LICENSING COMMITTEE INFORMATION SHEET
19 March 2024

Public Application

TYPE OF APPLICATION: SHORT TERM LET LICENCE APPLICATION
EXISTING HOST-SECONDARY LETTING

APPLICANT: CHRISTINE LAKIN

PROPERTY MANAGER: HOWBURN RESIDENCE LIMITED

ADDRESS: 12 QUEENS HIGHLANDS, ABERDEEN

INFORMATION NOTE

e Application Submitted 27/09/2023
e Determination Date 26/09/2024

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 12 Queens Highlands, Aberdeen, is the subject of this new Short
Term Let licence application and its accommodation comprises 3rd Floor, flatted
property, 2 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

e Police Scotland — no objections
e Scottish Fire & Rescue Service —no objections
e Aberdeen City Council’s Planning Team — Planning not required

e One objection email from Alister Fair (Attached as Appendix B)




¢ 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—

(Hfor the time being disqualified under section 7(6) of this Act, or

(inot 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;

(ithe nature and extent of the proposed activity;
(iithe kind of persons likely to be in the premises, vehicle or vessel,
(iv)ithe possibility of undue public nuisance; or

(V)public order or public safety; or

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



https://www.gov.scot/publications/short-term-lets-scotland-licensing-scheme-part-2-supplementary-guidance-licensing-authorities-letting-agencies-platforms-3/
https://www.gov.scot/publications/short-term-lets-scotland-licensing-scheme-part-2-supplementary-guidance-licensing-authorities-letting-agencies-platforms-3/
https://www.legislation.gov.uk/sdsi/2022/9780111052396/contents
https://www.legislation.gov.uk/sdsi/2022/9780111052396/contents
https://www.legislation.gov.uk/ukpga/1982/45/schedule/1/paragraph/5

OTHER CONSIDERATIONS

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

e The Council's Anti-Social Behaviour Investigation Team (ASBIT) has no
record of any complaints in respect of 12 Queens Highlands, Aberdeen.

e There are no Granted Short Term Let licenses at Queens Highlands
Aberdeen.

e Alockbox/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.

e 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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From: Alister Fair

Sent: Tuesday, October 10, 2023 6:37 AM

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

Subject: Objectionto License for Short Term Letat Queen’s Highland,
Aberdeen

Dear Sirs,

| write with referencetothe above.lam alongtermrenterin . QueensHighlands. There were two
notices about an application forshorttermlicense, tied to lamp posts, that have since blown away.

| objectto the applicationforshorttermlicense onthe following grounds.
1. Strategic Housing & EconomicPolicy

a. limagine there is excess hotel capacity in Aberdeen. It would surely be better forthe city and its
economy if this excess capacity is used.

b. Due to substantial repairs at my property(_) -wetrot, structural and roof repairs - |
am a longterm renterat Queens Highland. Through no fault of my own, these repairs have takenin

excess of 12 months and | 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 forshorttermletlicenses. They
should be given empty property charge and theirlicense application refused.

c. It appears that the council is prioritizing the needs of Buy to Letinvestors overrenters and livein
owners. The council shouldn’t provide ameans forbuyto letinvestors to always make money.

d. If their Buy to Let investmentisn’t profitable the council policy should be to encourage these properties
to be sold and this stock move tothose who needit.

e.Judging by how few lights are on at Kepplestone Manor - is the occupancy rate 20%? - there doesn’t
seemtobe a needforadditional shortterm accommodationin Aberdeen. It would be a better policy for
these properties to be sold.

2. Rights of existingowners and residents.

a. Short term lets often attract a party crowd. Late night Parties and loud musicare common. That is
obviousinotherblocksin QueensHighlands. The livein owners & long term residents of Queens Highland
include many retired couples - some in poor health and young families. It’s currentlya quiet, peaceful
place to live. Shorttermlet’s fundamentally change the character of a residence. Longterm residents and
livein owners have the rights to keep the ambiance of theirblock unchanged.

b. Security is fundamentally compromised. Itis an extremely quiet and safe place tolive. Shorttermlets
will presumably mean key lock boxes. If the licenses are approved, the key fobs will pass through the
hands of tensif nothundreds of people ayear. 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. Accordingtorecentreports, there isabed bug epidemicin Paris. Aslunderstandit, theycan
easily pass from property to property in apartment blocks. Short term lets will substantially increase the
risk to residents of abed buginfestation.


mailto:privatehousing@aberdeencity.gov.uk

Therefore | wish to object to the application for shortterm lets at Queens Highlands.

Regards,
Alister
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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 objectionto Licence for Short Term Let at Queen’s Highland, Aberdeen [LC-
LIVE.83228.0002]

Attn JocelynlJanssen
Good morning

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

We act for the applicantsinrespect of these fourapplications (_, Christine Lakin—Flats

12

Our clients have asked us to provide aninitial responseto the Council in the hope that the objection can
be dismissed as notrelevant, and thus avoiding the need forthe 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 isour view thatthe objection does notrelate toany valid grounds forrefusal. Looking at each of these:-
1. StrategicHousing & EconomicPolicy

a. excess hotel capacity —thisis not a relevant consideration. There is no question of overprovision as
part of the legislation.

b. Council Tax penalties - thisisnota relevant consideration as part of a licence application. Thisisa
matterforlocal / national government.

c. prioritizing the needs of Buy to Let investors —thisis not a relevant consideration. The Short Term Let
licensingschemehas beenintroduced and applications are to be determined in accordance with the
regulations

d. Sale of unprofitable housing - thisis not a relevant consideration. The outcome of the introduction of
the STL scheme may be that some properties are sold. However applications must be determinedin
accordance with the regulations.

e.occupancy rate and demand. thisis not a relevant consideration. Howeverourclients have operated
short termlets from these four properties for many years, clearly evidencing demand. Many are let 365
daysa year.

2. Rights of existingowners and residents.

a. STLs attracting party crowds. This isa sweeping statementand not directed atthe properties which are
subjecttothe application. There is no evidence of party crowds within the property. Onthe contrary,
these properties are rented to the business marketin Aberdeen, generally to oil companiesonlonger
term contracts. There is no evidence of any antisocial or disruptive behaviour from these properties.


mailto:privatehousing@aberdeencity.gov.uk

The objectoracknowledges “It’s currently a quiet, peaceful place tolive” —Our clients have operated
STL's since 2006 / 2010 inthese flats. The objector’s position is therefore contradictory. Itisclearly a
general statement, ratherthan an objection targeted at these properties and as such, is not a reason for
refusal underthe regulations.

b. Security is fundamentallycompromised. Thisis asweeping statementand not directed atthe
propertieswhich are subjecttothe application Ourclients do not operate external key boxes. All
occupiersare vetted by our clients ortheirmanagingagents, with ID provided in all circumstances. Many
occupiersare longterm residents. There isno enhancedissue with security. Itis clearly ageneral
statement, ratherthan an objection targeted atthese properties and as such, is not a reason for refusal
underthe regulations.

c. Bed bugs. Thisisa sweeping statementand not directed at the properties which are subjectto the
application. Itisnota reasonforrefusal underthe regulations, and has no relevance.

An application canonly be refused if the premises are not suitable or convenient forthe conduct of the
activity havingregardto—

(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)thekind of persons likely to be in the premises, vehicle orvessel;
(iv)the possibility of undue publicnuisance; or
(v)publicorderorpublicsafety; or
(d)thereisothergoodreasonforrefusingthe application

The objector has provided no specificcommentsin relation to these properties otherthan sweeping
statements aboutSTLsin general. They have provided no evidence to back up theirstatements. Itisopen
to serial objectorsto submitsuch commentsinrelationto every STLapplication across the country,
requiring every application to go to committee. The purpose of Section 4.30of the Short term lets -
licensing scheme—isto enable local authorities to dismiss such spurious objections.

Thereisnothinginthe objections from Mr Fair that is directed specifically at these properties, and we
would ask that the Council disregard these forthe purposes of the applications, such that they can
proceed withoutthe need to go to committee.

| look forwardto hearingfromyou

Kind regards

David



