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KILLUNDINE	BUSINESS	PLAN	
	
1. Executive	Summary	

1.1. Our	proposal	would	see	four	parties,	led	by	the	Cole’s	and	Thomas’s,	buy	Killundine,	
construct	 the	high	 level	 timber	 road,	 gift	 a	 significant	area	of	 land	 to	 the	Morvern	
community	and	personally	invest	very	significant	sums	to	bring	Killundine	back	to	life.	

1.2. In	summary,	the	benefits	of	our	proposal	include:	

1.2.1. the	 speediest	 possible	 resolution	 of	 the	 timber	 transport	 issue	 that	 has	
become	so	divisive	within	the	Drimnin	community;	

1.2.2. the	gift	of	a	very	significant	area	of	land	to	the	Morvern	community,	for	the	
community	to	manage	as	it	wishes;	

1.2.3. the	revival	of	the	farm	and	the	regeneration	of	the	hill	area,	with	a	significant	
expansion	in	the	amount	of	native	woodland;	

1.2.4. the	restoration	of	the	existing	estate	buildings,	creating	accommodation	for	at	
least	one	farm	employee;	and	

1.2.5. with	 the	 creation	 of	 additional	 job	 opportunities,	 the	 potential	 to	 attract	
younger	families	to	the	area	which	might	help	to	sustain	vital	public	services.	

2. Who	we	are	

2.1. Richard	and	Charlotte	Cole,	and	Huw	and	Annabel	Thomas,	are	the	lead	participants	
in	this	proposal.		Although	they	would	buy	separate	parts	of	the	estate,	they	share	a	
long-term	 vision	 for	 the	 future	 of	 Killundine	 that	we	 hope	will	 have	 broad	 appeal	
within	the	community.	

2.2. The	 Coles	 already	 own	 a	 house	 in	 Drimnin	 and	 Richard	 is	 a	 director	 of	 Ncn’ean	
Distillery.	 Annabel	 (daughter	 of	 Derek	 and	 Louise	 Lewis)	 is	 the	 CEO	 of	 Ncn’ean	
Distillery	and	spends	a	significant	proportion	of	her	time	in	Drimnin;	Huw	and	Annabel	
got	married	in	Drimnin.	Both	couples	therefore	have	strong	ties	to	the	area.	

2.3. David	and	Barbara	Campbell,	and	Derek	and	Louise	Lewis,	who	are	probably	better	
known,	have	agreed	to	provide	financial	support	by	purchasing	part	of	the	commercial	
forestry	on	terms	that	will	allow	those	areas	to	be	reunited	with	the	hill	area	in	the	
short	to	medium	-term.	

3. Our	objectives	

3.1. Each	of	the	parties	involved	in	our	proposal	has	different	(but	compatible)	objectives,	
as	described	below,	and	we	have	been	totally	transparent	about	these.	

3.2. In	the	case	of	the	Coles’s,	it	is	simply	that	they	have	a	love	for	the	area	and	for	farming	
and	that	they	would	like	to	be	able	to	protect	and	revitalise	the	run	down	farm	and	
run	it	in	an	environmentally	friendly	way.	
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3.3. In	 the	 case	 of	 the	 Thomas’s,	 it	 is	 a	 desire	 to	 protect	 and	 expand	 existing	 native	
woodlands	and	 to	promote	 large	 scale	natural	 regeneration	and	greater	ecological	
diversity.	

3.4. In	the	case	of	the	Campbell’s	they	want	to	avoid	timber	lorries	mixing	with	ordinary	
domestic	traffic,	walkers	and	cyclists	on	the	Auchnasaul	track	and	on	the	public	road.	
They	see	this	mixing	as	at	best	inconvenient	and	at	worst	dangerous.	The	Campbell’s	
have	a	small	amount	of	commercial	timber	at	Auchnasaul	but	have	consistently	said	
they	would	only	export	it	if	a	satisfactory	route	avoiding	the	B849	were	established.	

3.5. In	the	case	of	the	Lewis’s,	it	is	a	desire	to	see	an	environmentally	sensitive	resolution	
of	the	timber	transport	issue	that	would	service	all	of	the	Drimnin	forests,	including	
their	own.	

3.6. We	believe	that	these	objectives	(in	particular	the	delivery	of	the	high	 level	timber	
road)	have	support	within	the	community,	but	we	are	also	aware	that	the	community	
has	wider	objectives	of	its	own,	including:	

3.6.1. additional	 employment	 opportunities	 and	 affordable	 housing	 in	 order	 to	
ensure	the	long-term	sustainability	of	the	resident	population	and	secure	the	
continuation	of	vital	public	services	such	as	the	school,	fire	service	and	medical	
centre;	and	

3.6.2. greater	community	ownership	of	land,	

and	we	are	keen	to	address	those	wider	objectives	in	order	to	ensure	that	ours	is	a	
proposal	that	meets	as	many	of	the	community’s	needs	as	possible.	

4. Our	proposal	

4.1. As	shown	on	the	map	attached	as	Annex	1,	our	intention	is	that:	

4.1.1. the	Cole’s	would	acquire	the	farm,	the	southern	part	of	the	Killundine	River	
SSSI	and	all	of	the	estate	buildings	(but	excluding	the	area	marked	as	block	(6))	
(the	“Farm”);	

4.1.2. the	 Thomas’s	 would	 acquire	 the	 upland	 grazing,	 hill	 and	 the	 mature	
commercial	forestry	marked	as	Block	(2)	(the	“Hill”);	

4.1.3. the	Campbell’s	would	acquire	 the	commercial	 forestry	marked	as	Blocks	 (3)	
and	 (5)	 and	 the	 Lewis’s	 would	 acquire	 the	 commercial	 forestry	 marked	 as	
Blocks	(1)	and	(4)	(the	“Commercial	Forestry”);	and	

4.1.4. our	group	would	collectively	gift	to	the	community	the	area	of	native	woodland	
and	inbye	land	marked	as	block	(6)	(the	“Community	Land”).	

4.2. We	have	set	out	below	an	explanation	of	the	rationale	for	this	division,	and	of	how	we	
propose	to	satisfy	our	stated	objectives.	
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The	Farm	

4.3. The	Cole’s	have	a	grassland	farm	in	Norfolk	run	under	an	Entry	Level	Stewardship	and	
Higher	Level	Stewardship	agreement	and	their	intention	would	be	to	manage	the	Farm	
in	a	similar	fashion	appropriate	to	the	locality.	

4.4. It	is	hoped	that	the	revival	of	the	Farm	will	generate	at	least	one	additional	local	job	
and	 the	 intention	 is	 that	 one	 of	 the	 existing	 properties	 will	 be	 refurbished	 as	
accommodation	for	whoever	takes	that	role.	

4.5. In	time,	the	intention	is	to	restore	all	of	the	existing	properties,	one	of	which	will	be	
for	occupation	by	the	Coles	and	one	of	which	will	be	made	available	to	let	to	a	local	
resident.		There	are	no	plans	to	build	any	additional	properties	or	run	holiday	lets	and	
the	existing	tenant	would	also	continue	to	be	accommodated.	

The	Hill	

4.6. The	Thomas’s	plan	would	be	to	work	with	local	experts	to	protect	the	existing	native	
woodland,	plant	the	“plantable”	parts	of	the	Hill	with	native	species	(including	those	
areas	 currently	 used	 for	 commercial	 forestry,	 once	 harvested)	 and	 reduce	 grazing	
pressure	to	allow	natural	regeneration	of	woodland	and	scrub	across	the	remainder.	

4.7. They	 are	 supporters	 of	 the	 Scottish	Wildlife	 Trust’s	 “50	 for	 the	 Future”	 objectives	
(https://scottishwildlifetrust.org.uk/docs/002_433__201508_50forthefuture_10_onl
inespreads_1443171929.pdf)	and	the	changes	implemented	at	the	Corrour	Estate	(as	
described	 here:	 https://scottishwildlifetrust.org.uk/2018/02/corrourestate/)	 might	
be	taken	as	a	more	specific	example	of	the	approach	favoured	by	them.		They	would	
welcome	 the	 opportunity	 to	 work	 with	 any	 environmentally-minded	 community	
organisations	on	the	management	of	the	Hill.	

4.8. In	 the	 nearer	 term,	 it	 is	 their	 hope	 that	 the	 Hill	 will	 be	 used	 for	 educational	 and	
research	activities	that	promote	awareness	of	environmental	issues	and	traditional,	
low	impact	woodland	management	techniques.		Pedestrian	and	cycle	access	would	be	
encouraged	by	 the	provision	of	 access	 gates	 at	 key	 locations.	 	 Subject	 to	planning	
consent,	 parking	 (which	 is	 currently	 difficult)	 would	 be	 made	 available	 near	 the	
Killundine	river.	

4.9. In	the	long	term,	it	is	hoped	that	greater	ecological	diversity	will	enhance	the	natural	
beauty	 of	 the	 Hill,	 be	 a	 source	 of	 enjoyment	 for	 the	 entire	 community,	 bring	
ecotourism	opportunities	that	create	additional	local	employment	and	make	a	small	
but	important	contribution	to	the	fight	against	climate	change	and	biodiversity	loss.	

Commercial	Forestry	

4.10. By	 acquiring	 the	 Commercial	 Forestry,	 the	 Campbell’s	 and	 Lewis’s	 lend	 short	 to	
medium	-term	financial	support	to	our	proposal.	

4.11. It	 is	 planned	 that	 the	 Thomas’s	 would	 reacquire	 the	 land	 initially	 purchased	 by	
Campbell’s	and	Lewis’s	in	the	coming	years	in	order	to	reunite	those	plots	with	the	
Hill,	and	to	expand	the	scope	of	the	Thomas’s	regeneration	project.	
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4.12. Once	the	Commercial	Forestry	has	been	harvested,	the	intention	would	be	to	replant	
with	native	species.	

The	Timber	Transport	Scheme	

4.13. Delivering	a	speedy	resolution	of	the	timber	transport	issue	(in	the	form	of	the	high	
level	timber	road)	is	a	key	aspect	of	our	proposal,	and	something	that	we	believe	there	
is	now	overwhelming	community	support	for.	

4.14. All	of	the	necessary	preparatory	work	on	the	timber	road	has	been	completed	except	
for	converting	the	heads	of	terms	into	the	necessary	legal	documents	and	tendering	
the	 contract(s).	 	 The	 completed	 work	 includes	 surveying	 and	 mapping	 the	 route,	
conducting	 the	 necessary	 impact	 surveys,	 negotiating	 heads	 of	 terms,	 securing	
agreement	 from	the	Forestry	Commission	on	the	crossing	of	 its	 land	and	use	of	 its	
existing	road	network,	and	securing	planning	consent.		The	application	to	the	Strategic	
Timber	Transport	Fund	(“STTF”)	would	need	to	be	resubmitted	but	this	can	only	be	
done	 once	 the	 sale	 of	 Killundine	 has	 been	 concluded.	 	We	 are	 advised	 that	 a	 re-
submission	would	be	supported	if	made	in	the	coming	months,	but	that	funding	for	a	
later	submission	is	uncertain.	

4.15. The	 owners	 of	 Carnacailliche	 have	 indicated	 their	 willingness	 to	 participate	 in	 the	
scheme	and	were	included	in	the	previous	application.		They	would	be	invited	to	join	
in	the	re-submission	of	the	STTF	application	and	would,	in	any	event,	be	permitted	to	
use	the	timber	road	subject	to	agreeing	terms.	

4.16. The	timber	road	would	be	used	by	all	timber	related	traffic	(including	harvesting	and	
track	 maintenance	 equipment)	 and	 by,	 as	 far	 as	 we	 can	 see,	 all	 of	 the	 road	
construction	traffic.	

4.17. In	circumstances	where	the	B849	is	temporarily	blocked	and	there	is	a	pressing	need	
which	really	cannot	wait,	we	are	happy	to	agree	that	the	timber	road	will	be	available	
to	emergency	services	and	private	individuals.		Existing	tracks	could	be	used	for	access	
at	 various	 points	 along	 the	 B849	 (e.g.	 Mungosdail	 or	 Auchnasaul)	 subject	 to	
agreement	by	landowners	other	than	us.	

4.18. There	will	be	a	need	for	locked	gates	at	various	points	along	the	timber	road	(in	order	
to	 protect	 the	 new	 planting	 that	 is	 envisaged	 from	 browsing	 by	 deer,	 because	
experience	has	shown	that	gates	occasionally	get	left	open	if	not	locked)	but	those	can	
be	set	with	the	same	code	and	that	can	be	held	at	key	locations	in	the	community	and	
by	emergency	services	so	that	there	would	be	no	question	of	access	not	being	possible	
in	 an	 emergency.	 	 Such	 gates	 would	 always	 be	 paired	 with	 pedestrian/cycle	 self-
closing	gates	alongside,	which	would	not	be	locked.	

4.19. Minimising	 the	 environmental	 impact	 of	 the	 timber	 road	 is	 a	 key	 concern	 for	 the	
Thomas’s	and	they	have	proposed	a	range	of	mitigation	measures	as	a	condition	of	
their	support	for	the	timber	road	(including	phased	felling	of	the	existing	commercial	
plantations	 in	 order	 to	 provide	 screening	 and	 limiting	 timber	 extraction	 to	 short	
periods	each	year).	
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Community	Land	

4.20. By	gifting	the	Community	Land,	we	enable	the	community	to	realise	its	objective	of	
seeing	more	 land	 in	 community	 ownership	 but	 without	 the	 significant	 time,	 cost,	
effort	 and	uncertainty	 associated	with	 a	 community	 bid	 for	 the	whole	 estate;	 and	
without	the	associated	liabilities	(e.g.	the	costs	associated	with	the	construction	of	the	
timber	road).			The	Community	Land	would	increase	the	area	of	Morvern	in	community	
ownership	from	the	c.20	acres	at	Achnaha	to	c.270	acres.	

4.21. Whichever	community	body	were	to	take	ownership	of	the	Community	Land	(and	we	
have	 no	 views	 on	 this	 and	 are	 prepared	 to	 be	 guided	 by	 the	wishes	 of	 the	whole	
community),	we	hope	that	this	means	that	its	ownership	of	the	Community	Land	starts	
on	 the	 right	 footing	 and	 that	 that	 body	 is	 able	 to	 focus	 on	 achieving	 some	of	 the	
community’s	broader	objectives.	

4.22. For	 example,	 the	 community	 may	 be	 able	 to	 identify	 additional	 employment	
opportunities	on	the	Community	Land	(beyond	those	that	may	be	generated	by	our	
plans	for	the	Farm	and	Hill)	and,	if	there	was	local	demand	for	it,	could	seek	housing	
association	support	for	the	construction	of	affordable	housing	which	may	provide	an	
income	stream	as	well	as	on-site	accommodation	for	a	full-time	manager.	

4.23. Our	logic	in	identifying	this	particular	area	for	gifting	to	the	community	is	that:	

4.23.1. it	 is	 a	 relatively	 substantial	 plot	 of	 land,	 comprising	 a	mix	 of	 both	 native	
woodland	and	inbye	land,	that	can	be	separated	easily	from	the	rest	of	the	
estate;	

4.23.2. it	offers	good	access	from	the	B849,	meaning	it	should	be	capable	of	being	
enjoyed	by	all;	and	

4.23.3. as	 it	 does	 not	 carry	 SSSI	 status,	 the	 community	 ought	 to	 have	 greater	
flexibility	as	to	how	it	manages	this	land	in	future.	

4.24. We	understand	that	this	area	will	be	entitled	to	a	share	of	the	Basic	Payment	under	
the	Common	Agricultural	Policy	as	well,	which	should	provide	some	further	income	to	
support	the	management	of	the	Community	Land	in	the	medium	term.	

4.25. This	gift	would	avoid	the	need	to	seek	funding	from	the	Scottish	Land	Fund	and,	by	so	
doing,	should	increase	the	potential	to	secure	funding	for	possible	future	community	
purchases	 of	 land	 from	 the	 Forestry	 Commission	 or	 private	 landowners.	 	 Were	
Morvern	to	have	received	a	multi-million	pound	grant	from	the	Scottish	Land	Fund	for	
Killundine,	the	prospect	of	further	grants	may	be	much	less	likely.	

5. The	numbers	

5.1. Whoever	 ultimately	 buys	 Killundine,	 it	 is	 clear	 that	 it	 requires	 very	 significant	
investment	–	both	in	the	very	short	term	(in	order	to	deliver	the	high	level	timber	road)	
and	in	the	medium	term	(to	restore	the	buildings	and	bring	the	Farm	and	the	Hill	back	
to	life)	–	and	has	very	limited	income	potential.	
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5.2. Most	 hill	 farms	 are	 marginal	 financially	 even	 after	 subsidies	 (which	 are	 uncertain	
following	Brexit)	and	the	potential	Income	from	stalking	and	forestry	is	negligible.		The	
existing	mature	timber	is	poor	quality,	with	significant	lodgepole	pine,	and	the	current	
owners	 have	 assessed	 that	 it	 cannot	 be	 harvested	 economically.	 	With	 the	 timber	
transport	road	in	place	it	should	be	possible	to	harvest	but	the	outcome	is	unlikely	to	
be	better	than	breakeven	after	the	costs	of	mandatory	replanting.	

5.3. We	estimate	 that	 the	short	 term	 investment	 required	will	be	 in	 the	 region	of	£2m	
(primarily	harvesting	and	replanting	the	mature	commercial	forestry	and	restoring	the	
buildings)	and,	in	the	longer	term,	that	Killundine	is	likely	to	require	several	tens	of	
thousands	of	pounds	a	year	of	ongoing	investment.	

6. Conclusion	

6.1. We	are	conscious	that	Morvern	Community	Woodlands	has	expressed	 interest	 in	a	
community	 bid	 for	 Killundine	 and	 we	 have	 no	 wish	 to	 thwart	 community	 land	
ownership	 (hence	 our	 plans	 to	 gift	 a	 substantial	 area	 of	 land	 to	 the	 Morvern	
Community).	

6.2. However,	we	do	have	a	real	concern	that	a	registration	of	community	interest	would	
delay	the	sale	beyond	the	point	at	which	there	is	any	assurance	of	the	availability	of	
funding	 for	 the	 timber	 transport	 scheme	and	 thereby	 frustrate	a	 resolution	of	 this	
issue	(which	does	seem	to	be	the	paramount	concern	within	the	Drimnin	community	
and	 is	 only	 likely	 to	 escalate	 as	 harvesting	 of	 Carnacailliche	 timber	 becomes	more	
urgent).	

6.3. We	also	believe	 that	 scale	of	 the	 investment	 required	will	make	 it	 very	difficult	 to	
construct	 a	 financially	 viable	 business	 plan	 that	 would	 attract	 support	 from	 the	
Scottish	Land	Fund	and	other	relevant	parties.	

6.4. On	the	other	hand,	we	believe	that	our	offer	provides:	

6.4.1. the	speediest	possible	resolution	of	the	timber	transport	issue,	allowing	us	to	
start	to	heal	the	divisions	within	the	community	that	have	been	caused	by	
that	issue;	

6.4.2. an	opportunity	for	meaningful	community	land	ownership	that	comes	at	no	
cost	 to	 the	 community,	 providing	 new	 opportunities	 for	 additional	
employment	 and	 affordable	 housing	 as	 well	 as	 amenity	 usage,	 while	
preserving	the	option	to	pursue	additional	purchases	in	future;	and	

6.4.3. a	vibrant	and	exciting	future	for	Killundine	that	we	hope	will,	in	years	to	come,	
be	a	benefit	to	the	whole	community.	
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ANNEX	1	–	MAP	
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