
Local  Review Body 
Monday 17 May 2021 

Item No : 5.2

Notice of Review: 25 Park Road, Dalkeith 

Determination Report 

Report by Derek Oliver, Chief Officer Place 

1 Purpose of Report 

1.1 The purpose of this report is to provide a framework for the Local 
Review Body (LRB) to consider a ‘Notice of Review’ for the erection of 
an extension to dwellinghouse; alterations to window opening to form 
door; formation of driveway and erection of associated retaining walls; 
alterations to boundary walls and erection of gates, at 25 Park Road, 
Dalkeith. 

2 Background 

2.1 Planning application 20/00521/DPP for the erection of an extension to 
dwellinghouse; alterations to window opening to form door; formation of 
driveway and erection of associated retaining walls; alterations to 
boundary walls and erection of gates, at 25 Park Road, Dalkeith was 
granted planning permission subject to conditions on 13 November 
2020; a copy of the decision is attached to this report.  Condition 1 on 
planning permission 20/00521/DPP subject to review is as follows: 

1. The proposed width of the enlarged opening in the front boundary
wall as shown on drawing nos A(PL/BW)02 and A(PL/BW)07 is not
approved: the width of the proposed enlarged opening in the front
boundary wall shall not exceed 3m.

Reason: To retain as much of the front boundary wall as possible
which contributes to the character and appearance of this part of
the Eskbank and Ironmills Conservation Area.

The applicant is requesting that this condition is removed from the grant 
of planning permission and as a consequence drawings A(PL/BW)02 
and A(PL/BW)07 are approved with regard the width of the proposed 
enlarged opening in the front boundary wall – the opening thereby 
being 4m rather than 3m. 

2.2 The review has progressed through the following stages: 

1 Submission of Notice of Review by the applicant. 
2 The Registration and Acknowledgement of the Notice of Review. 
3 Carrying out Notification and Consultation. 



3 Supporting Documents 

3.1 Attached to this report are the following documents: 

• A site location plan (Appendix A);

• A copy of the notice of review form and supporting statement
(Appendix B). Any duplication of information is not attached;

• A copy of the case officer’s report (Appendix C);

• A copy of the decision notice, excluding the standard advisory
notes, issued on 13 November 2020 (Appendix D); and

• A copy of the relevant plans (Appendix E).

3.2 The full planning application case file and the development plan 
policies referred to in the case officer’s report can be viewed online via 
www.midlothian.gov.uk 

4 Procedures 

4.1 In accordance with procedures (as amended during the COVID-19 
pandemic) agreed by the LRB, the LRB by agreement of the Chair: 

• Have determined to consider a visual presentation of the site
instead of undertaking a site visit because of the COVID-19
pandemic restrictions; and

• Have determined to progress the review by written submissions.

4.2 The case officer’s report identified that there was one consultation 
response and one representation received.  As part of the review 
process the interested parties were notified of the review. No additional 
comments have been received. All comments can be viewed online on 
the electronic planning application case file. 

4.3 The next stage in the process is for the LRB to determine the review in 
accordance with the agreed procedure: 

• Identify any provisions of the development plan which are relevant
to the decision;

• Interpret them carefully, looking at the aims and objectives of the
plan as well as detailed wording of policies;

• Consider whether or not the proposal accords with the
development plan;

• Identify and consider relevant material considerations for and
against the proposal;

• Assess whether these considerations warrant a departure from the
development plan; and

• State the reason/s for the decision and state any conditions
required if planning permission is granted.

4.4 In reaching a decision on the case the planning advisor can advise on 
appropriate phraseology and on appropriate planning reasons for 
reaching a decision.  

4.5 Following the determination of the review the planning advisor will 
prepare a decision notice for issuing through the Chair of the LRB.  A 
copy of the decision notice will be reported to the next LRB for noting. 



4.6 A copy of the LRB decision will be placed on the planning authority’s 
planning register and made available for inspection online. 

5 Conditions 

5.1 In accordance with the procedures agreed by the LRB at its meeting of 
13 June 2017, and without prejudice to the determination of the review, 
the following conditions have been prepared for the consideration of 
the LRB if it is minded to uphold the review and grant planning 
permission (conditions 1 - 4 below are on planning permission 
20/00521/DPP as condition 2 – 5, which the applicant has not 
requested to be removed/amended). 

1. Details of the material and colour of the gates to be installed at the
enlarged opening in the front boundary wall shall be submitted to
the Planning Authority and the gates shall not be installed until
these details have been approved in writing by the Planning
Authority.

Reason: To safeguard the character of this part of the Eskbank
and Ironmills Conservation Area.

2. Any gates to the vehicular access shall be so designed and
installed as to only open inwards.

Reason: To ensure gates do not open over the pavement: to
ensure no hazard is caused to pedestrians using the footway.

3. Details of the surface material of the parking area proposed at the
front of the house shall be submitted to the Planning Authority and
this shall not be installed until this detail has been approved in
writing by the Planning Authority.

Reason: To safeguard the character of the application property
and this part of the Eskbank and Ironmills Conservation Area.

4. The following details shall be submitted to the Planning Authority
and no work shall start on the extension until these details have
been approved in writing by the Planning Authority:

a) The colour and texture of the  render proposed on the external
walls of,  the extension;

b) The material and colour finish of the sections of wall on the
gable on the north west elevation of the proposed extension;

c) The colour of the timber cladding proposed on the external
walls of the extension; and,

d) The colour of the window and door frames on the proposed
extension.

Reason: To safeguard the character of the application property. 



6 Recommendations 

6.1 It is recommended that the LRB: 
a) determine the review; and
b) the planning advisor draft and issue the decision of the LRB

through the Chair

Date:   7 May 2022 
Report Contact:     Peter Arnsdorf, Planning Manager 

peter.arnsdorf@midlothian.gov.uk 

Background Papers: Planning application 20/00521/DPP available for 
inspection online. 

mailto:peter.arnsdorf@midlothian.gov.uk
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MIDLOTHIAN COUNCIL 
 

DEVELOPMENT MANAGEMENT  
PLANNING APPLICATION DELEGATED WORKSHEET: 
 
Planning Application Reference:20/00521/dpp 
 
Site Address: 25 Park Road, Dalkeith 
 
Site Description: 
The application property comprises a semi-detached two storey traditional stone 
dwellinghouse and its associated garden, located on a  residential street.  The house 
has a slate hipped roof and white painted timber sash and case windows.  There is a 
1.5m high (as measured from the pavement) stone wall at the front of the property 
with a 2.65m wide vehicular access. The area of garden immediately in front of the 
house is 0.6m higher than the pavement at the front of the site.  
 
The application property is located within the Eskbank and Ironmills Conservation 
Area.  
 
Proposed Development: 
Extension to dwellinghouse; alterations to window opening to form door; formation of 
driveway and erection of associated retaining walls; alterations to boundary walls 
and erection of gates 
 
Proposed Development Details: 
It is proposed to erect a single storey extension at the rear of the house measuring a 
maximum of 7.1m wide and 5.5m deep.  There is some discrepancy when scaling 
from some of the plans with regard to the depth of the extension being either 5.1m or 
5.5m.  However the proposed floor plan is annotated with the depth as being 5.5m 
and it is on this basis that the extension has been assessed.  The design of the 
extension incorporates large areas of glazing and both a monopitch roof to be 
covered in a grey single ply membrane with standing seams and a pitched roof to be 
covered in slates.  The walls of the extension are to be finished in a mix of render 
and timber cladding with timber or aluminium framed windows and doors.  No details 
have been submitted of the colour of the render, timber cladding and window and 
door frames.  A 1.5m high flue is proposed on the roof of the extension.   
 
It is proposed to convert a window on the side of the house to a door opening. 
 
At the front of the property it is proposed to reduce the ground levels in front of the 
house to form an enlarged   parking area with 0.8m high stone clad (from down 
takings at the site) retaining walls.  It is also proposed to increase the width of the 
vehicular access at the front to 4m with one of the existing stone piers relocated to 
the side of the widened entrance with new gates. 
 
Background (Previous Applications, Supporting Documents, Development 
Briefs): 
History sheet checked. 
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Consultations: 
The Wildlife Information Centre – have raised the possibility of bats at the site and 
recommend that a bat survey be carried out by a suitably qualified ecologist. 
 
Representations: 
One representation has been received from the occupier of no. 23 next door who is 
generally supportive of the scheme.  He does however seek clarification of the 
calibre, height, components and material (colour) of the new chimney pipe from the 
freestanding wood burner.  He is concerned that modern pipes can be very reflective 
and especially if combined with a rotating cowl can be extremely distracting  
 
Relevant Planning Policies: 
Section 64 of the Planning (Listed Buildings and Conservation Areas) (Scotland) Act 
1997 places a duty on planning authorities to pay special attention to the desirability 
of preserving or enhancing the character or appearance of conservation areas. 
 
The relevant policies of the Midlothian Local Development Plan 2017 are; 
 
DEV2 – Protecting amenity within the built-up area - seeks to protect the character 
and amenity of the built-up area.  
 
ENV 19 - Conservation Areas - seeks to preserve or enhance the character and 
appearance of conservation areas.  
 
ENV 22 – Listed Buildings - This policy presumes against development which 
would adversely affect the character or appearance of listed buildings, its setting 
or any feature of special architectural or historic interest that it possesses. 
Development within the curtilage of a listed building or its setting will only be 
permitted where it complements its special architectural or historic character. 
 
It is noted that policy DP6 House Extensions, from the now superseded 2008 
Midlothian Local Plan, set out design guidance for new extensions requiring that they 
are well designed in order to maintain or enhance the appearance of the house and 
the locality. The policy guidelines contained in DP6 also relate to size of extensions, 
materials, impact on neighbours and remaining garden area. It also states that front 
porches to detached or semi-detached houses are usually acceptable provided they 
project less than two metres out from the front of the house. It also allowed for novel 
architectural solutions. The guidance set out within this policy has been successfully 
applied to development proposals throughout Midlothian and will be reflected within 
the Council’s Supplementary Guidance on Quality of Place which is currently being 
drafted. 
 
The Eskbank and Ironmills Conservation Area Appraisal mentions the boundary 
treatments within Eskbank stating “High stone walls predominate, bounding wide and 
often straight streets.” and   “Tall sandstone boundary walls are very 
characteristic of the area providing privacy and enclosure for properties.” and that 
“Stone garden and field walls, fences and railings should be retained.” 
 
 
 



Planning Issues: 
The main planning issue to be considered is whether or not the proposal complies 
with the development plan policies and, if not, whether there are any material 
planning considerations which would otherwise justify approval.   
 
The form of the extension is quite conventional however the large areas of glazing, 
timber cladding and single ply roof give it a more contemporary feel which whilst 
contrasting with the character of the existing building will add to its  architectural 
interest.  Details of the colour of some of the external finishes can be covered by 
condition should planning permission be forthcoming. Located at the rear of the 
property the extension will not have a significant impact on the character and 
appearance of the conservation area. 
 
Sufficient garden area will remain after the erection of the extension.  
 
The proposed door on the side elevation of the house will not have a significant 
impact on the character of the existing building or the character and appearance of 
the conservation area. 
 
The rear extension will have views towards no. 27 Park Road at the rear however 
there is 23m (approx.) between the rear elevation of the extension and the front of 
no. 27 which is also offset to one side from the application property and as such the 
impact on the privacy of no. 27 will not be significant.  The extension will not have a 
significant impact on the setting of no. 27 which is a listed building. 
 
Impact on no. 29 – There are two windows on the side of no. 29 which face the 
application property serving a kitchen and dining room.  The dining room window 
looks out on to the two storey gable of the application property and the extension will 
not have a significant impact on the outlook from this room as compared to the 
existing situation.  The extension will be prominent to the outlook of the kitchen 
window but will not have an overbearing impact.  This room is also served by a 
glazed door on the rear elevation. The extension may impact on light to these 
windows.  However notwithstanding the location of the apliaction property within a 
conservation area and any hardstandings or other structures at the application 
property a material consideration in the assessment of the application is that 
ordinarily a similar extension could be erected as permitted development.  As such 
the impact of the extension on the amenity of no. 29 will not be significant as 
compared to that arising from what could ordinarily be erected as permitted 
development.  The extension will not have a significant impact on the amenity of the 
garden of no. 29 in terms of outlook, privacy or light.  
 
Impact on no. 23 – The extension will not be overbearing to the outlook from the 
house or garden of no. 23.  It will not have a significant impact on sunlight to or 
daylight (satisfies standard 450 daylight test to nearest window on rear elevation of 
no. 23) to no. 23.  A 2.1m high hedge at no. 23 will minimise overlooking from the 
glazing on the side of the extension.  Once the extension has been built the 
proposed flue (as shown on the submitted plans) could be installed as permitted 
development not requiring planning permission from the Council.  Taking this into 
account it would be unreasonable to try to control the type of flue and cowl to be 
installed. Also the impact is unlikely to be of such significance as to warrant refusal 



of planning permission.  The applicant’s agent has however confirmed that a rotating 
cowl will not be installed and that the chimney system is available in a black powder 
coated finish.    
 
The extension does not break in to the roof of the existing building and the mention 
of bats is not specific to this property.  The agent has been advised of the possibility 
of bats and their protected status. 
 
Park Road is a wide road. On the opposite (south east) side of this section of Park 
Road it appears to be the rear of the houses which face the road with a high stone 
wall along the boundary with the road. The north west side of this section of Park 
Road is characterised by a stone wall along the frontage with the houses set back 
from the road. Apart from at no 5 Waverley Road where the wall is higher the 
boundary wall along the frontage of the other houses along this section of Park Road 
is relatively uniform in height.  The boundary walls along the street frontage are a 
defining feature contributing to the character of the area.   In the main openings for 
vehicular access to the properties on Park Road do not exceed 3m in width.   
 
The Eskbank and Ironmills Conservation Area Appraisal mentions the boundary 
treatments within Eskbank stating “High stone walls predominate, bounding wide and 
often straight streets.” and   “Tall sandstone boundary walls are very characteristic of 
the area providing privacy and enclosure for properties.” and that “Stone garden and 
field walls, fences and railings should be retained.”  The applicant’s agent was 
originally requested to retain the existing opening.  Subsequently the agent was 
advised that taking in to account the character of the area and looking at other 
driveway openings in the immediate surrounding area, including the percentage of 
the site frontages taken up by openings, a 3m driveway opening may be acceptable 
in order to retain as much of the boundary wall as possible in order to safeguard the 
character of this part of the conservation area.   
 
The applicant’s agent has replied that off street parking is important and desirable for 
his client and that it would be difficult to safely access the proposed car park if the 
current opening is maintained. Should the existing opening be maintained, the 
parking area would have to be extended towards the house and would impact the 
front garden layout in a negative way. He mentions that at no. 19 planning 
permission was granted to extend the vehicular opening to 3.6m setting a precedent 
and suggests that the opening at the application property could be reduced to 3.4m. 
He states that Park Road is busy with a lot of street parking and that this requires 
any new openings to existing properties for off street parking to be safe and suitable 
for today’s vehicles. He states that the existing openings were not built for modern 
cars and the extent of traffic generated in residential areas. 
  
The 3m width suggested by the case officer will readily accommodate modern cars 
and it would appear that it would be possible to access both parking spaces in the 
front garden albeit maybe with additional manoeuvres within the site.  Also whilst 
Park Road is busy with on-street parking due to this part of Park Road being a dead 
end vehicle speeds are not particularly high.  As regards the approved opening at 
no. 19 it should be noted that this property has a much longer frontage than the 
application property with the proposed widened access only occupying 15.7% of the 
frontage whilst the suggested 3m wide opening at the application property would 



occupy 25% of the frontage of this property.  The points put forward by the agent do 
not justify the piecemeal erosion of the character of this part of the conservation 
area.  As such the width of the enlarged opening in the boundary wall at the 
application property should not exceed 3m.  This can be covered by condition. 
 
Recommendation:  
Grant planning permission  
 
 
 



Planning Permission        
Town and Country Planning (Scotland) Act 1997 

 

Reg. No.   20/00521/DPP 
 
 
 
Bengt Ericsson 
2 The Stables 
Newbattle Road 
Eskbank 
Dalkeith 
EH22 3LJ 
 
Midlothian Council, as Planning Authority, having considered the application by Ms Kirsty 
Greve, 25 Park Road, Dalkeith, EH22 3DH, which was registered on 19 August 2020, in 
pursuance of their powers under the above Acts, hereby grant permission to carry out the 
following proposed development: 
 
Extension to dwellinghouse; alterations to window opening to form door; formation of 
driveway and erection of associated retaining walls; alterations to boundary walls and 
erection of gates, at 25 Park Road, Dalkeith, EH22 3DH 
 
in accordance with the application and the following documents/drawings: 
 
Document/Drawing  Drawing No/Scale Dated 

Site Plan A(PL/BW)02 1:1250 1:500 1:250 

1:100 

19.08.2020 

Elevations, Floor Plan And Cross 
Section 

A(PL/BW)03 1:100 19.08.2020 

Existing Elevations A(PL/BW)04 1:100 19.08.2020 
Elevations, Floor Plan And Cross 
Section 

A(PL/BW)05 1:100 19.08.2020 

Proposed Elevations A(PL/BW)06 1:100 19.08.2020 
Elevations, Floor Plan And Cross 
Section 

A(PL/BW)07 1:100 19.08.2020 

 
This permission is granted for the following reasons: 
 
The proposals will not detract from the character of the existing building or the character and 
appearance of this part of the Eskbank and Ironmills Conservation Area or have a significant 
impact on the setting of no. 27 Park Road of the amenity of the occupiers of no. 23 Park Road 
and comply with the aims of policies DEV2, ENV19 and ENV22 in these respects. 
 
The proposed extension will not have a significant impact on the amenity of the occupiers of 
no. 29 Park Road as compared to that arising from what could ordinarily be erected as 
permitted development. 
 
Subject to the following conditions: 
 
1. The proposed width of the enlarged opening in the front boundary wall as shown on 

drawing nos A(PL/BW)02 and A(PL/BW)07 is not approved: the width of the proposed 
enlarged opening in the front boundary wall shall not exceed 3m. 

 

Reason: To retain as much of the front boundary wall as possible which contributes to 
the character and appearance of this part of the Eskbank and Ironmills Conservation 
Area. 
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2. Details of the material and colour of the gates to be installed at the enlarged opening in 

the front boundary wall shall be submitted to the Planning Authority and the gates shall 
not be installed until these details have been approved in writing by the Planning 
Authority. 

 
Reason: To safeguard the character of this part of the Eskbank and Ironmills 
Conservation Area. 

 
3. Any gates to the vehicular access shall be so designed and installed as to only open 

inwards. 
 

Reason: To ensure gates do not open over the pavement: to ensure no hazard is 
caused to pedestrians using the footway. 

 
4. Details of the surface material of the parking area proposed at the front of the house 

shall be submitted to the Planning Authority and this shall not be installed until this 
detail has been approved in writing by the Planning Authority. 

 
Reason: To safeguard the character of the application property and this part of the 
Eskbank and Ironmills Conservation Area. 

 
5. The following details shall be submitted to the Planning Authority and no work shall 

start on the extension until these details have been approved in writing by the Planning 
Authority: 

 
a) The colour and texture of the  render proposed on the external walls of,  the 

extension; 
b) The material and colour finish of the sections of wall on the gable on the north 

west elevation of the proposed extension; 
c) The colour of the timber cladding proposed on the external walls of the 

extension; and, 
d) The colour of the window and door frames on the proposed extension. 

 
 Reason: To safeguard the character of the application property. 
 
Dated       13 / 11 / 2020      

 
…………………………….. 
Duncan Robertson 
Lead Officer – Local Developments,  
Fairfield House, 8 Lothian Road, Dalkeith, EH22 3ZN 
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