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Report title: Application for the grant of a short term let licence — Tigh Na
Cladach, Taigh Air An Aladach, Breakish, Isle of Skye, IV42
8QA (Ward 10 - Eilean A Cheo)

Report by: The Principal Solicitor — Regulatory Services

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.
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Background

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.

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:

e The guest does not use the accommodation as their only or principal home
e The short term let is entered into for commercial consideration
e The guestis 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
e 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
e the accommodation is not excluded accommodation, and

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

Application

On 28 January 2025 a validated application for the grant of a short term let licence was
received from Mr lan Watson.

The property to which the application relates is Tigh Na Cladach, Taigh Air An Cladach,
Breakish, Isle of Skye, V42 8QA (the “Premises”). A site plan was provided by the
applicant as part of the application process and is attached as an appendix to this report
(Appendix 1). The Premises are those edged in blue on the plan on page 1 of
Appendix 1.

The application for the short term let licence has been made on the basis that Skye
Luxury Rentals Limited (Company Number: 16138454) will be the host/operator of the
Premises. The application was made after 1 October 2023 and, as such, the
host/operator cannot operate the premises as a short term let until they have obtained
a licence.

The said Mr Watson and a Mrs Cara Sharon Watson are named on the application as
the owners of the Premises.

The person named on the application as being responsible for the day-to-day
management of the Premises is the said Mr Watson.

The type of letting which has been applied for is ‘secondary letting’, which means the
host/operator is letting a property where they do not normally live.

The Premises is described as a detached house which can accommodate a maximum
of six guests. Floor plans of the Premises 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:

o Police Scotland;
o Highland Council Environmental Health Service; and
o Highland Council Building Standards.

5.2 Police Scotland, the Highland Council’s Environmental Health Service and Highland
Council Building Standards have all confirmed that they have no objections to the
application.

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.

6. Certificate of Compliance

6.1  The applicant has provided a certificate of compliance confirming that a public notice of
application for their short term let licence was displayed at or near the Premises for a
period of 21 days from 31 January 2025.

7. Public objections

7.1 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 licence.

During the notice of display period, the following timeous objection was received and
is attached as an Appendix to this report:

e Objection letter received on 25 February 2025 from Ms Jennifer Painting
(Appendix 2).

8. Determining issues

8.1  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, where the applicant is not a natural person, any director of it
or partner in it or any other person responsible for its management, is either:

i.  for the time being disqualified under section 7(6) of the Civic Government
(Scotland) Act 1982, or;

ii. is nota fit and proper person to be the holder of the licence.
b) The activity to which it relates would be managed by or carried on for the benefit
of a person, other than the applicant, who would be refused the grant or renewal

of such licence if he made the application himself;

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
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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 the 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

( public order or public safety; or

v
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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.

A copy of this report has been sent to the applicant and objector who, in the terms of
paragraph 4(2) of the Civic Government (Scotland) Act 1982, have both been invited
to attend and will be provided with an opportunity to be heard by the Committee.

Both 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)

Observations on objections/representations

In the letter of objection found at Appendix 2, points have been made which should not
be taken into account by the Committee when determining this licence application, as
they are outwith the scope of the grounds that a licensing authority can consider in
terms of the refusal of an application to grant or renew a licence, as detailed at point
8.1 of this Report.

If required, the Principal Solicitor — Regulatory Services will offer further advice or
clarification on these points.

Policies
The following policy is relevant to this application:

e 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.


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

11. Implications

11.1  Not applicable.

Date: 16 April 2025

Author: Mairi Lamont

Reference: FS679823604

Background Papers:

e Civic Government (Scotland) Act 1982
e 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: Obijection letter received on 25 February 2025 from Ms Jennifer Painting.
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The Highland Council
Tigh Na Sgire, Park Lane
PORTREE

IV51 9GP

2 Feb 2025

Note of Objection to: Application for a secondary letting licence for TAIGH AIR AN
CLADACH, Lower Breakish, IV42 8QA.

| object to the application for a secondary letting licence. My property is situated 5
metres away from TAIGH AIR AN CLADACH. Allowing a short-term let would cause a
noise nuisance, bring security issues and be further detrimental to the sense of
community of the area.

Objection in detail:

1. This application will compound the problems that holiday lets cause my daily life.
Taigh Air an Cladach is immediately to the west of my property. The property (Obbe View)
immediately to the east of my property was originally a family home. This became a holiday
home for 6+ pax in 2023. Since it became a holiday home, | have experienced late night
music nuisance and BBQ waste and litter being thrown into my property. In 2024 the Obbe
View holiday home was also granted planning permission to add 2 x holiday pods which
gives accommodation for another 4+ adults. | remain incredibly anxious about the compound
effects of holiday homes that destroy my quiet rural setting.

2. | strongly object to the secondary letting license for TAIGH AIR AN CLADACH
because it causes me an encirclement of holiday homes (in total accommodating 16+
people), increasing disturbance, detracting from any community sense, and decreasing
security.

3. I am very concerned about excessive noise. The house under application can sieep 6
adults (possibly more if sofa beds are used) which might attract parties, stag parties, hen
parties. Music played inside (or outside) will be a significant disruption to my rural amenity.

4, | am very concerned about the increase in cars which will cause disruption and an
increase in noise. Early/late arrivals will disrupt the peace. Approaching car headlights shine
directly into my property bedroom. There could be 3+ cars each time a group stays in the
house (which can sleep 6 people, possibly more if sofa beds are used). Also, since the
increase in surrounding holiday homes, I’'ve had a number of people ring my door in the
middie of night searching for surrounding holiday homes. This is incredibly disruptive and
disconcerting.

5. | am very concerned about an increase in security issues. Holiday lets bring a
transient trail of people into the vicinity. The Taigh Air an Cladach property directly overlooks
my property and my garden creating access for people who would not otherwise come to
this area.

6. | am very concerned about disruptive behaviour from guests. This is a very quiet rural
area, but people on holiday might not treat it as such. It should be expected that people on
holiday (especially parties of 6+ adults) will want to hold parties, play loud music, undertake
drinking, possibly drug taking. Overall, there will be a risk of a significant lack of
consideration for the peace and quiet of which this area is renowned. Such concerns have
been evidenced by the current holiday cottage and holiday pods that border the east of my

property.

7. The application site falls within the Broadford Settlement Development Area (SDA).
At point of original planning application for this new build in 2022, there was no mention that
this would be a holiday home. Part of the policy surrounding building application will have
assessed the new build’s impact on individual and community residential amenity. If the



planning permission had sought a holiday home, this is a very different proposition to a
permanent residence with permanent homeowners contributing to community residential
amenity. Holiday homes detract from the quality and character of an area and do not
contribute to the sustainable enduring rural communities.

8. The Isle of Skye has a chronic housing shortage for local people. The Isle of Skye
does not need any more short term holiday home lets. This new build could be a long term
let provision for a key workers, or it could become a life changing life line for a local family.
Recruitment for key workers is a struggle because key workers cannot find homes. School
teachers, nurses, GPs - all struggle to source accommodation and therefore jobs go unfilled
and services and provisions are stretched. A home for a local family or a new key worker and
family would then reinforce the local tapestry, contribute to the life blood of community and
local schooling.

This new build Scottish short term let licensing scheme provide licensing authority the power

to address the needs and concern of the local community, | strongly feel that another short
term let in Breakish/Broadford is not in the community interests.

FROM:

Jennifer Paintin




