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Application for a major variation of premises licence under the Licensing 
(Scotland) Act 2005 
 
Rokey Manor (formerly Craigard Guest House), Invergarry 
 
Report by the Clerk to the Licensing Board  
  
Summary 
 
This report relates to an application for a major variation of premises licence by Mars 
Highlands Development Limited, 9 Thornton Place, London, W1H 1FG. 
 
  
1.0 Description of premises 

 
1.1 Rokeby Manor (formerly Craigard House) is an old Victorian house which 

stands in its own grounds on the western outskirts of Invergarry, set back from 
the A82 by 35 metres with a private guest car park to the front of the building.  
 
Following substantial refurbishment of the premises, the ground floor of the 
premises will comprise of a main lounge, restaurant, bar area, kitchen, toilets, 
staff accommodation and eight letting bedrooms. The outdoor garden area will 
comprise of a grass lawn.  
 
The premises will operate as a hotel. The sale of alcohol to non-residents will 
only be made when ancillary to a meal.  
 

2.0 Current operating hours 
 

2.1 The premises currently enjoys the following operating hours: 
 
On sales: 
 
Monday to Sunday: 1700 hours to 2300 hours 
 

3.0 Summary of variation application  
 

3.1 Variation sought 
 
The applicant seeks to vary the premises licence as follows:- 

 1. Change name of premises from Craigard Guest House to Rokeby Manor. 
2. Update description of the premises to reflect change in operation of the 

premises from a guest house to a hotel. 



  

3. Remove local condition currently restricting the sale of alcohol to 
residents only.  

4. Permit the sale of alcohol for consumption off the premises (off-sales) - 
Monday to Sunday 1000 hours to 2200 hours. 

5. Increase core on-sale hours to 1100 hours to 0100 hours, Monday to 
Sunday (currently 1700 hours to 2300 hours). 

6. Add seasonal variation at section 4 to afford ability to operate extended 
festive hours in line with board policy. 

7. Additional activities to be included in operating plan both within and 
outwith core hours to include: conference facilities, bar meals, receptions, 
club or group meetings, music, live performances, dance facilities, 
gaming, indoor/outdoor sports, televised sport and outdoor drinking 
facilities. 

8. Update children and young person’s policy to reflect new operation of 
premises. 

9. Increase overall capacity of the premises from 14 persons to 75 persons. 
10. Amend ground floor layout plan following an extensive refurbishment of 

the premises to incorporate a new reception/lobby area, kitchen and 
additional guest bedrooms. 

11. Extend footprint of premises to include new ground floor extension, first 
floor of premises and outdoor drinking area. 

12. Substitution of premises manager. 
 

4.0 Background 
 

4.1
  

On 8 May 2019 the Licensing Board received an application for a major 
variation of a premises licence from Mars Highland Development Limited. 

4.2 
  

The application was publicised during the period 22 May 2019 until 12 June 
2019 and confirmation that the site notice was displayed has been received. 
 

4.3 
  

In accordance with standard procedure, Police Scotland, the Scottish Fire & 
Rescue Service and the Council’s Community Services (Environmental Health) 
and Planning and Building Standards were consulted on the application. 
 
Building Standards have indicated that they have no objection to the application 
and at the date of writing, temporary occupancy of the premises had been 
granted.    
 

4.4 Notification of the application was also sent to NHS Highland and the local 
Community Council. 

4.5 Further to this publication and consultation process, the following timeous 
notices of objection/representation have been received and are appended: 
 

1. Representation from the Council’s Planning Service dated 12 June 2019 
2. Representation received on 11 June 2019 from Glengarry Community 

Council  
3. Representation received on 11 June 2019 from Glengarry & District 

Community Association 



  

4. Letter received on 31 May 2019 from Lindsay Rogers 
5. Letter received on 31 May 2019 from Hector M Rogers 
6. Letter dated 6 June 2019 from Neil Stewart 
7. Letter dated 6 June 2019 from Rodina J Stewart 
8. Letter received on 12 June 2019 from Mrs Elizabeth Rowe and Mr Peter 

Halsey 
 

4.6 Late objection 
 

 A late objection was received on 24 June 2019. As such it cannot be considered 
automatically and has not been circulated.  The Board may, having heard from 
the late objector and the applicant, consider the late objection if satisfied that: 
 
(a) the failure is due to mistake, oversight or other excusable cause, and  
(b) the Board considers it appropriate in all the circumstances to relieve the 

failure to meet the deadline. 
 

The late objection will be circulated if the Board agrees to consider it. 
 

4.7 Amendment to Major Application 
 

 In view of the objections/representations received above, the applicant’s agent 
has requested by way of letter dated 20 June 2019 that the following 
amendments to the major variation application be considered by the Board: 
 
1. Withdraw request to remove local condition restricting the sale of alcohol 

to residents only (para 3 above refers). 
2. No longer seek provision of off-sales (para. 4 above refers). 
3. Additional proviso that between the hours of 2200 hours and 0100 hours, 

alcohol will only be sold to residents of the hotel (para 5 above refers). 
4. Change reference to outdoor “drinking” area to outdoor “garden” area. 

(para. 7 refers). 
5. Remove request to substitute the premises manager (para. 12 above 

refers). This matter has been dealt with by way of a separate application. 
6. At question 7 of the operating plan in terms of capacity and in view of 

request to remove provision of off-sales, delete reference to off-sales 
being sourced from stock. 

 
4.8 The applicant and the above mentioned parties have been invited to attend the 

hearing. Both have been advised of the hearings procedure which will be 
followed at the meeting and which may also be viewed via the following link:  
 
http://highland.gov.uk/hlb_hearings 
 

 

http://highland.gov.uk/hlb_hearings


  

 
5.0 Legislation 

 
5.1 The Licensing Board must in considering and determining the application, 

consider whether any grounds of refusal apply and if none of them applies, the 
Board must grant the application. 
 

 Relevant grounds of refusal may be: -  
 
1.     the grant of the application will be inconsistent with one or more of the 

licensing objectives; 
 

 2.      having regard to (i) the nature of the activities carried on or proposed to be 
carried on in the subject premises, (ii) the location, character and condition 
of the premises, and (iii) the persons likely to frequent the premises, the 
Board considers the premises are unsuitable for use for the sale of alcohol 
in accordance with the proposed variation;  

 
 3.    that the Board considers that, if the application were to be granted, there 

would, as a result, be overprovision of licensed premises, or licensed 
premises of the same or similar description as the subject premises, in the 
locality. 

 
5.2 For the purposes of the Act, the licensing objectives are- 

 
(a) preventing crime and disorder, 
(b) securing public safety, 
(c) preventing public nuisance, 
(d) protecting and improving public health, and 
(e) protecting children and young persons from harm. 
 

5.3 The Board only has power either to grant the application and make a variation 
of the conditions to which the licence is subject or to refuse the application. 
 

5.4 If the Board refuses the application, the Board must specify the ground for 
refusal and if the ground for refusal relates to a licensing objective, the Board 
must specify the objective in question. 
 

6.0 Licensing Standards Officer 
 

6.1 
 

The LSO has provided the following comments:- 

 • A major variation application has been received in respect of the above 
premises which formerly were a large detached Victorian dwelling 
situated within the village of Invergarry. Formerly the premises were 
licensed as a category 1 venue, solely selling to residents. Recently the 
premises have been transferred to new owners who have substantially 
upgraded and extended the premises to a commercial hotel and are 
applying to vary the licence in order to reflect this change in business 
style and facilities. 



  

 • The Licensing Standards Officer has liaised closely with the applicant’s 
agent during the compilation and submission of the application and in the 
view of the Licensing Standards Officer, the revised operating plan is 
compliant with the 5 licensing objectives. 

 
 • The hotel has changed its name and has amended its description to 

reflect it is now a hotel as opposed to a guest house.  
 

 • The core hours of the premises have been requested to be amended to 
allow on-sales trading from 1100 hours -  0100 hours - Monday to 
Sunday. These hours are entirely compliant with current board policy 
hours. From the type and quality of the establishment the Licensing 
Standards Officer is comfortable that there will be no adverse impact in 
respect of the licensing objectives. 

 
 • Seasonal variations are requested to allow the premises to host functions 

with extended licensed hours approved by the board over the festive 
season. The list of facilities and activities at section 5 of the operating 
plan has been amended to accurately reflect the services that will be 
offered within the hotel. Similarly the children and young person’s policy 
has been amended and in the view of the Licensing Standards Officer is 
compliant with the fifth objective in that it adequately protects such 
persons from harm. The overall capacity of the premises has been 
increased through creation of extra bedroom capacity and the 
commercial use of bars and dining areas for residential and non 
residential guests. 

 
 • Amended layout plans have been submitted detailing the structural 

changes to the premises. Included within these plans is an outside 
garden area for guests to enjoy beverages within the landscaped 
grounds of the hotel. It has been recommended by the Licensing 
Standards Officer that the outside area be capped for usage to 2200 
hours as there are nearby residential properties. Similarly a condition 
prohibiting the playing of live or recorded music within the outdoor area is 
also recommended. 

 
 • Reference has been made raising an issue in respect of the proper 

planning consent for the outside area and the conversion from a guest 
house to a hotel; this is not a matter which forms a ground for objection 
under the Licensing (Scotland) Act 2005. 

 
 • Following the statutory consultation period objections have been 

submitted by 6 near neighbours. In addition, observations have been 
received from two local community bodies, Glengarry Community Council 
and the local Community Association. These submissions have been 
duly considered by the applicants and their agent who are keen that the 
hotel integrates well into the local community and adds benefit to the 
local area and its range of amenities. Accordingly instruction has been 
received from the applicant’s agent, as referred to at para. 4.7 above, 
requesting that the local condition relating to alcohol being sold solely to 



  

residents or those non residents taking table meals be reinstated on the 
licence. Indeed it is also requested that after 2200 hours, alcohol sales 
will be made solely to residents. The provision of off sales is also 
requested to be removed from the application. 

 
• In its revised format the Licensing Standards Officer is content that the 

application is compliant with the five licensing objectives         
 

7.0 
 

HLB local policies 
 

7.1 The following policies are relevant to the application:- 
 
(1) Highland Licensing Board Policy Statement 2018-23 
(2) Highland Licensing Board Equality Strategy 
 

8.0 Conditions 
 

8.1 
 
 
 
 

Mandatory conditions 
 
If the application is approved the mandatory conditions set out in Schedule 3 of 
the Act will apply. 

8.2 
 
 

Local  Conditions 
 
The Board may wish to consider attaching the following local condition(s):  

  
 a. Children under the age of 16 are excluded from any room where there is a 

bar counter after 2200 hours except during private functions or for the 
purpose of viewing live entertainment or where the child is in the room for 
the purpose of taking a meal.  This condition does not apply to any child 
who is in the bar solely for the purpose of passing to or from some other 
part of the premises being a part to or from which there is no other 
convenient means of access or egress. 
 

 b. Whilst in any room with a bar counter all children must be in the company 
of, or supervised by an appropriate responsible adult.  This condition does 
not apply to children of the licence holder or children who are resident on 
the premises. 
 

 c. Notwithstanding conditions (a) and (b) children must not sit or remain at the 
bar counter at any time. 

 k. The licence holder shall submit to the Board and to Police Scotland, prior to 
1 December each year, notice of the dates within the festive period on 
which it is intended that the premises remain open until the festive period 
terminal hour stated for that category of premises in the Board’s Policy 
Statement. The premises may remain open until the festive period terminal 
hour only on those dates for which notice has been given by the licence 
holder to the Board and to Police Scotland in accordance with this condition. 
  
 



  

 m. After 2200 hours, alcoholic or non-alcoholic drinks shall not be consumed in 
any outdoor garden area. 
 

 n. 
 
 

There should be no playing of live or recorded music in any outdoor garden 
area.  

8.3 
 

Special conditions 
 
No special conditions are considered necessary. 
  

Recommendation 
The Board is invited to determine the above application and if minded to grant the 
application, to agree the proposed local conditions detailed at para. 8.2 above.  
 
If the Board is minded to refuse the application, the Board must specify the ground 
for refusal and if the ground for refusal is in relation to a licensing objective, the Board 
must specify the objective in question.  
 
 
Reference:  HC/RSL/0129 
Date:  22 July 2019 
Author: Ian Cox/Julie Traynor 
 
Appendices:  

1. Representation from the Council’s Planning Service dated 12 June 2019 
2. Representation received on 11 June 2019 from Glengarry Community Council  
3. Representation received on 11 June 2019 from Glengarry & District 

Community Association 
4. Letter received on 31 May 2019 from Lindsay Rogers 
5. Letter received on 31 May 2019 from Hector M Rogers 
6. Letter dated 6 June 2019 from Neil Stewart 
7. Letter dated 6 June 2019 from Rodina J Stewart 
8. Letter received on 12 June 2019 from Mrs Elizabeth Rowe and Mr Peter 

Halsey 
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