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1. Summary and reason for presentation 

1.1. It is proposed, in retrospect, to change the use of the land located to the 
south of the Luss Rescue Boathouse for the siting of a mobile sauna and 
storage shed.  The site is within Luss Conservation Area between the ‘B’ 
listed Luss Parish Church and Loch Lomond. 

1.2. The application is being presented to Committee because a significant level 
of representation has been received, and the officer’s recommendation is to 
refuse the application.  Additionally, Luss and Arden Community Council has 
objected to the proposal. 

2. Recommendation 

2.1. That Members: 
 

REFUSE the application for the reasons as set out in appendix 1.  

3. Background 

Site Description 

3.1. The application site is located to the south of the Luss Rescue Boathouse, in 
an area known as the South Beach.  The site is bound by Luss Parish 
Church to the West, Luss Water to the South and Loch Lomond to the East.  
A Location Plan is provided in Figure 1. 
 

3.2. The site is on the south eastern edge of Luss Conservation Area and within 
the setting of Luss Parish Church which has ‘B’ listed status.  The churchyard 
is also a scheduled monument and is of national importance.  

 
3.3. Access to the site can be taken via the pedestrian path (public) along the 

foreshore adjacent to Loch Lomond or via a single track road which branches 
off Church Road and runs along the northern boundary of Luss Parish 
Church to the shore at the Rescue Boathouse. 

 
3.4. The site has a wooded setting and is relatively flat and low lying. 

Description of Proposal 

3.5. Retrospective planning permission is sought for the change of use of land for 
the siting of a mobile sauna and storage shed. 
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3.6. The sauna cabin measures 2.15m wide and 4m long with an overall height of 
2.8m including the wheeled (trailer) base.  The front elevation features a 
‘rounded square’ shape – see photo at figure 3 - and is fully glazed. The top 
half of the sauna is covered with bitumen roof shingles, while the lower half 
and rear elevation are clad in horizontal timber boards. 
 

3.7. The storage shed, sited immediately adjacent, measures 1.5m x 2.1m x 2.2m 
high.  The initial proposal was for the shed to be painted to match the 
branding of the company in red and cream.  During the assessment of the 
application, the shed has been replaced with one which is of a natural timber 
finish. 

 
3.8. The operating hours of the sauna, as outlined in the business overview 

submitted in support of the application, would be Tuesday – Friday 3pm – 
9pm and Saturday and Sunday 8am – 7pm.  During peak season these 
would be extended to 8am – 8pm. 

 
3.9. The sauna has a maximum capacity of 10 visitors per session.  Each session 

is 1 hour long. 
 
3.10. The site plan submitted in support of the application and photographs 

showing the development are provided in Figures 2 – 5. 
 

 
Figure 1 - Location Plan – Luss 

Site 
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Figure 2 - Site Plan 

 

 
Figure 3 - Photograph showing sauna 

Rescue Boathouse 
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Figure 4 - Photograph towards sauna from lochside path 

 
Figure 5 - Photograph towards sauna from church yard 
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Planning History 

3.11 There is no planning history related to this specific proposal, however it may 
be useful to note that a planning application for increased commercial use of 
the nearby jetty (ref: 2022/0192/DET) was refused for reasons relating to the 
impact of the proposal on Luss Conservation Area and the scheduled 
monument (Luss Church Yard). 
 

3.12 The wider site was subject to an enforcement investigation in April 2021 due 
to the unauthorised felling of trees which were protected due to their location 
within Luss Conservation Area.  The NPA sought and agreed a replanting 
plan with the landowner which was undertaken by April 2022.  

4. Environmental impact and habitat regulations assessment 

Environmental Impact Assessment (EIA) 

4.1. The National Park is identified as a ‘Sensitive Area’ within the Environmental 
Impact Assessment (Scotland) Regulations 2011.  As a ‘Competent Body’ the 
National Park Authority has a statutory duty to consider whether proposals for 
development should be subject to the EIA process. 
 

4.2. In this instance it has been determined that an Environmental Impact 
Assessment (EIA) is not required as the proposal is not within Schedule 1 or 
2 of the Regulations.  

Habitat Regulations Assessment (HRA) 

4.3. The Habitats Regulations require that where a planning authority concludes 
that a development proposal is likely to have a significant effect on a 
European site (SPA or SAC) it must undertake an Appropriate Assessment 
(AA) of its implications for the European site in view of the site’s conservation 
objectives. 

 
4.4. An AA is not required in this case as the proposed development would not be 

near to/impact upon any European protected species or designated sites. 

5. Consultations and representations 

Responses to Consultations 

Argyll and Bute Council Roads Authority 
5.1. No objection subject to the provision of staff parking within the available site 

boundary or provision of parking permits. 
 
Argyll and Bute Council Environmental Health 

5.2. No objection subject to conditions regarding air quality, lighting and waste 
receptacles 
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Luss and Arden Community Council 
5.3. Object to the application.  The grounds of objection are summarised below. 

 

• The proposal is contrary to the four aims of the National Park. 

• The effects of over tourism in Luss are well known and documented, 
the proposal will add to the existing problems. 

• Luss and Arden Local Place Plan Priority 3 aims to “better manage 
the pressure of excessive visitor numbers” and “ban any additional 
commercial activities operating from/on Luss beaches” – the sauna 
would lead to a substantial increase in commercial activity impacting 
on the natural and historic environment. 

• The proposal benefits only a few but has significant detrimental 
impact on residents and visitor experience. 

• There is an increase in ‘gatherings’ on the beach since the siting of 
the sauna. 

• Increase in traffic with users parking or being dropped off/collected 
on Church Road – there are long standing traffic issues in Luss. 

• The Proposal is not supported by Overarching Policies 1 and 2; 
Visitor Experiences policies 1 and 2; Natural Environment policy 1 
and Historic Environment Policies 2 and 6. 

Representations Received  

5.4. Sixty two representations have been received. Fifty six in support, of which 
eight did not provide any comments.  Five in objection and one neutral. 
 

5.5. In summary the matters raised in objection are: 
 

• No benefit to the community of Luss and the south beach is not a suitable 
location 

• Parking - The operators advise customers to park at the public car park 
but some ignore this, exacerbating existing parking problems – there are 
no traffic wardens in the evening – residents can’t park if arriving home 
late 

• Flooding - The site is subject to flooding – the site is normally under water 
each winter 

• Access – there is no person or obstacle stopping access, however 
residents and visitors do not feel free to wander in the area anymore and 

• This area is the only point of access to Luss Water from the beach – it 
should not be re-zoned for commercial use which deprives access to this 
historic area 

• Further commercialisation of the area is unacceptable if changing areas 
are required  

• Anti-social behavior - visitors toileting on beach, visitors changing in the 
street, lighting of fires at the business, noise disturbance, increased litter 

• There is already noise disturbance for residents of Church Road from the 
Coach House Coffee Shop, residents would be disturbed from two noise 
sources 

• Safety risk of people entering the loch at night 
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• Visitors can benefit from cold water immersion without the sauna 

• Attracting additional footfall to this area which should be conserved 

• There should be replanting of trees here to replace ones removed without 
permission 

• The storage hut is being used for retail purposes 
 

5.6. In summary the matters raised in support are: 
 

Visitor experience 

• Provides the opportunity to connect with nature and encourages people to 
participate in the National Park, enhancing the enjoyment of outdoors 

• Promotes health and wellness 

• Affordable activity within the National Park 

• Aligns with sustainable tourism goals 

• It provides a quiet and tranquil environment 
 
Economy 

• Enhances community and local tourism with positive impact on local 
economy 
 
Parking and access 

• Customers walk to and from the public car park 

• Patrons work hard to ensure customers follow parking and noise rules 

• Sauna has limited capacity so footfall and parking is not excessive 

• It does not impede people walking in the area 
 
Amenity 

• Distant from residential properties 

• The beach is saturated with wild swimmers all year round making a lot of 
noise – this is not associated with the sauna 

• Reduced anti-social wild swimming groups 

• Litter and anti-social behavior has decreased on the beach 
 
Design and landscape impacts 

• Minimal environmental impact and preserves the natural environment 

• Design compliments the landscape and surrounds and the development is 
high quality, it is a discrete location between trees. 

• The use fits well with the use of the water 
 

5.7. In summary, the neutral representation, submitted on behalf of Loch Lomond 
Rescue Boat, confirm that they have no issue with the sauna and shed as 
such, but raise a safety concern regarding the presence of the steel cable 
which runs from the rescue boat shed to the beach and the trip hazard this 
presents.  It is requested that a condition is attached to require signage that 
customers access the sauna by going behind the boathouse to avoid the 
steel cable. 
  

5.8. The full content of the representations is available to view on the National 
Park Authority’s Public Access website (http://www.lochlomond-

http://www.lochlomond-trossachs.org/planning/
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trossachs.org/planning/ click on view applications, accept the terms and 
conditions then enter the search criteria as ‘2024/0296/DET’). 

6. Policy context 

The Development Plan 

6.1. Section 25 of the Town and Country Planning (Scotland) Act 1997 states that 
planning applications are to be determined in accordance with the 
Development Plan unless other material considerations indicate otherwise.  
The Development Plan comprises National Planning Framework 4 (NPF4) 
and the Loch Lomond & The Trossachs National Park Local Development 
Plan (LDP) (adopted 2016) along with Supplementary Guidance. 

 
National Planning Framework 4 (NPF4) (Feb 2023) 

6.2.  NPF4 is the fourth National Planning Framework for Scotland. It sets out the 
Scottish Governments priorities and policies for the planning system up to 
2045 and how the approach to planning and development will help to achieve 
a net zero, sustainable Scotland by 2045.  NPF4 supports the achievement of 
six overarching spatial principles (just transition, conserving and recycling 
assets, local living, compact urban growth, rebalanced development, and 
rural revitalisation) through the planning and delivery of sustainable, liveable 
and productive places.  NPF4 contains 33 policies to guide development 
management decisions.  The following NPF4 policies are relevant to this 
proposal: 
 

• Policy 1 - Tackling the climate and nature crises 

• Policy 2 - Climate mitigation and adaptation 

• Policy 3 – Biodiversity 

• Policy 6 – Forestry, Woodland and Trees  

• Policy 7 - Historic assets and places 

• Policy 13 - Sustainable transport 

• Policy 14 - Design, quality and place 

• Policy 22 – Flood risk and Water Management 

• Policy 29 - Rural development 

• Policy 30 - Tourism 
 

Local Development Plan (2017-2022) 
6.3. The Local Development Plan (LDP) sets out the vision for how the National 

Park should change over the next 20 years.  The LDP covers the period from 
2017 to 2026 and should be updated every 5 years. 
 

6.4. The following LDP Policies are relevant to the determination of this 
application: 

 

• OP1 – Overarching Policy 1: Strategic Principles 

• OP2 – Overarching Policy 2: Development Requirements 

• VE1 - Visitor Experience Policy 1: Location and Scale of new 
development 

http://www.lochlomond-trossachs.org/planning/
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• VE2 - Visitor Experience Policy 2: Delivering a World Class Visitor 
 Experience  

• OSP 2 – Protecting Other Important Open Space 

• TP2 - Transport Policy 2: Promoting Sustainable Travel and 
Improved Active Travel Options 

• TP3 - Transport Policy 3: Impact Assessment and Design Standards 
of New Development  

• NEP1 – National Park Landscapes, Seascape and Visual Impact 

• NEP6 - Natural Environment Policy 6: Enhancing Biodiversity  

• NEP8 – Development Impacts on Trees and Woodland 

• NEP13 – Flood Risk 

• HEP1 - Historic Environment Policy 1: Listed Buildings 

• HEP2 - Historic Environment Policy 2: Conservation Areas 

• HEP6 - Scheduled Monuments and other nationally Important     
archaeological sites 

• WMP1 - Waste Management Policy 1: Waste Management 
Requirement for New Developments 

 
6.5. Full details of the policies can be viewed at: http://www.lochlomond-

trossachs.org/planning/planning-guidance/local-development-plan/ 
 
Supplementary Guidance 

6.6. The adopted Supplementary Guidance provides support to the policies of the 
LDP and carries the same weight in the determination of applications.  The 
Supplementary Guidance of relevance to this application comprises: 

 
Design and Placemaking 

Other Material Considerations 

National Park Aims 
6.7. The four statutory aims of the National Park are a material planning 

consideration.  These are set out in Section 1 of the National Parks 
(Scotland) Act 2000 and are: 

• to conserve and enhance the natural and cultural heritage of the area; 

• to promote sustainable use of the natural resources of the area; 

• to promote understanding and enjoyment (including enjoyment in the 
form of recreation) of the special qualities of the area by the public; and 

• to promote sustainable economic and social development of the area's 
communities. 

 
6.8. Section 9 of the Act states that these aims should be achieved collectively.  

However, if in relation to any matter it appears to the National Park Authority 
that there is a conflict between the first aim, and the other National Park 
aims, greater weight must be given to the conservation and enhancement of 
the natural and cultural heritage of the area. 

 
 
 

http://www.lochlomond-trossachs.org/planning/planning-guidance/local-development-plan/
http://www.lochlomond-trossachs.org/planning/planning-guidance/local-development-plan/
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National Park Partnership Plan (2024-2029) 
6.9. The National Park Partnership Plan (NPPP) is the overarching vision to guide 

how all those with a role in looking after the National Park will work together 
to ensure a successful, sustainable future. By 2045 the NPPP aims to deliver 
nine outcomes by focussing on 31 objectives from 2024-2029 which are 
listed under three themes: Restoring Nature, Creating a Low Carbon Place 
and Designing a Greener Way of Living.  The following outcomes and 
objectives are relevant to this proposal: 

 

• Section 3.1: Transitioning to a Greener Economy - 2045 Outcome:         
A greener and more diverse rural economy. 

 
1. Increase sustainable tourism 
2. Support low carbon businesses 
3. Grow green and nature-based jobs and skills 

 
Planning Guidance 

6.10  Visitor Experience (revised 2022) 
Listed Buildings and Conservations Areas 
 

6.11  Luss and Arden Local Place Plan 2023 
 
6.12 Luss Outstanding Conservation Area Appraisal - Draft  

7. Summary of supporting information  

7.1. The applicant has submitted the following documentation in support of the 
planning application: 
 

• Design Statement outlining the consideration of the conservation area and 
setting in the design of the sauna 

• Business overview providing detail on the operation of the business 
including staffing, hours of operation, visitor management, waste and 
noise management together with the health benefits of the sauna. 

• Statement providing information on access and parking arrangements for 
staff and visitors and information provided to customers at the time of 
booking.  

• Email confirming parking arrangement for staff vehicles to use Luss South 
Car Park 

8. Planning assessment 

8.1. The key issues for consideration in the determination of this application are: 
 

• Principle of Development 

• Impact on the character and appearance of Luss Conservation Area and 
setting of Luss Parish Church 

• Amenity 

• Parking and Traffic 
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• Access 

• Flooding 

• Impact on Trees 

Principle of Development  

8.2. The existing land is identified in the LDP as ‘open space’.  The proposed use 
is a tourism use.  The principle of the development is therefore considered 
under the LDP Open Space Policy 2; NPF4 Policy 30 (Tourism) and LDP 
visitor experience policies. 
 

8.3. LDP Open Space Policy 2 does not generally support development on formal 
and informal open space in public or private ownership unless it can be 
demonstrated that: 

 
a) The open space is not of community value and has no other 

multifunctional purposes such as cultural, historical, biodiversity or local 
amenity value; and  

 
(b) An alternative high quality formal open space provision within a 

convenient distance and accessible location is provided; and  
 
(c) The proposal complements the principal use of the site and will result in 

improved maintenance or enhancement of open space; and  
 
(d) The proposal complements the nature conservation management of the 

site. 
 

The policy requires all of the above considerations to the fulfilled and they 
are now considered in turn.  This area of Luss is valued for its more tranquil 
environment and provides visitors and locals with a quiet walking route away 
from the busier north shore and village streets.  The site therefore has local 
amenity value.  Importantly, the site forms part of the setting of the listed 
church and churchyard, a scheduled monument noted for its tranquility and 
therefore holds significant cultural and historic value due to its relationship 
with these historic assets.  The proposal does not comply with the first 
criteria above. 

 
8.4. Considering the other criteria.  The principal use of the site is open public 

space, the commercial use of the land is not considered to complement the 
principle use nor enhance the open space as it removes part of the land from 
wider public use. Whilst there are other areas of high quality open space 
provision within Luss, there is a particular cultural importance to the land at 
this location, largely through its close association with the churchyard and the 
riverside – as explained above and further at para 8.10 – 8.15.  The proposal 
does not complement the nature conservation management of the site.  The 
four policy considerations are not fulfilled and the proposal to change the use 
of the land is contrary to LDP Open Space Policy 2. 
 



 
 
 

National Park Authority Board Meeting 13 
24 February 2025 

 
 

8.5. NPF4 Policy 30 (Tourism) supports development proposals for new tourist 
facilities in locations identified in the LPD.  LDP Visitor Experience Policy 1 
supports new visitor facilities within town and village locations.  The principle 
of the proposed use is supported by this policy perspective. 

 
8.6.  NPF4 Policy 30 also requires proposals to take into account the following 

matters: 
 

i. The contribution made to the local economy; 
ii. Compatibility with the surrounding area in terms of the nature and scale 

of the activity and impacts of increased visitors; 
iii. Impacts on communities, for example by hindering the provision of 

homes and services for local people; 
iv. Opportunities for sustainable travel and appropriate management of 

parking and traffic generation and scope for sustaining public transport 
services particularly in rural areas; 

v. Accessibility for disabled people; 
vi. Measures taken to minimise carbon emissions; 
vii. Opportunities to provide access to the natural environment. 

 
8.7. Matters ii, iv are considered through the assessment of the impact of the 

development on the conservation area and scheduled monument; residential 
amenity; and parking and traffic.  The sauna has reportedly been very 
popular bringing additional visitors to Luss, it can therefore be considered to 
be making some contribution to the local economy through potential 
additional spend by visitors.  The proposal does not hinder the provision of 
homes or services for local people.  The development does not cater for 
people with physical disabilities to access the sauna.  However, a strong 
component of the representations received in support of the proposal 
highlight the mental health benefits of the sauna and access to cold water 
dipping.  The sauna is heated via a wood burning fire – the statement 
submitted in support of the application confirms wood is sourced from a local 
distributor thus minimising carbon emissions.   The sauna provides access to 
the natural environment and is noted in representations to enhance the 
enjoyment of the outdoors.  
 

8.8. It is noted the Luss and Arden Community Council refer to the priorities of the 
Luss and Arden Local Place Plan, with specific reference to priority 3 which 
focuses on visitor management.  Whilst the position of the Community 
Council is acknowledged with reference to the Local Place Plan, it does not 
form part of the LDP, and the specifics of the proposal must be considered 
against the other requirements of policy 30 as detailed above and wider 
policy considerations. Nevertheless, the Place Plan is a material 
consideration to the planning application. 

Impact on Conservation Area and Scheduled Monument 

8.9. NPF4 Policy 7 (historic assets) supports development proposals in 
Conservation Areas where the character and appearance of the 
Conservation Area and its setting is preserved or enhanced.  LDP Historic 
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Environment Policy 2 further aims to protect/enhance the character and 
appearance of Conservation Areas through appropriate scale, siting, 
massing, design and use of materials in new developments.  This includes 
the protection of important views within, from and into the Conservation Area. 
Historic Environment Policy 6: Scheduled Monuments notes that 
development shall not be permitted which adversely affects scheduled 
monuments and their settings.  The assessment of the impact on the 
conservation area is focussed on two key areas, firstly the impact on the 
appearance of the conservation area and secondly, the experience of the 
conservation area. 
 

8.10. Appearance  
The loch side aspect of Luss is particularly important in relation to the 
character and appearance of the whole shore area.  The key view to Luss 
from Loch Lomond takes in the pier, the low set estate housing and the Luss 
hills beyond.  The view to the south is ‘bookended’ by the rescue boathouse 
– a modest, white rendered building of scots vernacular design with Luss 
Parish Church behind.  The proposal is sited beyond the rescue boat house 
and is set relatively discretely within the trees, it is therefore unlikely to have 
a significant impact on the key views towards Luss from Loch Lomond.  
Views of the sauna are, however, apparent when walking on the lochside 
footpath travelling south.  Whilst the sauna is visible, given the siting of the 
structures within the trees; the materiality - being primarily timber and grey 
bitumen; and the key view from the path being out towards the expansive 
loch and landscape beyond, it is concluded that the proposal does not 
significantly impact on views within or from the conservation area. 

 
8.11. Experience  

Whilst the proposal, in terms of the structures, do not present an adverse 
impact on the appearance of the conservation area or scheduled monument 
due to their small scale and materiality, it does introduce a commercial land 
use to this area. 
 

8.12. The Draft Luss Conservation Area Appraisal notes that land use is an 
important, if subtle, defining characteristic of the Outstanding Conservation 
Area. Similarly, Planning Advice Note 71: Conservation Area Management, 
notes that land use change in conservation areas should always be founded 
on a detailed understanding of the historic and urban design context. Land 
use within a Conservation Area is therefore an important characteristic and 
will impact upon users experience.   
 

8.13. Luss foreshore has two distinct characters. In the area to the north of the 
pier, the shore is bound by the public car park to the west and Lodge on the 
Loch (hotel) to the north.  This area of the foreshore is easily accessible to 
visitors arriving by car and, by virtue of this and the presence on the beach 
of a water sports operator (Loch Lomond Leisure), it is busier.  This is 
contrasted with the context of the shore to the south of the pier.  The shore is 
bounded by a walkway and the rear gardens of residential properties to the 
west and Luss Water to the south.  A circular walking route is available for 
visitors to continue along the beach beyond the rescue boathouse to Luss 
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Water before turning towards the Church where a set of steps lead up to the 
churchyard.  The sauna is sited on land at the furthest end of the south 
beach adjacent to Luss Water with the Parish Church and churchyard behind 
to the west.    This area offers an open space for more quiet enjoyment than 
the shore to the north and is a route for visitors to wander between the 
beach and churchyard.  The draft Conservation Area Appraisal notes that 
the burial ground (a scheduled monument) provides a tranquil setting for the 
Parish Church.   
 

8.14. The business is small scale – having a maximum capacity of ten people at 
one time - and is noted by those in support of the application to provide a 
quiet and tranquil environment.  However, the land use change 
fundamentally alters the ambience of the area by introducing structures and 
ancillary development for commercial use. The presence of the structures 
and ancillary equipment and the gathering of groups of people – although 
not large numbers – does negatively impact on the tranquil character and 
appearance of this part of the conservation area, where the setting of the 
church and churchyard adjacent to Loch Lomond could previously be 
enjoyed, unhindered, by the wider public. This change is considered to be 
contrary to NPF7 Policy 7 (Historic Assets) and LDP Historic Environment 
Policy 2. 

Residential Amenity 

8.15. The application is retrospective and the sauna has been operating from the 
application site since July 2024.  Impacts of the proposal can therefore be 
reasonably assessed from the operational period.  The closest neighbouring 
residential property is over 100m from the site although users will generally 
have to pass residential properties either to the front or rear to access the 
site.  Concern has been raised that visitors to the sauna have engaged in 
anti-social behaviour by changing in the residential streets, particularly 
Church Road, toileting on the beach when the public toilets (at the public car 
park) are closed in the evening and generally causing noise disturbance.  It 
is difficult to attribute these behaviours directly with users of the sauna – 
Luss beach is a popular tourist area and the beach is used all year round by 
individuals and groups - including to wild swim.  It is important to 
acknowledge the limited number of potential visitors to the sauna, maximum 
10 at one time, and also the operational management of the sauna including 
communication and instruction to sauna users by the operator. It would be 
possible to limit the hours of operation to coincide with opening hours of the 
nearby public toilets to ensure toilet and changing facilities are available.  
The operator has also confirmed that they do not cater to large groups and 
that noise is kept to a minimum with no amplified music.  It is therefore 
considered that wider amenity impacts arising from the use are not 
significant and could be further mitigated through the control of operating 
hours, were the proposal otherwise able to be supported.  

 
 
 



 
 
 

National Park Authority Board Meeting 16 
24 February 2025 

 
 

Parking and Traffic 

8.16. Traffic and parking is a longstanding issue in Luss.  The applicant has 
provided evidence that staff have parking permits to park at Luss South car 
park.  They also communicate to customers that they should park in the 
public car parks which are a five to ten minute walk from the site.  
Nevertheless, concern has been raised that users of the sauna are parking 
on Church Road using permit parking areas thus stopping residents from 
parking in the street.  This is reportedly worse in the evening when traffic 
wardens are not available.  The Roads Authority were consulted on the 
application and have not raised any concern regarding customer parking.  
Given the availability of public parking a short walk from the site, this is not 
considered to be reason for refusal of the application. 

Access 

8.17. The sauna and storage shed are sited on open land.  There is no physical 
barrier to hinder access across the site and the applicant has confirmed, in a 
statement submitted in support of the application, that the public footpaths 
and watercourse will remain unobstructed.  The proposal therefore meets 
the requirements of LDP Overarching Policy 2 in terms of safeguarding 
access rights. 
   

8.18. Notwithstanding this, concern has been raised that whilst public access 
across the site is physically available, people do not feel free to wander 
across the site.  It is reasonable to conclude that whilst some members of 
the public, who are not visiting the sauna, will continue to access the wider 
area, some members of the public may perceive the area to be in private use 
which would hinder their enjoyment of the space. This is related to the points 
made at 8.14 above. 

Flooding 

8.19. The proposal is within a flood risk area.  NPF4 Policy 22 states that 
development proposals at risk of flooding or in a flood risk area will only be 
supported in certain circumstances.  One of the acceptable criteria is for 
water compatible uses.  Within the definition of water compatible uses, NPF4 
cites, water-based recreation (excluding sleeping accommodation).  Given 
the intrinsic link between the use of the sauna and access to cold water, the 
proposal is considered to be a water compatible use in this case and 
therefore complies with NPF4 Policy 22 (Flood Risk).  Further to this, given 
the onsite management of the facility and the fact that the sauna is mobile, 
the operator can ensure safe operation or could remove the sauna from the 
site should there be a flood event forecast. 

Impacts on Trees 

8.20. The sauna and storage shed are in close proximity to mature trees on site. 
They are however, relatively lightweight and mobile structures, which will not 
impact on the root protection areas of the adjacent trees and no tree removal 
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was required to site the sauna.  The proposal is in accordance with NPF4 
Policy 6 (Forestry, woodland and trees) and LDP NEP 8 (Development 
Impacts on Trees and Woodlands).  

Conclusion 

8.21. In concluding the assessment of the application, a balanced judgement must 
be made weighing the potential adverse impacts of the development against 
the potential benefits of the development and relevant policies and guidance. 

 
8.22. Given that the applicant has been operating at the site since July 2024 – the 

impact of the development has already been experienced by residents and 
businesses within the village as well as by users of the facility - and this is 
evident in the representations received.  

 
8.23.  Fifty six representations in support have been received for the proposal 

confirming that the facility is a popular attraction which has been beneficial to 
the physical and mental wellbeing of sauna users – and also in terms of its 
encouragement to the enjoyment of the outdoors. However, considering the 
other side of the balance, a number of the representations in objection, 
including that of the local Community Council, highlight the perceived 
negatives of the operation at this location. 

 
8.24.  While the development aligns with NPF4 Policy 30 (Tourism) and LDP 

Visitor Experience Policy 1, which support new tourist facilities within town 
and village settings, the assessment of the proposal undertaken through the 
course of compiling this report identifies that this is a particularly sensitive 
location. The land in question holds cultural, historical, and local amenity 
value, and the commercial use does not complement the principal use of the 
site as open public space – and the experience of enjoying that space when 
considering the location’s circumstances.  Importantly, the proposal does not 
meet the required criteria of LDP Open Space Policy 2 and is therefore 
contrary to that policy. 

 
8.25. The introduction of a commercial land use in this area fundamentally alters 

the ambience of the area and the experience of the Conservation Area, 
which is a subtle but important characteristic of this area.  

 
8.26. The distinct character of the Luss foreshore, with the quieter, more tranquil 

setting to the south of the pier, is impacted by the commercial use introduced 
by the sauna. 

 
8.27.  While the business is small scale, the change in land use and associated 

activity adversely affects the wider user experience of this part of the 
Conservation Area, which is valued for its peacefulness and connection to 
the ‘Parish Church and churchyard – and which could otherwise be enjoyed, 
unhindered, by the wider public. The introduction of increased activity, and 
customers changing in relatively close proximity to the scheduled monument, 
is not in keeping with this sense of tranquillity of the area - and will adversely 
impact on the setting and experience of the scheduled monument.  Taking 
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this into account, the proposal is contrary to LDP Historic Environment Policy 
2 and NPF4 Policy 7. 

 
8.28. These are compelling considerations, and, on balance, it is concluded that 

the site is not an appropriate location for the operation of a commercial 
sauna. 

 
8.29.  No other material considerations outweigh this conclusion. The development 

is contrary to requirements of LDP Open Space Policy 2, Historic 
Environment Policies 2: Conservation Areas and 6: Scheduled Monuments 
of the Local Development Plan and NPF4 Policy 7 (Historic Assets) for the 
reasons set out in Appendix 1. 
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Appendix 1 
 
Reasons for Refusal 
 

1. LDP Open Space Policy 2, generally opposes development on open space 
unless specific criteria are met. The land in question holds cultural, historical, 
and local amenity value, and the commercial use does not complement the 
principal use of the site as open public space – and the experience of 
enjoying that space.  The proposal does not meet the required criteria and is 
therefore contrary to LDP Open Space Policy 2. 

 
2. In terms of historic assets, the proposal partially complies with NPF4 Policy 7 

and LDP Historic Environment Policy 2 in so far as it preserves the 
appearance of Luss Conservation Area. The sauna’s siting within the trees 
and its materiality ensure that it does not significantly impact important views 
within or from the Conservation Area. Nevertheless, the introduction of a 
commercial land use in this area fundamentally alters the ambience of the 
area and the experience of the Conservation Area, which is a subtle but 
important characteristic as noted in the Draft Luss Conservation Area 
Appraisal and Planning Advice Note 71. 

 
3. The distinct character of the Luss foreshore, with the quieter, more tranquil 

setting to the south of the pier, is impacted by the commercial use introduced 
by the sauna. While the business is small scale, the change in land use 
adversely affects the wider user experience of this part of the Conservation 
Area, which is valued for its peacefulness and connection to the ‘Parish 
Church and churchyard – and which could otherwise be enjoyed, 
unhindered, by the wider public.  Overall, the proposal is therefore contrary 
to LDP Historic Environment Policy 2 and NPF4 Policy 7 (Historic Assets). 

 
4. Historic Environment Policy 6 states that development shall not be permitted 

which adversely affects scheduled monuments and their settings The 
introduction of increased activity, albeit small scale and customers changing 
in close proximity to the scheduled monument, is not in keeping with this 
sense of tranquillity of the area and will adversely impact on the setting and 
experience of the scheduled monument contrary to Historic Environment 
Policy 6. 

 

 


