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We have long-term
climate and economic
drivers that require
corresponding
long-term planning.

Thisresearchis a snapshot of the commercial forestry market in the year through August 2025. Woods
discussed in previous years are different from those analysed here; therefore thisis not a like-for-like
comparison. While these results show useful trends, readers should not base investment decisions on
these comparisons alone and should always seek professional advice before committing to aninvestment.
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introduction

Forestry and farming have often been slightly
uncomfortable bedfellows in the rural space. Today,
there are perhaps more pressing shared challenges than
the relatively minor skirmishes betweenus. Still, the
long-term question of land use in the UKlooms large.

Inthe short to mediumterm,

there are anumber of common
uncertainties: government policy,
product prices and cost inflation.
Onthe horizon, we have long-term
climate and economic drivers that
require corresponding long-term
planning.

Taxpolicy has beentightened on
land of allkindsinrecentyears as
the government tries to grapple
with deficits and borrowing costs.
These feed throughinto highinterest
rates thatimpactasset values.
Highertaxation and higherinterest
rates, while driven by broader
macroeconomic conditions, hurt
whenthey arrive concurrently. Net
zero policy, and the world’s appetite
foritgoing forward seems to be
increasingly unclear. We appearto
have more understanding of the
problems thanwe do solutions.

This sadlyisn’t the end of the tale

of woe. Grants and subsidies for
forestry and farming also come out
of the government spending pot.

Any variation, inthe face of costs that
have soaredinrecentyears, is cause
forconcern. We're allnow old enough
torememberwhat things cost “back
inmy day”.
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The grandchildrenwill never believe
uswhenwe tell themwhat we used to
pay for contractlabour, tractors and
timber harvesters.

This would all be fine if our product
output prices - whetherit’'s timber,
cereals ormeat - were cresting new
highs. Sadly, thatisn’t the case. Going
forward, what will support the value
of UK-grown commodities? s it
economic growth frominfrastructure
and property development?Isit
supply reductions from climate
events and protecting biodiversity?
Afterall, both the native woodland
and carbon markets have shown
notableresilience.

Farming and forestry differinone
key area: timberis much more
economically sensitive thanfood.
Ingoodtimes, constructionand
maintenance drives heady demand
forwood. However, intough times
consumers will foregorenovating
theirhouse to ensure thereis food
onthetable. Still, both are exposed
to cheapimports, changing weather
patterns and government policy.
Farmingincomes have been notably
variable inrecent years. We might
notbeinthe sameboat, butwe’re
certainly inthe same storm.
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the data

By Xander Mahony

Commercial forestry

The record-breaking sale of Griffin,
apremier forestin central Scotland,
dominated the headlines. As a deal
agreed this year, we’d typically
includeitin the pricing data, but at
4,000 stocked hectares, the scale
of the property means that it drowns
out every other transaction. It’s akin
to counting Buckingham Palace as
part of the London housing market,
suchis the unique scale of the asset.
It may also never be equalled, given
Scotland’s new land reform bill,
designed to break up the sale of
large estates.

Not quite as big, but stillunusual, was
the sale of the Caledonian Portfolio at
2,000 stocked hectares. Aneclectic
selection of assets, combined with
asellerseemingly uninterestedin
achieving maximum value, resultedin
alarge salethatactsasadragonthe
market.

Xander Mahony
Head of Forestry Investment
Tilhill Forestry

Including these dealsinthe pricing
datawould show the market being
up very significantly, whichis not the
reality we have observed. Excluding
only Griffin suggests the marketis
down atouch. Excluding both, the
marketis virtually flat, up by just 3% to
£19,200 perstocked hectare.

The value of forestry marketedis up
50% year-on-year, reaching £140m.
While this remains below the £200m
seenannually inthe pandemic years,
the difference canbe explained by
the lower average value perhectare.

Involume terms, the 9,200 ha
availableis the highest since the
pandemic began, but stillon
thelowerend comparedto the
decade prior. It's always a pretty
concentrated market, but thisyear
just four listings accounted for half of
the total areal

Commercial Forestry
Market Summary

Market size
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Commercial forestry planting land summary

the market

Scotland
£7,000-£11,000
JonLambert £15,000

Partner
Goldcrest Land & Forestry Group

England Wales

£15,000-£16,000

Whois selling what? When..?
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It was hoped strengthening timber
prices at the beginning of the year
would give aboost to property
prices. However, this was short lived.
Timber pricing thenflat-lined and
indeed hasreduced some 5-10%
inthe lastthree months. Once we
see timber price improvements
(timberlooks extremely cheap to
me at the moment), | believe forestry
purchased this year will prove to be
strong, profitable investments.

29 €Y UKForest
752 Market Report

Forestry investors tend to be patient
characters. They understand the
fundamentals that underpin the
market: the UKimporting 80+%
ofits timberrequirements, the
construction of more housesanda
correspondingincrease in the timber
requiredin the buildingindustry, and
the World Bank’s view that global
timberrequirements will quadruple
by 2050.

One mustremember that property
investment, whetherforestry,
residential orcommercial property,
isalong-termgame. Yes, we allknow
people who have made profitsin
short time periods, but they tend to
be the exceptions. If purchasers buy
quality forestry, are patientand are
carefulto fellwhen the timber price is
buoyant, forestry remains a strongly
performinginvestment asset class.
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timber

By Harry Stevens

Harry Stevens
Forestry Director
BSW Group

Reflecting on the standing

timber market, | cannot help

but feel nothing has changed by

comparison with this time last year.

The market for standing timber
peaked during Covid and has
subsequently fallen back, and at
the time of writing (October 2025)
is at a particularly low point with
no immediate sign of any upward
movement.

The key drivers for standing price

are of course sawlog and small
roundwood prices. Roadside stocks
of allproducts are at much higher
levels than previous years. They are
reminiscent of the ‘long hot summers
thatwe hadinthe early 2000s,

when the sectorwould gointo the
autumn and winter with oversupply of
material.

)

Smallroundwood markets all report
highlevels of stock, as well as high
levels of substitute material such

as sawmill coproducts, arb arisings
and biomass. Consumerswentinto
winter 24/25 with the memory fresh
intheirminds of a challenging winter
23/24, andincreased stockholding
accordingly. However, acombination
of awarmerwinterand a slowing
market reduced demand, withmany
operators coming out of the season
with unexpectedly high stocks.

This was further exacerbated by
prolonged maintenance shutdowns
inmany of the larger users, all
resultingin the current high levels of
inventory inthe supply chain.

By contrast, sawlog demand has
beenreducedforthelast fewyears,
andthis trend has continued through
the currentyear. Following a brief
period of optimismin the spring, the
sawn timber price remained stable
but has now started to fallinresponse
to decreasing prices of imports.

Worldwide demand for sawn timber
is down, and producers are nervous
about the market for next yearwith
perceptions of weakingdemand
andpriceinthe USA, resultinginless
volume moving across the Atlantic,
and producers seeking other
markets, such as Britian.

Sawmillsin Scandinavia and central
Europe are having a torrid time with
record highlog pricesrecorded,
whilst at the same time sawn timber
prices and coproducts prices are
falling. Many operations are not
profitable, and the sectorhas already
seensome restructuring, and moreis
expected.
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e growingarea,
wing beetle mortality, is likely to
continue. Inresponse, there is a shift,
where some sawmills are starting to
process more pine.

years, and this
entail off overthe following
decadeorso. Itis expected that small
roundwood prices will thus return

to theirunderlying value. The higher
coproduct prices driven by biomass
demand has likely increased the value
of sawlogs, which will also unwind.
Setagainst this, increasedinterest
from Sustainable Aviation Fuel (SAF)
may maintain demand.

ere have been
s for optimismin the following
spring, which unfortunately has
largely beenunfounded. Therefore,
current feelings of pessimism for
spring 2026 willhopefully be as
inaccurate!
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David McCulloch
Head of CarbonStore
CarbonStore

By David McCulloch

Economic headwinds are a healthy test for any up-and-coming
sector, and the woodland carbon market has weathered the
misty patches and light showers of 2025 reassuringly well.

Corporates buying PlUs
provides demand

Compensatory planting
reduces supply

Natural capital-oriented
investment funds ensure
continued baseline supply
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By lifting demand for PIUs, or
reducing their potential availability,
these various trends are not only
supporting supply/demand
dynamics. They are also influencing
the type of woodland being planted.
Natural capital funds are keento
access the value of othernature-
based credits beyond carbon,
including water and biodiversity. This
mindsetis already apparent across
Scotlandinthe strong take-up of
planting grants for native woodlands
overthe nexttwoyears.

Forthose farmers and landowners
generating carbonincome directly
throughwoodland creation schemes,
itis heartening to see thembeing well
rewarded fortherisks (associated
with a nascent market), the costs

(of validation and verification) and
the effort (of implementing their
planting schemes) needed torealise
anincome from selling their PIUs or
Woodland Carbon Units (WCUs).

Indeed, with confidence inthe end-
demand forPIUs now assured, price
transparency improving, transaction
costsdeclining (especially since the
release of the WCC'’s standardised
legaltemplates)and the transaction
processimproving, the marketis
starting to functionashaslongbeen
intended.

Thisinevitably has positive
repercussions. Greater clarity
isemerginginthe value of PIUs
attachedto different types of
woodland and confidence intheir
ability to realise this value is growing.

As aresult, prospective woodland
owners canassess more accurately
the risks and rewards of different

income strategies for theirwoodland

creationschemes, they can

understand more precisely the merits

and drawbacks of different species
mixes and they canmodelmore

confidently theirincome projections.
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No one canbe sure whetherthe
economic skies willdarken or clear
through2026. However, long-term
investors candraw great reassurance
inthe widespread and deep-rooted
improvements afoot across the UK’s
woodland carbon market.

As one of the WCC’s most
experienced project developers,
thisis a propitious time forus, and
we look forward to continuing

our close partnership with Tilhill
Forestry’sinvestment teamto help
clients accessthese significant
opportunities.
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farming

By Rebecca Wilson

Aview from the farm:
finding balanceinland use.

The UKisnotalarge
country, yet ourland

is being asked to do
more and more.

We need it for food

production, trees,
housing, renewable
energy, biodiversity,
and carbon storage.

It would be a gross
oversimplification tojust ask ‘should
we plant more trees?’ and | would
argue that the debate hasbecome
much more nuancedinrecentyears.
Where should we plant trees? In
what numbers? Can we measure
the environmental outcomes? And
whatimpact does their planting
have onthelandscape andrural
communities?

Farmers often argue that forestry
situated down the hill poses more
challengesforfood productionand
that trees should belong on higher,
less productive land.

RebeccaWilson
Fifth-generation farmer.

Named on The Times Young Power List 2025

as aprominent voice in UK agriculture.

However, regulations can often
prohibit this due to policy aims
designedto protect wildlife and
peatland at a higher elevation. Tree
planting onlowerland may give
quicker growth and will potentially

be more commercially attractive for
forestry companies, but it doesraise
questions about where the balanceis
tobe struck.

This push-and-pull between
farming, environmental, policy and
commercial viability exposes a
deepertension: how dowe decide
whichlandis best suited forfood and
whichfor forestry, especially when
otheruses are diminishing the most
productive farmland elsewhere?

The relationship between farming and
forestryis oftendescribedinterms

of competitionand perhaps even
conflict. This narrative has, inpart,
been formed by the ever-growing
demandsforland bothinterms of use
categories and area.

Government policy and
misinformation have also had arole to
play, as farmers feel that the odds are
increasingly stacked against them
and their ability to produce food. The
UK Government’srecent Land Use
Framework consultationrecognises
the growing and often competing
demands placed onourlimitedland,
butitalsoraises the question —who
willbe the winners, and at what cost
toothers?
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Visibly, across the UK, we can see
thatlandscapes have changed and
I have lost count of the anecdotal
conversations which centre
around land previously used for
producing food being diverted to
‘green’ outcomes, housing and
development.

Lookingforward, “the UK government
has pledgedto achieve net-zero
greenhouse gas emissions by 2050.
Ambitious targets have been set to
plant nearly amillion hectares of new
woodlandinthe UKby 2050 to meet
these net-zero commitments.

“More than70% of UK’s land is used
foragricultural productionand to
meet these targets the Climate
Change Committee has estimated
thatby 2050 approximately 21% of
agricultural land will be required for
tree planting, agroforestry and the
extension of farmhedges.”

UKForest
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Sowhy are tree-planting policies
viewed with such disdain by some
farmers, and can we or should we be
changing the narrative?

One of the reasons s the approach
takenwhen tackling conversations
around different types of land use.
Clear communicationis absolutely
vital, and we must not underestimate
the emotional connection farmers
have to the landscape.

They are not just farmers, they

are custodians and many feel it is
theirduty to be able to hand down
afarming business to the next
generation. Whether they own the
land, or are tenants, orthere is some
otheragreementinplace, the feeling
and connectionreally is deep-
rooted.
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The scale and pace of the change

is alsoimportant. The UK is known
forits patchwork countryside, built
by farmers and land managers over
many generations. Butwhenlarge
swathes of land move from farming to
forestry, the effect does not stop at
the farm gate. Rural services — vets,
livestock markets, feed suppliers (the
listgoes on) — depend onacritical
mass of active farms.

Asthatbase erodes, it threatens not
only farm businesses but also the
fabric of rural communities. Much
like the countrysideitself, these
rural communities are a patchwork
of people and cultural values with
heritage and knowledge thatis
irreplaceable once lost.

©©
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Trees as an option for farmers

For some farming businesses, tree planting may offer aroute
to diversification of income at a time when farm businesses are

battling to stay afloat financially.

The government’s own figures show
the average (median) return on capital
employed forfarmswas-0.8%in
2023/2412 andif land, system and
business structure allow, then tree
plantingis a favourable consideration
formany.

Forestry may also offeraretirement
strategy forfarmers who have given
theirlives to theland but cannot
navigate an easy route away from the
farm. Thismay indeed be away of
keeping the farmintact for the next
generation, albeit under a different
land use.

Looking ahead

Selling orleasingland forforestry can
unlock capital, where farming alone
may not provide a secure future.

But we must consider that forestry

is not a short-term enterprise. Once
planted, trees shape alandscape
andits communities for generations.
Decisions taken now could well last
beyond the working life of those
who make them. That makesit allthe
moreimportant that farmers and
thoseinvolved inforestry share open
communicationand considerthe
widerconsequences together.

Farming and forestry both have arole to play in tackling climate
change, delivering biodiversity, and supporting rural economies

The danger liesintreatingthemas
competingland uses, wheninreality,
there is an opportunity forthemto
complement each other.

Both sectors are long-term stewards
of land, tied inwith climate, nature,
andruraleconomies. If they work
against each other, opportunities
willbelost. If they work together,

the benefits could be substantial.

The future of land use in the UK will

be defined not by choosing between
trees andfood, but by finding ways
tointegrate them.

Collaborationwillbe the key —
ensuring that forestry supports
farming, farming supports forestry,
andtogetherthey sustainthe
communities, landscapes and
livelihoods that depend onthem.

Collaboration will be

the key — ensuring

that forestry supports

farming, farming
supports forestry.

Meeting tree planting targets on the UK's path to net-zero: Areview of lessons learnt from 100 years of land use
policies. Sally Westaway, lan Grange, Jo Smith, Laurence G. Smith. Land Use Policy, Volume 125,2023.

https://www.gov.uk/government/statistics/balance-sheet-analysis-and-farming-performance-england/
balance-sheet-analysis-and-farming-performance-england-202324-statistics-notice
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