










The reasons cited in the Decision Notice for rejecting the application were
generic in nature, and did not consider the specific circumstances relating to this
property.   The Decision Letter cites the following two reasons for the rejection:

A. The proposal is contrary to Local Development Plan Policy Hou 7 in

respect of Inappropriate Uses in Residential Areas, as the use of this

dwelling as a short stay let will have a materially detrimental effect on

the living conditions and amenity of nearby residents.

The statement above is unsubstantiated and is not based on the specific factors

relating to this application.  The evidence which supports this rebuttal includes:

i. Over 160 local residents were consulted in relation to the application.

Of this number there were only 3 objections made.  These objections

focused on generic concerns around AirBnB type lets, and did not

refer to the property in question.  Also, it should be noted that these

objections emanated from residents located outwith the building itself

and sometimes even living on a different street.  Notably, no

objections were recorded from residents within 8 Royal Circus itself.

In other words, those who might have a claim to be directly impacted

had no objection to the proposal.

ii. The property at 8/ 3 is located on the ground floor, and is the first flat
encountered on entering the building. Tenants at 8/ 3 do not use the
communal stair, which serves the rest of the building and therefore
are unlikely to cause any disturbance when entering and leaving the
building.

iii. The flat has been rented since 2015 and no complaints have been
made relating to tenants at 8/ 3 during this period.

iv. In relation to concerns relating to AirBnB, 8/ 3 has never used this
platform and there is no intention to market this type of short let in
the future.  As noted in Retties’ letter (see attached) the minimum stay
is one month and the tenants are mainly professionals and not short-
term tourists/  visitors.

B. The proposal is contrary to National Planning Framework Policy 30(e)

in respect of Local Amenity and Loss of Residential Accommodation,

as the use of this dwelling as a short stay let will result in an

unacceptable impact on local amenity and the loss of a residential

property has not been justified…



The change of use of this property to an STL will have an unacceptable

impact on neighbouring amenity. The loss of the residential accommodation

has not been justified. Whilst it is recognised that there is an economic benefit

to the city as a whole from the provision of tourist accommodation, in this case

it does not outweigh the adverse impact on residential amenity or loss of

residential accommodation.

The above statement does not apply to this proposal for the following reasons:

i. This is a small studio flat which can accommodate 2 people (ca.
45sq m total area), and as such is not suited to longer term or
permanent residency.  According to national UK guidelines, the
recommended Gross Internal Floor Area for living spaces for 2
persons is approximately 50 sq m.

It is evident that the studio is a restricted living space, which is
smaller than what is recommended for permanent living
conditions according to national guidelines.

ii. Due to its size, the studio is not suitable as a permanent
residence and the appropriate target segment for this property
has been identified as individuals seeking flexible short-term
contracts.  It is worth noting that the property was let on a
short-term basis to a locally based individual ,who required
alternative accommodation while their own property was
being repaired due to flooding.  The insurance company would
not have committed to support a long term contract in this
case.  An example of the property benefiting local residents.

iii. From the above, it is evident that offering 8/ 3 Royal Circus as a
short-term let is of economic benefit to the City and does not
lead to a loss of residential accommodation.  Moreover, offering
the property as a short term let represents the best use of this
space both for prospective tenants and the City as a whole.  The
property serves a specific demand and there are limited
options of this type currently available in the City centre
(alternative hotel accommodation is significantly more
expensive).

C. The regulations relating to short-term lets came into force recently and
should not be applied retrospectively to this property, which was already
engaged in providing short-term lets since 2015.




