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1. 

 
Purpose/Executive Summary 

 

 
1.1 

 
This report relates to an application for the grant of a short term let licence. 
 

 
2. 

 
Recommendation 

 

2.1 Members are asked to determine the application in accordance with the Council’s 
hearings procedure. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
  

 

3. Background 
 

3.1 In terms of The Civic Government (Scotland) Act 1982 (Licensing of Short-term Lets) 
Order 2022, a licence is required for residential accommodation for use as a short term 
let.  
 

3.2 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Short term let means the use of residential accommodation provided by a host in the 
course of business to a guest, where all of the following criteria are met: 
 

• The guest does not use the accommodation as their only or principal home 

• The short term let is entered into for commercial consideration 

• The guest is not: 
1. An immediate family member of the host 
2. Sharing the accommodation with the host for the principal purpose of 

advancing the guest’s education as part of an arrangement made or 
approved by a school, college, or further or higher educational institution, or 

3. an owner or part-owner of the accommodation 

• the accommodation is not provided for the principal purpose of facilitating the 
provision of work or services by the guest to the host or to another member of 
the host’s household 

• the accommodation is not excluded accommodation, and 

• the short-term let does not constitute an excluded tenancy  

3.3 In terms of the abovementioned Act, the Licensing Authority have twelve months from 
receipt of the application to determine the same, therefore this application must be 
determined by 20 February 2024. Failure to determine the application by this time 
would result in the application being subject of a `deemed grant’ which means that a 
licence would require to be issued on 20 February 2024 for a period of 12 months. The 
application is before this Committee as this is the last meeting before the determination 
date expires. 
 

4. Application 
 

4.1 On 21 February 2023 (date application was deemed valid) an application for the grant 
of a short term let licence was received from Ms Stella Jane Wolfram.    
 

4.2 The Premises to which the application relates to is Ard Neamh, Ardaneaskan, 
Lochcarron, IV54 8YL (“the Premises”).  
 

4.3 At the Highland Licensing Committee’s meeting on 5 September 2023, the Committee 
agreed to defer consideration of this application to a future meeting to give the applicant  
an opportunity to amend the scope of their application and provide an updated site plan 
of the Premises. The applicant has now provided an updated site plan and this is 
attached as an appendix to this report (Appendix 1). The Premises are those  outlined 
in red and coloured pink on such site plan.   



 

 

 
  

4.4 The application for the short term let licence has been made on the basis that the said 
Mrs Wolfram is the host/operator of the Premises.  The application states that  Ms 
Wolfram has applied for the short term let licence as an ‘existing host’ on the basis that, 
in her capacity as the host/operator, she was operating the Premises as a short term 
let property prior to 1 October 2022. In addition, Ms Wolfram is named on the 
application as a joint owner of the Premises, along with a Mr Thomas Edwin Hornby.  
Ms Wolfram is named on the application as being responsible for the day-to-day 
management of the Premises. 
 

4.5 The type of short term let which has been applied for is a ‘secondary let’.  A ‘secondary 
let’ involves the letting of a property where the applicant does not normally live. 
 

4.6 The Premises is described as a detached 1.5 storey dwellinghouse which can 
accommodate a maximum of  eight guests. The ground floor of the Premises comprises 
of 2 bedrooms (one ensuite), sitting/dining room, kitchen, utility room, a small 
cloakroom toilet and a bathroom. The upper floor of the Premises comprises of 2 
bedrooms and a bathroom.  Floor plans were provided by the applicant as part of the 
application process and these can be found on pages 2 and 3 of Appendix 1. 
 

5. Process 

  

5.1 The application was circulated to the following Agencies/Services for consultation: 
 

• Police Scotland; and 

• Highland Council Environmental Health Service. 
 

5.2 Both of the above Agencies/Services have confirmed that they have no objections to 
the licence being issued. 
 

5.3 The Scottish Fire & Rescue Service was not further consulted on the application as the 
fire safety checklist, which was completed by the applicant, pertaining to the application 
was deemed satisfactory. 

5.4 
 
 
 

Given that there had been a material change to the site plan lodged with the initial 
application, the applicant was requested to display a fresh public notice for a further 
period of 21 days. 
 
The applicant has provided a certificate of compliance, confirming that a further public 
notice of application for their short term let licence was displayed at or near the Premises 
from the period 3 November until 28 November 2023. This period includes the required 
statutory 21 day timescale. 
 



 

6. Public representation 
 

6.1  
 
 
 
 
 
 
 
 
 
 
6.2 

It is open to any member of the public to submit an objection or representation in relation 
to an application for a licence for a short term let. 
 
Following the display of the original site notice, which was displayed for the period from 
18 March until 19 April 2023, an objection to the short term let application was received 
from Mr David Gettie, dated 11 April 2023.  Mr Gettie has advised the licensing authority 
that he stands by this original objection and a copy of his objection is therefore 
recirculated and attached as Appendix 2 to this report:- 
 

• Letter of objection dated 11 April 2023 received from David Gettie (Appendix 2). 
 
During the display period of the forementioned fresh public notice, the following timeous 
objections were received and are attached as Appendices to this report: 
 

• Letter of objection received by email on 22 November 2023 from Shirley MacKenzie 
Anderson (Appendix 3); and  

• Letter of objection received by email on 27 November 2023 from Lynda Gettie 
(Appendix 4). 

 
These fresh objections supersede the original objections which were lodged by each of 
the said Ms Anderson and Mrs Gettie during the period in which the original site notice 
was displayed.  
 

7. Determining issues 
 

7.1 Paragraph 5(3) of Schedule 1 of the Civic Government (Scotland) Act 1982 states that 
a licensing authority may refuse an application to grant or renew a licence where: 
 
(a)    the applicant or anyone else detailed on the application is not a fit and proper 

person; 
 
(b)    the activity would be carried out by a person other than the applicant who, if he 

had made the application himself, would have been refused; 
 
(c)   where the licence applied for relates to an activity consisting of or including the use 

of premises or a vehicle or vessel, those premises are not or, as the case may be, 
that vehicle or vessel is not suitable or convenient for the conduct of the activity 
having regard to 

 
(i)   the location, character or condition of premises or the character or condition 

of the vehicle or vessel, 
(ii)   the nature and extent of the proposed activity, 
(iii)  the kind of persons likely to be in the premises, vehicle or vessel, 
(iv)  the possibility of undue public nuisance, or 
(v)   public order or public safety; or 

 
 
(d)       there is other good reason for refusing the application. 
 



 

 
 
 
 

If required, the Principal Solicitor – Regulatory Services will offer particular advice on the 
criteria relating to this particular application. 
 

7.2 A copy of this report has been sent to the applicant and the objectors who, in the terms 
of paragraph 4(2) of the Civic Government (Scotland) Act 1982, have been invited to 
attend and will be provided with an opportunity to be heard by the Committee.  
 
All parties have also been advised of the procedure which will be followed at the meeting 
which may also be viewed via the following link: 
 
Licensing hearings procedures | Licensing hearings procedure (Licensing Committee) 
(highland.gov.uk) 
 

8. Policies 
 
The following policy is relevant to this application: 
 

• Short-term let licensing policy statement (which includes the mandatory and 
additional licence conditions attached to all Short Term Let Licences):- 

 
A copy of this policy can accessed here or a hard copy can be supplied where requested. 
 

9. Implications 

  

9.1 Not applicable. 
 

Date:  22 January 2024 
 
Author: Julie Traynor 
 
Reference:  FS483673012 
 
Background Papers:  

• Civic Government (Scotland) Act 1982 

• The Civic Government (Scotland) Act 1982 (Licensing of Short-term Lets) Order 2022 
 
APPENDICES: 
 
Appendix 1:  Site plan, detailing the extent of the Premises and floor plans for the Premises; 
Appendix 2:  Letter of objection dated 11 April 2023 received from David Gettie; 
Appendix 3: Letter of objection received by email on 22 November 2023 from Shirley 
MacKenzie Anderson; 
Appendix 4:  Letter of objection received by email on 27 November 2023 from Lynda Gettie. 
  

https://www.highland.gov.uk/downloads/file/17628/licensing_hearings_procedure_licensing_committee
https://www.highland.gov.uk/downloads/file/17628/licensing_hearings_procedure_licensing_committee
https://eur02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.highland.gov.uk%2Fdownloads%2Ffile%2F25349%2Fshort-term_lets_-_policy_statement&data=05%7C01%7CJulie.Traynor%40highland.gov.uk%7Ce9492a95542e487e0f9b08db56c3c1b2%7C89f0b56e6d164fe89dba176fa940f7c9%7C0%7C0%7C638199170978802735%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=d%2BdFps6ltyfWLLL9HcSqm9bbFbV8XDH7gWggzGlJIwo%3D&reserved=0
https://highland-dash.achieveservice.com/fillform/fillform-process-view.php?db_id=3j21fc64ba9b240f5f4#collapse1
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Shared garden area to front of houses - no fences or barriers to separate 
different uses of each property.  Access available up to windows of properties.

Boat slip at far left of mown grass with vehicles driving around and turning on 
grass to access.

OBJECTION REPORT 11.04.23 

APPLICATION FOR SHORT TERM LET LICENCE - Number HI-10068-P 
130118511 Ard Neamh, Ardaneaskan, Lochcarron IV54 8YL

Context photos to be viewed in conjunction with objection from Mr D Gettie

Image of our home showing lack of barriers to prevent strangers approaching 
and attempting access.







Regular maintenance activities in shared garden.

Drainage ditch Free roaming livestock locally
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ground and amenity land, together with the access road which is shown coloured yellow on the plan, is 

owned jointly by the owners of the two houses. The unusual title position relating to the properties, the 
proximity of the houses to one another with only a small area surrounding the footprint of each house 
owned exclusively and otherwise surrounded by jointly owned access and garden and amenity ground 

makes the situation quite unique from an ownership and importantly access/use perspective and 
makes the applicant's property unsuitable for use as short term let.    

In terms of safety, the access road is narrow with no passing places, on a hill and with a steep drop off 

on one side down to the houses.  For those not used to driving on such roads, it could be quite 
daunting and an unwary driver could leave the road and roll down the embankment.  That is a 
particular concern in winter.  When the houses were both being used as private residences, then traffic 

would be light and neighbourly relations would mean that there would be consideration as regards 
use, and you would expect each driver to know the road and be able to reverse if necessary.  The 
agents website for the letting of Ard Neamh say that up to 4 vehicles are allowed at the property.  

That number of vehicles also causes issues with parking arrangements.  As you can see from the 
ownership title plans, there is no space within the boundaries of the ownership of Ard Neamh for 4 
vehicles to be legally parked and so parking will be either on the jointly owned grass or the jointly 

owned access road area shown coloured yellow on the title plans.  The titles require the yellow area 
shown on the titles to be kept free from obstruction and so parking must not be undertaken on the 
yellow areas.  There are no alternative parking spaces at the property and so parking at the property 

will impinge on my and my husband's joint ownership of the common areas. The applicant has not 
erected any signage to identify areas for turning, parking or which areas are private. 

The Scottish Government's guidance on short term lets acknowledges that short term lets can be 

stressful for neighbours, particularly in relation to use of outdoor facilities and communal areas.  Ard 
Neamh and my property share all the outside space around them so it is particularly stressful here.  
We are not aware of who will be arriving at the property each week, and how they will act towards us 

and our dog.  The title deeds prevent our putting up fences to better demarcate boundaries for our 
house or to fence an area of the garden to keep our dog safe, and the owners of Ard Neamh have 
objected to fences and signage when we previously proposed this. The lack of fencing works when 

neighbours know each other and share the space on a neighbourly basis, know the dog etc, but it 
causes issues when the space is being used by various groups of people on a continually changing 
basis and various cars are coming and going and parking in different places.  Now we do not feel able 

to let the dog out other than when it is on a lead.  Almost all of the holidaymakers approach us for a 
chat at some point as in such an isolated location it would be odd not to engage with someone so 
physically close.  This generally results in them coming up to us at our garage where they can see the 

contents.   

The property is located in a rural location down a single track road and hidden from public view. It was 
felt to afford a certain amount of security to the property given it is not otherwise seen from the road 

and therefore it is not so obvious when it is empty for any period of time. However, with people coming 
and going to the property its location and whether or not it is occupied is easily noted. It was 
previously very easy to spot someone on the property that shouldn't be there. This is now not possible 

given it is not known who is to be visiting the property for legitimate purposes at any time.  These are 
issues of particular concern to me if I am alone in the house with the potential of unknown people in 
the next door house able to wander up to my windows when it will be apparent I am home alone. 



The final aspect that I would ask the Committee to take into consideration is concern in relation to 

liability for people injuring themselves on the jointly owned areas, either in the garden or when using 
the access road.  I am concerned that if it is decided that an accident has occurred for some reason 
due to me or my husband, the third party liability insurance that the applicant has in respect of Ard 

Neamh will not cover us.  Also, the insurers of Ard Neamh may actually seek to recover from us, any 
payments that they have to make.  I have tried to obtain insurance but have been told by brokers that 
we cannot get 3rd party insurance that covers us for the use by one owner of the jointly owned 

common areas when used in the course of a business. 

We have approached the applicant to ask if they could agree to measures that would minimise the 
impact of the STL and reduce the considerable stress it is causing.  The points are;  

1. Fence to be erected equidistant between each property, the fencing to form the boundary for 
access by their guests and to be marked by clear signage advising that the area beyond is 
private.  This would stop guests accessing up to my windows and give a small area for my dog 
to run free of guests or cars. 

2. Turning area to be clear and have no parking for either household. For safety reasons. 
3. No parking for guests to the side or front of Ard Neamh garage or anywhere on the access 

track.  All parking to be to the north side of Ard Neamh.  This would keep guests as far from 
our garage as reasonably possible while still being adjacent to Ard Neamh. 

4. Clear signage erected and information provided to guests as regards parking, turning areas 
and private areas. 

5.  The applicants provide insurance indemnity for any claims by guests arising in connection 
with the common areas.  

6. No stag, hen or other parties allowed. 
7. No noise outside after 11pm. 
8. No BBQ’s or other fires. 

The applicant has not agreed to these points although they would have little or no impact on the 
holidaymakers enjoyment of the property or the applicants land ownership situation. 

If a STLL is granted for Ard Neamh it will give a permanent right for a succession of strangers to 

access my house and garden and make it very difficult for myself or anyone to live safely in my home 
as a normal resident. 

I therefore ask the Committee to refuse the application in accordance with the grounds of the 1982 Act 

for the reasons that I have set out above. 

Yours faithfully 

Lynda Gettie  

Encls.
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