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THE HIGHLAND COUNCIL

Committee: THE HIGHLAND LICENSING COMMITTEE
Date: 27 October 2026
Report title: Application for the grant of a short term let licence —
46 Diriebught Road, Inverness, IV2 3QS
(Ward 16 — Inverness Millburn)
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.



3.1

3.2

4.1

4.2

4.3

4.4

4.5

4.6

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:

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. Animmediate 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

Application

On 13 April 2026 an application for the grant of a short term let licence was received
from Miss Eilidh Fiona Mackenzie.

The property to which the application relates is 46 Diriebught Road, Inverness, 1V2
3QS (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 dark red on the plan on page 1 of Appendix 1.

The application for the short term let licence has been made on the basis that the
said Miss Mackenzie 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.

Miss Mackenzie is named on the application as the owner of the Premises.

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

The type of letting which has been applied for is ‘home letting’, which means the
host/operator is using all or part of their own home for short-term lets whilst they are
absent.
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The Premises is described as a semi-detached dwelling house which can
accommodate a maximum capacity 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 to 5 of Appendix 1.

In addition, the applicant has confirmed on the licence application form that there is
an external socialising area, described as a decking area toward the end of the
garage with a pergola.

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

Police Scotland;

Scottish Fire & Rescue Service;

Highland Council Environmental Health Service; and
Highland Council Building Standards.

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

The Scottish Fire & Rescue Service have been consulted on the application, and at
the time of writing, a response is awaited. If available, a verbal update can be
provided to the Committee by the Principal Solicitor — Regulatory Services.

Certificate of Compliance

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 1 May 2026.

Public objections/representations

It is open to any member of the public to submit an objection or representation in
relation to an application for the grant of a short term let licence.

During the notice of display period, the following timeous objections were received
and are attached as Appendices to this report:

Objection received by email on 1 May 2026 from Mr Paul Leslie
(Appendix 2);

Objection received by email on 3 May 2026 from Ms Jacqueline Fraser
(Appendix 3);

Objection received by email on 3 May 2026 from Ms Mairi Lumsden
(Appendix 4); and

Objection received by email on 9 May 2026 from Mr Sean Mackay and Mrs
Kirsten Mackay (Appendix 5).
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Determining issues

Paragraph 5(3) of Schedule 1 of the Civic Government (Scotland) Act 1982 states
that a licensing authority shall 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 not a 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 may be, that vehicle or vessel is not suitable or convenient for the
conduct of the activity having regard to—

(1) the location, character or condition of the premises or the character or
condition of the vehicle or vessel;

(i) the nature and extent of the proposed activity;

(i)  the kind of persons likely to be in the premises, vehicle or vessel,

(iv)  the possibility of undue public nuisance; or

(iv)  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.

A copy of this report has been sent to the applicant and objectors who, in the terms
of paragraph 4(2) of the Civic Government (Scotland) Act 1982, have all 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:

Highland Licensing Committee Procedure for Hearings Applicants for
License/License Holders
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Author:

Observations on objections/representations

In the emails of objection found at Appendices 2 to 5, 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:

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.

Implications

Not applicable.

26 August 2026

Alex Florence

Reference: FS826754983

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: Objection received by email on 1 May 2026 from Mr Paul Leslie;

Appendix 3: Objection received by email on 3 May 2026 from Ms Jacqueline Fraser;
Appendix 4: Objection received by email on 3 May 2026 from Ms Mairi Lumsden; and
Appendix 5: Objection received by email on 9 May 2026 from Mr Sean Mackay and Mrs

Kirsten Mackay.
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Scottish & Southern
Electricity Networks

Map Centre: 267658, 845286 Grid Ref: NH67654528

Scale: 1:500 | Page Size: A4 Plot Date: 07/04/2026

Designer Name: cs36461 Job Number:

Network Type: All Voltages

UNCONTROLLED COPY
Subject to revision
Master held by SSEN Asset Data Team - Asset.Data@sse.com

Legend

Segments [Electric] @  supply Point.LV Location - Property, Existing
" Cable Segment.HV Route - 11.00 kV, Existing Distribution Structures [Electric]

Cable Segment.LV Route - 230.0 V, Existing Pilar/Link Box View Extent - Existing
" Cable Segment.LV Route - 400.0 V, Existing ; Pilla/Link Box Existing Location - RLM
_~ Cable Segment Abandoned Route Annotations [Electric]
I Joint Instalation HV Location - Straight, Existing Cable Annotation LV Leader Line 1:500 - Assumed Route

@ Joint Installation LV Location - Service, Existing 7 Marker Anno.Leader Line 1500

I Joint Installation.LV Location - Straight, Existing Common [Electric]

Joint Installation LV Location - Tee, Existing [] MarkerLocation

Joint Installation LV Location - Pot End, Existing @  schematic ConnectorLV Pin. - Blue Circle

Equipment [Electric]

VOLTAGES (V)

LV (Low Voltage) and Services |up to 1,000V

HV (High Voltage) over 1,000V to 11,000V

EHV (Extra High Voltage) 22,000V to 132,000V

Transmission 275,000V and 400,000V

NORMAL DEPTH TO THE TOP OF THE CABLE WHEN LAID

Services Lv HV EHV

FOOTPATH/UNMADE 0.45m 0.45m 0.6m 0.8m

ROAD CROSSING 0.6m 0.6m 0.75m 0.9m

AGRICULTURAL Im Im Im 1.1m

WARNING

There may have been subsequent alterations to the surface levels. Trial holes
must be taken to determine positions and depths of cables. HS (G) 47 Booklet from the
Health and Safety Executive - Avoiding Danger from Buried Cables - should be consulted

before commencing excavation work.
WHEN WORKING IN THE VICINITY OF OVERHEAD LINES THE HEALTH AND SAFETY
GUIDANCE NOTE GS6 SHOULD BE CONSULTED (AVAILABLE FROM THE HSE WEBSITE)

If you are unsure & need to seek advice before commencing
excavations please contact;

General Enquiries ‘ 0800 048 3516

Scottish Hydro Electric Power Distribution plc
Registered Office: Inveralmond House
200 Dunkeld Road Perth PH1 3AQ
Registered in Scotland No. SC213460

Subject to revision - Master held by SSEN Distribution Asset Data Team:
Asset.Data@sse.com 01256 337 294

BASED UPON THE ORDNANCE SURVEY MAP WITH THE SANCTION OF THE CONTROLLER OF
H.M STATIONERY OFFICE CROWN COPYRIGHT RESERVED.
This copy has been made by or with the authority of Scottish Hydro Electric Power Distribution Ltd. Pursuant to section 47 of the Copyright,
Designs and Patents Act 1988 (The Act'). Unless the Act provides a relevant exception to copyright the copy must not be coped
without prior permission of the copyright owner. Plans generated by DigSAFE Pro(TM) software provided by LinesearchbeforeUdig.
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Appendix 2

From: Paul Leslie

To: STL Licensing

Subject: Objection to Proposed Short-Term Let at 46 Diriebught Road, 1V2 3QS
Date: 01 May 2026 22:16:57

CAUTION: This email was sent from outside of the organisation. Do not click links or open attachments
unless you recognise the sender and know the content is safe.

Please find my formal objection attached PDF along with a photo of the public notice, for
reference.

Regards,

Paul Leslie

Page 1
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PUBLIC NOTICE OF APPLICATION FOR SHORT TERM LETS LICENCE
The Civic Government (Scotland) Act 1982 (Licensing of Short Term Lets) Order 2022
Application type: New application

Elidh Fionz Mackenzie of 46 DIRIEBUGHT ROAD INVERNESS V2 3QS has applied to The
Highland Council for a short term lets licence, for the befow property.

Address of the property 1o bs licensed: 46, Dirisbught Road, Inverness, IV2 3QS
Licence type apptied for: Homo let

The day-to-day managers are:

= Eilidh Fiona Mackerzie

Representations
Reprasentations must:

* be in writing.

* spedify the grounds of the objection of the nature of the representation.

o sot out lhe_ Pame and address of the person making it

. mustbeslgnedbylheperson. or on their behalf: and

* be made within 28 days of public notice of the application being given,
Cop'eaolanyrepmsemajonswiﬂbe i 2 ion i

: © given tothe applicant. If 3 represantati !

”‘.gh!amowwf' afier this data but beforo a fnal dacisio islak::tp onthe Pl mad?hzzme
W"’Mcf)uncamay ider the late repre: lion ¥ it is i b
fépesentation to have boon made after the deadline.

for the

that itwas re

Representations shouid ba seat to N@highland.gov.uk or one of the fellowing offices:
Caithnass,

I e 0y

; haum'mmuudmw.w‘m

Page 2



Appendix 2

I am writing as a resident of ||| G to formally object to the
proposed change of use for 46 Diriebught Road, Inverness, IV2 3QS to a Short-Term Let (STL).

I must first draw your attention to a procedural irregularity: the public notice displayed
for this short-term let does not provide a reference number. This lack of transparency
makes it difficult for residents to identify the specific case files, though it does not diminish the
strength of my objection based on the following grounds:

1. Public Safety and Proximity to Vulnerable Groups

The property is situated in the immediate vicinity of a secondary school and a Scout hut. These
facilities are used daily by children and teenagers. Introducing a revolving door of unidentified,
unvetted guests in such close proximity to educational and youth facilities creates an
unnecessary safeguarding risk.

2. Pre-existing Anti-Social Behaviour (ASB) and Cumulative Impact

The street already faces severe challenges regarding public order and safety. The neighboring
Highland Council "scatter flats" have been a source of significant distress for the community.
Documented incidents include:

e lllegal Activity: Open drug dealing and use of Class A substances.

e Indecent Exposure: A resident was recently observed engaging in public masturbation
and exposing themselves to a child in their own garden.

e Noise Disturbance: Chronic late-night shouting and disruption.

Adding a short-term let into this volatile mix is irresponsible. It is well-documented that STLs can
exacerbate noise and parking issues; when combined with the existing ASB, this will further
degrade the quality of life for the five permanent family homes located in this small cluster.

3. Loss of Residential Amenity

This is a quiet, residential pocket and the proposed STL is middle of five family homes so is an
inappropriate spot for a commercial venture. Unlike permanent residents, short-term guests
have no vested interest in the long-term well-being of the street or the maintenance of
neighborly relations. The potential for "party flat" behavior or late-night arrivals/departures will
inevitably clash with the routines of families and school-aged children.

4. Impact on Local Housing Stock

Given the documented need for stable, long-term housing in the Highland Council area,
converting a family-sized home into a commercial holiday let—especially in a street already
burdened by the pressures of temporary accommodation—is contrary to the goal of maintaining
a sustainable, balanced community.

Conclusion

Page 3
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The residents of this road have already been subjected to traumatizing levels of anti-social
behavior. To approve a commercial short-term let in the heart of this family and school zone
would show a total disregard for the safety and mental well-being of the local community.

| strongly urge the Planning Department to refuse this application.

Yours faithfully,

Paul Leslie

01/05/2026

Page 4
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From: Jacqueline Fraser_

Sent: 03 May 2026 19:24

To: STL Licensing

Subject: Re: Objection To Application For Short Term Let's Licence
Categories: Objection, Alex

CAUTION: This email was sent from outside of the organisation. Do not click links or open attachments
unless you recognise the sender and know the content is safe.

Sent from my iPad

> On 3 May 2026, at 19:12, Jacqueline Fraser_ wrote:

>

>

> Dear Sir/Madam

>

> Application for Home Let by Eilidh Fiona Mackenzie of

> 46 Diriebught Road, Inverness, IV2 3QS

>

> Objection from Jacqueline Fraser of

- I

>

> The grounds for my objection are:

>

> * Residents on this road already experience an extremely busy road due to traffic to and from the
Millburn Secondary School and office hours traffic;

> * The Highland Council depot at one end of the road also means we have the snow ploughs, day and
night, in the winter and other council vehicles summer and winter;

> * We have already experienced years of varying degrees of antisocial behaviour from residents in the
nearby studio flats which we have been meeting with our councillor, housing, police, etc to address
recently;

> * Our houses are terraced so this change in occupancy could be detrimental for adjoining and closeby
homes with noise from guests arriving late, leaving early, luggage being wheeled to and fro;

> * There is the potential of noise from guests socialising or partying when neighbouring families have
school or work the next day;

> * There is the potential for a continuing feeling of lack of security for neighbours in not knowing who the
guests are;

>

> I hope my objections will be considered in light of this proposed change in house use.

>

> Yours faithfully

>

>

> Jacqueline Fraser

> Home Owner



Sent from my iPad
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From: war Luvsoen I

Sent: 03 May 2026 21:24
To: STL Licensing
Subject: Short term Let
Categories: Objection, Alex

CAUTION: This email was sent from outside of the organisation. Do not click links or open attachments unless you
recognise the sender and know the content is safe.

| refer to the notice that has been posted on the gate of the property at 46 Diriebught Road Inverness
IV2 3QS.

| understand that this house could be used as a short term holiday let and | wish to object in
principal.

Having lived in the street for over forty years | have seen many changes but this is a new problem for
the residents.

Number 46 is a house that would be a perfect home for a family. Itis close to Crown School and even
closer to Millburn Academy. We need to encourage a long let.

The position of the house does not lend itself to a holiday home.

Diriebught Court flats that are positioned right beside this house have been the subject of many
incidents over recent times.

These incidents involve excessive noise, drug use, criminal activity and fire raising. The people who
live in the community here have worked with the Council and the police to make the flats quieter and
the street safer.

Holiday homes tend to create more noise and the families who live in the street do not need that
disruption. The houses in the street do not have modern sound insulation.

Unfortunately the traffic that has to access the school and Millburn Road is now at a highly
dangerous level. We have School and Highland Council traffic at peak times and this causes

many problems.

The other problem that residents have is that they struggle to park near their homes. The house in
question does have parking but if the visitors have more than one vehicle there is little space to
accommodate that. There would also be cars coming and going at all different times of the day/ week
eg ateam may come to clean the holiday let and have several vehicles.

This objection is not aimed personally at the owner of number 46 in any way. This street cannot
accommodate holiday homes for all the reasons | have listed.

Thank you for allowing me to make my views known.



Mairi Lumsden
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From: .. aivey I
Sent: 09 May 2026 15:41

To: STL Licensing

Subject: Objection to Air BnB 44 Diriebught Road
Categories: Objection, Alex

CAUTION: This email was sent from outside of the organisation. Do not click links or open attachments unless you
recognise the sender and know the content is safe.

Dear Who this may concern.

| am writing to express my concerns regarding the proposed use of the property at 46
Diriebught Road, as an Airbnb or short-term holiday let.

Our street already experiences issues with anti-social behaviour, including drug use
and suspected drug dealing associated with nearby scatter flats. | am concerned that
introducing short-term accommodation with a regular turnover of unknown visitors
could further increase these problems and negatively affect the safety and security of
local residents.

Due to the issues with the flats ourselves and other neighbours have had meetings

with the local council and the police. One outcome of the meeting was a male who
was exposing himself in the street and also out in early hours of the morning shouting,
was removed from his property. Having our street safe is a big concern forus all and it’s
something we strongly belive in.

As our homes are attached, | am also very concerned about the potential for increased
noise disturbance. Frequent guest turnover, late arrivals, parties, or general holiday-
related noise could have a direct impact on our home life and quality of living.

It has also been mentioned that workmen may be accommodated at the property,
which is an additional concern. This could increase the number of vehicles, noise, and
activity at the property, potentially adding further disruption within what is currently a
quiet residential area.

| also understand that security cameras may be installed at the property. While |
appreciate the need for security, | would strongly object to any cameras that overlook
orintrude upon my garden or neighbouring private spaces, as this would impact
residents’ privacy. | have young children, and it is very important to me that they are
able to play comfortably and safely in our garden without feeling overlooked or
monitored.



In addition, our neighbourhood is currently a close and settled community where
neighbours know one another and regularly spend time together. This sense of
community is very important to residents, and | am concerned that short-term holiday
accommodation could undermine the stability and neighbourly atmosphere of the
area.

Parking is also already a significant issue on the street, with limited spaces available for
existing residents and visitors. Additional short-term guests are likely to increase
parking pressures further.

| have also invested a significant amount of money into our family home, including
building an extension, and | am concerned that the introduction of a short-term holiday
let next door could negatively affect the value and desirability of our property, as well as
the long-term environment we have created for our family.

For these reasons, | would ask that my objections be taken into consideration when
reviewing any application or proposal relating to this property.

Yours sincerely

Kirsten and Sean Mackay









