ARDERSIER -POTENTIAL MASTERPLAN CONSENT AREA SCHEME WELCOME

Thank you to all who attended the first event in January. The tone of the event was friendly and constructive, and
we appreciate the time attendees took to come along and express their views.

These consultation events give residents a unique opportunity to shape the planned extension of Ardersier, over
the next 10-15 years, at a far earlier stage than if following the more standard form of the planning process and
associated longer time frames. We urge you to take this opportunity.

The purpose of the second event is to provide feedback to members of the public in respect of comments received
by The Highland Council. Please read through the boards and feel free to ask representatives questions as you go.

We hope you find the boards informative and we welcome all of your views to assist us in developing the proposals
further.



ARDERSIER MORE THAN A HOUSE BUILDER




ARDERSIER SITE CONTEXT

SITE DETAILS

The site relates to an area of open farmland which
extends to approximately 89.97 acres (36.4 hectares)
to the east of the Ardersier settlement boundary.

The site slopes gently from north to south, rising
towards Cromal Mount just beyond the site’s northern
extent. It is bounded to the west by established
residential development, scattered detached housing
and Ardersier Mains Farm to the east and to the south
by the Nairn Road (B9092).

The land is physically well related to the existing
settlement, and it is clear why a portion of it was
historically allocated for future development in the
now superseded Inverness Local Plan 2006.
(Extract A)

LAND OWNERSHIP

Mains of Ardersier Smallholdings

The issue of land ownership was raised by a number
of residents at the first event. As is typical of a project
at this stage Springfield Properties PLC do not own
the land bound in red on the adjacent plan. However,
Springfield does have the benefit of an ‘Option
Agreement’ with the landowner.

An option agreement is a legal contract where a
landowner grants a developer or purchaser the
exclusive right, but not the obligation, to buy property
at a set or market-determined price, subject to
planning, within a specified timeframe.

The exact details of this agreement cannot be shared
publicly but it has been shared with The Highland
Council to demonstrate that Springfield have sufficient
control of the land to deliver the project.

Landownership is not a constraint to this project
coming forward.




ARDERSIER DEVELOPER CONTRIBUTIONS AND COMMUNITY BENEFIT

Infrastructure improvements are generally delivered
either in kind, as will be the case along the southern
frontage of the site for example or via financial
contribution, called Developer Contributions,
prescribed within a legal agreement with The
Highland Council. These contributions are made
towards service and infrastructure improvements
where there is insufficient capacity to support future
development. Such contributions are regularly
required for facilities including schools, roads,
community facilities and the provision of affordable
housing.

A number of residents queried what ‘Affordable
Housing” was at the first event. To illustrate this,
some examples of Affordable Housing are: -

e Social rented accommodation - owned and/or
managed by a Registered Social Landlord (RSL)
required to meets the needs of the local housing
waiting list;

e Mid-market rented accommodation — properties
that are let at a maximum of 80% of current
average private rented housing in the local housing
market area by a Registered Social Landlord (RSL);

e Low-cost owner occupation - housing which is
provided at a price at a maximum of 80% of open
market values, through shared ownership or
shared equity by a Registered Social Landlord (RSL)

Supported Infrastructure for Bertha Park High School Community Benefit - Litter Pick

While Developer Contributions are legally binding,
mandatory financial payments designed to mitigate
a project’s impact, Community Benefit is generally
a broader concept where a developer voluntarily
contributes to community focused enhancements.

An allocation of up to 600 homes gives us significant
scope to do so and Springfield is committed to
providing the community of Ardersier with local
funding to provide wider, positive social benefits,
should the project go ahead.

Affordable Housing Community Benefit - Engaging with schools to design Community Benefit - Santa at Bertha Park

We would welcome the views of local residents on Hedgehog Highways

what local projects we can help facilitate during the
lifetime of the development.



ARDERSIER

ENGINEERING FEASIBILITY

Since the first event, Springfield Properties PLC

has instructed Cameron & Ross to provide an
Engineering Feasibility Report, the findings of which
are summarised below. Alongside the feedback we
have received from local residents, this initial advice
will be used to inform where we need to focus our
attention, as the project evolves. We have several
experienced engineers on hand to answer any
guestions residents may have on the topics listed.

GROUND CONDITIONS AND
CONTAMINATION

As residents will be aware, a detailed site
investigation is currently underway on the land to
fully identify any environmental or geotechnical
constraints.

FLOOD RISK

Based on the SEPA Flood Maps, there is localised
surface water flood risk at the site. This is associated
with low points and will be incorporated in the
proposed drainage strategy. As such, the site is not
considered to be at flood risk.

SURFACE WATER

A preliminary drainage design showing indicative
location and size of proposed detention basins

has been undertaken. The proposed surface water
drainage system will drain by gravity to the existing
watercourse located to the West of Military Road.

(see Extract B- Drainage Layout)

FOUL DRAINAGE

A new 150 mm foul sewer will discharge by gravity
to the existing Scottish Water foul sewer located at
Station Road, to the southwest of the proposed site.

Network capacity and technical approval to be
established with Scottish Water. A Drainage Impact
Study will be required to verify capacity.

A detailed Drainage Impact Assessment (DIA) has
been commissioned which will analyse the capacity
of local sewers. This information will be used to
inform any local sewer upgrades that might be
necessary to accommodate the development.
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(Extract B)

WATER SUPPLY

Existing 3 inch PVC pipe passing through the
southern portion of the site. This may require
diverting or accommodating within the proposed
layout. This also runs to the north and east of the
proposed development, but it is considered unlikely
to provide sufficient capacity for a connection.
Existing 250mm HPPE located to the south of the
site at B9092 Road. It is assumed this can be used
to supply the proposed development. Network
capacity to be verified through Water Impact
Assessment by Scottish Water or other providers.

Existing 6 inch PVC Water Main located in the
north-western part of the site near Honeysuckle
Cottage. This may required diverting or can be
accommodated within the site layout.

A detailed Water Impact Assessment (WIA) has
been commissioned. The WIA will evaluate impacts
on water quality and quantity and recommend
further steps to ensure the project can be
satisfactorily served by the public water supply,
without detriment to the existing supply.

UTILITIES

BT connections available at the existing roads
nearby the proposed development. Existing assets
comprise of both overhead and underground
cables. No diversions are expected to be required.

Good connectivity for SSE. Existing SSE high
voltage overhead lines and poles located in the
southeastern part of the site. This will require
diversion / under grounding.

A gas connection from SGN is not available,
however air source heat pumps can serve the
proposed dwellings.

Provision for EV charging and renewables will be
included in accordance with local planning policy
and current building regulations.



ARDERSIER

CONSTRAINTS AND OPPORTUNITIES

Since the last event, a topographical survey has
been carried out and added to the constraints plan.

A topographical survey is detailed, 3D mapping

of a land area’s natural and man-made features,
including contours, elevations, trees, buildings, and
utilities.

We use this information to assess the suitability of
areas within the site to accommodate development
and to plan infrastructure, such as drainage
arrangements.

This assessment of constraints is used to inform
opportunities as to how development could come
forward on the site. The work done so far shows
that the site is free from serious physical constraint.

CONSTRAINTS AND OPPORTUNITIES
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Important notes for clients / contractors

No works are to commence on site until all relevant approvals have been obtained. Any deviations

to the approved plans have to be reported to this
site prior to commencement of work. Given dimen:

copyright of this drawing and design remain the s
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ARDERSIER ECOLOGY AND ARCHAEOLOGY

ARCHAEOLOGY ST

Since the first event, Springfield Properties PLC has |
instructed AOC to carry out archaeological trench
evaluation of the site.

Archaeological trench evaluation, or trial trenching, :
is a rapid, targeted investigation to determine . 7
the presence, character, significance, and state of ; /
preservation of archaeological remains within a \ N
development site.

It provides data for local authorities to assess risks,
enabling informed decisions on development
proposals and necessary mitigation strategies.

ECOLOGY

Blackpark
Similarly, LUC were commissioned to undertake a

Phase 1 Habitat and Protected Species Survey.
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In doing so, Springfield is following best practice by
conducting its ecological surveys at an early stage
in the process, to ensure that any development

proposal takes account of the presence of important
habitat and protected species.

Please note, by law we cannot disclose the detailed e \ |
results of protected species surveys to protect
wildlife from harm and prevent illegal activities.

We have representatives from AOC and LUC on
hand to answer any questions residents may have
on these aspects of the project.




ARDERSIER

EIA

Environmental Impact Assessment (EIA) in
Scotland is a legal process, governed by the Town
and Country Planning (Environmental Impact
Assessment) (Scotland) Regulations 2017. Itis a
process that identifies and evaluates the potential,
significant environmental effects of proposed
developments, before planning permission can be
granted. It ensures that developers, stakeholders,
and the public are aware of any environmental
impacts and that any necessary mitigation is
incorporated into the proposal.

Following several comments made by residents at
the first event, Springfield Properties PLC submitted
an EIA ‘Screening’ and ‘Scoping’ letter on the 12th
of February 2026. The ‘Screening’ part of the letter
requests The Highland Council’s view on whether an
Environmental Impact Assessment Report (EIAR) is
required and the ‘Scoping’ part requests, if an EIAR
is deemed to be required, what exactly should be
included within the final report.

Notwithstanding the outcome of the Screening
Opinion, Springfield Properties PLC confirms that

it is its intention to voluntarily prepare and submit
an Environmental Impact Assessment Report (EIAR)
in support of the proposed development. This
commitment is made to:

e Ensure full transparency in the assessment of
environmental matters;

e Provide a comprehensive and structured
evaluation of all potential environmental effects,
including appropriate mitigation where necessary;

e Support robust decision-making within the MCA
framework; and

e Give confidence to stakeholders and the wider
community that environmental considerations
have been thoroughly examined and assessed.

Figure 1: Establishing whether a proposed development requires EIA
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ARDERSIER TRANSPORT

As this illustration shows, Ardersier is well served
by the local road network. However, respondents
commented on the ability of the existing roads

to accommodate the additional traffic from this
project.

Should this project proceed to the next stage i.e. the
detailed planning process, then Springfield will be
required to submit a Transport Assessment with the
application which will be assessed by The Highland
Council Transport Engineers and Transport Scotland.

This document is an evidence-based process
evaluating the potential transport impacts of
proposed developments to ensure safety and
accessibility across all modes of transport- walking,
cycling, public transport and the private car.

The early engagement which is incorporated into
the MICA process has given us a unique opportunity
to consult with local residents on their experience
of local roads, prior to any formal planning
submission.

To ensure local views on roads and accessibility

are incorporated into the Assessment, we have the
project’s Transport Consultant on hand to discuss
the transport requirements of the proposal directly
with residents.



ARDERSIER TRANSPORT

Key

A. Pedestrian/Cycle access only
B. Full access including vehicles
C. Pedestrian/Cycle access to
wider site but vehicular access
to Primary School/Community
area only

Indicative position
for new pedestrian
crossing



ARDERSIER DEVELOPMENTFRAMEWORKPLAN

Together with the work we have done with our
consultants, we have listened to the views of
residents in providing this indicative development
framework plan, for comment.

As well as providing up to 600 much needed, high-
quality homes, including 25% affordable homes, the
indicative development framework: -

e Has been set back significantly from the Cromal
Mount Scheduled Ancient Monument;

e Has been set back significantly along its
northwestern boundary, including from the
existing properties at Fulmar Crescent;

e Provides a safeguarded site for community use in
a central location, including the potential for the
primary school to relocate;

e Provides space for community growing/
allotments;

e Provides opportunity for mixed use including
small starter units for local businesses;

e Significant active travel provision throughout the
site to enable safe walking and cycling into the
centre of Ardersier;

e Primary vehicular access from the south (Nairn
Road) to minimise additional traffic coming into
the existing settlement;

e Promotes a traffic calmed route along the Nairn
Road, alongside the site boundary, to reduce
vehicle speeds as they enter the village;

e Provides substantial structural landscaping to the
boundaries of the development to minimise the
landscape and visual impact of the proposal and
provide biodiversity enhancement;

e High quality, usable, public open space
throughout the site area including playing pitches
and play areas.

e A landscape structure which will aim to re-use all
topsoil within the site boundary;



ARDERSIER INDICATIVE PHASING PLAN

Understandably, many residents conveyed

their concern as to the impact of this scale of
development on the existing village. We need

to emphasise that this this project represents a
potential extension of Ardersier over a period of 10-
15 years.

We have provided an indicative phasing plan to
illustrate how the site might come forward over this
period.

In being able to collect the views of residents at

an early stage, the MCA process will enable us to
identify key constraints in infrastructure and enable
us deliver these at the appropriate stage of the
development programme, throughout the lifetime
of the project.

We will endeavour to minimise the impact of
construction on existing residents. To that end we
have indicatively shown the location of a temporary
site compound in the southern portion of the site,
away from residential properties. This location

will ensure construction traffic will be minimised
through the village itself.

We welcome the views of residents on these
indicative phasing proposals.



