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Minutes of Meeting of the City of Inverness Area Committee held in the Council Chamber, Council Headquarters, Glenurquhart Road, Inverness on Wednesday 7 January 2026 at 10.00 am.

	Present:
Mr C Ballance (Remote)
Mr B Boyd (Remote)
Mr I Brown
Mr M Cameron (Remote)
Mrs G Campbell-Sinclair (Remote)
Mr A Christie
Ms H Crawford (Remote)
Mr D Fraser (Remote)
Mr K Gowans
Mr A Graham (Remote)
	
Dr M Gregson
Mrs J Hendry
Mrs I MacKenzie
Mr A MacKintosh
Mr R MacKintosh (Remote)
Ms K MacLean (Remote)
Mr D Macpherson
Mr D McDonald
Mrs M Reid 
Mrs T Robertson

	
	

	In attendance:
Mr D Mudie, Strategic Lead (Planning and Building Standards)
Mr M Greig, Community Development Manager
Ms M Maguire, Principal Planner
Mr D Haas, Inverness City Area Manager (Remote)
Ms L Dunn, Joint Democratic Services Manager
Ms K Arnott, Committee Administrator



An asterisk in the margin denotes a recommendation to the Council.  All decisions with no marking in the margin are delegated to the Committee.

Mr I Brown in the Chair

Preliminaries

Prior to the commencement of formal business, the Chair on behalf of the City Committee extended his gratitude to the winter maintenance teams for their strenuous efforts in response to the current period of severe winter weather. 

Business

1. Calling of the Roll and Apologies for Absence
Gairm a’ Chlàir agus Leisgeulan

Apologies for absence were intimated on behalf of Mr D Gregg, Ms E Knox and Mr A Sinclair.

2. Declarations of Interest/Transparency Statement
Foillseachaidhean Com-pàirt/ Aithris Fhollaiseachd

The Committee NOTED the following Transparency Statements:-

Item 3 – Mr C Ballance and Mr M Cameron 

3. Short Term Let Control Area	
Sgìre Smachd Màil Gheàrr-ùine

Transparency Statements: the undernoted Members made Transparency Statements in respect of this item but, having applied the objective test, they did not consider that they had an interest to declare:- 

Mr C Ballance - as a close family member was likely to be applying for a Short Term Let Licence
Mr M Cameron - as he had a current Short Term Let Licence 

There had been circulated Report No. CIA/01/26 by the Assistant Chief Executive, Place which invited the Committee to decide on whether to progress with the introduction of a Short Term Let Control Area (STLCA) covering all or part of their area.

[bookmark: _Hlk218868702]There was commentary on the report by the Principal Planner.  In discussion, reference was made to Ward 19 Inverness South and a request for this to be included as an area to be considered for a STLCA.  Areas not included in a STLCA would likely become more in demand for Short Term Lets (STL) and Inverness South already had issues with  STLs, for example, STL owners not paying factoring fees and factors withdrawing their services as a result.  There was a significant demand for housing in Inverness South and it also covered a large rural area which also had a housing shortage.  It was confirmed that Inverness South would be included in the consultation. 

It was explained that when consulting on a STLCA, the proposal could be amended after the consultation feedback.  Therefore, if a community decided they did not want to be included in a STLCA, then there was the possibility to make the STLCA smaller. However, the Regulations did not allow for making a STLCA larger following the consultation without going back and consulting with the community affected.  There was a risk of displacement of STLs to other areas by introducing a STLCA and this would be considered in the consultation.  The proposals were evidence led and where there was seen as justification for introducing a STLCA. 

It was noted that having an STLCA did not prevent individuals from having a STL, it just meant they had to go through a different process.  Introducing a STLCA would align planning and licensing processes for STLs.  It was also felt that there were far more complaints aimed at STLs than was suggested in the report, as many complaints were not formally raised.  It was also felt that consideration should be given to designating the whole Inverness area as a STLCA, as selecting specific areas would move STL owners to consider other areas not designated as STLCA. 

A view was expressed indicating a preference that the Culloden and Ardersier area was not included as a STLCA as there was no evidence of many new builds becoming STLs, however this would be discussed further between Ward Members.  Further, it was felt that the Aird and Loch Ness area was perhaps too large an area for a STLCA.  

An explanation was provided on how information was known regarding house sales to individuals from outwith the area.  Areas that did have higher rates of external sales had higher proportions of second homes and licensed STLs. 

Also, the issue of empty homes was felt to be a bigger problem.  It was advised that there was an Empty Homes Strategy to tackle the issue of empty homes. 

In terms of the housing market in Inverness, rents had increased substantially as had house prices and the availability of property for sale/rent had reduced considerably. It was of great concern that local people could not get homes.  External sales, STLs, empty homes and land banking by developers contributed to the housing shortage. 

There was an opinion that the Council should resist the urge to introduce STLCA without evidence of clear benefits in doing this.  The number of rental properties had reduced as Landlords were less keen to rent properties due to changes in legislation. The restrictions in the Scottish Short Term Assured Lease agreement had detrimentally impacted the number of rental properties available.  There was also frustration that conditions could not be applied to new developments that could restrict new builds from becoming second homes and STLs. 

It was queried if there was clear evidence of benefits of STLCA from the one STLCA within Highland, established in Ward 20 Badenoch and Strathspey.  It was advised that this information was not available yet as the control area for Ward 20 only came into force in March 2024 and sales transactions for this Ward had not yet been received for the financial year 2024/25.   However, the evidence presented had responded directly to what the Council had been instructed to do by the Short Term Let Planning Circular and the Regulations.  This made no mention of the need to demonstrate that existing STLCAs were working.  However, there was anecdotal evidence from estate agents that house sales in the Aviemore area had slowed and there had not been significant increase in STLs in that area since the introduction of an STLCA. 

The reasons for the housing shortage were complex and it was not claimed that properties lost to STLs was the sole reason for the challenges being faced.  A STLCA was a tool available to try and slow the number of new STLs and increase the number of new build homes for people to live in.

It was advised that Members would have received correspondence from the Scottish Letting Association reflecting on the experiences of STLCA in Lisbon.  It had not had the desired effects of increasing homes for residential purposes in that city.  Also, given that the evidence of STLCA in Badenoch & Strathspey was not available as yet, there was a view that it might be better to wait until this was available before proceeding to consultation.  Also, evidence of the effect of STLCAs on the rental market and on the tourism industry should be gathered.  It was acknowledged that the tourism industry was a vital part of the economy, but there were tourist operators including operators of STLs and self-catering operators who provided an economic contribution without having to incur a loss of housing supply. 

It was suggested that investors should be encouraged to buy homes and enter into an agreement with the Council, so the Council could rent the homes.  

It was felt that to address the housing shortage there was a need to continue building homes in order to address the 9000 people on the Council house waiting list.  Also, waiting for further evidence on the success or otherwise of STLCA was not helpful to those seeking accommodation and therefore this matter should be progressed to consultation.  

Officers undertook to provide a briefing to Members on feedback from the consultation specific to Inverness. 


Thereafter, the Committee:

i. NOTED the evidence presented demonstrating that the housing market within parts of the Inverness Area was subject to significant pressure, exacerbated by high rates of potential dwellings being converted to Short Term Lets;
ii. NOTED that the designation of any new STLCA would have no retrospective impact on existing Short Term Lets where no material change of use had occurred at the time of their establishment, and would therefore only require planning permission from new Short Term Lets established after a STLCA comes into force; 
iii. NOTED that in Inverness City Centre, Short Term Lets display different characteristics and present different issues relative to those in rural areas, which warranted further analysis of evidence on matters such as parking, anti-social behaviour, waste services and Environmental Health;
iv. AGREED that the City of Inverness Area Committee therefore seek to progress with the process of considering the introduction of two distinct STLCAs corresponding to the City of Inverness and wider rural areas, and in so doing;
v. AGREED that progressing with consideration of a STLCA enabled communities within the area to participate in that consultation at the appropriate stage,
vi. AGREED that progressing with the consideration of a STLCA enabled further analysis of evidence on matters defined in recommendation iii. to be undertaken and made available to the public within that consultation exercise; and
vii. AGREED that Ward 19, Inverness South be included in the consultation. 


The meeting concluded at 11.25am.


