA NA Two groups (4 and 2 units) separated by river, 

therefore not cohesive. Farm building 

conversion consented for 3 units so possible 

for future consideration, though it may be 

difficult to find a site (see notes). 

Milkhall Pond 

 

SW of Howgate NT2456 5 N Y N NA Group consists of 3 terraced houses and 2 

detached. Little Haugh is too visually separate 

to be considered as part of a cohesive group. 

Field to N and E is very open with no physical 

features to provide containment. The land 

around Holmlea is heavily wooded with the 

land to the W of it being too steep for 

development. 
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Name General 

Location 

OS 

Location 

Assessment Criteria NOTES 

Number 

of Units 

Cohesion Access to 

Services 

Acceptable 

Plots 

Other 

reasons 

(where 

applicable) 

Oatslie 

 

SW of Roslin NT2563 / 

NT2662 

8 N Y NA NA Group of 3 cottage to west. 2 semi-detached 

cottages in middle. Farmhouse in middle. Two 

detached houses to east. All too far apart to 

form a cohesive group. 

Oxenfoord Mains SE of Cousland NT3967 5 N N NA NA 4 terraced cottages and farmhouse. The latter 

is too far away to be considered as part of a 

cohesive group. 

Southside 

Cottages 

SE of Mayfield NT3663 6 N Y NA NA Group of 4 and group of 2 therefore not 

cohesive. 

Soutra Mains 

 

SE of Fala NT4559 6 N Y NA NA Farm with 5 cottages in vicinity. However 3 of 

these houses are separated by A68 & at some 

distance - cannot be considered as part of 

group. 

Woodcote Mains E of Fala NT4560 6 N Y NA NA 2 groups (3-4 and 3) which are too far apart to 

be considered cohesive. Derelict buildings 

present which may be acceptable for 

conversion. 
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Table 4: Unacceptable: Groups with no acceptable plots 

Name General 

Location 

OS 

Location 

Assessment Criteria NOTES 

Number 

of Units 

Cohesion Access to 

Services 

Acceptable 

Plots 

Other 

reasons 

(where 

applicable) 

Dalhousie 

Chesters 

SE of 

Bonnyrigg 

NT2963 8 Y Y N NA 8 houses and depot. Next to bus route. No 

acceptable plots. 

Fala Dam 

 

NW of Fala NT4261 / 

NT4361 

14 Y Y N NA Field to S of Fala Dam is separated from the 

group by a burn and is too open to be 

considered. Land to the N and W of number 1 is 

heavily wooded. Land to immediately W of 

Mount Fala is too steep. Land to E of Falaburn 

House is local open space/sitting area and is 

desirable to retain (probably too small in any 

case). 

House O’ Muir 

 

N of Penicuik NT2262 5-6 Y Y N Y Regional Park – policy DP4, PHP2 would not 

support  

Roslin Glen South 

(3) 

S of Roslin NT2761 / 

NT2762 

6 Y Y N Y River Valley policy RP9 (pt). Only the open fields 

are outwith RP9 area, therefore no acceptable 

plot. 

Whitburgh Mains E of Pathhead NT4063 6-7 Y Y N NA Cluster of 6-7 houses. 3 facing road with garages 

to the rear, while 4 face onto the side of these. 

Open fields to the SE and mature tree planting 

around other edges. Only possible site would be 

that of the garages, though this would be 

difficult in terms of access and privacy 

 


