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Foreword

When I was growing up in the 1950s, Luss was famed as being “the prettiest village in Scotland”. Built in the early 1800s by a far-
off ancestor of mine as housing for workers in the local slate quarry, it was a model village of its day, a good example of the more 
enlightened attitudes that were taking hold at that time. 

Today, Luss presents a very different picture that is, in many ways, a sorry one. With an ageing demographic, choked to death by 
cars, beset by hordes of tourists but with very little in the way of facilities for them, limited and generally poor quality retail offer-
ings and roads that are in an awful state, there is a sense of inevitable decline. If the threatened closure of the village school is 
carried out, Luss will almost certainly cease to be viable as a community in its own right and become little more than a retirement 
village, something that is not what most people would want.

What can be done? Eighteen months ago, in an attempt to address this question, Luss Estates Company commissioned a detailed 
report from Page\Park Architects, in conjunction with economic consultants Peter Brett / Roger Tym Partnership. Extensive con-
sultations with all the stakeholders - most importantly, representatives of the residents of the village - have resulted in this docu-
ment which, even if it does not provide all the answers, will I hope provide at least some of them.

It seems clear to me that the key to the future of communities such as Luss lies in the development of economic opportunities, 
allied to the provision of family housing, which will in turn lead to the provision of secure, well-paid jobs, especially for the young. I 
hope that this document will prove thought-provoking and stimulate that debate, and will lead to some changes that urgently need 
to be made if this beautiful place is to enjoy a secure future.

Sir Malcolm R Colquhoun of Luss, Bt
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Aerial view showing extent of Luss Estates

Introduction

Aerial view showing extent of Luss Estates

In response, Luss Estates Company took 
a step back, and considered the best way 
to meet Estate, Community, and Planning 
objectives. 

The result was to engage experienced 
professionals to develop a Strategic 
Development Framework for the Estate 
in the context of the National Park 
and Luss Outstanding Conservation 
Area. This Framework was to include 
public consultation to achieve a plan 
that had wide support and buy-in from 
local communities as well as statutory 
authorities. 

Luss Estates Company owns a substantial area of land on the west 
side of Loch Lomond, with resulting influence on the social and 
economic life of the area. 

In the context of this ownership, the Estate has commissioned this 
review into how, in partnership with others, contribution could be 
made to the economic development and long-term sustainability 
of the local community, which currently is in decline.

Over several years Luss Estates Company has brought forward a 
number of planning applications seeking to stimulate economic 
and community growth in the area.  However, these proposals 
have had mixed response and success.  

In discussion with local authorities, there has been a growing 
realisation that a more comprehensive ‘masterplanned’ approach 
to development and regeneration was needed to place such 
proposals in a wider context, to enable their consideration against 
established Policy.

Page \ Park Architects were engaged to 
lead this strategic planning process for 
the village and immediate area, and
Roger Tym and Partners were also 
engaged to make an economic and 
social assessment of the area, village 
and community, in order to identify 
opportunities and constraints that would 
influence the development of a deliverable 
regeneration strategy.

The following pages describe the 
outcomes of this process.

Loch Lomond & The Trossachs        National Park
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Executive Summary

The Purpose of a Strategic Development Framework

The population within the National Park is both ageing and 
declining in numbers.  This is impacting not only on the economy 
of the area, but on the viability of core services supporting young 
family life.  

Development policies within the National 
Park are currently restrictive in relation 
to new build housing and do not promote 
free inward migration of new families to 
the area. This in combination with a lack 
of local employment opportunity and high 
free market house prices is resulting in 
a continuation of the trend of population 
ageing and decline in the area, and this 
is threatening the medium to long-term 
economic and social viability of the village 
& rural communities.

The purpose of this study and Strategic 
Development Framework is fi rstly to 
highlight the need to reverse this trend, 
and secondly to identify how this may be 
done.   

The Framework considers opportunities 
for development by the Estate and other 
landowners that;

• enables in-migration of families 
to the area to promote population 
growth

• recognises and allows for utilising 
employment opportunities outwith the 
National Park

• considers the regeneration of Luss 
Village as a focal point for increased 
economic activity, local employment 
opportunity and consolidated local 
service provision
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Key Objective 1:
Create a Dynamic, Growing Community & Economy

As already mentioned, the population within the National 
Park is both ageing and declining in numbers.  Critically this 
is impacting on the viability of core services supporting young 
family life.

The primary school in Luss remains under threat of closure due 
to declining role numbers. 

In order to ensure the survival of such core services, key 
strategies are needed to encourage population growth – 
particularly for young families - focused around the community 
of Luss Village.  

Strategies identifi ed include;

• Exploring the opportunities for commercial growth 
& employment provision

• Increasing family housing provision (both affordable 
and free market)

• Identifying possible locations for such growth both 
in the village and beyond

A number of sites have been identifi ed in and around 
the village for potential consideration, as well as other 
sites on the Estate. These other sites subdivide into 
those within a notional catchment area of Luss Primary 
School, and others outwith that area.

Plots identifi ed present the following approximate 
numbers of new family sized houses;

Within Luss Village & immediate surrounds  
~25 units

Within the wider Luss Primary School catchment area
~18 units

Other possible sites on Luss Estate
~35 units

Executive Summary
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Key Objective 2:
Strengthen Luss as an Area Service Hub

Luss needs to be seen in relation to its hinterland and not solely 
as an isolated village. This broader perspective can contribute to 
the Luss village strategy. The key issues include:

• Education and the role of the school 
in the immediate context by providing 
additional family housing to support 
the local school

• Providing village retail and 
commercial activity serving the 
immediate and wider area

• Identifying, providing and sustaining 
other core supporting services and 
business opportunities

Executive Summary
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Key Objective 3:
Re-establish Luss as“Scotland’s Prettiest Village”
A Jewel in Loch Lomond’s Cultural & Tourism Crown

Whilst the issue of the school, provision of family housing and 
community support activities are priorities, these need to be seen 
in the context of Luss as a popular and busy local, national and 
international visitor destination.  The reconciliation of local need 
and tourism opportunities need to be brought together and village 
setting, traffi c management and visitor information need to be 
considered.  The following issues need to be addressed:

• Visitor facilities improvement & coordination
• Visitor management
• Signposting strategy
• Parking & access management
• the promotion of holiday houses outwith the village

Executive Summary
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Key Objective 4:
Encourage Partnership Working across the Community

A key component of achieving strategic goals identifi ed in any 
development framework is to promote a sense of partners 
working together.  To be successful this needs all involved to pro-
actively play their part and contribute in partnership with others.  
A framework provides the focus for statutory bodies and funding 
agencies to invest in projects that have clearly defi ned strategic 
aims and benefi ts within a wider agreed strategy.

In the case of this development framework, key stakeholders and 
relationships include the following:

• Identifying the role and relationship of;
- Loch Lomond & Trossachs National Park
- Argyll & Bute Council 
- the local community and Community Council 
in reviewing current policies to encourage growth of the village population

• Luss Estates Company
• Housing Associations active in the area
• Local businesses
• Church Community

Executive Summary
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These ‘challenge’ areas may be  summarised as follows:

Population, Demographic & Housing
There is a threat to the school because of declining numbers. We understand that the 
school roll may fall below the number of pupils that will ensure its future. One solution 
is to increase the family housing provision through ‘affordable’ and private housing 
provision. Is this an option in the light of Park Authority planning constraints? Where 
might that housing be provided?

Economy & Employment 
A sense that the village bears the brunt of major tourist invasions without being 
rewarded with economic benefi ts. What is the potential for economic growth, in relation 
to both tourism and leisure as well as ‘other’ commercial opportunities unrelated to 
tourism? 

Transport & Arrival 
What is the arrival experience like for the visitor to the village? Is there clear information 
and a clarity and ease of connection into the historic core of the village? There is an 
overwhelming sense of vehicle / pedestrian confl ict at present - is there a way of 
managing these in a different way?

Setting & Expansion
Whilst some signifi cant improvements in the environment have been achieved (i.e. 
the new toilet block), the edges of the village are not clearly defi ned and spaces and 
treatments do not promote the anticipation of the delights of the village. Can we improve 
the setting as part of a defi ned development strategy.

Through analysis, and discussion at the two consultation events, specifi c proposals were 
developed for each of these Key Issue headings.  The outcomes and resulting proposed 
Strategic Development Framework are illustrated in the following pages;

Informed by two public consultation events and our own 
observations, a number of key subject areas were identifi ed as 
focus areas, to inform and guide the evolution of a framework for 
Luss Estate and the village.

Luss Village 

Contemporary challenges for the village

Key Issues

1

2

3

4



18 

Luss

Tarbet

Helensburgh Balloch

18 

H22
H21

H23

H20

H13

H24

H14

H15

H12

H16

H10
H11

H19

H17

H9

H18



19 

Proposed Framework Strategy 

Delicate Balance 

The beauty of its setting and the proximity 
of Luss to Glasgow and intervening 
settlements such as Dumbarton and 
Helensburgh generates singular stresses 
on the village’s physical and economic 
infrastructure and its ability to cope 
with the demands of the seasonal infl ux 
of tourists as well as a regular fl ow of 
visitors from the wider conurbation. The 
same factors also provide opportunities 
which may not be present to such a 
degree in other parts of the National Park 
area. 

In developing a new strategy for the area, 
there is a delicate balance to be achieved 
between: the need to accommodate 
settlement growth to sustain local 
services: the provision of housing to local 
residents at affordable levels; Luss’s 
ongoing tourism development: attracting 
more higher spending custom to the 
village; and visitor management (including 
car parking facilities). 

Promoting a sustainable, balanced future 
for Luss is dependent on encouraging 
families in particular to live in the village. 
This will require a combination of: 

• Increased levels of economic activity 
to sustain business and employment 
opportunities, recognising the 
proximity of employment locations 
such as Lomondgate, Vale of 
Leven, Dumbarton, Faslane and 
Glasgow which all have traditionally 
been sources of employment for 
local people. While ideally, the 

development of businesses in high 
value, higher income sectors should 
be encouraged, the maintenance and 
development of a high quality tourism 
sector will be at the heart of any 
economic strategy. Such a strategy 
should include; 

• Increased availability of family-size 
housing, for people working in Luss 
and the wider area and potentially 
for those who wish to commute to 
Glasgow. In the absence of public 
fi nance, the role of private funding is 
critical. 

• Increased fl exibility in tenure options, 
to enable private investment to be 
attracted while helping to provide 
local housing opportunities for 
households on average or below 
average incomes; and 

• Ensuring that the local community 
is supported by high quality social, 
educational and other infrastructure 
to support its role as an important 
rural economic centre. Such 
infrastructure is vital to ensure the 
continued development of the village 
and its continued ability to retain and 
attract people.

A New Strategy 

Following wide consultation, a new long 
term strategy for the regeneration of Luss 
village is proposed as a special project 
within the National Park :

• That the catchment area for Luss 
School be identifi ed as a special 
project area

• That an alternative housing tenure 
model is adopted with an ambition for 
a broad range of family housing, not 
exclusive to affordable provision or 
solely for local need

• This will range from housing 
immediate to the village and beyond

In addition to housing in or near the 
village, a complementary housing 
provision can be explored within the travel 
to school area of the village as part of a 
‘special project’ designation.

The sites identifi ed in the broad area 
around Luss within this school catchment 
area are illustrated on the adjacent 
diagram.

Framework Strategy

Informed by discussion and feedback from Key Stakeholders at the two community consultation 
events, a strategy emerged widely supported by those representatives, which has been captured in 
the proposed Development Framework outlined in the following pages.
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Luss Village 

Village Outline Masterplan

In summary terms the masterplan for the future form of the 
village is a reaction to the key attributes of :

• supporting the economy through 
investment in existing retail offers

• promoting housing diversity and 
sustainability of the school through an 
increased family housing provision

• improving access and walkability
• investment in village setting as seen 

both from within the village and from 
outside

A three pronged approach to delivery of 
the plan is proposed

• An initial review of timescales for 
projects suggests the village should 
build initially on its historic core link 
from the Pier to the Loch Lomond 
Arms Hotel. Streetscaping, visitor 
attraction, car parking and marketing 
will promote the historic village as 
being of key importance

• Strengthening that inner core will 
create the context for managed 
alterations to the north edge. The 
focus should be on supporting access 
to the historic core rather than 
competing with it.

• In parallel an opportunistic housing 
strategy should be promoted, 
providing a diversity of tenure family 
housing within and peripheral to the 
village.

Framework Strategy
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Population, Demographic & Housing 

Core Outcomes & Recommendations

• promote Luss and the wider area as an attractive and varied place to live for 
family households and others of working age in the West of Scotland

• promote and prioritise the construction of family housing of mixed tenure 
within the village of Luss and the primary school catchment area

• exclusive policy on affordable and local use housing provision should be 
relaxed within a defi ned ‘special project area’ to enable the delivery of 
‘packages’ of affordable with open market housing

• housing sites should be carefully inserted into the historic grain and respect 
historic rural and village typologies

• the importance of holiday home accommodation to the tourist industry is 
recognised but further development may be encouraged outside the Luss 
village boundary

Suggested Actions

• Luss Estates to progress discussions with Developers, Affordable Housing 
providers and third party landowners to explore housing ‘packages’ on 
identifi ed development sites

• Argyll & Bute Council (A&BC) and Loch Lomond & Trossachs National Park 
(LLTNP) to promote housing on the development sites in their ownership 
identifi ed in the Development Framework 

Key Issue 1

1
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Economy & Employment  

 

2

Key Issue 2

Core Outcomes & Recommendations

• Despite its profi le, tourism is underexploited at present, and the quality of the 
visitor experience could be improved.  Promote new business opportunities in the 
village that will better serve and provide a wider variety of services and goods to 
the visitor market.  These should be complementary to existing businesses

• Understand and plan for the potential increase in visitor numbers that will likely 
result from the Green Pilgrimage Network initiative

• Need for improved communication technology in the Park - high speed broadband 
and mobile coverage – essential to promote new business opportunities in the 
area

• Explore & promote new business opportunities that are non tourism based

• Where feasible, provide appropriate business premises and support services 
to encourage development of businesses locally, while also attracting new 
businesses to the area

• Major employment centres are readily commutable from the National Park
 
• Liaise with key employers in the wider area to promote linkages with Luss and 

the surrounding area, and to emphasise its potential as a high quality residential 
location for key staff

• Provide more affordable housing of an appropriate size in the area to encourage 
retention of working age population. 

Suggested Actions

• LLTNP to facilitate the relaxation of restrictive Housing Policies through the 
adoption of this Framework

• Luss Estates to open dialogue with major employers in accessible commuting 
centres to raise awareness of Framework, development strategy and related 
opportunities

• LLTNP / A&BC with Scottish Enterprise to undertake a Local Business Review 
and establish through market research, specifi c business opportunities for Luss 
Village, targeted on (1) existing tourist market, (2) increased tourism resulting 
from Green Pilgrimage Network, (3) non-tourism based business

• LLTNP to actively lobby for improved communication technology connections

• Luss Estates to investigate other possible outdoor pursuit and leisure activity uses
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Transport & Arrival  3

Key Issue 3

Core Outcomes & Recommendations

• The historic village core should be pedestrianised. Visitor parking should be 
excluded from the historic core (except for disabled and service) with access 
and parking reserved for residents only

• Overall visitor parking numbers should at least be maintained, and potentially 
increased should visitor numbers increase due to broadening tourism 
possiblities

• The northern car park should be remodelled to improve its visual amenity - 
possibly reducing parking numbers and improving the landscape

• The circulation in the northern car park should be reworked to enter at the 
south and leave from the north

• A new southern visitor car park should be constructed to provide for displaced 
parking spaces from the historic core, along with the reduction in numbers to 
the north

• Improvements to road access from the south should be explored – ie new 
junction off A82

 
• Develop a coordinated strategy for the provision of tourist information at 

effective locations

Suggested Actions

• A&BC (in consultation with LLTNP and the Community Council) to carry out a 
detailed transport and access study to establish defi nitive access proposals 
that meet the key objectives. Study should consider potential increase in visitor 
numbers resulting from Green Pilgrimage Initiative

• Luss Estates to develop proposals for a southern car park

• LLTNP to carry out a detailed study into the provision of tourist information
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Setting : Northern Edge 

 

4

Key Issue 4

Core Outcomes & Recommendations

• Create a new village square at the northern edge of the village with a quality 
sense of place and arrival

• Establish a clear visitor information point within this square and a consolidated 
expanded commercial offering

• The northern car park should be remodelled to improve its visual amenity, and 
the access and circulation strategy into and within the car park reworked to 
enter at the southern end at the new village square

• Improve the pedestrian links into the historic core with possible new link

Suggested Actions

• A&BC, LLTNP to jointly fund study for outline design for new village square and 
retail elements – in close consultation with existing business owners

• Enquiries to be made with property and landowners in relation to forming 
possible new pedestrian link into historic core
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Setting : Southern Edge 

 

4

Key Issue 4

Core Outcomes & Recommendations

• Create a new village green south of Pier Road as a focal space for the 
community with enhanced play facilities

• Establish a new pedestrian route from the hotel (and new southern car park) 
along the southern side of the new green to link directly to the Church 

Suggested Actions

• Luss Estates (as landowner) to work with LLTNP and Community Council to 
develop a scheme design for the village green

• Discussions to be held between Luss Estates and Scottish Water for possible 
agreement to build some housing on the land north of the treatment works
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Streetscape improvement 
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Key Issue 4

Core Outcomes & Recommendations

• Visitor cars to be excluded from historic streets (special arrangements to be 
made for emergency, disabled, and service access)

• Surfaces of pavements and roads on core historic streets to be upgraded to 
quality materials, and designed in accordance with ‘Designing Streets’ Scottish 
Government policy document 

• Statutory signage and road markings to be reviewed to improve historic 
streetscape

Suggested Actions

• A&BC to lead on the development of a strategy and funding proposals for the 
delivery of streetscape improvements
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Summary of Suggested Partnership Actions

The following actions have been identifi ed during the evolution 
of the Framework for taking forward by all the key stakeholders. 
These are grouped under the Key Issue headings:

34 

Population, Demographic & Housing 

• Loch Lomond & Trossachs National Park to facilitate the relaxation of restrictive 
Housing Policies through the adoption of this Framework 

• Luss Estates to progress discussions with developers, affordable housing providers 
and third party landowners to explore housing ‘packages’ on identifi ed development 
sites

• Argyll & Bute Council and Loch Lomond & Trossachs National Park to promote 
housing on the development sites in their ownership identifi ed in the Development 
Framework 

Economy & Employment

• Loch Lomond & Trossachs National Park to facilitate the relaxation of restrictive 
Housing Policies through the adoption of this Framework

• Luss Estates to open dialogue with major employers in accessible commuting 
centres to raise awareness of Framework, development strategy and related 
opportunities

• Loch Lomond & Trossachs National Park / Argyll & Bute Council with Scottish 
Enterprise to undertake a Local Business Review and establish through market 
research, specifi c business opportunities for Luss Village, targeted on (1) existing 
tourist market, (2) increased tourism resulting from Green Pilgrimage Network, (3) 
non-tourism based business

• Loch Lomond & Trossachs National Park to actively lobby for improved 
communication technology connections

• Luss Estates to investigate other possible outdoor pursuit and leisure activity uses

Transport & Arrival 

• Argyll & Bute Council (in consultation with Loch Lomond & Trossachs National Park  
and the Community Council) to carry out a detailed transport and access study to 
establish defi nitive access proposals that meet the key objectives. Study should 
consider potential increase in visitor numbers resulting from Green Pilgrimage 
Initiative

• Luss Estates to develop proposals for a southern car park
• Loch Lomond & Trossachs National Park to carry out a detailed study into the 

provision of tourist information

1

2

3
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Setting : Northern Edge

• Argyll & Bute Council and Loch Lomond & Trossachs National Park to jointly 
fund study for outline design for new village square and retail elements – in close 
consultation with existing business owners

• Enquiries to be made with property and landowners in relation to forming possible 
new pedestrian link into historic core

Setting : Southern Edge

• Luss Estates (as landowner) to work with Loch Lomond & Trossachs National Park 
and Community Council to develop a scheme design for the village green

• Luss Estates (as landowner) to develop a scheme design for a new southern car 
park

• Discussions to be held between Luss Estates and Scottish Water for possible 
agreement to build some housing on the land north of the treatment works

Streetscape Improvement

• Argyll & Bute Council to lead on the development of a strategy and funding 
proposals for the delivery of streetscape improvements

4

It is recommended that a Working Group be established made up 
of representatives from each of the key stakeholders, that should 
meet regularly (suggested quarterly) to review progress on each 
of the identifi ed actions. 

Executive Summary
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Indicative Village Masterplan

37 



38 

Development Sites covered within the Framework

C8

Potential Housing Developments

H1 Land North of Loch Lomond Arms Hotel

H2 Shore Cottage Plot

H3 Land to West of Village Hall

H4 Land fronting School Road

H5 Land at end of Murray Place

H6 Park edge

H7 The Manse policies

H8 Land to North of Hawthorn Cottage

H9 Slate Quays

H10 Aldochlay Bay 

H11 Aldochlay Cottage West

H12 Porte O’Rossdhu Kennels, Arnburn

H13-15 Land at Muirlands

H16 Dumfi n Sawmill, Arden

H17 Inverlaurin Steading, Glen Fruin

H18 Auchengaich Farm Steadings, Glen Fruin

H19 Firkin Steading

H20 Tarbet

H21 Former Tarbet WC  

H22 Arrochar sites

H23 Tamnavolin Bothy

H24 Duchlage Steading

Potential Commercial Developments

C1 Loch Lomond Arms Hotel & Function Room

C2(i) Potential New Car Park site  (option 1)

C2(ii) Potential New Car Park site  (option 2)

C3 Luss Petrol Station site

C4 Land North of Luss Primary School

C5 Arrival Square

C6 Luss Shop

C7 Telephone Exchange Site

C8 Porte O’Rossdhu Workshop

C9 Inchconnachan Lady Arms House

A number of development sites across the Estate are considered 
within the Strategic Framework, and taken together form a socio-
economic development plan for the Estate over the next 10-15 
years. Detailed descriptions for each of these sites can be found 
within the full Main Report.
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