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Loch Lomond & The Trossachs National Park Authority 
Carrochan 

Carrochan Road 
Balloch 

G83 8EG 
Ref: EIR 2025-016 
Date 01 August 2025 

REQUEST UNDER FREEDOM OF INFORMATION (SCOTLAND) ACT 2002 

We refer to your request for access to information, which we received by email on 6th June 
2025. The information you have requested is environmental information, as defined 
in Regulation 2 of the Environmental Information (Scotland) Regulations 2004 (EIRs). We 
have therefore applied the exemption in section 39(2) of FOISA and processed your 
four-part request under the EIRs alone.  

Part 1 – Communications and Correspondence 

With regards to Planning Reference 2022/0157/PPP, you have asked us to provide: 

a) All correspondence (including emails, internal memos, meeting notes, and letters)
exchanged with Flamingo Land Ltd., its representatives, consultants, or legal agents
from January 2021 to present.

b) All inter-agency communications between your organisation and other public bodies
regarding the development (e.g., Scottish Government ↔ Scottish Enterprise ↔
LLTNPA).

Our Response: 

We confirm that we hold records of correspondence between the National Park Authority and 
the applicant’s agent. We also hold relevant correspondence between us and other agencies. 
This correspondence is enclosed, subject to the redactions and exclusions explained below: 

• Third Party Personal Data

- Certain personal data, including email addresses, phone numbers and names, has
been redacted under Regulation 11(2) of the EIRs, because disclosure of this
information would contravene the data protection principles outlined in the UK
GDPR.

http://www.lochlomond-trossachs.org/
mailto:ruthbrcampbell@gmail.com
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- The exception for personal data is absolute and does not require a public interest
test.

• Information Relating to Ongoing Process

- Some information has been withheld because it directly concerns the ongoing
appeal against the refusal of this planning application, which is currently being
considered by the Scottish Government.

- This information is exempt under Regulation 10(5)(b), which allows withholding
where disclosure would adversely affect the course of justice or the ability of a
public authority to conduct a fair inquiry. It is our view that disclosure at this stage
could prejudice the integrity and fairness of the ongoing process.

- We have applied the public interest test and concluded that, while there is a public
interest in transparency around high profile planning applications, the public
interest in protecting the fairness of the process outweighs the public interest in
disclosure at this time.

Part 2 – Environmental & Planning Assessments 

With regards to Planning Reference 2022/0157/PPP, you have asked us to provide: 

a) All documentation related to Environmental Impact Assessments (EIAs), flood risk
analysis, woodland impact assessments, and biodiversity studies submitted or
reviewed.

b) Any internal or third-party critiques, concerns, or requests for revision relating to
environmental risks (including ancient woodland loss, carbon impact, and climate
adaptation).

Our Response: 

Some material relevant to this part of your request is provided in the attached bundle. Where 
it is not provided in the attached bundle, it is publicly available via our online planning portal. 
You can access this information by clicking the following link and searching using the 
application reference number: 

https://eplanning.lochlomond-trossachs.org/OnlinePlanning 

As this information is already publicly available, it is exempt from disclosure under Regulation 
6(1)(b) of the EIRs. 

Part 3 – Governance & Decision-Making 

With regards to Planning Reference 2022/0157/PPP, you have asked us to provide: 

a) Meeting minutes, agendas, attendance records, and briefing materials from internal
meetings where the Flamingo Land proposal was discussed.

b) Legal advice, risk assessments, or policy guidance used to determine your
organisation’s stance or actions regarding the application.

http://www.lochlomond-trossachs.org/
https://eplanning.lochlomond-trossachs.org/OnlinePlanning
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Our Response: 

Some material relating to meetings held in relation to this application is provided in the 
attached bundle of documents. However, agendas, meeting papers and minutes from our 
Planning and Access Committee and Board meetings are publicly available on our website at 
the below link. These are therefore exempt from disclosure under Regulation 6(1)(b) of the 
EIRS.  

https://www.lochlomond-trossachs.org/park-authority/our-board-committees/meetings/ 

The application was processed in accordance with the relevant statutory planning frameworks, 
the Local Development Plan, and other material considerations as required by the planning 
legislation. More information about this can be found here: 

https://www.lochlomond-trossachs.org/planning/national-planning-framework-4/ 

Formal procedures for determining the application were approved by our Board on 16 July 
2024 and are publicly available at the following link: 

https://www.lochlomond-trossachs.org/wp-content/uploads/2024/07/Proposed-Procedures-
for-Determining-Planning-Application-2022.0157.PPP_.pdf 

Part 4 – Public Interest & Representation 

With regards to Planning Reference 2022/0157/PPP, you have asked us to provide: 

a) A summary or categorisation of public objections or representations, including how
they were logged, reviewed, and weighed in the decision-making process.

b) Any internal discussion, policy, or strategy documents dealing with reputational risk or
public opposition relating to this development.”

Our Response: 

All representations made in relation to this application are publicly available via a search of 
our planning portal (per link provided below). The information held in relation to the remainder 
of this part of your request is also publicly available and may be found here: 

https://www.lochlomond-trossachs.org/lomondbanksmeeting/ 

We do hold records of limited correspondence that falls within the scope of part (b) of this 
request. This correspondence relates to the preparation of responses to enquiries from the 
media. However, as this correspondence is between the Park Authority and its external legal 
counsel, we are withholding it under Regulation 10(5)(b) of the EIRs.  

Having considered the public interest test, we have concluded that the public interest in 
maintaining the confidentiality of legally privileged advice outweighs the public interest in 
disclosure. 

http://www.lochlomond-trossachs.org/
https://www.lochlomond-trossachs.org/park-authority/our-board-committees/meetings/
https://www.lochlomond-trossachs.org/planning/national-planning-framework-4/
https://www.lochlomond-trossachs.org/wp-content/uploads/2024/07/Proposed-Procedures-for-Determining-Planning-Application-2022.0157.PPP_.pdf
https://www.lochlomond-trossachs.org/wp-content/uploads/2024/07/Proposed-Procedures-for-Determining-Planning-Application-2022.0157.PPP_.pdf
https://www.lochlomond-trossachs.org/lomondbanksmeeting/
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Right to Review 

If you are unhappy with our response, you have the right to ask us to review the way we have 
handled your request. Further information on our review procedure is provided in the attached 
sheet. 

Yours sincerely 

Information Management 
Loch Lomond and the Trossachs National Park Authority 

http://www.lochlomond-trossachs.org/
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Review Procedure 
If you are dissatisfied with this decision, or the way in which the Authority has dealt with your 
request, you are entitled to require the Authority to review its decision.  Please note that in 
order for a review to take place you are required to: 

• Send your request for review in writing, setting out in full the reasons why you are
requesting a review.

• Submit your review request within 40 working days of either the date on which you
received a response from the Authority or the date by which you should have received
a response under the terms of the Freedom of Information (Scotland) Act 2002,
whichever is the later.

• address your review request to:

Information Manager
Loch Lomond & The Trossachs National Park Authority
National Park Headquarters
Carrochan
Carrochan Road
Balloch
G83 8EG
E-mail: info@lochlomond-trossachs.org

The review will be handled by staff who were not involved in the original decision.  You will 
receive notice of the result of your review within 20 working days.   
If you are not satisfied with the response to your request for review, you can contact the 
Scottish Information Commissioner, the independent body which oversees the Freedom of 
Information (Scotland) Act 2002, at: 

Scottish Information Commissioner  
Kinburn Castle  
Doubledykes Road  
St Andrews  
Fife  
KY16 9DS  
Tel: 01334 464610  
Website: www.itspublicknowledge.info 
E-mail: enquiries@itspublicknowledge.info

http://www.lochlomond-trossachs.org/
mailto:info@lochlomond-trossachs.org
mailto:enquiries@itspublicknowledge.info








From:
To:
Subject: Lomond Promise signed
Date: 12 September 2024 17:25:53
Attachments: Lomond Promise.pdf

Hi 

An oversight on our part was sending you an unsigned version of the Lomond Promise
back in December 2022. 

I have attached the signed version which the client had on file since December 2022. Can
this be verbally reported at the hearing on Monday please? 

Kind regards

Sent from Outlook for iOS

Disclaimer: The content of this email is the confidential property of Stantec and should not be copied, modified, retransmitted, or
used for any purpose except with Stantec's written authorization. If you are not the intended recipient, please delete all copies and
notify us immediately. This communication may come from a variety of legal entities within or associated with the Stantec group. For
a full list of details for these entities please see our website at www.stantec.com. Where business communications relate to the
Stantec UK Limited entity, the registered office is Kingsmead Business Park, London Road, High Wycombe, Buckinghamshire HP11
1JU Tel: 01494 526240 and the company is registered in England as registration number 01188070.













































that Part iv applies.
With regards to the statement that ‘no stilts or pillars are proposed’ on the ‘Flood Extents and
Mitigation Plan’ (available on the planning portal), cross section A-A shows a chalet on stilts. This
is where SEPA formed this view from. The same plan is provided at the end of this letter, which
shows a stilted chalet. If the chalets are not to be stilted we would expect plans be changed to
reflect this.
In any event, it is also noted that SEPA’s Position Statement: Elevated buildings in areas of
flood risk (September 2023) does not preclude the use stilts or pillars if NPF4 Policy 22 is
complied with.
To clarify, this is on the proviso that all criteria are met which is made up of both those criteria
stated in Policy 22 Exception 4 and those in SEPA Elevated Structures guidance.
Criteria 3 of SEPA guidance states – ‘Proposals must not create an island of development (i.e.,
development must adjoin developed areas outwith the flood risk area)’.
This proposal involves buildings adjoining 'made-up/ raised ground' within the flood risk area,
rather than buildings being connected to land out with the flood risk area.
The glossary of our Elevated Structures guidance goes on to define an island of development as:
Buildings located above the design flood level but surrounded by lower ground at flood risk on all
sides not directly connected to areas outwith the flood risk area. To avoid doubt, the inclusion of
a raised walkway does not stop a layout being considered an island of development.
What is proposed here are new 'raised earth' walkways within the flood risk area rather than
raised walkways constructed of wood or metal. However, they may still be considered as
creating an island of development for every chalet proposed.
Paragraph 1.2 advises that in accordance with NPF4 Policy 22a, sites suitable for the
development of elevated buildings must be identified through the development planning
process.
It is our position that certain flood risk mitigation can only be acceptable when they come
through a local plan, for example Landraising and Comp' Storage under SPP7/SPP. Similarly, in
Version 1 (Jan 2022) of our SEPA Elevated Structures guidance we stated:
Sites suitable for the development of elevated buildings are best identified through the
development planning process, where the need to manage flood risk rather than avoid it can be
considered alongside and balanced with other policy and placemaking considerations.
In our latest version of the Elevated Structures guidance (Sept 2023), we reiterate the above, yet
emphasizing what is said in Policy 22 of NPF4, as below:
In accordance with Policy 22, sites suitable for the development of elevated buildings must be
identified through the development planning process, where the need to manage flood risk rather
than avoid it can be considered alongside and balanced with other policy and placemaking
considerations.
Paragraphs 1.8 and 1.9 refer to the proposed paths may need to be raised 600mm higher than
the current suggestion of 200 year + climate change flood level (10.65 AOD)
If 600mm can be added to the raised paths without widening the base of the paths then that is
noted. We agree that more detailed modelling would have to be undertaken at the detailed
design stage should PPiP be granted.
Paragraphs 1.10 and 1.11 refers to more modelling being required without the existing
informal defences (riverside embankment) being in place.
SEPA agree that box culverts may be better than pipes - however, this is indeed matters for a
detailed stage if (and only if) PPiP can be granted by LLTNP
I trust the above is of use.
Please let me know if you have any further queries.
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hydrologist - as soon as possible.  

 

I note you take issue with the Park Authority Planning Officers not at this stage
being prepared to provide an opinion on the planning status of the Application
site.  Whether the NPF4 Policy 22 a) iv. exception applies involves a complex and
important planning policy interpretation and assessment which requires
examination and assessment of all the relevant evidence - including your
Information Note on this topic.  The planning status of the Application site is not
therefore  “simply be a statement of fact” (as you state) and it involves the
exercise of planning judgement on the facts.  It is not accepted that you or SEPA
in raising this issue places a requirement or duty on Park Authority Planning
Officers to reach a conclusion on this complex matter at this stage.  That policy
exception (if it applies) also requires that proposals demonstrate that long term
safety and resilience can be secured in accordance with SEPA’s advice - that is
why we have been seeking (over a considerable period of time) technical
guidance from SEPA.  

  

The Park Authority Planning Officers’ assessment of the Application against NPF4 Policy
22 will be published in due course as part of the Planning Officers Report and
Recommendation to the Park Authority Board. 

 

As you are aware, a significant amount of additional environmental information
concerning the EIAR and the Application has been submitted since last summer
concerning roads and flood matters.  We have held off publishing this for some
considerable time whilst we sought to obtain clarity on these matters which has
been reliant on information from the Applicant and advice from statutory
consultees.  The Park Authority are under a duty (under the EIA Regulations
2017) to publish, consult and renotify on this information and facilitate further
representations to be made. 

 

You may be aware that on 9 April this week we received the final consultation
response from WDC Roads Authority.  Considering we now have further
consultation responses from both WDC and SEPA it is our intention to proceed
with this regulatory requirement within the next two weeks.  Once this exercise has
been completed (including receipt of representations on that information) it is our
intention to move relatively quickly to the preparation and publication our Officer’s
Report and Recommendation on the Application.  

  

Regards

 

 

















Meeting held between LLTNPA and SEPA February 2024 including responsibility and timescales for

responses plus any follow up discussions.

Our understanding is that LLTNPA are awaiting feedback from SEPA regarding the proposed flood
risk mitigation including compensatory storage before LLTNPA will confirm their position on
previously developed land. SEPA have advised that discussions are ongoing but there is no timescale
to respond just yet..

Meeting between LLTNPA and WDC 21 February 2024 to discuss the application.

Are you able to advise that the meeting took place, who attended and any potential feedback from it?

Meeting held this week between LLTNPA Planners and/or any upcoming meetings with SEPA and WDC.

With the exception of SEPA, you will all have been copied in on the Transport Technical Note submitted

last week and hopefully an updated response by WDC Roads can be issued to LLTNPA quickly.

The submission of the Transport Technical Note should now mean that all the information submitted
since September 2023 can and should be published on the LLTNPA Planning Portal to allow formal
re-consultation with the required consultees take place and for any required neighbour notifications
and adverts. For confirmation this includes the following documents:

o Transport Technical Note – submitted 23 February 2024

o Updated Flood Risk Information Note inc. Compensatory Storage – submitted 8 December 2023

o Signed Letter of Undertaking between Transport Scotland and applicant to improve the
Stoneymollan Roundabout – submitted 10 November 2023

o Ecology Re-Validation Survey - submitted 10 November 2023

o Summer Traffic Assessment August 2023 – Submitted 25 September 2023

o NPF4 Policy 22 and Previously Developed Land Information Note – submitted 19 September 2023

As evidenced above and below, there are a number of key decisions that need to be made by LLTNPA, WDC
and SEPA to allow the application to progress. There is a domino effect that begins with LLTNPA and SEPAs
discussions on NPF4 Policy 22 and Previously Developed Land before coming full circle to LLTNPA to
determine the application. In addition to the SEPA discussion, WDC Roads final position also needs to be
confirmed to allow WDC Planning to prepare its consultation response.

The application has been in the system and public domain since May 2022 as we consider that the submitted
information is more than enough for this PPiP application to now be processed and determined. Can I therefore
request updates related to the above questions and where things are with the application and outstanding issues.
Can these updates be provided by 3pm on 4 March please?

Finally, just to advise and make you aware that we have received an invite to attend the Balloch and Haldane
Community Council meeting on Tuesday 5 March 2024 to discuss the changes made to the application
following its submission.

Look forward to receiving your updates and if there is anything you wish to discuss, the applicant and project
team are available to meet in person or virtually.

Kind Regards

Traffic & Transport NPF4 Policy 22 & Previously Developed Land





2022 to gauge existing traffic levels. As this was
also lower than the original survey, this evidence
backed up the assessment and rationale for using the
data from the original TA.

17 August 2022 & 16 September 2022 – Parking
comments by Lomond Shores and Ross Greer MSP

Following comments received from the owners of
Lomond Shores and Ross Greer MSP regarding
parking numbers a Parking and Signage Strategy
(attached) was submitted to LLTNPA.

17 November 2022 – LLTNPA request for further
information

A formal request for further information was issued
by LLTNPA and is attached. Within it the following
traffic and transport related requests were made:

Clarification of the proposed car parking

quantum; in particular, whether the stated

quantum (ref. Tables 6.1 and 6.2 of the

Transport Chapter of the EIA Report) has

taken account of the pool/waterpark in

addition to the separate quantum required

for the 60-bed hotel (assuming this facility

will be open to and visited by the wider

public and not just hotel guests).

Clarification that the ‘Pierhead woodland

parking’ area will be sufficient to

accommodate the proposed additional

boat/trailer parking for Lomond Banks

guests in addition to the hotel/waterpark.

Information to indicate that the brown

shaded areas on the parameters plan are

sufficient to accommodate the quantum of

parking required without encroachment into

areas reserved for woodland.

Please highlight the anticipated post-

development uplift in vehicle numbers in

absolute/number of vehicles terms: a. For

vehicles entering and leaving Balloch as a

whole; b. At Ben Lomond Way (noted as a

33% increase); c. Old Luss Road (North)

(noted as 84% increase) and d. Pier Road

(noted as a 29% increase).

Please provide a clear, layperson’s

explanation of when and for how long the

uplift will be experienced (I.e.,

weekday/weekend, peak hour maximum or

SEPA advised LLTNPA in their consultation
response of 28th July 2023 (also on the planning
portal and attached) that informal flood mitigation
measures, such as proposed land and kerb raising,
cannot be taken into account and would require the
West Riverside area to be modified so that no
development occurs in the identified flood risk areas.
SEPA, however, did also advise LLTNPA that it
would be prepared to review its position concerning
the acceptability of flood risk mitigation measures
and associated information requirements, if LLTNPA
confirmed that, the development proposals at West
Riverside met the “exceptions” criterion set out in
sub paragraph iv of NPF4 Policy 22 a) – Flood
Risk and Water Management

For clarification NPF4 Policy 22 a) iv advises that
“development proposals at risk of flooding or in a
flood risk area will only be supported” if they are for
the following:

“Redevelopment of previously used sites in
built up areas where the LDP has
identified a need to bring these into
positive use and where proposals
demonstrate that long term safety and
resilience can be secured in accordance
with relevant SEPA advice.’’

Additionally, for development proposals meeting the
above criteria part iv), advises that where flood risk
is managed at the site rather than avoided.

Previously Developed Land

19 September 2023

The attached Information Note was submitted to
LLTNPA on 19 September 2023 and provides our
evidence that the West Riverside area of the
proposed Lomond Banks site is previously
developed land mainly from recent railway activity.

The note also confirmed that the site is located
within the development boundary of Balloch in a
built-up area and is surrounded on 3 sides by
housing, a rail station, retail, and leisure uses. This
evidence in combination with the site being
allocated in the previous local plan and current
LDP means that the proposed holiday lodge uses at
West Riverside have in our opinion fully meet the
exceptions criteria iv of NPF4 Policy 22a.
Therefore, it is our opinion that the site is capable of
being developed and brought back into positive use
and in accordance with relevant SEPA standards and
requirements.

The Information Note was provided as evidence to
which LLTNPA should be in a position to confirm to
SEPA on the status of land at West Riverside and



averaged across the day etc.) and how it will

be experienced (I.e., will there be any

increased delay or queueing?). It is important

for the timing and duration of the main

traffic impacts to be explained in relatable

terms that can be understood by the public

and this should be incorporated within the

EIA NTS.

Under Reg EIA Regs 26(4) noting the strong

pattern of seasonal traffic variance within

Balloch we request that you verify that the

timing (year and month) of the traffic

assessment survey work is an appropriate

basis for assessment. Please provide further

or additional evidence in support of your

response. We are also seeking the further

assistance of West Dunbartonshire Roads

Authority in relation to this point.

The response to this Information Request was
submitted to LLTNPA on 13 February 2023 and is
detailed below and is also attached.

Also, in November 2022 and following a meeting
between WDC Roads and LLTNPA it was requested
that a traffic assessment to reflect peak summer
traffic. A summer traffic assessment was undertaken
in August 2023 and is covered below.

6 December 2022 - Unilateral Voluntary
Undertaking

On behalf of the applicant a Unilateral Voluntary
Undertaking (UVU) known as the ‘’Lomond
Promise’’ was submitted to LLTNPA and is
attached. It is available on the Lomond Banks
website www.lomondbanks.com but is not on the
LLTNPA planning portal. The Lomond Promise is a
legal document that binds the applicant to vows
made to the community at pre-application stage, and
included providing sustainable transport measures
such as :

Green Travel Plan.

Summer Traffic Survey to be carried out

once operational.

Provision of an electric hopper bus to serve

the development.

Investigate integrated bus/rail tickets

options.

Cyclescheme initiative for employees.

Provision of electric buggies for customers

within the site.

thereby allow SEPA the opportunity to review its
position regarding development in the flood risk area
and confirm whether the informal mitigation
measures of land and kerb raising, would be
permitted to be taken into account within the detailed
design of the Lomond Banks proposals should it be
approved.

October 2023

LLTNPA have not formally confirmed their position
in relation to SEPAs question on NPF4 Policy 22a
exceptions and the status of West Riverside as
previously developed land. Following a conversation
between LLTNPA with Stantec in early October, it
was agreed that the LLTNPA would ask SEPA the
question of:

Should it be determined the proposal meets the
requirements of Policy 22a part iv), what would
SEPAs position be?

17 November 2023

SEPA responded to the above question and advised
in the attached email:

Should it be determined the proposal meets the
requirements of Policy 22a part iv) then additional
information would be required from the applicant:

The proposed individual (indicative) chalets will
need to be raised above the flood risk level with safe
egress and prevent an island of development. SEPA
advised that significant redesign to tie the proposed
chalets to higher ground and that the inclusion of a
raised walkway, for example, would not stop it being
considered an island of development. For
clarification, a raised walkway has not been proposed
by the applicant but rather a raised footpath linking
to each chalet and providing access and egress on at
least one elevation.

SEPA also advised that land raising to permanently
elevate a site above the flood level could be
acceptable but would have to be linked with
appropriate compensatory storage to ensure there is
no reduction in floodplain capacity and increased
risk for others. SEPA therefore requested that the
applicant needs to demonstrate this level of
mitigation would be effective.

SEPA confirmed that informal measure such as
raised kerbs and land will not be considered
acceptable.

Flood Risk and Mitigation

8 December 2023





‘receptors’, the ‘pre-mitigation significance of
effects’, the ‘mitigation’ proposed and the ‘post-
mitigation (residual) significance of effects’ for all
EIAR chapters

• A revised Location Plan; Parameters Plan and
Indicative Masterplan showing Area 10 now deleted
and reduced scale of development at Woodbank.

• Plans showing areas of proposed woodland loss
and retention and areas of proposed woodland net
gain overlaid with the proposed development,

• Clarification on parking numbers

• Anticipated post-development uplift in vehicle
numbers.

• Clarification of how the EIAR has assessed the
significance of the effect of development on
Woodbank House

• Route of the John Muir Way

• Confirmation that no enabling residential
development is proposed.

• Confirmation that the traffic assessment work
was undertaken during an appropriate month of
an appropriate year

• Assessment of the proposed development against
NPF4.

3 March 2023 – Stoneymollan Roundabout &
Transport Scotland

Members of the project team met with Jackie Baillie
MSP to update her on progress of the planning
application.

Jackie listened to all of the points but when it came
to traffic she interjected. She summarised her
position as being that the people of Balloch
remained concerned about increased traffic and that
the headline statistic that increases on a peak day
amounting to only one to two extra cars per minute
would not be taken seriously. It was reiterated that
from a technical roads perspective there isn't a
problem with the infrastructure and Lomond Banks
impact on it. Whilst Jackie acknowledged that any
existing transport problems isn't for Lomond Banks
to solve, but the perception locally is that it will
become worse, and that Lomond Banks need to be
doing more than offering green transport initiatives
in the Lomond Promise. Jackie suggested the
Stoneymollan roundabout northbound required
improvement and his should be considered by
Lomond Banks to help with.

Whilst Transport Scotland nor WDC Roads have

change.’

‘Additionally, for development proposals
meeting criteria part iv), where flood risk is
managed at the site rather than avoided
these will also require:
the first occupied/utilised floor, and the

underside of the development if relevant, to

be above the flood risk level and have an

additional allowance for freeboard; and

that the proposal does not create an island of

development and that safe access/egress can

be achieved.’

Conclusion

As you may appreciate there has been a considerable
amount of work prepared and submitted to the
LLTNPA and reviewed by SEPA with detailed
feedback over the past 9 months. The latest
Information Note should be the final required
submission and we are not aware of any other
outstanding issues. As said at the start of this email,
there are a number of key decisions that need to be
made to allow the application to progress to
determination in early 2024. They are as follows:

LLTNPA to publish the latest Information

Note on the Planning Portal and several other

documents that have been submitted in the

past few months (Universal Voluntary

Undertaking known as Lomond Promise;

Information Note on Previously Developed

Land; Summer Traffic Assessment; Ecology

Re-validation Survey) to allow for one single

re-notification, re-consultation, re-

advertisement of the application.

LLTNPA to confirm its position on the status

(previously developed land) of the land at

West Riverside and whether it meets the

exceptions stipulated in NPF4 Policy 22a.

Should LLTNPA confirm that West Riverside is

previously developed land, SEPA will need to

formally respond on compliance with NPF4

Policy 22 and whether the proposed flood

risk mitigation with compensatory storage is

in line with their requirements.

The formalisation of SEPAs position will allow

West Dunbartonshire Council (WDC) to

prepare its consultation response to the





traffic is higher than neutral month.

Assessment/comparison of summer traffic

volumes should be undertaken to allow an

understanding of typical traffic conditions and

any impacts on the road network considered

within the TA. This should also include a

comparison of current traffic volumes with the

2017 survey data.

Consideration of the actual peak hours of the

development should be provided alongside the

review of summer peak traffic hours as outlined

above to allow the impact of the development

on the surrounding road network to be fully

considered.

Parking and Signage Strategy

More detail should be provided into how Travel

Plan initiatives will be managed i.e., Travel Plan

Co-ordinator

Daily arrival departure profile should be provided

along with a parking accumulation to allow

understanding of parking levels and traffic

movements throughout the day.

Confirmation that other businesses have agreed

to alter opening times to operate as overspill car

parking.

Confirmation on who will operate and manage

the buggy buses.

Appendix A provides details for Traffic Wardens

(It is assumed these are Parking Attendants or

Traffic Marshalls who will operate within the

site). The information should be further

expanded to a Traffic Management Plan,

detailing locations of car parking, locations of

“Wardens” and to where and for what reason

traffic will be diverted to other carparks and by

which route vehicles will have to take.

A detailed email response (attached) was submitted
to LLTNPA and WDC Roads on 13 April 2023.

16 May 2023 – Summer Traffic Assessment

Further comments (below) were issued by WDC
Roads regarding the Summer Traffic Assessment
Scope and the Parking and Signage Strategy.

From:  < west-
dunbarton.gov.uk>
Sent: Tuesday, May 16, 2023, 4:58 PM



To: 
< lochlomond-trossachs.org>
Cc:  < west-
dunbarton.gov.uk>; 
< west-dunbarton.gov.uk>
Subject: FW: 2022/0157/PPP - Lomond Banks Balloch
Consultation - WDC Transport

Hi 

Please find attached further comments from WDC Roads
in relation to this planning application.

I trust this will allow you to progress.

Summer Traffic Assessment

Following internal discussions, we consider that the
traffic data submitted should be updated to provide a
contemporary indication of impacts of summer peak
traffic volumes on the adjacent road network.

Parking and Signage Strategy

West Dunbartonshire Council Roads would look for a
Framework Travel Plan to be submitted at this stage for
review.

An understanding of how the car parking will operate
will have a knock-on effect into how the surrounding
junctions will operate. If daily departure profiles cannot
be provided to allow an understanding of the parking
levels and traffic movements throughout the day, a
recommendation of further transport assessment
requirements should be as a condition of consent.

The requirement for operation and management of
buggy buses to transport guests around the site and
negate the need for cars once guest have arrived should
be a condition of planning consent.

Traffic Management Plan should be a condition of
planning consent and should include detail on locations
of car parking, locations of “Wardens” and to where
and for what reason traffic will be diverted to other car
parks and by which route vehicles will take.

Any requirement for a full Travel Plan and Traffic
Management Plan to be submitted at this stage of the
application as a requirement of the EIA would be a
Planning consideration rather than a Roads
consideration. WDC Roads would be happy to review
any information that is provided should these full
assessments be required.

Kind Regards

25 September 2023 – Summer Traffic Assessment

The attached Summer Traffic Assessment of August
2023 was submitted to LLTNPA and WDC Roads



were copied in the email submission. The scope of
this assessment was agreed by both Transport
Scotland and WDC Roads. In comparison to the
2017 surveys, the 2023 traffic surveys show a lower
level of traffic recorded passing through the two
junctions in both the weekday morning peak hour
and Saturday peak hour. The recorded 2023 traffic
flows recorded in the weekday evening peak hour
are higher than the 2017 surveys for both junctions.

Overall, the assessment showed very little difference
with the 2017 traffic surveys and that both the
Stoneymollan Roundabout and the McDonalds
Roundabout will continue to operate with adequate
reserve capacity with no significant material
traffic impact on their operation. The results
show that the existing roundabout junctions operate
within capacity and will continue to operate within
capacity with the addition of proposed development
traffic in 2031 (opening year).

10 October 2023 – Stoneymollan Roundabout &
Transport Scotland

A signed Letter of Undertaking (attached) was
issued by Transport Scotland and provides
commitment from Lomond Banks to finance agreed
improvements to A82/Stoneymollan Roundabout.
The financial contribution to Transport Scotland can
be provided via a Section 96 Agreement of the Road
Act should the application be approved.

13 November 2023 – Traffic & Transport update to
Jackie Baillie MSP

Members of the project team met with Jackie Baillie
MSP to update her on progress of the transport
matters that she raised concern about in our xx
March 2023 meeting. She was updated on the results
of the submitted Summer Traffic Assessment
carried out in August 2023 and confirmation of a
signed off Letter of Undertaking between the
applicant and Transport Scotland committing to a
financial contribution to improve the A82
Stoneymollan Roundabout..

13 November 2023 – McDonalds Roundabout

Following a conversation with  we
were made aware of WDC Roads commissioning
your Transport Consultants to carry an assessment
of the Lomond Way/Old Luss Road/Balloch Road
(McDonalds) Roundabout. In your email (below) of
23 November you confirmed that the team were
assessing the recent traffic counts and as
part of that assessment we are also
reviewing the current operation of the
roundabout, particularly during peak
times, to determine if there are any
measures that could improve the



movement round the roundabout.

From:  < west-
dunbarton.gov.uk>
Sent: Thursday, November 23, 2023, 5:18 PM
To:  < stantec.com>
Subject: RE: Lomond Banks proposal & Ben Lomond
Way/Old Luss Road/Balloch Rod Roundabout
Assessment

Hi 

Apologies for the delay in responding. The team are
currently assessing the recent traffic counts and as part
of that assessment we are also reviewing the current
operation of the roundabout, particularly during peak
times, to determine if there are any measures that could
improve the movement round the roundabout. At peak
times there is congestion in this location, and we are
assessing what the impact on this congestion will be with
the development trips.

Thanks,

From:  < stantec.com>
Sent: 14 November 2023 11:20
To:  < west-
dunbarton.gov.uk>
Subject: Lomond Banks proposal & Ben Lomond
Way/Old Luss Road/Balloch Rod Roundabout
Assessment

Hi 

Hope you are well?

As part of the above planning application, 
 advised recently that WDC Roads have

commissioned Atkins to assess the Ben Lomond Way/Old
Luss Road/Balloch Road Roundabout.

I have asked  if he can advise on the
reason/rationale for this commission and what is the
proposed outcome from it? I also asked what the
expected timescale to complete. I have not had a
response from  to date and was hoping you may be
able to advise.

We are trying to get things lined up at present to allow
both WDC Planning and LLTNPA Planning to prepare
their respective committee papers and we met with
Jackie Baillie yesterday to update her on the proposal.
She is aware of the assessment being commissioned but
is also keen to understand it more.

Let me know if you can provide an update.

Kind regards,



 MRTPI

Senior Associate Planner

12 December 2023 – Summer Traffic Assessment
& McDonalds Roundabout

The following interim request for further
information was submitted by WDC Roads to
LLTNPA. It is assumed that this is on the back of
the recent assessment of the McDonald Roundabout.

From:  < west-
dunbarton.gov.uk>
Sent: 12 December 2023 17:53
To: planningemail - Loch Lomond
<planning@lochlomond-trossachs.org>
Cc: 
< lochlomond-trossachs.org>
Subject: FW: Consultation Request Notification -
2022/0157/PPP - Summer Traffic Assessment

Hi

In response to the updated traffic assessment supplied by
the Developer WDC Roads would provide the following
response

A review of the traffic data shows that the 2023

data is higher in the PM peak, but lower in the

AM and Saturday compared to the 2017 traffic

flows.

TRICS analysis of the uses has been undertaken.

The assessment states that the peak

development times have been used, however no

evidence showing these as the peak times has

been provided. Consultant to provide daily trip

rates for each mode showing the peak hour of

each use.

The model has been calibrated correctly in

relation to geometries and input traffic flow

scenarios. A review of the traffic flows showed

that on a number of approaches unequal lane

usage was present. This would result in an over

estimation of capacity. The model should be

updated to a ‘Lane Simulation model’ due to the

unequal lane usage as per the model user guide.

Kind Regards

I have discussed these requests with our Transport
Planners, and they have advised that they can be
provided. We will look to submit the requested
information early in January 2024.



Conclusion

As you may appreciate from the above timeline
there has been a considerable amount of traffic and
transport work requested, prepared, and submitted to
the LLTNPA and reviewed by WDC Roads over the
past 18 months. This as already mentioned is on the
back that neither Transport Scotland nor WDC
Roads have objected to the application. The
commitments made by the applicant go beyond what
is required to mitigate the impact of the proposal.
The latest information request of 12 December
should be the final required transport submission
and we are not aware of any other outstanding
transport issues. There is a need to progress the
application. In summary the following traffic and
transport information undertaken and submitted are
as follows:

Parking & Signage Strategy

Unilateral Voluntary Undertaking –

Sustainable transport measures

Further transport information requested by

WDC Roads within the13 February 2023

response to LLTNPA.

Summer Traffic Assessment August 2023

Signed Letter of Undertaking with Transport

Scotland to improve the Stoneymollan

Roundabout

As said at the start of this email, there are a number
of key decisions that need to be made by both
LLTNPA and WDC (in bold) to allow the
application to progress to determination in early
2024. They are as follows:

LLTNPA to publish the information

submitted over the past few months on the

Planning Portal (Universal Voluntary

Undertaking; Information Note on Previously

Developed Land; Summer Traffic
Assessment; Ecology Re-validation Survey)

to allow for one single re-notification, re-

consultation, and re-advertisement of the

application.

LLTNPA to confirm its position on the status

(previously developed land) of the land at

West Riverside to SEPA

Should LLTNPA confirm that West Riverside

is previously developed land, SEPA will need

to formally respond on compliance with















There are a number of key decisions that need to be
made by a number of bodies to allow the
application to move towards determination. These
key decisions are highlighted at the conclusion of
this email.
The timeline in relation to numerous traffic and
transport matters is as follows:

7 June 2022 – WDC Roads Consultation Response

WDC Roads issued a consultation response to
LLTNPA in which ‘No objection’ to the application
was confirmed. It was also confirmed that the scale
and scope of the application was very similar to the
previous application and as agreed with WDC Roads,
the original Transport Assessment (TA) was used to
model anticipated trip generation for the new
application because as the current application was
developed during the Pandemic which had lower
background traffic levels. In order to provide
robustness, an additional survey was undertaken in
2022 to gauge existing traffic levels. As this was also
lower than the original survey, this evidence backed
up the assessment and rationale for using the data
from the original TA.

17 August 2022 & 16 September 2022 – Parking
comments by Lomond Shores and Ross Greer MSP

Following comments received from the owners of
Lomond Shores and Ross Greer MSP regarding
parking numbers a Parking and Signage Strategy
(attached) was submitted to LLTNPA.

17 November 2022 – LLTNPA request for further
information

A formal request for further information was issued
by LLTNPA and is attached. Within it the following
traffic and transport related requests were made:

Clarification of the proposed car parking

quantum; in particular, whether the stated

quantum (ref. Tables 6.1 and 6.2 of the

Transport Chapter of the EIA Report) has

taken account of the pool/waterpark in

addition to the separate quantum required

for the 60-bed hotel (assuming this facility

will be open to and visited by the wider

public and not just hotel guests).

Clarification that the ‘Pierhead woodland

parking’ area will be sufficient to

accommodate the proposed additional

boat/trailer parking for Lomond Banks

guests in addition to the hotel/waterpark.

Information to indicate that the brown

shaded areas on the parameters plan are

the conclusion of this email.
The timeline in relation to flood risk and mitigation is
as follows:
Flood Risk Assessment

20 June 2023

Stantec provided an updated Flood Risk Assessment
(FRA) in response to SEPA’s updated consultation
response on 30 March 2023 to proposed changes
made to the indicative layout and some reduced
accommodation numbers. Both of these documents
are on the LLTNPA Planning Portal but are attached
for ease of reference. SEPA reviewed the updated
FRA and noted that the West Riverside development
area now had the potential to flood in extreme
events under updated modelled climate change
allowances (20% to 49%).

28 July 2023

SEPA advised LLTNPA in their consultation response

of 28th July 2023 (also on the planning portal and
attached) that informal flood mitigation measures,
such as proposed land and kerb raising, cannot be
taken into account and would require the West
Riverside area to be modified so that no
development occurs in the identified flood risk areas.
SEPA, however, did also advise LLTNPA that it would
be prepared to review its position concerning the
acceptability of flood risk mitigation measures and
associated information requirements, if LLTNPA
confirmed that, the development proposals at West
Riverside met the “exceptions” criterion set out in
sub paragraph iv of NPF4 Policy 22 a) – Flood Risk
and Water Management

For clarification NPF4 Policy 22 a) iv advises that
“development proposals at risk of flooding or in a
flood risk area will only be supported” if they are for
the following:

“Redevelopment of previously used sites in
built up areas where the LDP has identified
a need to bring these into positive use and
where proposals demonstrate that long
term safety and resilience can be secured
in accordance with relevant SEPA advice.’’

Additionally, for development proposals meeting the
above criteria part iv), advises that where flood risk
is managed at the site rather than avoided.

Previously Developed Land

19 September 2023

The attached Information Note was submitted to
LLTNPA on 19 September 2023 and provides our
evidence that the West Riverside area of the
proposed Lomond Banks site is previously



sufficient to accommodate the quantum of

parking required without encroachment into

areas reserved for woodland.

Please highlight the anticipated post-

development uplift in vehicle numbers in

absolute/number of vehicles terms: a. For

vehicles entering and leaving Balloch as a

whole; b. At Ben Lomond Way (noted as a

33% increase); c. Old Luss Road (North)

(noted as 84% increase) and d. Pier Road

(noted as a 29% increase).

Please provide a clear, layperson’s

explanation of when and for how long the

uplift will be experienced (I.e.,

weekday/weekend, peak hour maximum or

averaged across the day etc.) and how it will

be experienced (I.e., will there be any

increased delay or queueing?). It is important

for the timing and duration of the main

traffic impacts to be explained in relatable

terms that can be understood by the public

and this should be incorporated within the

EIA NTS.

Under Reg EIA Regs 26(4) noting the strong

pattern of seasonal traffic variance within

Balloch we request that you verify that the

timing (year and month) of the traffic

assessment survey work is an appropriate

basis for assessment. Please provide further

or additional evidence in support of your

response. We are also seeking the further

assistance of West Dunbartonshire Roads

Authority in relation to this point.

The response to this Information Request was
submitted to LLTNPA on 13 February 2023 and is
detailed below and is also attached.

Also, in November 2022 and following a meeting
between WDC Roads and LLTNPA it was requested
that a traffic assessment to reflect peak summer
traffic. A summer traffic assessment was undertaken
in August 2023 and is covered below.

6 December 2022 - Unilateral Voluntary
Undertaking

On behalf of the applicant a Unilateral Voluntary
Undertaking (UVU) known as the ‘’Lomond
Promise’’ was submitted to LLTNPA and is attached.
It is available on the Lomond Banks website
www.lomondbanks.com but is not on the LLTNPA

developed land mainly from recent railway activity.

The note also confirmed that the site is located
within the development boundary of Balloch in a
built-up area and is surrounded on 3 sides by
housing, a rail station, retail, and leisure uses. This
evidence in combination with the site being
allocated in the previous local plan and current LDP
means that the proposed holiday lodge uses at West
Riverside have in our opinion fully meet the
exceptions criteria iv of NPF4 Policy 22a. Therefore,
it is our opinion that the site is capable of being
developed and brought back into positive use and in
accordance with relevant SEPA standards and
requirements.

The Information Note was provided as evidence to
which LLTNPA should be in a position to confirm to
SEPA on the status of land at West Riverside and
thereby allow SEPA the opportunity to review its
position regarding development in the flood risk area
and confirm whether the informal mitigation
measures of land and kerb raising, would be
permitted to be taken into account within the
detailed design of the Lomond Banks proposals
should it be approved.

October 2023

LLTNPA have not formally confirmed their position in
relation to SEPAs question on NPF4 Policy 22a
exceptions and the status of West Riverside as
previously developed land. Following a conversation
between LLTNPA with Stantec in early October, it
was agreed that the LLTNPA would ask SEPA the
question of:

Should it be determined the proposal meets the
requirements of Policy 22a part iv), what would
SEPAs position be?

17 November 2023
SEPA responded to the above question and advised
in the attached email:
Should it be determined the proposal meets the
requirements of Policy 22a part iv) then additional
information would be required from the applicant:
The proposed individual (indicative) chalets will need
to be raised above the flood risk level with safe
egress and prevent an island of development. SEPA
advised that significant redesign to tie the proposed
chalets to higher ground and that the inclusion of a
raised walkway, for example, would not stop it being
considered an island of development. For
clarification, a raised walkway has not been
proposed by the applicant but rather a raised
footpath linking to each chalet and providing access
and egress on at least one elevation.
SEPA also advised that land raising to permanently





In response to Further Information request by
LLTNPA on 17 November 2023 a package of
information (attached) was submitted to LLTNPA. It
covered the following transport matters (in bold):

• An Addendum to the EIA Report (EIAR)
• A replacement EIA Non-Technical Summary
(NTS)
• A summary table within the NTS highlighting
the ‘receptors’, the ‘pre-mitigation significance
of effects’, the ‘mitigation’ proposed and the
‘post-mitigation (residual) significance of
effects’ for all EIAR chapters
• A revised Location Plan; Parameters Plan and
Indicative Masterplan showing Area 10 now
deleted and reduced scale of development at
Woodbank.
• Plans showing areas of proposed woodland
loss and retention and areas of proposed
woodland net gain overlaid with the proposed
development,
• Clarification on parking numbers
• Anticipated post-development uplift in
vehicle numbers.
• Clarification of how the EIAR has assessed
the significance of the effect of development on
Woodbank House
• Route of the John Muir Way
• Confirmation that no enabling residential
development is proposed.
• Confirmation that the traffic assessment
work was undertaken during an appropriate
month of an appropriate year
• Assessment of the proposed development
against NPF4.
3 March 2023 – Stoneymollan Roundabout &
Transport Scotland

Members of the project team met with Jackie Baillie
MSP to update her on progress of the planning
application.

Jackie listened to all of the points but when it came
to traffic she interjected. She summarised her
position as being that the people of Balloch
remained concerned about increased traffic and
that the headline statistic that increases on a peak
day amounting to only one to two extra cars per
minute would not be taken seriously. It was
reiterated that from a technical roads perspective
there isn't a problem with the infrastructure and
Lomond Banks impact on it. Whilst Jackie
acknowledged that any existing transport problems
isn't for Lomond Banks to solve, but the perception
locally is that it will become worse, and that Lomond
Banks need to be doing more than offering green
transport initiatives in the Lomond Promise. Jackie
suggested the Stoneymollan roundabout
northbound required improvement and his should

‘flood resistant and resilient materials and
construction methods are used.’
‘future adaptations can be made to
accommodate the effects of climate
change.’
‘Additionally, for development proposals
meeting criteria part iv), where flood risk is
managed at the site rather than avoided
these will also require:
the first occupied/utilised floor, and the

underside of the development if relevant, to

be above the flood risk level and have an

additional allowance for freeboard; and

that the proposal does not create an island of

development and that safe access/egress can

be achieved.’
Conclusion
As you may appreciate there has been a considerable
amount of work prepared and submitted to the
LLTNPA and reviewed by SEPA with detailed
feedback over the past 9 months. The latest
Information Note should be the final required
submission and we are not aware of any other
outstanding issues. As said at the start of this email,
there are a number of key decisions that need to be
made to allow the application to progress to
determination in early 2024. They are as follows:

LLTNPA to publish the latest Information

Note on the Planning Portal and several other

documents that have been submitted in the

past few months (Universal Voluntary

Undertaking known as Lomond Promise;

Information Note on Previously Developed

Land; Summer Traffic Assessment; Ecology

Re-validation Survey) to allow for one single

re-notification, re-consultation, re-

advertisement of the application.

LLTNPA to confirm its position on the status

(previously developed land) of the land at

West Riverside and whether it meets the

exceptions stipulated in NPF4 Policy 22a.

Should LLTNPA confirm that West Riverside is

previously developed land, SEPA will need to

formally respond on compliance with NPF4

Policy 22 and whether the proposed flood

risk mitigation with compensatory storage is

in line with their requirements.

The formalisation of SEPAs position will allow





Assessment/comparison of summer traffic

volumes should be undertaken to allow an

understanding of typical traffic conditions and

any impacts on the road network considered

within the TA. This should also include a

comparison of current traffic volumes with the

2017 survey data.

Consideration of the actual peak hours of the

development should be provided alongside the

review of summer peak traffic hours as outlined

above to allow the impact of the development

on the surrounding road network to be fully

considered.

Parking and Signage Strategy

More detail should be provided into how Travel

Plan initiatives will be managed i.e., Travel Plan

Co-ordinator

Daily arrival departure profile should be provided

along with a parking accumulation to allow

understanding of parking levels and traffic

movements throughout the day.

Confirmation that other businesses have agreed

to alter opening times to operate as overspill car

parking.

Confirmation on who will operate and manage

the buggy buses.

Appendix A provides details for Traffic Wardens

(It is assumed these are Parking Attendants or

Traffic Marshalls who will operate within the

site). The information should be further

expanded to a Traffic Management Plan,

detailing locations of car parking, locations of

“Wardens” and to where and for what reason

traffic will be diverted to other carparks and by

which route vehicles will have to take.

A detailed email response (attached) was submitted
to LLTNPA and WDC Roads on 13 April 2023.

16 May 2023 – Summer Traffic Assessment

Further comments (below) were issued by WDC
Roads regarding the Summer Traffic Assessment
Scope and the Parking and Signage Strategy.

From:  < west-
dunbarton.gov.uk> 
Sent: Tuesday, May 16, 2023, 4:58 PM
To:  < lochlomond-
trossachs.org>
Cc:  < west-
dunbarton.gov.uk>; 



< west-dunbarton.gov.uk>
Subject: FW: 2022/0157/PPP - Lomond Banks Balloch
Consultation - WDC Transport
Hi 
Please find attached further comments from WDC Roads
in relation to this planning application.
I trust this will allow you to progress.
Summer Traffic Assessment
Following internal discussions, we consider that the
traffic data submitted should be updated to provide a
contemporary indication of impacts of summer peak
traffic volumes on the adjacent road network.
Parking and Signage Strategy

West Dunbartonshire Council Roads would look for a
Framework Travel Plan to be submitted at this stage for
review.

An understanding of how the car parking will operate will
have a knock-on effect into how the surrounding
junctions will operate. If daily departure profiles cannot
be provided to allow an understanding of the parking
levels and traffic movements throughout the day, a
recommendation of further transport assessment
requirements should be as a condition of consent.

The requirement for operation and management of
buggy buses to transport guests around the site and
negate the need for cars once guest have arrived should
be a condition of planning consent.

Traffic Management Plan should be a condition of
planning consent and should include detail on locations
of car parking, locations of “Wardens” and to where and
for what reason traffic will be diverted to other car parks
and by which route vehicles will take.

Any requirement for a full Travel Plan and Traffic
Management Plan to be submitted at this stage of the
application as a requirement of the EIA would be a
Planning consideration rather than a Roads
consideration. WDC Roads would be happy to review any
information that is provided should these full
assessments be required.

Kind Regards

25 September 2023 – Summer Traffic Assessment

The attached Summer Traffic Assessment of August
2023 was submitted to LLTNPA and WDC Roads
were copied in the email submission. The scope of
this assessment was agreed by both Transport
Scotland and WDC Roads. In comparison to the
2017 surveys, the 2023 traffic surveys show a lower
level of traffic recorded passing through the two
junctions in both the weekday morning peak hour
and Saturday peak hour. The recorded 2023 traffic
flows recorded in the weekday evening peak hour
are higher than the 2017 surveys for both junctions.
Overall, the assessment showed very little



difference with the 2017 traffic surveys and that
both the Stoneymollan Roundabout and the
McDonalds Roundabout will continue to operate
with adequate reserve capacity with no significant
material traffic impact on their operation. The
results show that the existing roundabout junctions
operate within capacity and will continue to operate
within capacity with the addition of proposed
development traffic in 2031 (opening year).

10 October 2023 – Stoneymollan Roundabout &
Transport Scotland

A signed Letter of Undertaking (attached) was
issued by Transport Scotland and provides
commitment from Lomond Banks to finance agreed
improvements to A82/Stoneymollan Roundabout.
The financial contribution to Transport Scotland can
be provided via a Section 96 Agreement of the Road
Act should the application be approved.

13 November 2023 – Traffic & Transport update to
Jackie Baillie MSP

Members of the project team met with Jackie Baillie
MSP to update her on progress of the transport
matters that she raised concern about in our xx
March 2023 meeting. She was updated on the
results of the submitted Summer Traffic Assessment
carried out in August 2023 and confirmation of a
signed off Letter of Undertaking between the
applicant and Transport Scotland committing to a
financial contribution to improve the A82
Stoneymollan Roundabout..

13 November 2023 – McDonalds Roundabout

Following a conversation with  we
were made aware of WDC Roads commissioning
your Transport Consultants to carry an assessment
of the Lomond Way/Old Luss Road/Balloch Road
(McDonalds) Roundabout. In your email (below) of
23 November you confirmed that the team were
assessing the recent traffic counts and as
part of that assessment we are also
reviewing the current operation of the
roundabout, particularly during peak times,
to determine if there are any measures that
could improve the movement round the
roundabout.
From:  < west-
dunbarton.gov.uk> 
Sent: Thursday, November 23, 2023, 5:18 PM
To:  < stantec.com>
Subject: RE: Lomond Banks proposal & Ben Lomond
Way/Old Luss Road/Balloch Rod Roundabout Assessment
Hi 
Apologies for the delay in responding. The team are





the Developer WDC Roads would provide the following
response

A review of the traffic data shows that the
2023 data is higher in the PM peak, but
lower in the AM and Saturday compared to
the 2017 traffic flows.
TRICS analysis of the uses has been
undertaken. The assessment states that the
peak development times have been used,
however no evidence showing these as the
peak times has been provided. Consultant
to provide daily trip rates for each mode
showing the peak hour of each use.

The model has been calibrated correctly in
relation to geometries and input traffic flow
scenarios. A review of the traffic flows
showed that on a number of approaches
unequal lane usage was present. This
would result in an over estimation of
capacity. The model should be updated to a
‘Lane Simulation model’ due to the unequal
lane usage as per the model user guide.

Kind Regards

I have discussed these requests with our Transport
Planners, and they have advised that they can be
provided. We will look to submit the requested
information early in January 2024.
Conclusion
As you may appreciate from the above timeline
there has been a considerable amount of traffic and
transport work requested, prepared, and submitted
to the LLTNPA and reviewed by WDC Roads over the
past 18 months. This as already mentioned is on the
back that neither Transport Scotland nor WDC
Roads have objected to the application. The
commitments made by the applicant go beyond
what is required to mitigate the impact of the
proposal. The latest information request of 12
December should be the final required transport
submission and we are not aware of any other
outstanding transport issues. There is a need to
progress the application. In summary the following
traffic and transport information undertaken and
submitted are as follows:

Parking & Signage Strategy

Unilateral Voluntary Undertaking –

Sustainable transport measures
Further transport information requested by

WDC Roads within the13 February 2023

response to LLTNPA.

Summer Traffic Assessment August 2023

Signed Letter of Undertaking with Transport



Scotland to improve the Stoneymollan

Roundabout
As said at the start of this email, there are a number
of key decisions that need to be made by both
LLTNPA and WDC (in bold) to allow the application
to progress to determination in early 2024. They are
as follows:

LLTNPA to publish the information

submitted over the past few months on the

Planning Portal (Universal Voluntary

Undertaking; Information Note on Previously

Developed Land; Summer Traffic
Assessment; Ecology Re-validation Survey)

to allow for one single re-notification, re-

consultation, and re-advertisement of the

application.

LLTNPA to confirm its position on the status

(previously developed land) of the land at

West Riverside to SEPA

Should LLTNPA confirm that West Riverside

is previously developed land, SEPA will need

to formally respond on compliance with

NPF4 Policy 22 and whether the proposed

flood risk mitigation with compensatory

storage is in line with their requirements.

WDC Roads to submit a formal
consultation response to LLTNPA on traffic
and transport.
The formalisation of SEPAs position and

WDC Roads position will allow WDC
Planning to prepare its consultation

response to the application, present their

report to their Board and send their

consultation response to LLTNPA.

With all the above in place, this will allow

LLTNPA to prepare its report and

recommendation to committee for

determination.
There is a domino effect that begins with LLTNPA
before coming full circle and determining the
application. Within this though WDC Roads position
needs to be confirmed to allow WDC Planning to
prepare its committee report and recommendation.
We have mentioned our keenness to various parties
about meeting (in person or virtually) with LLTNPA
and WDC to discuss the application and to move
things towards a determination early in 2024. As
you can see I have copied  LLTNPA
Planning, Flamingo Land and Stantec colleagues into
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From:  
To:
Cc:
Subject: RE: Traffic Surveys
Date: 04 August 2023 14:14:16
Attachments: image001.png
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Hi 
 
The surveys are getting carried out at:
 

A82/Stoneymollan Roundabout
A811/Old Luss Road Roundabout

 
These junctions were agreed with WDC and Transport Scotland in advance of the work.
 
Kind regards,

  MRTPI
Senior Planner
 
5th Floor, Lomond House, 9 George Square, Glasgow G2 1DY
Direct: +44 (0)141 352 

stantec.com
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From:  < lochlomond-trossachs.org> 
Sent: Friday, August 4, 2023 1:01 PM
To:   < stantec.com>
Cc:  < stantec.com>
Subject: Traffic Surveys
 
Hi 
 
Please could you confirm which junctions within Balloch are being subject to the traffic
surveys (yesterday and tomorrow).  Stuart Mearns is asking in anticipation of queries.  
 
If you could please let me know as soon as possible and ideally before close on Monday.
 
Thanks

 





From:  
To: west-dunbarton.gov.uk; 
Cc:   
Subject: Lomond Banks Traffic & Transport
Date: 21 July 2023 10:11:02
Attachments: image001.png

image002.png
image003.png
image004.png
image006.png
Traffic and Transport Note for WDC Roads.pdf

 
 
In response to your comments seeking more detail on parking and traffic management within the
proposed Lomond Banks development site please find attached a document containing detail on
measures Flamingo Land intend to implement when the proposed development is operational. Traffic
and transport have been covered in various different documents and submissions to the National
Park so for ease the attached summarises the content of these in one place and provides some
further details on the measures Flamingo Land would employ to minimise any traffic impact.
 
We note it was requested that a Framework Travel Plan be submitted at this stage for review. We
consider it would be premature to provide any more detail beyond what is included in Chapter 8 of the
Transport Assessment, the ‘Outline Travel Plan’, and information provided in Section 2.3 of the
Parking and Signage Strategy.  If consent is granted, we expect provision of a Travel Plan will be
conditioned and a full travel plan will be developed and submitted for approval at the appropriate point
in the design process.
 
We trust the attached note is of use and please do let us know if you require any further information.
 
Kind regards,

 
 

  MRTPI
Senior Planner
 
5th Floor, Lomond House, 9 George Square, Glasgow G2 1DY
Direct: +44 (0)141 352 

stantec.com
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