
Key Findings of Killundine Estate Feasibility Study 

 

• The estate covers 2400ha (6000 acres) and comprises: 
o Farmland that formerly grazed 500 sheep and 30 Highland cattle 
o 355ha of mature conifer woodlands planted in the 1970s and 318ha of recent 

plantings 
o A dilapidated steading including the farmhouse with substantial byres and 

outhouses 

o 4 houses 

• Research by the James Hutton Institute indicates that the population of Scotland’s Sparsely 

Populated Areas will decline by 25% by 2046, with the working age population falling by 

33%. 

• In Morvern: 

o The population fell by 7.3% from 317 to 294 between 2001 and 2011 

o The pupil role in Lochaline Primary School fell from 36 in 1998 to 19 in 2018. 

 

Agriculture/Sporting 

• Livestock rearing on the estate has been compromised by the planting of significant areas 

with trees, the lack of investment in buildings and the sale of Basic Payment entitlements 

• Rearing sheep and cattle as a whole farm enterprise would result in a loss of -£16,735 per 

annum.  

• The land could be divided (in part) into a minimum of 6 crofts enabling families to live on the 

estate and to have diversified activities as well as other employment 

• Summer grazing for 10 horses was provided in 2019 and could continue under community 

ownership 

• A sporting lease generates £5000/yr 

 

Forestry 

• 355ha of mature conifer are ready for harvest, and in the first ten years this is estimated to 

yield £1,100,000, with expenditure of £870,000. 

• There is scope to plant new areas of woodland, although this will depend on other land use 

priorities and community feedback. Three options might be considered (0ha, 220ha and 

460ha). In the first ten years this might generate a surplus of £60,000. 

• There is potential to establish a local tree nursery to supply plants for replanting and also for 

any new planting.  This could generate part time employment and provide a good fit with 

woodland crofting, and have the potential to develop to supply planting schemes elsewhere. 

• The woodland Special Area of Conservation is adversely affected by herbivores and invasive 

rhododendron. A partnership approach is the best way to deal with these issues. 

 

Housing 

• The housing comprises the Farmhouse, the Lodge, the Bungalow, Keepers’ Cottage and Tom 

Mor. Only the Lodge and the Bungalow are currently occupiable. 

• The Scottish Government intends to make it illegal to let property which does not meet 

specific improving energy use standards from 2022 onwards. 



• The renovation costs of the houses are estimated at between £300,000 and £420,000. This 

could be financed through a mix of grants and loans. Alternatively, the community could sell 

some or all of the existing housing and reinvest the revenue in building new housing.  

• The community could build its own housing or provide land for Lochaber Housing 

Association, Highland Small Communities Housing Trust or private individuals to build upon. 

Legal burdens could be attached to private plots to prevent them being sold for holiday 

homes in the future. 

• The Lodge and the Bungalow could be let as holiday cottages as this was their prior use. 

However, funders would not support the building of new holiday lets. 

 

Steading 

• The steading is a mix of stone-walled, slate-roofed buildings and more recent portal frame 

buildings.The historic steading is in poor condition with water penetrating roofs and 1 roof 

on the point of collapse. 

• Buildings with drier space could be let for general business use or storage.  

• Older buildings could be demolished or renovated to provide new business or housing 

opportunities. Alternatively, the old steading could be sold, and new business space built 

elsewhere. This could be either workshop or studio space.  

 

Public Access & Tourism 

• The estate has a very good network of internal tracks though open and wooded landscapes 

with excellent views, making for excellent recreational opportunities for local people on 

foot, bike or horse. 

• A small campsite could be created to provide hook-ups for campervans and pods/tent 

pitches for other travellers.  

• The estate’s link with Wildcats could be a draw for visitors. 

 

Financial Position 

In past income roughly covered costs but there was no surplus income, no real investment has been 

undertaken in the infrastructure, resulting in the properties on the Estate now reaching a stage that 

significant investment is required. The significant downturn in agriculture, combined with the now 

dated condition of the Estate properties means that the income is insufficient to enable the Estate to 

operate on its own merits but the existence of valuable forestry on the Estate and with scope to 

develop this further offers an opportunity for the community to consider purchasing and operating 

the Estate. 

Financial projections have been prepared for 3 scenarios: 

A - based on operating with the existing level of forestry operations including timber 

harvesting 

B - based on scenario A plus adding new planting at Allt a Mhulin Hill 

C - based on scenario B plus additional new planting at Coire Buidhe 

In all 3 scenarios considered, 5-year financial projections have been prepared which include: 

• Creating 6 new crofts from farmland 

• Continuing the existing sporting lease to a third party 

• Sale of 2 properties with proceeds used to build 2 affordable houses for rent 



• Sale of house plot 

• Renovating and upgrading 2 properties to run as a self-catering tourism business 

• Developing a campsite 

• Letting out empty farm buildings as storage space 

• Rental of horse grazing 

• Income from moorland deer management 

The capital expenditure required to develop the affordable housing, self-catering properties and 

campsite are estimated to be around £620,000 and it is assumed for the purposes of these 

projections the majority of this will be paid for by commercial loans over 20 years at an interest rate 

of 5%, although grant funding will be sought where possible for such projects.   

The amount of loan borrowing that can be taken to fund the buyout of the forestry itself is limited 

by the amount of cashflow available which is limited as can be seen in the financial summary below. 

Summary of Financial Projection Position 

 

 

Potential Employment 

 

 

Some key issues for the community to consider are: 

 

What should it do with the old buildings on the estate? Renovate, sell or a bit of both? 

 

What type of new woodland and how much of it should be planted in future? 

 

What should be done with the better quality farmland?  

 

How many new people would it like to see living and working on the estate? 

Years 1-5 Estate Option A Option B Option C

Cumulative profit 104,156      112,920      130,646      

Cumulative cashflow 15,997         24,761        42,487        

Years 6-10 Forestry Option A Option B Option C

Net forestry income 228,818      233,682      288,738      


