
 

 
 

 

 
To: Councillor Al-Samarai, Convener and Councillors Clark and Delaney. 

 

 
Town House, 

ABERDEEN 20 February 2024 
 

LICENSING SUB COMMITTEE 

 

 The Members of the LICENSING SUB COMMITTEE are requested to meet in 

Committee Room 2 - Town House on WEDNESDAY, 28 FEBRUARY 2024 at 10.00 am. 
This is a hybrid meeting and Members may also attend remotely.  
 

The meeting will be webcast and a live stream can be viewed on the Council's website. 
https://aberdeen.public-i.tv/core/portal/home  

  

 
JENNI LAWSON 

INTERIM CHIEF OFFICER – GOVERNANCE (LEGAL) 
 

 
B U S I N E S S 

 

 1.1. Determination of Urgent Business   
 

 2.1. Determination of Exempt Business   
 

 3.1. Declarations of Interest and Transparency Statements   
 

 APPLICATIONS 

 

 4.1. Short Term Let (Existing Operator) - 7 Jute Street  (Pages 3 - 14) 
 

 4.2. Short Term Let (Existing Operator) - 22 Polmuir Gardens  (Pages 15 - 36) 
 

 4.3. Short Term Let (Existing Operator) - 45 Queens Highlands  (Pages 37 - 44) 
 

 4.4. Short Term Let (Existing Operator) - 54 Queens Highlands  (Pages 45 - 52) 
 

 4.5. Short Term Let (Existing Operator) - 8 Albury Mansions  (Pages 53 - 76) 
 

Public Document Pack
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 4.6. Short Term Let (Existing Operator) - Flat F, 20 Riverside Drive  (Pages 77 - 
82) 
 

 4.7. Short Term Let (Existing Operator) - 54 Shaw Road  (Pages 83 - 94) 
 

 
 

Integrated Impact Assessments related to reports on this agenda can be viewed here 

 
To access the Service Updates for this Committee please click here 

 
 

Website Address: aberdeencity.gov.uk 

 
Should you require any further information about this agenda, please contact Mark 

Masson, tel 01224 067556 or email mmasson@aberdeencity.gov.uk  
 

https://www.aberdeencity.gov.uk/services/people-and-communities/equality-and-diversity/equality-and-human-rights-impact-assessments/search-integrated-impact-assessments
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LICENSING COMMITTEE INFORMATION SHEET  

28 February 2024 

 

Public Application 

 
TYPE OF APPLICATION: SHORT TERM LET LICENCE APPLICATION 

             EXISTING HOST-SECONDARY LETTING 

APPLICANT: RONGRONG ZHOU 

PROPERTY MANAGER: RONGRONG ZHOU 

ADDRESS: 7 JUTE STREET, ABERDEEN 

 

 

INFORMATION NOTE 

 Application Submitted 17/08/2023 

 Determination Date 16/08/2024 

 
This Short Term Let licence application is on the agenda of the Licensing 

Committee for the reason that 1 representation/objection was submitted to the 
Private Sector Housing Team. 

 
If, after consideration of the representations/objections, the Committee is minded to 
grant the Short Term Let licence, it may do so since at the time of drafting this 

report, the necessary upgrading works and certification have been completed. 
 

DESCRIPTION  

The property at 7 Jute Street, Aberdeen, is the subject of this new Short Term Let 

licence application and its accommodation comprises 2 bedrooms, lounge/kitchen 
and bathroom. The applicant wishes to accommodate a maximum of 2 guests, 

which is acceptable in terms of space and layout. The location of the premises is 
shown on the plan attached as Appendix A. 
 

 

CONSULTEES 

 Police Scotland  

 Scottish Fire & Rescue Service 
 Aberdeen City Council’s Planning Team 

 A public Notice of Short Term Let Application was displayed outside the 
building, alerting the public to the licence application.  

 

REPRESENTATIONS/OBJECTIONS  

 Police Scotland – no objections 

 Scottish Fire & Rescue Service – no objections 

 Aberdeen City Council’s Planning Team – Planning Permission Granted 

 One objection email from Nicola James (Attached as Appendix B) 

 Representation from Rongrong Zhou (Attached as Appendix C) 

Page 3

Agenda Item 4.1



The objection was received within the statutory time period therefore the Council 

must consider. 

 

COMMITTEE GUIDELINES/POLICY 

All applications for Short Term Let licences are dealt with in accordance with the 
Scottish Government’s document: 

Short term lets - licensing scheme part 2: supplementary guidance for licensing 
authorities, letting agencies and platforms 

 

    GROUNDS FOR REFUSAL 

This application is being dealt with under the provisions of ‘Civic Government 
(Scotland) Act 1982 (Licensing of Short Term Lets) Order 2022 ’ (the 2022 Order)  

 
Available grounds of refusal are as follows: 
 

A licensing authority shall refuse an application to grant or renew a licence if, in their 
opinion— 

 
(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 this Act, or 

 
(ii)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 a 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— 
 
(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 

 
(v)public order or public safety; or 
 

(d)there is other good reason for refusing the application; 
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  OTHER CONSIDERATIONS 

 

 Landlord Registration is not a requirement of Short Term Let licensing. 
 

 The Council’s Anti-Social Behaviour Investigation Team (ASBIT) has no 
record of any complaints in respect of 7 Jute Street, Aberdeen. 

 

 There are no Granted Short Term Let licenses at Jute Street, Aberdeen. 

 

 Planning Permission has been Granted for 2 people.  The applicant has 
confirmed the Short Term Let application is for 2 guests.  

 

 The property is currently unlicensed. However as the applicant was an 

existing operator before 01 October 2022, the property is currently operating 
as a Short Term Let until the Licence application is determined.  
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‘B’ 
From: Nicola James <nljames62@gmail.com>  

Sent: Monday, September 18, 2023 9:11 PM 

To: ShortTermLets <ShortTermLets@aberdeencity.gov.uk> 

Subject: 7 Jute Street, Aberdeen, AB24 3ET 

 

Good evening,  

I am writing to object to the short term let application for the above address which i believes closes 

today, i assume at midnight.  

The reason for my objection is the property is a one bedroom flat and not fit to house 4 people. If 4 

people approached Aberdeen City Council Housing dept for somewhere to live, the housing dept would 

not house 4 individuals in such a small property. A one bedroom flat should house a single person or a 

couple in a recognised relationship. Even if the living room is converted to a bedroom, the owner is 

simply cramming people for money gain. There would be no privacy. No Living area, just sleeping 

quarters. Four individuals sharing cooking & bathroom facilities. To allow 4 individuals to live in a one 

bedroom, even on a short term let, should not be seen as acceptable in todays society.  

Kindest regards 

Nicola James 

13 Canal St, Aberdeen, AB24 3ET 
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‘C’ 
From: z lola <lola6788@gmail.com>  
Sent: Saturday, January 6, 2024 12:50 PM 
To: ShortTermLets <ShortTermLets@aberdeencity.gov.uk> 
Subject: Re: Short Term Let Licence Application - 7 Jute Street - Licensing Committee 
 
Thanks Rachel, 
 
1. From the letter of the objection, I understood that the reason for the objection was the property was a 
one-bedroom flat and not fit to house 4 people. I have to point out that the flat is a two-bedroom flat 
with a sizable living room and kitchen area. Each bedroom has a reasonable size and a double-bed. Please 
see attached the floor plan and some photos of the actual rooms in the flat. Our statistics of the previous 
bookings in the past year also show that over 80% of the total reservations were for one  or two guests, 
and the rest for 3 to 4 guests, a family with children or a group of friends. We have very great guests' 
reviews - 9 out of 10 ( Superb ) on Booking.com and 4.92 out of 5 on Airbnb.com. Please also see attached 
some snapshots from the websites for your reference. We are just trying to say that we are not "simply 
cramming people for money gain" (quoted from the objection letter). We have been working hard all the 
time and we believe we've provided our guests with the great service & experiences when they visited 
our city. Please include these information into the report to the Committee.  
 
2. Because of a personal issue, I am unable to attend this meeting on Friday 26th Jan 2024 in person. 
Instead, my co-worker, Tanya (Tatyana Khilo) will represent me and attend the meeting. Could you please 
confirm if it is OK for the Committee? 
 
Best regards, 
 
Lola Zhou 
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LICENSING COMMITTEE INFORMATION SHEET  

28 February 2024 

 

Public Application 

 
TYPE OF APPLICATION: SHORT TERM LET LICENCE APPLICATION 

             EXISTING HOST-SECONDARY LETTING 

APPLICANT: KIRK HARRISON 

PROPERTY MANAGER: RJH ACCOMMODATION LIMITED 

ADDRESS: 22 POLMUIR GARDENS, ABERDEEN 

 

 

INFORMATION NOTE 

 Application Submitted 14/09/2023 

 Determination Date 13/09/2024 

 
This Short Term Let licence application is on the agenda of the Licensing 

Committee for the reason that 3 representations/objections were submitted to the 
Private Sector Housing Team. 

 
If, after consideration of the representations/objections, the Committee is minded to 
grant the Short Term Let licence, it may do so under delegated powers since at the 

time of drafting this information note, the necessary upgrading works and 
certification have not been completed. 

 

DESCRIPTION  

The property at 22 Polmuir Gardens, Aberdeen, is the subject of this new Short 
Term Let licence application and its accommodation comprises of a 1st Floor, 

Flatted Property, 3 bedrooms, open plan lounge/kitchen, bathroom, and bedroom 
en-suite. The applicant wishes to accommodate a maximum of 6 guests, which is 
acceptable in terms of space and layout. The location of the premises is shown on 

the plan attached as Appendix A. 
 

 

CONSULTEES 

 Police Scotland  
 Scottish Fire & Rescue Service 
 Aberdeen City Council’s Planning Team 

 A public Notice of Short Term Let Application was displayed outside the 

building, alerting the public to the licence application.  
 

REPRESENTATIONS/OBJECTIONS  

 Police Scotland – no objections 

 Scottish Fire & Rescue Service – no objections 

 Aberdeen City Council’s Planning Team – Planning Permission Pending 

 One objection letter from Richard Bryce (Attached as Appendix B) 
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 One objection letter from Stuart Hetherington (Attached as Appendix C) 

 One objection letter from Douglas Finnie (Attached as Appendix D) 

 Representation from RJH Accommodation (Attached as Appendix E) 

The objections were received within the statutory time period therefore the Council 

must consider. 

 

COMMITTEE GUIDELINES/POLICY 

All applications for Short Term Let licences are dealt with in accordance with the 

Scottish Government’s document: 
Short term lets - licensing scheme part 2: supplementary guidance for licensing 
authorities, letting agencies and platforms 

 

    GROUNDS FOR REFUSAL 

This application is being dealt with under the provisions of ‘Civic Government 

(Scotland) Act 1982 (Licensing of Short Term Lets) Order 2022 ’ (the 2022 Order)  
 
Available grounds of refusal are as follows: 

 
A licensing authority shall refuse an application to grant or renew a licence if, in their 

opinion— 
 

(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 this Act, or 
 
(ii)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 a 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— 

 

(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 
 
(v)public order or public safety; or 

 
(d)there is other good reason for refusing the application; 
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  OTHER CONSIDERATIONS 

 

 Landlord Registration is not a requirement of Short Term Let licensing. 

 

 The Council’s Anti-Social Behaviour Investigation Team (ASBIT) has no 

record of any complaints in respect of 22 Polmuir Gardens, Aberdeen. 
 

 There are no Granted Short Term Let licenses at Polmuir Gardens, 
Aberdeen. 
 

 Planning Permission is pending for 22 Polmuir Gardens, Aberdeen. 
 

 Information within the Deed of Conditions is not a ground for refusing a 
Short Term Let licence within the legislation. Licensing cannot be used to 

enforce other legal issues and that would have to be enforced via other 
means.  
 

 The property is currently unlicensed. However as the applicant was an 
existing operator before 01 October 2022, the property is currently operating 

as a Short Term Let until the Licence application is determined.  
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‘B’ 
 
 

27 Polmuir Gardens 
Aberdeen 
AB11 7WE 

 

Short Term Let Unit 
Early Intervention & Community Empowerment 
Business Hub 11 
Second Floor West 
Mariscal College 
Broad Street 
Aberdeen AB10 1AB 
 

Dear Sir / Madam, 

Re: Short Term Let – 22 Polmuir Gardens 

I wish to register my objection to the above Short Term Let Application.  Having lived in the Polmuir Gardens 
Development for over 8 years, I have first hand knowledge and experience of the problems created by the 
short term lettings associated with this property.   

Residents associated with this property have created an array of nuisance and disturbance incidents over 
recent years, including damage to communal areas and surrounding properties in the block, late night noise 
and disruption, litter and cigarette ends being discarded incorrectly, rubbish being dumped incorrectly and 
there are frequently commercial vehicles using the allocated parking spaces, in contravention of the Title 
Deeds of the development. 

 

The development is popular with families and young children, having large commercial vehicles driving in 
and out of the development, frequently at inappropriately high speed, causes significantly increased risk of 
accidents, despite the addition of signage for drivers reminding them to use appropriate speed levels. 

 

Regards 

 

Richard Bryce 

 
 
 
 
 
 
 
 
 
 

 
Page 19
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‘D’ 
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‘E’ 
Responses to objections to short term let application for 22 Polmuir Gardens, Aberdeen 

It is noted 4 objections have been lodged and out of these only one objector stays in the block of flats 

where number 22 is situated. It is submitted the use of 22 Polmuir Gardens, Aberdeen for short term lets 

does not affect the people who do not live in the block in any material way.  

It is noted there is only one objector who lives in the same block, and he appears to have copied the 

objection submitted by the owners of 37 Polmuir Gardens and with a pen changed the house number, the 

date, then scored out the names at the bottom and added his own name instead.  

 

Many of the points raised by the objectors have been dealt with in the general responses to the applications 

but we wish to respond individually to some of the points raised: 

It should be said the objectors appear to be blaming any generally anti-social behaviour that has ever taken 

place within the whole development on the residents of number 22. This clearly is not the case. The owner 

of number 22 gets updates from the residents association that are always concerned about youths hanging 

around the development - see attach a letter from the factors. This letter was addressed to the whole 

development, and applicable to all owners and tenants. What these objectors have done is take general 

issues that are occurring across the whole development and attributed it to number 22 and any guests that 

have stayed there when there is absolutely no suggestion that guests from number 22 are to blame.  

An example of a matter being attributed to number 22 by an objector, when clearly it wasn’t anything to 

do with the guest staying there at the time, is found in the objection letter by the resident of number 37. 

They state on page 2 under the heading “Anti-Social Behaviour,” “Additionally, on the 8th September 2023 

it was reported that two traffic cones were found on the inside of the front door of block 19-24 Polmuir 

Gardens following a Friday night.” A copy of the booking for Friday 8th September 23 and Saturday 9th  

September 23 is attached. The guest during this period was a family of 4, with one an infant, and a pet – 

not the sort of people likely to be going out at night, getting drunk and bringing traffic cones back.  

Regarding smoking we make it clear to all our guests that smoking is not permitted and any problem with 

cigarette ends cannot be solely attributed to number 22. In this regard AM-PM Leasing have reported to 

the residents association on a number of occasions cannabis smoking taking place from other residents 

within the block. 

Three of the objectors seem to make a big deal of an incident that occurred around 3.00am on the morning 

of 6th April 2022 as if this incident was somehow attributable to the property being used for short term lets. 

However, this was nothing more than the result of a faulty boiler which caught fire and absolutely nothing 

to do with the property being used for short term lets.  

The guest staying at the time was a Ben Lawson. He was booked in for almost a month. On discovering the 

fault, he acted responsibly and telephoned the fire brigade immediately. He also emailed our office to 

report the incident – a copy of his email dated 6th April 2022 and sent at 3.45am is attached. The next day 

a contractor investigated, and a new boiler was ordered and fitted as soon as possible – a copy of the 

invoice for the replacement boiler is attached. 
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We don’t have any record of these complaints/concerns from other homeowners, but we have always had 

a policy where we are more than happy to engage with our neighbours and allay any concerns that they 

may have.  

It should be said 22 Polmuir Gardens, Aberdeen has been operating as a short term let for over 10 years.   

 

 

Enclosures referred to: 

1. Letter from factors 

2. Booking for 8th and 9th September 2023 

3. Email from Ben Lawson date 6th April 2022 
4. Invoice for replacement boilier 
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General response to objections to Short Term Let Applications 

 

Advantages of a short term let over a long term let to local residents and neighbours.  

 

1. Occupancy rates for short term lets average around 70%. This means for 30% of the time the 

property is vacant. There is overall less noise and less wear and tear on common areas than if 

someone was occupying the property on a long term let. 

  

2. Further, out of the 70% our records show only 35% tick the box for parking required so most 

arrive by taxi or on foot. Therefore, with short term lets there is less vehicular traffic in and 

out of the development making it safer and quieter. 
 

3. Short term residents are not using Amazon and other on-line delivery companies as they are 

often only residing there for a few days or weeks at a time. The strain on the infrastructure is 

therefor less. 

 

4. The properties are cleaned weekly and cleaned after a guest checks out. Many long term 

tenants will also have professional cleaners visiting their property on a regular basis. Our 

housekeepers will also clean communal areas if required, for example, if our housekeepers 

see litter or areas that require cleaning in communal areas they will attend to it to improve 

the guests experience. From experience long term tenants rarely if ever assist with cleaning 

communal areas. 
 

5. An anti-social long-term tenant is extremely difficult to evict and can take years whereas a 

tenant on a short term let can be removed by us immediately. The U.K Governments Anti-

Social Action Plan published in 2023 states:  “One in three landlords who have ended a 

tenancy report that they did so because their tenant engaged in antisocial behaviour. 

Nuisance, criminal and abusive behaviour which impacts people at home is both disrespectful 

and unacceptable.” It can be seen anti-social behaviour among long term tenants is 

commonplace and the process to evict an anti-social tenant is costly and can take months, 

sometimes years, and meantime other residents will have to put up with the anti-social 

behaviour. A copy of the report is attached. 

 

6. No bookings are taken from anyone with an Aberdeen address. This helps eliminate bookings 

from people who are not genuinely here for business or on holiday. 
 

7. No one night bookings are taken. Again, this helps eliminate bookings from people who are 

not genuinely here for work or on holiday. 
 

8. A £200 refundable damages deposit is taken and a damages form is signed by every guest. 

Again, these measures eliminate bookings from people who are not genuinely here for work 

or on holiday and eradicates anti-social behaviour as the guest can lose their full deposit. 

 

9. All tenants are vetted. We insist on getting photographic ID such as a passport or drivers 

licence and a matching credit or debit card. 
 

10.  We do not allow bookings from anyone under the age of 21. 
 

 

11.  We attach a copy of our terms and conditions which are signed by every guest prior to 

checking in. It can be seen there is no smoking, no parties or events of any  kind and quiet 

hours from 9pm to 8am. If there is any breach of these conditions, we will remove the guest 
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from the property the same day. This has never happened, most likely due to the vetting 

processes mentioned above. Long term tenants will not have the same restrictions placed on 

them and the threat of losing £200 for breaching them. 
 

12.  There is often a clause in the title deeds relating to a property stating no trade, business, 

manufacture or profession can be run from the property. A common objection to short term 

lets is that they breach the title deeds of the development. However, it is submitted a 

licensing board hearing is not the platform to raise such an objection and such an objection 

should be made in a court such as the Aberdeen Sheriff Court or the First Tier Tribunal.  
It is further submitted a short term let does not breach such a clause as the property is being 

used as a private dwellinghouse for normal residential purposes and no business, trade or 

manufacture is being run from the property. The business where the marketing is done, 

bookings are taken, terms agreed and contracts signed is run from commercial premises on 

Union Street.  

 

13.  All our properties have a designated parking space and we make it clear where the parking 

space is with photographs of the parking space sent to the guest prior to arrival.  

 

14.  Serviced apartments and short term let accommodation are a big part of Local Poli cy 

objectives to increase tourism in Aberdeen and for Aberdeen to position itself as a hub for 

the oil and gas and renewable energy sector.  
 

15.  It has been noted from reading objection letters that several objectors have not realised we 

have been carrying out short term lets for over 10 years in their development without them 

even noticing. This is testament to the fact short terms lets do not cause any problems and 

certainly no more than a long term let would.  
 

 

 

NO SMOKING 

NO PARTIES OR EVENTS OF ANY KIND  

QUIET HOURS FROM 9PM TO 8AM 

NO PETS 

IF PRIOR ARRANGEMENT HAS BEEN AGREED FOR PETS, ANY ADDITIONAL 

CLEANING OR DAMAGE CAUSED BY THE PET(S) SHALL BE DEDUCTED FROM THE 
DEPOSIT, AND ANY DAMAGES EXCEEDING THE DEPOSIT WILL BE CHARGED BACK 
TO THE GUEST. 

  

FAILURE TO ADHERE TO THE ABOVE WILL RESULT IN EVICTION FROM THE 

PROPERTY, LOSS OF DEPOSIT AND POSSIBLE ADDITONAL CHARGES 
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LICENSING COMMITTEE INFORMATION SHEET  

28 February 2024 

 

Public Application 

 
TYPE OF APPLICATION: SHORT TERM LET LICENCE APPLICATION 

             EXISTING HOST-SECONDARY LETTING 

APPLICANT: DAVID LAKIN 

PROPERTY MANAGER: HOWBURN RESIDENCE LIMITED 

ADDRESS: 45 QUEENS HIGHLANDS, ABERDEEN 

 

 

INFORMATION NOTE 

 Application Submitted 21/09/2023 

 Determination Date 20/09/2024 

 
This Short Term Let licence application is on the agenda of the Licensing 

Committee for the reason that 1 representation/objection was submitted to the 
Private Sector Housing Team. 

 
If, after consideration of the representation/objection, the Committee is minded to 
grant the Short Term Let licence, it may do so under delegated powers since at the 

time of drafting this information note, the necessary upgrading works and 
certification have not been completed. 

 

DESCRIPTION  

The property at 45 Queens Highlands, Aberdeen, is the subject of this new Short 
Term Let licence application and its accommodation comprises a 4th floor flatted 

property, 2 bedrooms, open plan lounge/kitchen, bathroom, and bedroom en-suite. 
The applicant wishes to accommodate a maximum of 4 guests, which is acceptable 
in terms of space and layout. The location of the premises is shown on the plan 

attached as Appendix A. 
 

 

CONSULTEES 

 Police Scotland  
 Scottish Fire & Rescue Service 
 Aberdeen City Council’s Planning Team 

 A public Notice of Short Term Let Application was displayed outside the 

building, alerting the public to the licence application.  
 

REPRESENTATIONS/OBJECTIONS  

 Police Scotland – no objections 

 Scottish Fire & Rescue Service – no objections 

 Aberdeen City Council’s Planning Team – No Comments  

 One objection email from Alister Fair (Attached as Appendix B) 
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 Representation from Ledingham Chalmers (Attached as Appendix C) 

The objection was received within the statutory time period therefore the Council 

must consider. 

 

COMMITTEE GUIDELINES/POLICY 

All applications for Short Term Let licences are dealt with in accordance with the 
Scottish Government’s document: 
Short term lets - licensing scheme part 2: supplementary guidance for licensing 

authorities, letting agencies and platforms 
 

    GROUNDS FOR REFUSAL 

This application is being dealt with under the provisions of ‘Civic Government 

(Scotland) Act 1982 (Licensing of Short Term Lets) Order 2022 ’ (the 2022 Order)  
 

Available grounds of refusal are as follows: 
 
A licensing authority shall refuse an application to grant or renew a licence if, in their 

opinion— 
 

(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 this Act, or 
 

(ii)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 a 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— 

 
(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 
 

(v)public order or public safety; or 
 

(d)there is other good reason for refusing the application; 
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  OTHER CONSIDERATIONS 

 

 Landlord Registration is not a requirement of Short Term Let licensing. 
 

 The Council’s Anti-Social Behaviour Investigation Team (ASBIT) has no 
record of any complaints in respect of 45 Queens Highlands, Aberdeen. 

 

 There are no Granted Short Term Let licenses at Queens Highlands 

Aberdeen. 
 

 A lockbox/key box is not a requirement of a Short Term Let licence. 

Permission from owners within the building is a requirement before 
installation of a lockbox/key box within a communal area. 

   

 The property is currently unlicensed. However as the applicant was an 
existing operator before 01 October 2022, the property is currently operating 

as a Short Term Let until the Licence application is determined.  
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‘B’ 
From: Alister Fair  
Sent: Tuesday, October 10, 2023 6:37 AM 
To: privatehousing <privatehousing@aberdeencity.gov.uk> 
Subject: Objection to License for Short Term Let at Queen’s Highland,  
Aberdeen 
 
Dear Sirs, 
 
I write with reference to the above. I am a long term renter in 56 Queens Highlands. There were two 
notices about an application for short term license, tied to lamp posts, that have since blown away.  
  
I object to the application for short term license on the following grounds. 
  
1. Strategic Housing & Economic Policy 
 
a. I imagine there is excess hotel capacity in Aberdeen. It would surely be better for the city and its 
economy if this excess capacity is used.  
 
b. Due to substantial repairs at my property ( 2 Morningside Road) - wet rot, structural and roof repairs - I 
am a long term renter at Queens Highland. Through no fault of my own,  these repairs have taken  in 
excess of 12 months and I am now paying 2 sets of council tax and empty property charge. Surely the 
council should apply the same principle to the property owners applying for short term let licenses. They 
should be given empty property charge and their license application refused.  
 
c. It appears that the council is prioritizing the needs of Buy to Let investors over renters and live in 
owners. The council shouldn’t provide a means for buy to let investors to always make money.  
 
d. If their Buy to Let investment isn’t profitable the council policy should be to encourage these properties 
to be sold and this stock move to those who need it.  
  
e. Judging by how few lights are on at Kepplestone Manor - is the occupancy rate 20%? - there doesn’t 
seem to be a need for additional short term accommodation in Aberdeen. It would be a better policy for 
these properties to be sold.  
  
2. Rights of existing owners and residents.  
 
a. Short term lets often attract a party crowd. Late night Parties and loud music are  common. That is 
obvious in other blocks in Queens Highlands. The live in owners & long term residents of Queens Highland 
include many retired couples - some in poor health and young families. It’s currently a quiet, peaceful 
place to live. Short term let’s fundamentally change the character of a residence. Long term residents and 
live in owners have the rights to keep the ambiance of their block unchanged.  
 
b. Security is fundamentally compromised. It is an extremely quiet and safe place to live. Short te rm lets 
will presumably mean key lock boxes. If the licenses are approved, the key fobs will pass through the 
hands of tens if not hundreds of people a year. The fobs can be copied, lost, stolen. The car park and 
residence becomes much less safe, with the risk of theft, burglary, vandalism becoming much more likely.  
 
c. Bed bugs. According to recent reports, there is a bed bug epidemic in Paris. As I understand it, they can 
easily pass from property to property in apartment blocks. Short term lets will substantially increase the 
risk to residents of a bed bug infestation. 
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Therefore I wish to object to the application for short term lets at Queens Highlands.  
 
Regards, 
Alister 
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‘C’ 
From: David Scott  
Sent: 20 October 2023 11:36 
To: 'privatehousing@aberdeencity.gov.uk' <privatehousing@aberdeencity.gov.uk> 
Cc: David Lakin - Howburn Residences   
Subject: FW: Response to objection to Licence for Short Term Let at Queen’s Highland, Aberdeen [LC-
LIVE.83228.0002] 
 
Attn Jocelyn Janssen 

Good morning  

We have received notice of the objection to the applications for Short Term Let licences at 12, 22, 45, 54 
Queens Highland, Queen’s Road, Aberdeen.  

We act for the applicants in respect of these four applications (David Lakin - flat 45, Christine Lakin – Flats 
12 and 54, and Sofia Lakin Antipatis – Flat 22.  

Our clients have asked us to provide an initial response to the Council in the hope that the ob jection can 
be dismissed as not relevant, and thus avoiding the need for the applications to go to committee.  

Section 4.30 of the Short term lets - licensing scheme part 2: supplementary guidance for licensing 
authorities requires each objection to specify the grounds of objection, and objections not related to valid 
grounds for refusal will not be taken into consideration.  

It is our view that the objection does not relate to any valid grounds for refusal. Looking at each of these: -  

1. Strategic Housing & Economic Policy  
 
a. excess hotel capacity – this is not a relevant consideration. There is no question of overprovision as 
part of the legislation.  
 
b. Council Tax penalties - this is not a relevant consideration as part of a licence application. This is a 
matter for local / national government.  
 
c. prioritizing the needs of Buy to Let investors – this is not a relevant consideration. The Short Term Let 
licensing scheme has been introduced and applications are to be determined in accordance with the 
regulations 
 
d. Sale of unprofitable housing - this is not a relevant consideration. The outcome of the introduction of 
the STL scheme may be that some properties are sold. However applications must be determined in 
accordance with the regulations.  
 
e. occupancy rate and demand. this is not a relevant consideration. However our clients have operated 
short term lets from these four properties for many years, clearly evidencing demand. Many are let 365 
days a year.  
 
2. Rights of existing owners and residents.  
 
a. STLs attracting party crowds. This is a sweeping statement and not directed at the properties which are 
subject to the application. There is no evidence of party crowds within the property. On the contrary, 
these properties are rented to the business market in Aberdeen, generally to oil companies on longer 
term contracts. There is no evidence of any antisocial or disruptive behaviour from these properties.  
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The objector acknowledges “It’s currently a quiet, peaceful place to live” – Our clients have operated 
STL’s since 2006 / 2010 in these flats. The objector’s position is therefore contradictory. It is clearly a 
general statement, rather than an objection targeted at these properties and as such, is not a reason for 
refusal under the regulations. 
 
b. Security is fundamentally compromised. This is a sweeping statement and not directed at the 
properties which are subject to the application Our clients do not operate external key boxes. All 
occupiers are vetted by our clients or their managing agents, with ID provided in all circumstances. Many 
occupiers are long term residents. There is no enhanced issue with security. It is clearly a general 
statement, rather than an objection targeted at these properties and as such, is not a reason for refusal 
under the regulations. 
 
c. Bed bugs. This is a sweeping statement and not directed at the properties which are subject to the 
application. It is not a reason for refusal under the regulations, and has no relevance.  

An application can only be refused if the premises are 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  

(v)public order or public safety; or  

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

The objector has provided no specific comments in relation to these properties other than sweeping 
statements about STLs in general. They have provided no evidence to back up their statements. It is open 
to serial objectors to submit such comments in relation to every STL application across the country, 
requiring every application to go to committee. The purpose of Section 4.30 of the Short term lets - 
licensing scheme – is to enable local authorities to dismiss such spurious objections.  

There is nothing in the objections from Mr Fair that is directed specifically at these properties, and we 
would ask that the Council disregard these for the purposes of the applications, such that they can 
proceed without the need to go to committee.  

I look forward to hearing from you  

Kind regards  

David  
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LICENSING COMMITTEE INFORMATION SHEET  

28 February 2024 

 

Public Application 

 
TYPE OF APPLICATION: SHORT TERM LET LICENCE APPLICATION 

             EXISTING HOST-SECONDARY LETTING 

APPLICANT: CHRISTINE LAKIN 

PROPERTY MANAGER: HOWBURN RESIDENCE LIMITED 

ADDRESS: 54 QUEENS HIGHLANDS, ABERDEEN 

 

 

INFORMATION NOTE 

 Application Submitted 21/09/2023 

 Determination Date 20/09/2024 

 
This Short Term Let licence application is on the agenda of the Licensing 

Committee for the reason that 1 representation/objection was submitted to the 
Private Sector Housing Team. 

 
If, after consideration of the representation/objection, the Committee is minded to 
grant the Short Term Let licence, it may do so under delegated powers since at the 

time of drafting this information note, the necessary upgrading works and 
certification have not been completed. 

 

DESCRIPTION  

The property at 54 Queens Highlands, Aberdeen, is the subject of this new Short 
Term Let licence application and its accommodation comprises 6th & 7th Floor, 

flatted property, 3 bedrooms, open plan lounge/kitchen, shower room, and 
bedroom en-suite. The applicant wishes to accommodate a maximum of 4 guests, 
which is acceptable in terms of space and layout. The location of the premises is 

shown on the plan attached as Appendix A. 
 

 

CONSULTEES 

 Police Scotland  
 Scottish Fire & Rescue Service 
 Aberdeen City Council’s Planning Team 

 A public Notice of Short Term Let Application was displayed outside the 

building, alerting the public to the licence application.  
 

REPRESENTATIONS/OBJECTIONS  

 Police Scotland – no objections 

 Scottish Fire & Rescue Service – no objections 

 Aberdeen City Council’s Planning Team – No Comments  

 One objection email from Alister Fair (Attached as Appendix B) 
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 Representation from Ledingham Chalmers (Attached as Appendix C) 

The objection was received within the statutory time period therefore the Council 

must consider. 

 

COMMITTEE GUIDELINES/POLICY 

All applications for Short Term Let licences are dealt with in accordance with the 
Scottish Government’s document: 
Short term lets - licensing scheme part 2: supplementary guidance for licensing 

authorities, letting agencies and platforms 
 

    GROUNDS FOR REFUSAL 

This application is being dealt with under the provisions of ‘Civic Government 

(Scotland) Act 1982 (Licensing of Short Term Lets) Order 2022 ’ (the 2022 Order)  
 

Available grounds of refusal are as follows: 
 
A licensing authority shall refuse an application to grant or renew a licence if, in their 

opinion— 
 

(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 this Act, or 
 

(ii)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 a 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— 

 
(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 
 

(v)public order or public safety; or 
 

(d)there is other good reason for refusing the application; 
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  OTHER CONSIDERATIONS 

 

 Landlord Registration is not a requirement of Short Term Let licensing. 
 

 The Council’s Anti-Social Behaviour Investigation Team (ASBIT) has no 
record of any complaints in respect of 54 Queens Highlands, Aberdeen. 

 

 There are no Granted Short Term Let licenses at Queens Highlands 

Aberdeen. 
 

 A lockbox/key box is not a requirement of a Short Term Let licence. 

Permission from owners within the building is a requirement before 
installation of a lockbox/key box within a communal area. 

   

 The property is currently unlicensed. However as the applicant was an 
existing operator before 01 October 2022, the property is currently operating 

as a Short Term Let until the Licence application is determined.  
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‘B’ 
From: Alister Fair  
Sent: Tuesday, October 10, 2023 6:37 AM 
To: privatehousing <privatehousing@aberdeencity.gov.uk> 
Subject: Objection to License for Short Term Let at Queen’s Highland,  
Aberdeen 
 
Dear Sirs, 
 
I write with reference to the above. I am a long term renter in 56 Queens Highlands. There were two 
notices about an application for short term license, tied to lamp posts, that have since blown away.  
  
I object to the application for short term license on the following grounds. 
  
1. Strategic Housing & Economic Policy 
 
a. I imagine there is excess hotel capacity in Aberdeen. It would surely be better for the city and its 
economy if this excess capacity is used.  
 
b. Due to substantial repairs at my property ( 2 Morningside Road) - wet rot, structural and roof repairs - I 
am a long term renter at Queens Highland. Through no fault of my own,  these repairs have taken  in 
excess of 12 months and I am now paying 2 sets of council tax and empty property charge. Surely the 
council should apply the same principle to the property owners applying for short term let licenses. They 
should be given empty property charge and their license application refused.  
 
c. It appears that the council is prioritizing the needs of Buy to Let investors over renters and live in 
owners. The council shouldn’t provide a means for buy to let investors to always make money.  
 
d. If their Buy to Let investment isn’t profitable the council policy should be to encourage these properties 
to be sold and this stock move to those who need it.  
  
e. Judging by how few lights are on at Kepplestone Manor - is the occupancy rate 20%? - there doesn’t 
seem to be a need for additional short term accommodation in Aberdeen. It would be a better policy for 
these properties to be sold.  
  
2. Rights of existing owners and residents.  
 
a. Short term lets often attract a party crowd. Late night Parties and loud music are  common. That is 
obvious in other blocks in Queens Highlands. The live in owners & long term residents of Queens Highland 
include many retired couples - some in poor health and young families. It’s currently a quiet, peaceful 
place to live. Short term let’s fundamentally change the character of a residence. Long term residents and 
live in owners have the rights to keep the ambiance of their block unchanged.  
 
b. Security is fundamentally compromised. It is an extremely quiet and safe place to live. Short te rm lets 
will presumably mean key lock boxes. If the licenses are approved, the key fobs will pass through the 
hands of tens if not hundreds of people a year. The fobs can be copied, lost, stolen. The car park and 
residence becomes much less safe, with the risk of theft, burglary, vandalism becoming much more likely.  
 
c. Bed bugs. According to recent reports, there is a bed bug epidemic in Paris. As I understand it, they can 
easily pass from property to property in apartment blocks. Short term lets will substantially increase the 
risk to residents of a bed bug infestation. 
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Therefore I wish to object to the application for short term lets at Queens Highlands.  
 
Regards, 
Alister 
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‘C’ 
From: David Scott  
Sent: 20 October 2023 11:36 
To: 'privatehousing@aberdeencity.gov.uk' <privatehousing@aberdeencity.gov.uk> 
Cc: David Lakin - Howburn Residences   
Subject: FW: Response to objection to Licence for Short Term Let at Queen’s Highland, Aberdeen [LC-
LIVE.83228.0002] 
 
Attn Jocelyn Janssen 

Good morning  

We have received notice of the objection to the applications for Short Term Let licences at 12, 22, 45, 54 
Queens Highland, Queen’s Road, Aberdeen.  

We act for the applicants in respect of these four applications (David Lakin - flat 45, Christine Lakin – Flats 
12 and 54, and Sofia Lakin Antipatis – Flat 22.  

Our clients have asked us to provide an initial response to the Council in the hope that the ob jection can 
be dismissed as not relevant, and thus avoiding the need for the applications to go to committee.  

Section 4.30 of the Short term lets - licensing scheme part 2: supplementary guidance for licensing 
authorities requires each objection to specify the grounds of objection, and objections not related to valid 
grounds for refusal will not be taken into consideration.  

It is our view that the objection does not relate to any valid grounds for refusal. Looking at each of these: -  

1. Strategic Housing & Economic Policy  
 
a. excess hotel capacity – this is not a relevant consideration. There is no question of overprovision as 
part of the legislation.  
 
b. Council Tax penalties - this is not a relevant consideration as part of a licence application. This is a 
matter for local / national government.  
 
c. prioritizing the needs of Buy to Let investors – this is not a relevant consideration. The Short Term Let 
licensing scheme has been introduced and applications are to be determined in accordance with the 
regulations 
 
d. Sale of unprofitable housing - this is not a relevant consideration. The outcome of the introduction of 
the STL scheme may be that some properties are sold. However applications must be determined in 
accordance with the regulations.  
 
e. occupancy rate and demand. this is not a relevant consideration. However our clients have operated 
short term lets from these four properties for many years, clearly evidencing demand. Many are let 365 
days a year.  
 
2. Rights of existing owners and residents.  
 
a. STLs attracting party crowds. This is a sweeping statement and not directed at the properties which are 
subject to the application. There is no evidence of party crowds within the property. On the contrary, 
these properties are rented to the business market in Aberdeen, generally to oil companies on longer 
term contracts. There is no evidence of any antisocial or disruptive behaviour from these properties.  
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The objector acknowledges “It’s currently a quiet, peaceful place to live” – Our clients have operated 
STL’s since 2006 / 2010 in these flats. The objector’s position is therefore contradictory. It is clearly a 
general statement, rather than an objection targeted at these properties and as such, is not a reason for 
refusal under the regulations. 
 
b. Security is fundamentally compromised. This is a sweeping statement and not directed at the 
properties which are subject to the application Our clients do not operate external key boxes. All 
occupiers are vetted by our clients or their managing agents, with ID provided in all circumstances. Many 
occupiers are long term residents. There is no enhanced issue with security. It is clearly a general 
statement, rather than an objection targeted at these properties and as such, is not a reason for refusal 
under the regulations. 
 
c. Bed bugs. This is a sweeping statement and not directed at the properties which are subject to the 
application. It is not a reason for refusal under the regulations, and has no relevance.  

An application can only be refused if the premises are 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  

(v)public order or public safety; or  

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

The objector has provided no specific comments in relation to these properties other than sweeping 
statements about STLs in general. They have provided no evidence to back up their statements. It is open 
to serial objectors to submit such comments in relation to every STL application across the country, 
requiring every application to go to committee. The purpose of Section 4.30 of the Short term lets - 
licensing scheme – is to enable local authorities to dismiss such spurious objections.  

There is nothing in the objections from Mr Fair that is directed specifically at these properties, and we 
would ask that the Council disregard these for the purposes of the applications, such that they can 
proceed without the need to go to committee.  

I look forward to hearing from you  

Kind regards  

David  
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LICENSING COMMITTEE INFORMATION SHEET  

28 February 2024 

 

Public Application 

 
TYPE OF APPLICATION: SHORT TERM LET LICENCE APPLICATION 

             EXISTING HOST-SECONDARY LETTING 

APPLICANT: ISABEL RENNIE 

PROPERTY MANAGER: THISTLE APARTMENTS LIMITED 

ADDRESS: 8 ALBURY MANSIONS, ABERDEEN 

 

 

INFORMATION NOTE 

 Application Submitted 22/09/2023 

 Determination Date 21/09/2024 

 
This Short Term Let licence application is on the agenda of the Licensing 

Committee for the reason that 5 representations/objections were submitted to the 
Private Sector Housing Team. 

 
If, after consideration of the representations/objections, the Committee is minded to 
grant the Short Term Let licence, it may do so since at the time of drafting this 

report, the necessary upgrading works and certification have been completed. 
 

DESCRIPTION  

The property at 8 Albury Mansions, Aberdeen, is the subject of this new Short 

Term Let licence application and its accommodation comprises 2 bedrooms, one 
en-suite shower room, lounge/kitchen and bathroom. The applicant wishes to 

accommodate a maximum of 4 guests, which is acceptable in terms of space and 
layout. The location of the premises is shown on the plan attached as Appendix A. 
 

 

CONSULTEES 

 Police Scotland  

 Scottish Fire & Rescue Service 
 Aberdeen City Council’s Planning Team 

 A public Notice of Short Term Let Application was displayed outside the 
building, alerting the public to the licence application.  

 

REPRESENTATIONS/OBJECTIONS  

 Police Scotland – no objections 

 Scottish Fire & Rescue Service – no objections 

 Aberdeen City Council’s Planning Team – Planning Permission Granted 

 One objection letter from R.Sharp (Attached as Appendix B) 

 One objection letter from Aileen Taylor (Attached as Appendix C) 
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 One objection letter from Annabel Dawson (Attached as Appendix D) 

 One objection letter from David Robertson (Attached as Appendix E) 

 One objection letter from Linda Third (Attached as Appendix F) 

 Representation from Thistle Apartments (Attached as Appendix G) 

The objections were received within the statutory time period therefore the Council 

must consider. 

 

COMMITTEE GUIDELINES/POLICY 

All applications for Short Term Let licences are dealt with in accordance with the 

Scottish Government’s document: 
Short term lets - licensing scheme part 2: supplementary guidance for licensing 

authorities, letting agencies and platforms 
 

    GROUNDS FOR REFUSAL 

This application is being dealt with under the provisions of ‘Civic Government 

(Scotland) Act 1982 (Licensing of Short Term Lets) Order 2022’ (the 2022 Order)  
 

Available grounds of refusal are as follows: 
 
A licensing authority shall refuse an application to grant or renew a licence if, in their 

opinion— 
 

(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 this Act, or 
 

(ii)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 a 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— 

 
(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 
 

(v)public order or public safety; or 
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(d)there is other good reason for refusing the application; 
 

 

  OTHER CONSIDERATIONS 

 

 Landlord Registration is not a requirement of Short Term Let licensing. 

 

 The Council’s Anti-Social Behaviour Investigation Team (ASBIT) has no 
record of any complaints in respect of 8 Albury Mansions, Aberdeen. 

 

 There are no Granted Short Term Let licenses at Albury Mansions, 

Aberdeen. 
 

 The applicant was instructed to re-display the public Notice of Display on a 

lamppost near the premises from 17 October 2023 for the statutory 21 day 
time period.  

 

 Information within the Deed of Conditions is not a ground for refusing a 

Short Term Let licence within the legislation. Licensing cannot be used to 
enforce other legal issues and that would have to be enforced via other 
means.  

 

 The property is currently unlicensed. However as the applicant was an 

existing operator before 01 October 2022, the property is currently operating 
as a Short Term Let until the Licence application is determined.  
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 ‘D’ 
From: Annabel Dawson  

Sent: Thursday, October 19, 2023 11:53 AM 

To: ShortTermLets <ShortTermLets@aberdeencity.gov.uk> 

Subject: No. 8 Albury Mansions, Aberdeen, AB11 6TJ 

 

Private Sector Housing Team 

Early Intervention and Community Empowerment 

Hub 11, 2nd Floor West, Marischal College 
Broad Street 

Aberdeen 

AB10 1AB 
 

 

Dear Sir / Madam, 
 

Objection in relation to Application Reference: HSTL548956533 

 

I write in relation to the above application for consideration of a Short Term Let 
licence being granted for No. 8 Albury Mansions, Aberdeen, AB11 6TJ. 

 

The dates of review are unclear as per signage recently erected - and then removed - 
from outside the property, but I do hope and kindly request that the below will be taken 

into consideration. 

 
I wish to lodge an objection to this application on the following grounds: 

1. Contravention of established Deeds of Condition for the development 

Albury Mansions has legally binding Deeds of Conditions governing the use of the 
development which place clear obligations, responsibilities, and specific prohibitions 

upon owners including, but not limited to, the following: 

i) Properties are to be used as private dwellinghouses only and for no other purpose 

ii) Properties should not be used as a place of business 
iii) Properties should not be occupied by more than one family at a time 

It is my view that no Short Term Let licence should be granted where it would enable a 

circumvention or contravention of legally binding conditions upon owners in the 
development that have been carefully established for the good of all owners and for the 

protection of the development against a material change (which a STL is) that would 

harm the intended use, purpose and enjoyment of the development for the owners and 
the surrounding community. The contractual rights of all owners should be respected. 

 

2. Amenity and Enjoyment of Property 

Short Term Let arrangements, by their nature, have the very real potential of impacting 
the following aspects of the development which are of concern: 

i) Noise, traffic and disturbance within the development and within the relevant block; 
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ii) Disproportionate use of development parking facilities – especially if there are 

multiple occupants (as is likely to be the case); 

iii) Additional wear and tear on development communal areas resulting in higher 
factoring fees to other owners. 

There have been notable examples of these concerns already during previous rentals of 

this property prior to this STL application. 

 
3. Security 

The development security relies upon restricted, gated parking and common security 

entrance key and electronic codes to blocks. Having parking key fobs and door entry 
keys and codes being made available to potentially dozens of different people with no 

restrictions on their potential future use is a real concern. The development has already 

suffered significant concerns in the past where previous residents continue to use the 
parking facility after their let tenure and the security of the development would be 

inherently negatively affected by any STL arrangement being granted. 

 

4. Precedent 
Albury Mansions was intended to be, and is, a quiet, residential, private dwelling 

development. The granting of this application would set an unwelcome and dangerous 

precedent for the development and the surrounding area, potentially turning Albury 
Mansions into yet another hotel style development or transient air b and b arrangement 

which, in my opinion, would negatively affect the intended purpose of the 

development, adversely impact the property prices in the development and the 
surrounding Albury Road vicinity and end up spoiling the amenity and enjoyment of 

what the development was intended to be. For these reasons, Short Term Let 

arrangements within the development should be discouraged. 
 

Your Sincerely, 

 

Annabel Dawson, owner of 62 Albury Mansions 
 

 

 

 

 

 

 

 

 

 

 

 

 

Page 68



‘E’ 

 

 

 

 

 

 

Page 69



 

 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Page 70



‘F’ 

 

 

 

 

 
Page 71



 ‘G’ 

 

Page 72



 

 

 
Page 73



 
 

 

 

 

 

 

Page 74



 

 

 

 

 

 

 

 

Page 75



 

 

Page 76



LICENSING COMMITTEE INFORMATION SHEET  

28 February 2024 

 

Public Application 

 
TYPE OF APPLICATION: SHORT TERM LET LICENCE APPLICATION 

             EXISTING HOST-SECONDARY LETTING 

APPLICANT: GRAHAM RALSTON 

PROPERTY MANAGER: GRAMPIAN LETTINGS LIMITED 

ADDRESS: FLAT F, 20 RIVERSIDE DRIVE, ABERDEEN 

 

 

INFORMATION NOTE 

 Application Submitted 24/09/2023 

 Determination Date 23/09/2024 

 
This Short Term Let licence application is on the agenda of the Licensing 

Committee for the reason that 2 representations/objections were submitted to the 
Private Sector Housing Team. 

 
If, after consideration of the representations/objections, the Committee is minded to 
grant the Short Term Let licence, it may do so since at the time of drafting this 

report, the necessary upgrading works and certification have been completed. 
 

DESCRIPTION  

The property at Flat F, 20 Riverside Drive, Aberdeen, is the subject of this new 

Short Term Let licence application and its accommodation comprises 3rd floor, 
flatted property, 2 bedrooms, lounge, kitchen, and bathroom. The applicant wishes 

to accommodate a maximum of 4 guests, which is acceptable in terms of space 
and layout. The location of the premises is shown on the plan attached as 
Appendix A. 

 
 

CONSULTEES 

 Police Scotland  
 Scottish Fire & Rescue Service 

 Aberdeen City Council’s Planning Team 

 A public Notice of Short Term Let Application was displayed outside the 
building, alerting the public to the licence application.  

 

REPRESENTATIONS/OBJECTIONS  

 Police Scotland – no objections 

 Scottish Fire & Rescue Service – no objections 

 Aberdeen City Council’s Planning Team – No Comments  

 One objection email from Robyn Prati (Attached as Appendix B) 
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 One objection email from Brian Murray (Attached as Appendix C) 

The objections were received within the statutory time period therefore the Council 

must consider. 

 

COMMITTEE GUIDELINES/POLICY 

All applications for Short Term Let licences are dealt with in accordance with the 
Scottish Government’s document: 
Short term lets - licensing scheme part 2: supplementary guidance for licensing 

authorities, letting agencies and platforms 
 

    GROUNDS FOR REFUSAL 

This application is being dealt with under the provisions of ‘Civic Government 

(Scotland) Act 1982 (Licensing of Short Term Lets) Order 2022’ (the 2022 Order)  
 

Available grounds of refusal are as follows: 
 
A licensing authority shall refuse an application to grant or renew a licence if, in their 

opinion— 
 

(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 this Act, or 
 

(ii)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 a 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— 

 
(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 
 

(v)public order or public safety; or 
 

(d)there is other good reason for refusing the application; 
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  OTHER CONSIDERATIONS 

 

 Landlord Registration is not a requirement of Short Term Let licensing. 
 

 The Council’s Anti-Social Behaviour Investigation Team (ASBIT) has no 
record of any complaints in respect of Flat F, 20 Riverside Drive, Aberdeen. 

 

 There is one Granted Short Term Let licence at 17 Riverside Drive 

Aberdeen. 
   

 The property is currently unlicensed. However as the applicant was an 

existing operator before 01 October 2022, the property is currently operating 
as a Short Term Let until the Licence application is determined.  
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‘B’ 
From: Robyn Prati   
Sent: Monday, October 16, 2023 5:44 PM 
To: ShortTermLets <ShortTermLets@aberdeencity.gov.uk> 
Subject: 20F Riverside Drive - Short Term Let Objection 
 
To whom it may concern, 
 
It has been brought to our attention that a flat in our building (20F Riverside Drive, AB11 7DG) is being 
utilised as a short term let property. We have been advised by our neighbours that there is a way for us to 
object to the flat being used for such purposes which is the reasoning for this email.  
 
The flat in question is directly above my residence and has been a cause for various noise related 
grievances over the last few months. As you can imagine there are lots of different people coming in and 
out and often times large groups having holidays/parties etc which causes unnecessary noise and 
disruption to an otherwise quiet residential property.  
 
As a resident in this building it worries me that there are unknown people coming in and out as they 
please. There is no way for the person letting this flat to vet these occupants and that doesn't fill us as 
neighbours with much confidence. In fact it makes me rather uncomfortable, I can't imagine what the 
families with children in the building think. I believe this falls under the Scottish Government Legislation 
(easons to object a STL points c)  and d)  
 
The Premises are not suitable or convenient having regard to 
 
C) the kind of persons likely to be in the premises 
 
D) the possibility of undue public nuisance   
 
It also states on their booking.com page that they can sleep up to 7 persons which is highly unsuitable for 
a 2 bedroom property. This size of occupancy also infers that they welcome large parties, such as stag and 
hen parties which again creates more noise and disruption for the neighbours.  
 
This building is a quiet residential property a s mentioned previously and I don't believe that a short term 
let should be allowed without the neighbours permission which I don't believe they would be able to get.  
 
If you have any further questions about my complaint/objection please reach out. 
 
Kind regards  
Robyn Prati 
20D Riverside Drive 
AB11 7DG  
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‘C’ 
From: Brian Murray   
Sent: Tuesday, October 17, 2023 4:13 PM 
To: ShortTermLets <ShortTermLets@aberdeencity.gov.uk> 
Cc: 
Subject: Short Term Let Application  
 
With regards to your notice posted at the apartments outside my block, I wish to object to the application 
for the following reasons. 
 
The location, character, or condition of the premises  
The type of persons that may use the premises as I have seen in our block 21 with coming and goings on 
short term workers, who often leave a strong smell of marijuana in the facility.  
Also, the front doorway heavily littered with cigarette ends.  
The possibility of undue public nuisance or resident’s car park spaces taken up by visitors and friends of 
visitors. 
 
Regards  
Brian Murray  
21 Riverside Drive  
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LICENSING COMMITTEE INFORMATION SHEET  

28 February 2024 

 

Public Application 

 
TYPE OF APPLICATION: SHORT TERM LET LICENCE APPLICATION 

             EXISTING HOST-SECONDARY LETTING 

APPLICANT: KIRK HARRISON 

PROPERTY MANAGER: RJH ACCOMMODATION LIMITED 

ADDRESS: 54 SHAW ROAD, ABERDEEN 

 

 

INFORMATION NOTE 

 Application Submitted 26/09/2023 

 Determination Date 25/09/2024 

 
This Short Term Let licence application is on the agenda of the Licensing 

Committee for the reason that 1 representation/objection was submitted to the 
Private Sector Housing Team. 

 
If, after consideration of the representation/objection, the Committee is minded to 
grant the Short Term Let licence, it may do so under delegated powers since at the 

time of drafting this information note, the necessary upgrading works and 
certification have not been completed. 

 

DESCRIPTION  

The property at 54 Shaw Road, Aberdeen, is the subject of this new Short Term 
Let licence application and its accommodation comprises of a mid-terraced, 3 

storey townhouse, 4 bedrooms, lounge, kitchen and bathroom. The applicant 
wishes to accommodate a maximum of 6 guests, which is acceptable in terms of 
space and layout. The location of the premises is shown on the plan attached as 

Appendix A. 
 

 

CONSULTEES 

 Police Scotland  
 Scottish Fire & Rescue Service 
 Aberdeen City Council’s Planning Team 

 A public Notice of Short Term Let Application was displayed outside the 

building, alerting the public to the licence application.  
 

REPRESENTATIONS/OBJECTIONS  

 Police Scotland – no objections 

 Scottish Fire & Rescue Service – no objections 

 Aberdeen City Council’s Planning Team – Planning Permission Pending 

 One objection letter from Alastair Macdonald (Attached as Appendix B) 
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 Representation from RJH Accommodation (Attached as Appendix C) 

The objection was received within the statutory time period therefore the Council 

must consider. 

 

COMMITTEE GUIDELINES/POLICY 

All applications for Short Term Let licences are dealt with in accordance with the 
Scottish Government’s document: 
Short term lets - licensing scheme part 2: supplementary guidance for licensing 

authorities, letting agencies and platforms 
 

    GROUNDS FOR REFUSAL 

This application is being dealt with under the provisions of ‘Civic Government 

(Scotland) Act 1982 (Licensing of Short Term Lets) Order 2022 ’ (the 2022 Order)  
 

Available grounds of refusal are as follows: 
 
A licensing authority shall refuse an application to grant or renew a licence if, in their 

opinion— 
 

(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 this Act, or 
 

(ii)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 a 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— 

 
(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 
 

(v)public order or public safety; or 
 

(d)there is other good reason for refusing the application; 
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  OTHER CONSIDERATIONS 

 

 Landlord Registration is not a requirement of Short Term Let licensing. 
 

 The Council’s Anti-Social Behaviour Investigation Team (ASBIT) has no 
record of any complaints in respect of 54 Shaw Road, Aberdeen. 

 

 There are no Granted Short Term Let licenses at Shaw Road, Aberdeen. 

 

 Planning Permission is pending for 54 Shaw Road, Aberdeen. 
 

 The property is currently unlicensed. However as the applicant was an 
existing operator before 01 October 2022, the property is currently operating 

as a Short Term Let until the Licence application is determined.  
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‘C’ 
Responses to objections to short term let application for 54 Shaw Road, Aberdeen 

It is noted only 1 objection has been lodged against the application and this objection is confined to two 

main issues, an incident that occurred on the 22nd October 23 where household rubbish was left outside 

the main door and the parking of commercial vehicles on the driveway.  

 

First, regarding household rubbish. We employ a professional firm of cleaners to clean the property at 54 

Shaw Road, Aberdeen on a weekly basis, and sometimes more often depending when a guest checks out.  

As can be seen from the attached letter from the cleaning company, part of their weekly cleaning regime 

is to empty the bins and put the household rubbish either in the bin provided, or if there is ad ditional 

rubbish in the communal street bins provided. This is also done on a check out.  

A guest must check out by 11.00am on the day of check out and the cleaners usually arrive at the property 

to clean as close to 11.00am as they can. It is believed the rubbish could only have been like this for a 

matter of a few minutes or a few hours at most. On the cleaner’s arrival the rubbish was picked up and 

immediately disposed of. 

The cleaning company log any incident such as this and have confirmed this is the only incident like this 

they have ever encountered at this property. Apart from this one incident referred to by the objector we 

are not aware this has happened at any other time in the last 10 years or so that we have been managing 

this property. 

Regarding the photo taken on the 8th October 2023, the cleaning company have confirmed they were 

allocated to clean the property on this day and a staff member noticed the extra bag on top of the bin 

and were unable to close it. The cleaner removed the black bag at the top and disposed of it in the 

communal street bins.  

The bin schedule is printed out from Aberdeen City Council’s website on a regular basis and included in 

the guest information in the property.  

 

Regarding the parking of commercial vehicles. It is noted the objector has submitted a single photograph 

of a commercial vehicle parked on the private driveway of number 54 Shaw Road, Aberdeen. We would 

not have thought this would cause any major issue to anyone and there is no evidence this is a common 

occurrence or for what period of time this ocurred. Further, no copy of the title deeds has been provided 

so it is not possible to check if this breaches their terms or not.  

It is noted the licensing committee do not get involved in potential breaches of tit le deeds.   

 

Enclosure referred to: 

1. Letter from Loyal Maid Cleaning 
2. Aberdeen City Council Bin Schedule 
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General response to objections to Short Term Let Applications 

 

Advantages of a short term let over a long term let to local residents and neighbours.  

 

1. Occupancy rates for short term lets average around 70%. This means for 30% of the time the 

property is vacant. There is overall less noise and less wear and tear on common areas than if 

someone was occupying the property on a long term let. 

  

2. Further, out of the 70% our records show only 35% tick the box for parking required so most 

arrive by taxi or on foot. Therefore, with short term lets there is less vehicular traff ic in and 

out of the development making it safer and quieter. 
 

3. Short term residents are not using Amazon and other on-line delivery companies as they are 

often only residing there for a few days or weeks at a time. The strain on the infrastructure is 

therefor less. 

 

4. The properties are cleaned weekly and cleaned after a guest checks out. Many long term 

tenants will also have professional cleaners visiting their property on a regular basis. Our 

housekeepers will also clean communal areas if required, for example, if our housekeepers 

see litter or areas that require cleaning in communal areas they will attend to it to improve 

the guests experience. From experience long term tenants rarely if ever assist with cleaning 

communal areas. 
 

5. An anti-social long-term tenant is extremely difficult to evict and can take years whereas a 

tenant on a short term let can be removed by us immediately. The U.K Governments Anti -

Social Action Plan published in 2023 states:  “One in three landlords who have ended a 

tenancy report that they did so because their tenant engaged in antisocial behaviour. 

Nuisance, criminal and abusive behaviour which impacts people at home is both disrespectful 

and unacceptable.” It can be seen anti-social behaviour among long term tenants is 

commonplace and the process to evict an anti-social tenant is costly and can take months, 

sometimes years, and meantime other residents will have to put up with the anti -social 

behaviour. A copy of the report is attached. 

 

6. No bookings are taken from anyone with an Aberdeen address. This helps eliminate bookings 

from people who are not genuinely here for business or on holiday.  
 

7. No one night bookings are taken. Again, this helps eliminate bookings from people who are 

not genuinely here for work or on holiday. 
 

8. A £200 refundable damages deposit is taken and a damages form is signed by every guest. 

Again, these measures eliminate bookings from people who are not genuinely here for work 

or on holiday and eradicates anti-social behaviour as the guest can lose their full deposit. 

 

9. All tenants are vetted. We insist on getting photographic ID such as a passport or drivers 

licence and a matching credit or debit card. 
 

10.  We do not allow bookings from anyone under the age of 21. 
 

 

11.  We attach a copy of our terms and conditions which are signed by every guest prior to 

checking in. It can be seen there is no smoking, no parties or events of any kind and quiet 

hours from 9pm to 8am. If there is any breach of these conditions, we will remove the guest 
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from the property the same day. This has never happened, most likely due to the vetting 

processes mentioned above. Long term tenants will not have the same restrictions placed on 

them and the threat of losing £200 for breaching them. 
 

12.  There is often a clause in the title deeds relating to a property stating no trade, business, 

manufacture or profession can be run from the property. A common objection to short term 

lets is that they breach the title deeds of the development. However, it is submitted a 

licensing board hearing is not the platform to raise such an objection and such an objection 

should be made in a court such as the Aberdeen Sheriff Court or the First Tier Tribunal.  
It is further submitted a short term let does not breach such a clause as the property is being 

used as a private dwellinghouse for normal residential purposes and no business, trade or 

manufacture is being run from the property. The business where the marketing is done, 

bookings are taken, terms agreed and contracts signed is run from commercial premises on 

Union Street.  

 

13.  All our properties have a designated parking space and we make it clear where the parking 

space is with photographs of the parking space sent to the guest prior to arrival.  

 

14.  Serviced apartments and short term let accommodation are a big part of Local  Policy 

objectives to increase tourism in Aberdeen and for Aberdeen to position itself as a hub for 

the oil and gas and renewable energy sector.  
 

15.  It has been noted from reading objection letters that several objectors have not realised we 

have been carrying out short term lets for over 10 years in their development without them 

even noticing. This is testament to the fact short terms lets do not cause any problems and 

certainly no more than a long term let would.  
 

 

 

NO SMOKING 

NO PARTIES OR EVENTS OF ANY KIND  

QUIET HOURS FROM 9PM TO 8AM 

NO PETS 

IF PRIOR ARRANGEMENT HAS BEEN AGREED FOR PETS, ANY ADDITIONAL 

CLEANING OR DAMAGE CAUSED BY THE PET(S) SHALL BE DEDUCTED FROM THE 
DEPOSIT, AND ANY DAMAGES EXCEEDING THE DEPOSIT WILL BE CHARGED BACK 
TO THE GUEST. 

  

FAILURE TO ADHERE TO THE ABOVE WILL RESULT IN EVICTION FROM THE 

PROPERTY, LOSS OF DEPOSIT AND POSSIBLE ADDITONAL CHARGES 
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