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HOUSING LAND AUDIT 2023 

Report by Chief Officer Place 

1 PURPOSE OF REPORT 

1.1 The purpose of this report is to present the 2023 Housing Land Audit 
(HLA) and to update the Committee on the state of the housing land 
supply in Midlothian.   

2 BACKGROUND 

2.1 Maintaining the supply of land for housing is one of the most 
challenging tasks for the planning system, particularly so in Midlothian, 
which is Scotland’s fastest growing local authority area in population 
percentage terms.  The first findings of the 2022 Census for instance 
found that Midlothian’s population increased by 16.1% between 2011 
and 2022 (compared to a corresponding Scotland-wide figure of 2.7%). 
By 2036, National Records of Scotland (NRS) project that the 
population of Midlothian will grow by a further 14.2%, from 98,600 
(Sept 2023) to 112,700 (using 2018-based population projections).  
However, based on the 2023 HLA and Midlothian’s housing targets 
(see the MATHLR figures set out later in this report) the 2023 to 2036 
population increase is potentially going to be 27%, from 98,600 to 
125,300 – the difference in the methods of calculation (+12,600) 
having a significant impact of service provision and infrastructure.  
There is currently approximately 43,263 households in Midlothian and 
by 2036 this will increase to between 50,013 and 56,186, an increase 
of between 15.6% and 29.9%. 

2.2 Midlothian Council prepares an annual HLA which is the established 
means of monitoring Midlothian’s housing land supply.  It is used to 
inform service and infrastructure providers such as the NHS and 
Scottish Water about forthcoming development sites, and it assists in 
the Council’s own forward planning for facilities such as the provision 
of schools.  It is important for the good planning of the area to maintain 
the supply of land and to avoid ‘planning by appeal’.  This is where 
land not allocated for housing in the current or past development plans 
could be consented for that purpose in the event of a shortage of 
supply. 

2.3 The 2022/23 Audit year saw major changes to the context in which 
HLAs are produced.  National Planning Framework 4 (NPF4) was 



adopted in February 2023, the Town and Country Planning 
(Development Planning) (Scotland) Regulations 2023 came into force 
in May 2023 and the associated guidance on the regulations was 
published shortly thereafter.  This new regulatory framework has 
triggered changes to the content of the 2023 HLA and will likely also do 
so in future when additional guidance on HLAs is finalised. 

2.4 The HLA indicates how many houses are built each year and how 
much stock remains to be built (from site allocations in the 
development plan and planning permissions granted).  This total stock 
is known as the ‘Established Supply’ – it is further broken into the 
‘Effective Supply’ (sites which are currently free from impediments to 
their development or that will become free of them) and ‘Constrained 
sites’ (where there are obstacles, such as land ownership disputes, 
ground contamination or access restrictions preventing their 
development).   

2.5 The programming, or number of units that will be built in future years, 
in the HLA is agreed with Homes for Scotland (HfS), the umbrella 
organisation that represents the house building industry, who consult 
their members on their intentions for build out rates.  Other data such 
as past completions trends, site layouts, and the status of both 
planning and building warrant applications are also used to estimate 
programming.  It should be noted that the purpose of the HLA is not to 
‘control’ the rate of delivery of homes, but rather to report on a most 
likely scenario for it.  Where there is a dispute between the Council and 
HfS about a site’s status this will be clearly indicated in the HLA - there 
are no disputed sites in the 2023 HLA. 

Findings of Housing Land Audit 2023.  

2.6 A copy of the 2023 HLA is attached as Appendix A.  Its ‘Summary’ 
schedule identifies a remaining established supply of 11,799 units as 
of 31 March 2023.  This is the sum of the remaining capacity of all sites 
known to Midlothian Council, whether allocated through development 
plans or granted planning permission.  Of these, 11,052 units are 
effective and 747 are constrained.  Further commentary on the general 
status of the housing land supply is provided in the Audit’s ‘Housing 
Supply Commentary’ section and plans showing the sites are attached 
as Appendix B. 

Demand for Housing.  

2.7 NPF4 contains a Minimum All Tenure Housing Land Requirement 
(MATHLR) for each planning authority.  For Midlothian, the MATHLR 
housing figure is 8,850 units over the 10 year period that the Midlothian 
Local Development Plan 2 (MLDP2) (2026 - 2036) will plan ahead for. 
This is equivalent to 885 units a year.  NPF4 requires local planning 
authorities to set a Local Housing Land Requirement (LHLR) which 
must exceed the MATHLR.  The Evidence Report, now under 
preparation, will set out Midlothian Council’s view on the appropriate 
level of the LHLR.  The reasoning and evidence base behind this 



decision will be subject to external review through the Directorate of 
Planning and Environmental Appeal’s (DPEA) ‘gatecheck’ process.  

2.8 The NPF4 figures are based on demand from 2022 to 2036, but 
annualised and converted into a ten year requirement, so these can be 
used by any development plan adopted between now and 2026.  
Existing housing allocations will be able to meet much of the MATHLR 
requirement.  On the basis of programming in the 2023 HLA, by April 
2026 there will be a remaining effective supply of 8,524 houses.   
Safeguarded Sites identified in the development plan could provide 
further supply of 600 units (bringing the total up to 9,124 units) – the 
comments in the Safeguarded Sites table in the Audit provides further 
information about likely phasing.  A future stream of windfall sites (sites 
not currently known about and not identified in the plan) could provide 
a further 710 units over 10 years if the windfall build rates in the last 
decade are maintained – this would bring the total of potential units to 
9,834, exceeding the MATHLR figure of 8,850 units, although this is 
dependent on Safeguarded Sites being delivered during the life of 
MLDP2 and windfall sites coming forward as anticipated.  If existing 
sites are de-allocated or become constrained this will also reduce the 
potential supply.  Existing allocations, especially those sites which do 
not have planning permission, will be subject to review as part of the 
MLDP2 process using the current NPF4 policy framework and the 
latest information about the sites. 

2.9 It should be emphasised that the MATHLR is an All-Tenure 
requirement.  MLDP2 will have to address demands for affordable, 
specialist and wheelchair accessible housing through site allocations 
and policy in MLDP2.  Midlothian Council may consider a number of 
approaches in MLDP2 to meet the affordable demand, including 
consideration of a higher affordable housing requirement (currently 
25% in the MLDP), and the allocation of sites specifically for 
social/specialist housing, continuing to deliver its own housing 
programme. 

2.10  The MATHLR (housing target) is based on 2018 Population and 
Housing Estimates from NRS which gives a 10 year household 
projection for Midlothian of 5,950 households.  To this is added the 
outstanding need identified at 1,114 units (this brings the total to 7,064 
units).  To this figure a 25% generosity allowance is added (1,766 
units), bringing the total to 8,830 units – the Scottish Government then 
rounds this figure to the nearest 50 resulting in a Midlothian MATHLR 
target of 8,850.  

2.11 The 8,850 target is higher than real demand and takes no account of 
traditional planning factors such as availability of infrastructure or 
environmental constraints.  The 2023 HLA indicates that completions 
have exceeded 900 per year for the first time.  This suggests that 
development on the scale set out in the MATHLR is achievable 
(subject to market factors). 



3 RECOMMENDATIONS 

3.1 It is recommended that the Committee: 

a) Note the 2023 Housing Land Audit for Midlothian and agree to its
publication.

Peter Arnsdorf 
Planning, Sustainable Growth and Investment Manager 

Date: 20 October 2023 

Contact Persons:  Richard Lamond, Research and Information Officer 
richard.lamond@midlothian.gov.uk 
Colin Davidson, Planning Officer; 
colin.davidson2@midlothian.gov.uk 

Background Papers:  NPF4 Update, MLDP2 Launch and DPS15 Report 
and Appendices, presented to the Committee on 
28th February 2023. 

Attached Documents:  Appendix A: Midlothian Council Housing Land Audit 
2023. 
 Appendix B: Plans of housing sites. 

mailto:richard.lamond@midlothian.gov.uk
mailto:colin.davidson2@midlothian.gov.uk
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1 – Audit Overview 
 

1.1 - Introduction 
 
1.1.1 The Housing Land Audit (HLA) is the established means of monitoring Midlothian’s housing land 
supply. Audits are undertaken annually (based on the financial year of the 1st of April to the 31st March) 
and establish the availability of housing land at that time and into the future. The Audit also indicates the 
progress of sites through the planning process and gives information on housing completions. It is 
produced in consultation with Homes for Scotland (HfS), the umbrella organisation that represents the 
house building industry, as well as other interested parties. 
 
1.1.2 HLA 2023 is an assessment of the housing land supply in Midlothian at the 31st of March 2023. It 
comprises the following seven schedules. Obtaining a complete view of the housing land picture and 
future housing growth in Midlothian requires consideration of them all. 
• Summary – an overview of the supply situation;  
• Main Schedule – information on and indicative programming for effective sites in the supply;  
• Completions & Demolitions – numbers of both market and affordable housing units completed in 

2022/23, where those completions were, and the number of demolitions across Midlothian; 
• Constrained Sites – sites which are not effective and have obstacles preventing their development; 
• Safeguarded Sites – sites associated with housing allocations which have potential for further 

expansion in the medium to longer term and which could be brought forward through the next 
development plan, if required; 

• Site Notes – additional information on sites, including their planning application and building warrant 
references; and 

• Pending Large Windfall Applications1 – details of outstanding housing applications of four or more 
units for non-allocated sites. 

 
1.1.3 The schedules include all new housing development, redevelopment, conversion and sub-division 
consisting of four or more units. Refurbishment of existing housing stock is excluded. Small sites (of three 
units or less) are shown as an aggregation for each settlement and are combined with allocated and 
windfall sites to provide a summary of the housing situation for each settlement in Midlothian. These in 
turn are aggregated to the Housing Market Area (HMA) level. There are two HMAs in Midlothian and their 
boundaries and the settlements they contain are shown in figure 1 on the next page. A map of the sites 
within the Audit is included at the back of this document and an online version with interactive site 
information is also available online - Housing Land Audit online map. 
 
1.1.4 The Council will continue to work with HfS, house builders and other agencies to ensure the 
delivery of housing in Midlothian. 

1 Windfall sites are housing developments on land that was not allocated in current or former Development Plans. They 
are often smaller sites on brownfield land. 

https://www.midlothian.gov.uk/info/205/planning_policy/458/housing_land_audit
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1.2 – Abbreviations 
 

Table 1: HLA 2023 Abbreviations. 

Abbreviation 
 

Description 
 

Aff’d. Affordable housing 

B/Brf. Brownfield land (previously developed land) 

C Site with planning consent 

DPEA 
Planning and Environmental Appeals Division of the Scottish 
Government 

DPP/FUL/MSC Detailed/Full Planning Permission 

G/Grf. Greenfield land (previously undeveloped land) 

ha Area in hectares (1 ha = 10,000m², or 100m x 100m) 

HfS Homes for Scotland 

HLA Housing Land Audit 

HMA Housing Market Area 

LDP Local Development Plan 

LHLR Local Housing Land Requirement 

LRB Local Review Body 

MATHLR Minimum All Tenure Housing Land Requirement 

MC 
Site that is minded to be consented planning permission but the legal 
agreement for developer’s financial contributions to infrastructure is 
still to be finalised 

MLDP Midlothian Local Development Plan (2017) 

MLP 2003 2003 Midlothian Local Plan 

MLP 2008 2008 Midlothian Local Plan 

NC Site with no planning consent 

NPF4 National Planning Framework 4 

PAC Pre-Application Consultation 

PPP/OUT Planning Permission in Principle/Outline Planning Permission 

RoS Registers of Scotland 

SC Safeguarded Capacity 

SHIP 
Strategic Housing Investment Plan (Midlothian Council’s plan for the 
delivery of affordable housing) 

SLP Shawfair Local Plan (2003) 

UC Site under construction 

 

  



1.3 – Planning Policy Context 
 
1.3.1 The 2022/23 Audit year saw major changes to the context in which HLAs are produced. National 
Planning Framework 4 (NPF4) was adopted in February 2023, the Town and Country Planning 
(Development Planning) (Scotland) Regulations 2023 came into force in May 2023 and Guidance on 
them was published shortly afterwards. These have been the trigger for a review of HfS’ Procedure Notes 
on HLAs and the Scottish Government developing guidance notes on HLAs to replace PAN 2/2010 
(‘Affordable Housing and Housing Land Audits’). These have led to changes to the content of this HLA 
and will likely also do so in future when both are finalised. 
 
1.3.2 NPF4 identifies a Minimum All Tenure Housing Land Requirement (MATHLR), which is the 
minimum amount of land, expressed in housing units, that is to be provided by each planning authority in 
Scotland for a 10 year period. Local Authorities must exceed this by identifying a Local Housing Land 
Requirement (LHLR) for their next Local Development Plan (LDP). Midlothian Council is in the process of 
determining its LHLR as part of its early work on LDP2. 
 
1.3.3 The Midlothian Local Development Plan (MLDP) was adopted in 2017, with an Action Programme 
approved in early 2018 and a further update of the latter in 2020. It highlighted the progress made with 
implementing the LDP’s development strategy in the two years since adoption, the key changes in that 
period and emerging issues looking forward to the next review of the Plan. ‘Delivery Programmes’ will 
replace Action Programmes and Midlothian Council will be producing one to replace its 2020 release. A 
further Delivery Programme will be produced shortly after the adoption of LDP2 (currently expected in 
late 2026). This will set out how the Council propose to implement its LDP and it must establish a 
deliverable ‘housing land pipeline’ for the LHLR. The purpose of the pipeline is to provide a transparent 
view of the phasing of housing allocations so that interventions, including infrastructure, that enable 
delivery can be planned. The annual HLA, and its programming in particular, will monitor the delivery of 
housing land to inform the pipeline and the actions to be taken in the Delivery Programme. 
 
1.3.4 Although Midlothian’s LHLR will only be determined as LDP2 work continues and progress 
towards the LHLR cannot therefore be established at this point, changes have been made to the content 
and format of the HLA in advance of this. Most notably, programming in the Main Schedule of the Audit 
now covers a 10 year period to reflect the requirement of NPF4 that LDPs should identify deliverable land 
to meet a LHLR that must cover a decade. Programming is divided into three phases which mirror the 
definitions of NPF4 Policy 16 and paragraph 222 of the Local Development Planning Guidance: 
• Short-term sites – where the first homes are to be completed in years one to three of the plan, 

including sites with full planning permission; 
• Medium-term sites – where the first homes are to be completed in years four to six of the plan, 

including sites with planning permission in principle and allocations supported by masterplans, 
development briefs or equivalent; and 

• Long-term sites – where the first homes are to be completed in years seven to ten of the plan, in 
locations that align with the spatial strategy of the plan and have a pathway to delivery identified in the 
Delivery Programme. 

 
1.3.5 Since NPF4 also states that areas that may be suitable for new homes beyond 10 years are also 
to be identified in LDPs, programming for beyond the short, medium and long term is now also provided 
(as an aggregate figure of units yet to be constructed on sites beyond a decade). 
 
 



1.4 – Methodology 
 
1.4.1 The methodology of how Midlothian’s HLA is completed is influenced by several sources including 
rolling over procedures from previous Audits where those procedures have been of value, reflections and 
discussions on them throughout the year, HfS Procedure Notes and PAN 2/2010. They may well change 
going forward due to the emerging requirements stemming from the adoption of NPF4, Local 
Development Planning Regulations and Guidance and forthcoming guidance on HLAs from the Scottish 
Government. For the time being however, the following paragraphs detail the steps taken in completing 
Midlothian’s latest HLA. 
 
1.4.2 The status of sites in the Audit is determined by reviewing weekly lists of applications received and 
determined by Midlothian Council, the outcomes of its Planning Committee and Local Review Body (LRB) 
as well as checking for the submission and approval of building warrants and notifications of the 
commencement of developments to establish when site activities have begun. 
 
1.4.3 Housing completions are determined by cross-checking several forms of data: 
• In the first instance building warrant records in the Council’s ‘Uniform’ database are reviewed for the 

submission and acceptance of housing completion certificates under the Building (Scotland) Act 
2003; 

• Effective dates of the apportioning of Council Tax bands to addresses listed at the Scottish Assessors 
Association website and provided by the Lothian Valuation Joint Board; and 

• Visits to all sites of four or more units that have had construction activity in the current Audit year to 
mark off occupied units on site plans. This is determined by the presence of one or more signs of 
occupant activity, such as parked vehicles, ‘curtain counts’, the maintenance of gardens or grounds 
etc. 

 
1.4.4 Programming assumptions are a snap shot in time from the base date of the HLA. As site 
programming entails predicting future events, it can only represent the most accurate estimate as is 
possible at the time of writing. Many data sources are utilised to maximise its reliability: 
• Visits to all large sites and recording the number of units under construction, particularly those nearing 

completion; 
• Inspection of site plans so that programming takes into account the house types in question 

(detached, semi-detached, flats etc.), as this will influence their build time; 
• Inspection of phasing plans submitted by developers; 
• Taking into account past annual completions on sites that have delivered units in previous years; 
• Visiting house-builders websites and on site notice boards to note news on which plots or phases 

have been released for sale, reserved or sold; 
• In the case of sites in the Shawfair Area, reviewing the annual Shawfair Phasing Plan2; 
• Taking into account HfS guidance on realistic default assumptions for completions as outlined in their 

‘Housing Land Audits: Homes for Scotland Procedures’ document; 
• For social housing sites, following programming outlined in the latest Council Strategic Housing 

Investment Plan (SHIP report); and 
• Receiving further feedback on programming via the various engagement activities outlined below. 
 
1.4.5 Engagement during the production of the HLA also helps to ensure that the programming (and 
the other information) it contains is as accurate as possible. In practice this entails: 

2 This is a requirement under condition 3 of application 17/00650/S42 to amend the approved Shawfair Masterplan. 



• Reviewing the communications between site developers/owners and Council Planning Officers to 
determine the progress and status of sites; 

• Requests for further information on site statuses from Council Planning Officers where needed; 
• Contacting developers directly to get an update on particular sites where needed; 
• Distribution of the HLA amongst key internal Council services and key external agencies for their 

comment; 
• Review by other Planning staff and reporting the Audit to Planning Committee before its publication; 
• Consultation with HfS who then distribute the Audit to their members via the South East Scotland 

Home Builders’ Committee for comment and revision of figures; and 
• Feedback and queries received after publication of the HLA on the Council website. 
 
1.4.6 The HLA contains a table of ‘Constrained Sites’, these being defined as sites in the supply which 
are not effective and have obstacles preventing their development. This follows NPF4’s position that 
housing land is only deliverable if it ‘is free from constraints or there is a commitment to overcome 
constraints’. Following PAN/2010 (and as also outlined in HfS’ former Procedure Notes on HLAs) these 
constraints are ownership, physical constraints (e.g. ground stability or flood risk), contamination, 
marketability and infrastructure. 
 
1.4.7 Entries in the Constrained Sites table must meet these requirements and this is determined via a 
review of recent correspondence and information regarding the site, its ownership and planning status 
and whether it is being marketed. Such sites are also visited where necessary to confirm their 
appropriateness for inclusion in the Constrained Sites table. 
 
1.4.8 A further methodological change for HLA 2023 is that it has revised the definition of small sites 
from four or fewer units to three or fewer. This is in response to: 
• HfS’ HLA Procedure Notes; 
• The Scottish Government’s Local Development Planning Guidance stating that sites of four or more 

units can be used to meet the Local Housing Land Requirement; and  
• This being a slightly more common threshold used by Councils elsewhere in Scotland, according to 

an Issues Paper produced in April 2023 by the Scottish Government to inform the development of 
their HLA Guidance.  

 
1.4.9 Other methodological changes introduced regarding small sites include in relation to programming 
estimates. According to the aforementioned Scottish Government Issues Paper on HLAs, expected 
programming of units on small sites is not borne out when later compared to actual completions. An 
analysis of Midlothian’s data showed this to be the case, with programming overestimating completions 
by 53% over the past few years. A different approach has been taken for HLA 2023 as a result. 
 
1.4.10 Data on small housing sites are recorded in a spreadsheet where units are grouped according to 
their planning and building warrant status. These statuses can fall into one of five categories which were 
used to create a new methodology for estimating programming. Units under category one (under 
construction) were deemed to deliver their units in the next two years of programming (23/24 and 24/25 
in this HLA). Units under category two are expected to deliver their units in programming years three and 
four, and so forth. This is shown in table 2 below. 
  



Table 2: Status of small sites and the programming of their units. 

Small Site Status Categories Expected Delivery of Units 

1) Is under construction 
Years 1 and 2  

(23/24 and 24/25) 
2) Has planning and building warrant 
consent, but not under construction 

Years 3 and 4  
(25/26 and 26/27) 

3) Has planning consent and a 
pending building warrant application 

Years 5 and 6  
(27/28 and 28/29) 

4) Has planning consent but no 
building warrant application 

Years 7 and 8  
(29/30 and 30/31) 

5) Has a pending planning application 
or PPP consent only 

Years 9 and 10  
(31/32 and 32/33) 

 
1.4.11 HfS suggest that the programming for small sites should be based on recorded completions over 
the past five years, while the Scottish Government’s HLA Issues Paper raises this as one possible 
approach (of several). The actual average number of completions on small sites in Midlothian over the 
past decade is ten units per year. That figure is in close agreement with this new methodology which 
predicts an average annual delivery of 11 units per year across all of Midlothian’s small sites in the Main 
Schedule’s programming. The difference between these two figures also allows for the fact that new units 
will enter the supply as further applications come forward and proceed through the planning and building 
warrant systems. This therefore represents a more reliable method and has been adopted for this year’s 
HLA. 



2 - Housing Supply Commentary 
 

2.1 – Summary of Supply and Sites  
 
2.1.1 HLA 2023 identifies a total established housing land supply of 11,799 remaining units and an 
effective supply (i.e. excluding constrained sites) of 11,052 remaining units. Safeguarded sites can 
contribute a further 600 units when called upon3. 
 
2.1.2 NPF4 and the Local Development Planning Guidance requires housing land supplies to be viewed 
by the way of a pipeline of sites that will be built across the short, medium and long terms. HLA 2023 
follows this recommendation as its programming in the Summary and Main Schedule has been revised 
since the last Audit to align with this new system. This is illustrated in table 3. It shows that Midlothian’s 
housing supply has the strength of being relatively balanced across the different periods of the pipeline. 
Further sites will also enter the supply in future Audits as windfall sites are consented4. 
  

Table 3: Breakdown of Main Schedule housing supply programming. 

Housing Land 
Pipeline Period 

Timeframe Units Programmed  
Portion of 

Effective Supply 

Short Term 
Next 3 years - 2023/24, 

2024/25, 2025/26 
2,528 23% 

Medium Term 
Years 4 to 6 - 2026/27, 

2027/28, 2028/29 
2,243 20% 

Long Term 
Years 7 to 10 – 

2029/30 to 2032/33 
2,578 23% 

Remaining 
Post 10 years – 2033 

onwards 
3,703 34% 

 

3 This figure excludes the safeguarded portion of Newton Farm near Danderhall (site Hs1 SC), which is already in the 
Main Schedule as the application for its development is minded to be consented. This means it already comprises part 
of the effective supply. It also includes the safeguarded portion of Hopefield Farm 2 (site Hs12 SC), for the similar reasons. 
4 The Pending Large Windfall Applications table provides details on where these developments may come from. The 
weekly and monthly lists of applications will record proposals for projects not yet brought forward. A link to this is provided 
in section 4. 



2.1.3 HLA 2023 details 83 sites in its Main Schedule5 and a further 10 that were completed in the Audit 
year. Of these 93 in total, 67 are on greenfield locations while the remaining 26 are brownfield sites. The 
latter source are typically smaller, so when looking at this split by site area, greenfield account for 89% of 
the total area.  
 
2.1.4 Figures two and three below provide a further breakdown of the sites by planning application 
status and by land supply source. The former shows that Midlothian’s housing land supply is primarily 
composed of sites that are either under construction or that have some form of planning consent: the only 
remaining allocated site without consent is Hs7 at Gorebridge. 
 

 
Figure 2: Breakdown of HLA 2023 sites by planning status. 

Note: breakdown is by the number of sites rather than their capacity. 

 
2.1.5 Figure 3 shows that Midlothian’s housing land supply is comprised of sites from a range of land 
supply sources, from those allocated in previous Development Plans to recently consented windfall 
applications. The category of ‘other sites’ includes those allocated prior to the 2003 MLP and sites that 
are composed of land from a mix of supply sources.

5 This is partly due to wider sites being broken down into separate development areas within them, in order to track them 
more easily and accurately reflect their status in the Audit. An example are the various areas of the h58 development in 
Penicuik. 

Sites without consent - 1 site

Sites with consent or minded to consent (but not
under construction) - 44 sites

Sites under construction - 38 sites

Sites completed this year (2022/23) - 10 sites



 
Figure 3: Breakdown of HLA 2023 sites by land supply source. 
Note: breakdown is by the number of sites rather than their capacity. 

 

2.1.6 The Midlothian housing market is characterised by the presence of a range of house builders. 
Table 3 provides a summary of its major-players alongside the number of sites they are taking forward 
and the unit capacities of these sites. It is also worth noting that a number of other site 
developers/promoters and smaller house builders also operate within Midlothian. These are excluded 
from the table below for conciseness, but full details are provided in the Main Schedule of the Audit. It is 
notable that builders who are either new to Midlothian or who have not operated here for some time are 
now active in the area. Examples include Muir Homes in Pathhead, Robertson Homes at Rosslynlee and 
Lovell Homes in Mayfield/Newtongrange. This trend points to Midlothian’s housing supply being more 
diverse and resilient than in the past, when a smaller number of builders delivered units in the area. 
 
  

MLDP sites - 27 sites

MLP 2008 sites - 14 sites

MLP 2003 sites - 8 sites

SLP sites - 20 sites

Windfall sites - 21 sites

Other sites - 3 sites



Table 4: Breakdown of selected Main Schedule sites by developer. 
Note: ‘Number of Units’ represents the total site capacity (i.e. it includes units already built). 

Developer 
Number 
of Sites 

Number 
of Units 

Notes 

Avant Homes 3 455 
This includes Avant’s two phases at h58, one of 
which will be completed in 2023/24. 

Barratt Homes 3 890 
Includes 700 proposed units across the 
Redheugh development in Gorebridge.  

Bellway Homes 7 1,245 

Bellway’s sites in Penicuik (h58(AreaE)), Dalkeith 
(h46) and Danderhall (h45(C&D)) are due to 
finish soon. These account for 435 units between 
them. 

CALA 3 780 
620 of these units are at the Hs1 site at Newton 
Farm, near Danderhall. Work will start there in 
August 2023. 

Dandara Homes 4 328  

David Wilson Homes 4 314 
Three of their sites are parts of the Hs19 
development at Roslin. 

Midlothian Council / 
Cruden Homes 

10 516 
This includes Cruden/Hart Builders (who develop 
some affordable housing sites for the Council) 
and other Midlothian Council sites. 

Miller Homes 1 430 
Their site at Newtongrange finished in 2022/23. 
Their remaining site is at Hs0 (Cauldcoats). 

Persimmon Homes 2 272 
The final portion of their development at 
Gorebridge will finish in 2023/24. 

Springfield 6 1,457 

Springfield are at two locations – Bonnyrigg and 
Mayfield, the latter accounting for the majority of 
these units. Springfield now incorporates both 
Walker Homes and also Mactaggart and Mickel. 

Taylor Wimpey 5 1,962  

 

2.2 – Sites Entering and Exiting the Audit’s Main Schedule 
 
2.2.1 7 new sites with a combined capacity of 107 units entered the Main Schedule of this year’s Audit 
(table 5). The Wellington School site in the rural west of Midlothian accounts for much of this extra 
housing. It is an ‘Additional Housing Development Opportunity’ site that was allocated within the MLDP, 
which was previously constrained but which has been moved from that category into the effective supply 
(Main Schedule). All the other new sites are smaller windfall sites. They total 61 units. Newton Church 
Road and Bonnyrigg High Street are council-led social housing developments. 
 
  



Table 5: New sites in HLA 2023’s Main Schedule. 

Site Name (& Reference) Settlement 
Site Capacity 

(Units) 

Former Thornlea Nursing Home (2022LH1) Loanhead 4 

Wellington School, by Howgate (AHs5) Villages/rural (West HMA) 46 

High Street (2022BL1) Bonnyrigg/Lasswade 20 

Kippielaw Hatchery (2022DK1) Dalkeith 5 

Newtongrange Parish Church (2022MN2) Mayfield/Newtongrange 5 

Newton Church Road (2023SA1) Shawfair Area 23 

Airybank House (2019VR2) Villages/rural (East HMA) 4 

 Total 107 
Note: not listed above is site 2020DK1, 131 to 133 Dalkeith High Street. It was a new addition to HLA 2023 but was 
finished entirely within 2022/23 and so never needed to be entered in the Main Schedule of any HLA. It comprised 
four units. 

 
2.2.2 HfS’ updated Procedure Note on HLAs states that a historical weakness of audits has been 
identifying sites removed from them. To address this point, table 6 below lists sites that have left the Main 
Schedule of the Audit due to them being completed in 2022/23. Table 7 lists sites which have been moved 
from it for other reasons. In the case of all these latter sites, this is because they are now deemed 
constrained. More details on the reasons for this can be found in the Constrained Sites schedule later in 
this HLA. 
 

Table 6: Sites removed from the HLA’s Main Schedule due to being fully completed in 2022/23. 

Site Name (& Reference) Settlement 
Site 

Capacity 
(Units) 

Former Paradykes Primary School (2018LH1) Loanhead 86 

Seafield Road Area B (Hs16(AreaB)) Roslin/Bilston 31 

Belwood CALA at NW Penicuik (h58(AreaA1)) Penicuik 75 

Greenlaw and Adjacent Land Area A (h25(AreaA)) Penicuik 92 

Greenlaw and Adjacent Land Area C (h25(AreaC)) Penicuik 83 

Dalhousie Mains Area D (Hs10(AreaD)) Bonnyrigg/Lasswade 70 

131 to 133 High Street (2020DK1) Dalkeith 4 

Cockpen (h37) Mayfield/Newtongrange 141 

Land South West of Newbattle Community High 
School (2018MN3) 

Mayfield/Newtongrange 79 

Lawfield Farm (2018VR2) Villages/rural (East HMA) 8 

 Total 669 
Note: the figure of 669 above is the total capacity of all the units across all these sites, regardless of whether these 
units were completed in the current Audit year or prior. This is why the figure differs from the total completions of 
908 for 2022/23 – the latter encompasses units built across all sites, regardless of whether they were finished this 
year or not. 

 
 



Table 7: Sites removed from the HLA’s Main Schedule that are not complete. 

Site Name (& Reference) Settlement 
Site 

Capacity 
(Units) 

Seafield Moor Road Remainder (h55(Rem)) Roslin/Bilston 90 

Loganbank Lodge (2021PK1) Penicuik 6 

Waverley Terrace (2021BL2) Bonnyrigg/Lasswade 5 

Thornybank North (Hs5) Dalkeith 15 

Wester Cowden Farm (2018DK2) Dalkeith 25 

Vogrie Road (h40) Gorebridge 16* 

Newbattle Home Farm (2021VR1) Villages/rural (East HMA) 11 
* 16 is the remaining number of units with consent but not constructed. The total capacity of this site is 93 units, 
i.e. 77 units were built here prior to it stalling. 
 

2.3 – Constrained Sites 
 
2.3.1 Constrained sites are those in the supply that are not effective due to them having obstacles 
preventing their development (though if these issues are resolved they could later form part of the effective 
supply and be moved into the Main Schedule). HLA 2023 identifies 22 constrained sites with a total of 
747 units. These sites are composed of two types: 
• ‘Additional Housing Development Opportunity’ sites, which are locations identified in the current LDP 

for new homes but that have development uncertainties meaning their contribution to the effective 
supply is not guaranteed6; and 

• Other constrained sites from the current or previous Local Plans, or stalled windfall approvals. 
 
2.3.2 As indicated above, sites can be moved from the Main Schedule to the Constrained Sites lists 
between HLAs to reflect their status. All the sites in table 7 are instances of sites in the previous HLA’s 
Main Schedule that are now classed as constrained, for example. It is also possible for sites to move in 
the opposite direction. As noted previously, for example, the former Wellington School site now has 
planning consent and is in the Main Schedule. 
 

2.4 – Completions and Demolitions 
 
2.4.1 HLA 2023 identifies 908 housing unit completions in the Audit year. Though last year’s figure of 
818 completions was a record, 2022/23 therefore delivered an additional 11% more than it. For 
comparison, the five year rolling average from 2017/18 to 2021/22 is 656 units per year. 908 completions 
in 2022/23 therefore represents an increase of 38% on this. The trend of completions in Midlothian over 
the last decade is shown in figure 4. 
 

6 See MLDP policy STRAT 4. 



 
Figure 4: Housing completions in Midlothian, from 2013/14 to present. 

 
2.4.2 Completions of 818 in 2021/22 were a record at that point, but were likely influenced by the 
Coronavirus restrictions of the previous year: it is probable that completions were high in that year partly 
due to work on unfinished units being picked up when building work recommenced after lockdowns. This 
would have had the effect of carrying over units that would have normally been finished in 2020/21 into 
2021/227. Obviously though, this cannot be a factor behind the 908 completions in 2022/23. 
 
2.4.3 As discussed previously, NPF4 identifies a 10-year MATHLR for each council area in Scotland. In 
Midlothian this is 8,850, equating to an annual figure of 885. NPF4 is also clear that the annual HLA will 
monitor the delivery of housing land to inform the pipeline and the actions to be taken in LDP Delivery 
Programmes to ensure that the pipeline produces units in line with the MATHLR target. Completions in 
Midlothian of 908 in 2022/23 are obviously in line with this target (they exceed it by 23 units). 
 
2.4.4 908 units completed in 2022/23 also compares to the anticipated delivery of 667 units that were 
in the programming for 2022/23 in Midlothian’s previous HLA. In hindsight, that programming was an 
under-estimate of 241 units (or 36%). Though such estimates are always difficult – they are predictions 
of future events – Midlothian Council will endeavour to make programming in future HLAs as accurate as 
possible. Section 1.4 outlines the steps taken to do so. Future Audits will also provide further comparisons 
of completions in the area against the MATHLR figure, Midlothian’s LHLR that will be developed from it, 
and future programming estimates. 
 
2.4.5 229 of the 908 housing completions in Midlothian in 2022/23 (or 25%) were affordable units. The 
main drivers for this were the conclusion of two dedicated social housing sites, at Mayfield/Newtongrange 
(79 units) and Bonnyrigg (70 units). Table 8 below compares figures of social housing completions to 
those reported in previous Audits. It is seen that both the share of affordable homes as a portion of all 
completions and the absolute number of affordable housing completions were at their highest levels since 
the tenure split started to be recorded in Midlothian in HLA 2019. The Council’s SHIP provides more detail 
on the delivery of affordable homes in Midlothian and a link to it can be found in section 6. 
  

7 This is evidenced by the fact that completions in 2020/21 were 564 units, which is the lowest for many years. 
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Table 8: Completions of affordable housing units in Midlothian. 

HLA Year 
Affordable Units 

Completed 
Total Units 
Completed 

% of Completions 
That Were Affordable 

2023 229 908 25% 

2022 182 818 22% 

2021 119 564 21% 

2020 70 611 11% 

2019 119 685 17% 

 
2.4.6 The distribution of completions across Midlothian’s settlements is presented in figure 5 below. This 
shows that areas of the Midlothian West HMA, Penicuik and Roslin/Bilston, continue to experience the 
most growth. It is the build-out of sites here that have been a key factor in Midlothian seeing record 
completions overall of 818 and 908 in the last two years. These sites include the North West Penicuik 
development where several house builders are simultaneously active and the neighbouring h25 Greenlaw 
Mains estate, together with the developments by Taylor Wimpey and Barratt in Bilston, and David Wilson 
Homes, Taylor Wimpey and CALA in Roslin. 
 
2.4.7 Shawfair was formerly Midlothian’s fastest growing settlement in both 2019/20 and 2020/21, with 
it delivering around 130 units in each of those years. These numbers are considerably less than those 
now being built in Penicuik, Roslin and Bilston however completions at Shawfair remain relatively steady. 
Though Stewart Milne Homes are active at North Danderhall, there may be a dip in new units in the area 
until Mactaggart and Mickel’s new phase brings completions and while Bellway conclude on their South 
Danderhall site and begin delivering units at their new North Danderhall location. 
 
2.4.8 Completions in Mayfield/Newtongrange were higher in 2022/23 compared to the previous two 
years. This is owed to Miller Homes concluding their site at Cockpen (h37) and Cruden Homes delivering 
79 social housing units next to the site of the former Newbattle High School. Midlothian Council intends 
to develop the remainder of this site and this combined with construction beginning at two sites in the 
north of Mayfield, will bring new homes to the town in future. Elsewhere, completions in 
Bonnyrigg/Lasswade were higher in 2022/23 than previously due to work at the Dalhousie Mains and 
Dalhousie South sites. 
 



 
Figure 5: Comparison of units completed in recent years by settlement. 

 
2.4.9 Housing demolitions are unlikely to influence the housing supply picture in Midlothian beyond a 
negligible amount, and the desire to include them in HLAs is more suited towards other Scottish Councils 
where regeneration schemes and the re-use of brownfield land for housing are more prevalent. 
Nevertheless these are now recorded as part of the underlying HLA methodology – there was a single 
demolition in Midlothian in 2022/23. These will continue to be monitored and reported in future HLAs.
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3 – Property Market Summary 
 
3.1.1 House price data adds context to the Midlothian housing supply situation in the schedules on the 
following pages that comprise the HLA. These data were obtained from Registers of Scotland8 (RoS) and 
a link is provided in section 49. It is important to note that it refers to the prices of properties sold, as it is 
at this point that the transaction value becomes available. Values of the wider housing stock may differ 
from those that come on the market. 
 
3.1.2 There were 1,950 property transactions in Midlothian during 2022/23. This is very similar to the 
figure for the previous year (1,994), which was the highest since 2003/04, when RoS data starts. Sales 
have been at or close to this level since 2015/16. Before this point there was a recovery from below 1,000 
annually for several years in the aftermath of the 2008/09 financial crisis: they reached a low of 871 sales 
in 2011/12. 
 
3.1.3 It is notable that despite the number of house sales falling slightly from 1,994 in 2021/22 to 1,950 
in 2022/23 that the total value of all transactions increased marginally from £514m to £545m over this 
time. The latter is a record figure within the RoS data for Midlothian. A slightly lower number of sales 
versus an increased figure for the total value of those sales may reflect the effect of inflation, competition 
for homes driving up prices and the homes coming onto the market being bigger and more expensive 
than those for sale previously. 
 
3.1.4 Average selling prices of homes in Midlothian have risen steadily and substantially in the past few 
years, from £172,000 in 2012/13 to nearly £280,000 in 2022/23, an increase of 62%. In comparison, the 
average selling price nationwide was around £216,000 in 2022/23, or 23% cheaper than Midlothian.  
Prices locally are therefore amongst the highest in Scotland, with neighbouring Edinburgh and East 
Lothian also being expensive. For comparison, the lowest average house prices were in Inverclyde. Table 
9 below summarises the most expensive Council areas in Scotland by house selling price during the Audit 
year. Table 10 shows the least expensive Council areas. 

8 Contains Registers of Scotland data © Crown copyright and database right 2022. This data is licensed under the Open 
Government Licence v3.0. 
9 Note that Registers of Scotland house price data is based on average sale prices. This means that prices can be skewed 
upwards by a small number of sales of particularly expensive properties, although the figures exclude sales of over 
£1,000,000 to reduce this effect. 



Table 9: Top five most expensive Council areas by house selling price. 

Council Area 
Average House Selling 

Price in 2022/23 

City of Edinburgh £313,374 

East Renfrewshire £309,153 

East Lothian £307,866 

East Dunbartonshire £288,326 

Midlothian £279,370 

 
Table 10: Top five least expensive Council areas by house selling price. 

Council Area 
Average House Selling 

Price in 2022/23 

Inverclyde £132,881 

West Dunbartonshire £142,875 

Na h-Eileanan Siar £149,839 

East Ayrshire £154,773 

North Ayrshire £154,803 

 
3.1.5 Figure 6 compares average selling prices for homes in Midlothian against the Scottish average. It 
can be seen that while prices have generally risen over recent years, they have increased more rapidly in 
Midlothian than across the country as a whole. This has led to a situation where the gap between house 
prices in Midlothian and Scotland has widened. The difference was £63,000 in 2022/23. This trend may 
be due to newer housing developments in Midlothian being composed of a higher portion of larger, family 
homes. In other words, it may reflect a change in composition of the local housing stock rather than solely 
an increase in price. It may also reflect increased demand for homes within the county as buyers are 
perhaps priced out of the Edinburgh market or seek better value close to, but outside the city. 
 

 
Figure 6: Average house selling price trends in Midlothian and Scotland, and the difference between 

them.
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4 – Sources of Further Information 
 
4.4.1 Further information on housing sites, applications and general housing matters in Midlothian can 
be found at the following links: 
 

• A map of all sites in the current Audit - Interactive Housing Land Audit map; 
 

• A map of all housing sites in Midlothian that have been completed in the last few years – Housing 
Land Audit completed sites map; 

 
• The Midlothian Council Planning Homepage; 

 
• Search for planning application reference numbers at the Council’s Planning and Building 

Standards Portal to view more details on proposed and current projects; 
 

• Past and future meetings of the Council’s Planning Committee, where important applications and 
planning policy matters are decided; 

 
• The function for searching weekly lists and monthly lists of planning applications that are received 

and decided by Midlothian Council; 
 

• The Midlothian Local Development Plan, which is the policy framework against which development 
proposals are judged; 

 
• Midlothian’s affordable housing plans for the next five years - Strategic Housing Investment Plans; 

and 
 

• House price statistics from Registers of Scotland. 
 
 
 
 
 
 
 

The styling of this document is based on the Scottish Government’s National Planning Framework 4.  
It is available here and was published under this licence. 

 
 

 

https://midlothian.maps.arcgis.com/apps/webappviewer/index.html?id=0b4cbc1f44364150bc4e82314231d1c1
https://midlothian.maps.arcgis.com/apps/webappviewer/index.html?id=039a772e006f4d75887fb183c17ee509
https://midlothian.maps.arcgis.com/apps/webappviewer/index.html?id=039a772e006f4d75887fb183c17ee509
https://www.midlothian.gov.uk/planning-and-building
https://planning-applications.midlothian.gov.uk/OnlinePlanning
https://planning-applications.midlothian.gov.uk/OnlinePlanning
https://midlothian.cmis.uk.com/live/Council,CabinetandCommittees/tabid/62/ctl/ViewCMIS_CommitteeDetails/mid/381/id/8/Default.aspx
https://planning-applications.midlothian.gov.uk/OnlinePlanning/search.do?action=weeklyList
https://planning-applications.midlothian.gov.uk/OnlinePlanning/search.do?action=monthlyList
https://www.midlothian.gov.uk/info/205/planning_policy/286/development_plans_and_policies
https://www.midlothian.gov.uk/downloads/download/597/strategic_housing_investment_plans_ship
https://www.ros.gov.uk/data-and-statistics/house-price-statistics/_nocache
https://www.gov.scot/publications/national-planning-framework-4/
http://nationalarchives.gov.uk/doc/open-government-licence/version/3/
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