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A FORESTRY INVESTMENT

KEY
STATS

2025

PRICE DRIVEN
BY FOREST
LOCATION

43%

OF TOTAL VALUE
SOLD WAS A
SINGLE SALE

£304M

INVESTED IN UK
COMMERCIAL
FORESTRY IN 2025

18,100

HECTARES OF
COMMERCIAL
FOREST TRADED

The forestry investment
market in 2025

Over recent years, growing demand for sustainable
materials, nature-based solutions, and a continued
focus on woodland creation has helped generate
positive market momentum

Regional influences in
prices were exacerbated,
emphasising the

importance of location

in property markets.

TOP TAKEAWAYS

The 2025 commercial forestry
market remained cautious but
showed signs of improvement, with
demand strengthening despite
economic uncertainty. While prices
varied regionally, the long-term
fundamentals remain positive.

UK forestry policy has shifted toward
biodiversity and carbon goals, but
planting targets continue to be
missed. Productive woodland area
is declining, increasing dependence
on imports and posing risks to long-
term domestic timber security.

As the UK faces more unsettled
weather patterns, there are
opportunities to future-proof new
forests and woodlands. These
include smarter planting, selecting
climate-resilient species, and
improving water management.

This is supported by policy commitments:
in England, the Environmental Improvement
Plan provides the delivery framework for
the Environment Act 2021, outlining how
statutory environmental targets will be met,
while the devolved administrations have
set long-term goals for nature recovery

and woodland expansion. Advances in
forest management, alongside growing
recognition of the many benefits trees
provide, further reinforce this positive
trajectory. Against this, headwinds include
complex regulation, weak timber prices,
rising operational costs, and continued
lethargy in the wider economy, fuelled by
global uncertainty.

However, despite this backdrop, we
expect commercial forestry to remain
a resilient asset class. While subdued
in the short term, macro-level demand
for timber remains high, and the 10-year
outlook is positive. From carbon credits
and biodiversity markets to recreation,
agroforestry and renewable energy, new
income streams continue to offer promise
but can take time to realise.

Investor interest in forests continued in
2025, but economic caution meant many
held back on capital deployment, looking
for a trigger that never materialised. This
delayed the recovery in buyer activity
and the market remained quiet, although
the price declines we saw in 2023 and

2024 appear to have softened throughout
2025, with some deals done at reasonable
prices. Regional influences in values were
exacerbated, emphasising the importance
of location in property markets. And, as it
was in 2025, the outlook for 2026 will be
linked to wider global economic trends.

This Spotlight reports on the performance
of the UK forestry investment market during
the 2025 forest year (1 October 2024 - 30
September 2025). It assesses progress
towards tree planting targets, and explores
how planting behaviour may impact future
timber markets. It also examines climate
change impacts on UK woodlands, and the
forward-looking research being undertaken
to strengthen resilience and long-term
sustainability.

Total market and area

Our research into the UK commercial
forestry market is based on our database of
all forest sales over 50 hectares, including
off-market transactions where known.

The 2025 forest year saw forestry
sales reach a record £304.4 million
(figure 1). Market activity was influenced
by a portfolio transaction which despite
representing only one sale, accounted for
43% of the total value traded. Excluding
this and a handful of larger transactions,
the underlying market value was around
£150 million, a figure that exceeds the total
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FIGURE 1: TOTAL MARKET AREA AND TOTAL MARKET VALUE
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annual value of sales in each of the previous
two years and aligns with a 10-year average
of £157 million.

These large sales took the total land area
sold during the 2025 forest year to 18,100
hectares - well above the 10-year average of
16,000 hectares. Excluding these significant
sales, just under 11,000 hectares changed
hands, compared to 8,600 hectares in the
2024 forest year, demonstrating clear year-
on-year improvement.

Commercial forestry values

Forests include non-productive areas
such as protected habitats, archaeological
features, public access routes, and very
steep slopes or wetlands unsuitable

2016

2017

2018 2019 2020

for planting. In investment forestry it is
therefore normal to consider the value of
the net productive area.

While average prices per hectare
provide a useful benchmark, care must
be taken when interpreting this data as it
hides regional and local variations. Forestry
values are diverse and price is dependent
on a range of factors, including location,
accessibility, tree species, average age and
timber volume, as covered in our ‘Regional
focus’ section below.

Figure 2 illustrates the exceptional
growth in average forestry prices in the
decade leading up to the peak in 2022,
during which prices quadrupled.

FIGURE 2: AVERAGE PRICE ACHIEVED PER HECTARE

Average price per net productive hectare

£30,000

£25,000

£20,000

£15,000

Price per hectare

£10,000

mmm Average price per gross hectare

£5,000
-

£0

201 2012 2013

Source: Savills Research

2014

2015 2016 2017 2018 2019

2021

35,000

30,000

25,000

20,000

15,000

10,000

Market gross area (hectares)

5,000

2022 2023 2024

2025

Although prices have since fallen, they
remain 2.5 times higher than in 2076.

A further fall in the overall average price
of forests traded was witnessed across the
UK during 2025, with the average gross
price decreasing by 15.5% from around
£15,500 per hectare in the 2024 forest
year. The average net productive price
per hectare fell by 13.5% from around
£21,500 in 2024. This analysis is based
on the properties traded and is therefore
influenced by location and other attributes.
As a result, regional averages are more
informative, as pricing diverged increasingly
between prime and outlying areas, with
some parts of the country showing little or
no fall in average value.

2021 2022 2023 2024 2025



Regional focus

Scotland

Scotland accounted for 95% of the
commercial forestry hectares sold across
the UK during the 2025 forest year. This
figure is higher than the 10-year average of
88% and highlights the very small size of
the market in England and Wales.

For the fifth consecutive year, market
activity was strongest in Central Scotland.
This was significantly influenced by the
large stand-out sales, with the region
accounting for 56% of the total area sold
across the UK. When excluding these sales,
the area sold is consistent with the 4,300
hectares transacted during 2024. Despite
the strong market, Central Scotland was
impacted by the location of sales, and the
region’s varied land types resulting in a
broad range of prices.

The total hectares sold in North Scotland
doubled in 2025, rising from 1,600 hectares
in 2024. However, increasing costs impacted
profitability, and average prices in North
Scotland fell for the second consecutive year
after a period of significant growth.

FIGURE 3: TIME TAKEN TO SELL PUBLICLY MARKETED PROPERTIES
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England

England recorded only a small number of
commercial property sales during the 2025
year, totalling just under 500 hectares. This
compares to a 10-year average of around
900 hectares. The small number of sales in
England meant activity levels were too low
to extrapolate the impact on prices.

Wales

The number of hectares sold in Wales
during 2025 reduced by half to just under
400 hectares compared to a 10-year
average of almost 1,000 hectares. Despite
the reduced market size, the few sales
reported indicated a rise in prices during

South Scotland’s share of the total UK the 2025 forest year.
forestry sales increased from 13% during
2024 to 22% during 2025. This is slightly Off-market sales
lower than the region’s 10-year average We estimate around 21% of all properties
of 28%, but a welcome increase in what is were sold off-market during 2025, below
traditionally the most important area for the 10-year average of 25%, and the lowest
forestry investment. Excluding the larger proportion since 2019. Figure 3 shows
sales, South Scotland represents 32% of properties were quicker to sell in 2025
the total forestry area sold across the UK. compared to 2024.

Average prices in this region rose for the

first time since the market peaked in 2022.

W More than 12 months

2019

2020

1111 1911Y
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Overseas investments: A landmark cross-border forestry sale in Portugal and Spain

Savills, acting on behalf of DS Smith, has completed the sale
of 870 hectares of FSC-certified sustainable forest in Portugal.

Spanning the Braganca and Alentejo regions, the forest includes
a mix of pine, cork, oak, and eucalyptus plantations. The buyer for
the majority was Antarr, a Portuguese natural capital and forestry

enterprise focused on investing in biodiverse and productive
landscapes. The remainder was acquired by a timber company.

This transaction marks the first part of a landmark cross-border
forestry initiative offering a total of 2,695 hectares of sustainably
managed woodland across Portugal and Spain. These forests
represent a rare combination of environmental stewardship

and commercial forestry designed to meet both ecological and
investment criteria in an evolving market for natural capital and
forest preservation.
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b TREE PLANTING PROGRESS AND PERFORMANCE

KEY
STATS
0} 0 0
15,579 25% 44% 27%
HECTARES OF NEW YEAR-ON-YEAR DROP IN RISE IN
TREE PLANTING FALL IN NEW TREE PLANTING AREA PLANTING AREA
(2024/25) PLANTING IN SCOTLAND IN ENGLAND

UK tree planting progress
and the future of
commercial forestry

Despite woodland

| ) ) ¢ bi ] creation accelerating,
Balancing competing forestry objectives UK tree planting
remains at just half
Politics is concerned with balancing « Overall, tree planting targets have not of 1970s levels.
competing objectives. Over the past few been achieved.
decades, forestry objectives have shifted
from prioritising timber production to a * Since the 1990s, funding has increasingly
broader emphasis on biodiversity and prioritised the planting of broadleaved Planting performance
carbon capture. Across all UK nations, trees, which may negatively impact While UK woodland creation achieved a
policy has aimed to increase the area of the rate and volume of carbon capture, recent high in the year to 31 March 2024,
woodland planted as part of long-term which can be higher in conifers. it was still roughly half of that achieved in
land-use change objectives. the early 1970s, and similar to 1980s levels
* The reduced support for planting (figure 4). Planting fell from even this
While all three goals might be expected to conifers threatens the UK timber modest achievement in the year to 31 March
bring benefits through additional planting, this industry, increasing reliance on imports 2025, despite ambitious targets to increase
has not necessarily been the case: at a time of global instability. forest area (figure 5).
FIGURE 4: NEW TREE PLANTING SINCE 1971 FIGURE 5: NEW TREE PLANTING BY REGION (HECTARES)
Conifers M Broadleaved
45,000 2023/24 s % Change
N planting year planting year
40,000 !,
|I
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20,664 15,579 -25% A 4
., 30,000
8 ' I
% 25,000 N 1 4,554 5,765 27% *
T 20,000 ! |
15,000 ||| ‘ ‘ Scotland 15,040 8,469 -44% v
10,000 ””l ‘
5,000 |||| III Wales 636 843 33% &~
EIRg8835888353b228284
2598883888338 3383R%8¢8 434 502 6% &
Source: Savills Research and Forest Research Woodland Statistics Source: Savills Research and Forest Research Woodland Statistics

The fall in new planting across the UK (figure 5) was entirely due to the reduction in Scotland, following the Scottish Government’s
decision to reduce the woodland creation budget by 40%, and the slow transition of projects through the approval process, meaning some
schemes will fall into subsequent years.
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The targets

Woodland area is not just a function of

new planting but felling, restocking and
loss. Timber production also depends on
factors such as species choice, stocking
density and site characteristics. In addition,
there is scope to use different definitions

of woodland. The Forestry Commission
defines woodland as meeting all of the
following: a minimum area of 0.5 hectares, a
minimum width of 20m and a potential tree
canopy cover of at least 20%. A canopy

of 20% could require only 100 stems per
hectare, depending on species. In contrast,
the Defra England Woodland Creation Offer
funds areas as small as O.1 hectares.

The targets differ between countries
within the UK. The English legislation
“The Environmental Targets (Woodland
and Trees Outside Woodland) (England)
Regulations 2023” illustrates the complexity
of interpretation. The act simply states
“by the end of 31 December 2050 at least
16.5% of all land in England is covered by
woodland and trees outside woodland”.
This 16.5% includes single trees and
hedgerow trees as well as areas more
conventionally accepted as woodland.

On 1 December 2025, DEFRA expanded
on the intention. The guidance provides
an interim target of an additional 43,000
hectares between 2022 and 2030, followed
by a further cumulative 167,000 hectares
to 2050. Added to the 2020 woodland
area of a little over 1.3 million hectares, this
achieves the 16.5% target, if applied to the
area of land on agricultural holdings (rather
than all land in England).

210,000 hectares is an ambitious
target and roughly equivalent to the 2025
area of oilseed rape in England. To assist
in this, the Forestry Commission claims
to have identified 2.9 million hectares of
low-sensitivity land suitable for woodland
creation. This excludes areas that are less
appropriate for afforestation, such as the
best and most versatile agricultural land,
designated landscapes (including all National
Parks and National Landscapes) and land
with other environmental sensitivities.

The targets for England allow for loss
through disease and loss to non-agricultural
development. Both are difficult to predict,
particularly given the recent introduction
of new diseases and climate change. The
targets appear to assume that restocking is
maintained at the current rates but do not
particularly account for the species being
restocked.

Each of the UK countries has its own
targets to increase planting, although there
is a central and unenforceable UK target
to increase woodland area by an ambitious
- and somewhat unrealistic - 30,000
hectares per year.

Carbon and biodiversity

The stated objective is to reach the net zero
target by 2050. While biological capture

in trees or soil organic matter has a role to
play, in the main its capture is finite; mature
forests store substantial carbon, but once
fully mature, its gains and losses will largely
balance out. Fast-growing softwoods
(such as conifers) capture carbon more
quickly than hardwoods (slower growing
broadleaves). Softwoods reach maturity

FIGURE 6: TOTAL AREA OF TREES IN 2005 AND 2025 (HECTARES)

2005 2025 % Change
Conifers Broadleaved Conifers Broadleaved Conifers Broadleaved
1,641,961 1,379,383 1,576,015 1,710,479 -4% 24%
355,139 921,556 305,810 1,038,987 -14% 13%
Scotland 1,064,868 292,916 1,068,261 441,365 0% 51%
Wales 156,244 145,560 139,497 173,676 1% 19%
65,710 19,350 62,447 56,451 -5% 192%

Source: Savills Research and Forest Research Woodland Statistics.

-
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sooner and, although gains eventually
become small, when harvested and used in
construction, much of that carbon remains
locked away and replanting enables further
capture.

The purpose of tree planting is to
maximise tree growth and thus carbon
capture. While trees also have a biodiversity
role, there must be active management
of the two different objectives. In non-
commercial areas, the main market can
become firewood, which leads to the
emission of highly damaging particulates.

Commercial forestry is declining across
the UK

According to the Forestry Commission, UK
forestry supplies around 27% of domestic
timber requirements and relies on imports
of largely sawn timber to maintain supplies
for building and other purposes. Looking
ahead, woodland and other biological
materials appear likely to be important in
the supply of new raw materials. With the
apparent fracture of the global economy,
reliance on imports looks likely to be
unreliable.

Despite a recovery in the area of trees
planted, the current choice of species,
location of planting and management
of trees is leading to a reduction in
commercially productive woodland.
Commercial production could be
maintained partly by increasing planting
grants for conifers in appropriate areas.
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There is a risk that the productive area of woodland across the
UK is being lost faster than it is being replaced (figure 7). While
the area harvested is not quoted, Savills Research indicates that on
average less than 50% of the felled area is restocked with conifers,
making the decline in timber species even greater than it appears. The
overwhelming point is that the main source of timber is conifers, but the
percentage of conifers felled is consistently higher than the percentage
restocked and replanted. This does little to maintain the suitable area

b
TREE PLANTING PROGRESS AND PERFORMANCE

needed for commercial timber production.

In addition, new planting is unlikely to take place in areas served
by existing sawmills and processors, making production expensive.

If action is not taken, not only is the opportunity to maximise
carbon capture lost, but in the longer term, the commercial timber

industry is jeopardised.

FIGURE 7: CONIFERS AS A PROPORTION OF ALL TREES

FIGURE 8: CONIFERS AS A PROPORTION OF TOTAL UK FOREST AREA
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Why has planting shifted away from commercial timber plantations?

* Grant schemes reward broadleaf
planting and environmental benefits.

»  Grant schemes do not enforce
maximisation of timber production.

» Certification requirements, while essential for
market access, can add layers of complexity
and cost, particularly for smaller growers.

*  The high grant levels encourage planting
by non-foresters who usually have less
interest in timber production.

* Available land for new planting is not
always close to timber markets, which
tend to be near the current productive
timber resources.

Timber prices surged to record highs in
2022, but have since softened, with real-
term prices (indexed from 2021) now
back to 2016 levels.

* Rapid growth since 2019 offers new .
opportunities, but carbon projects require
broadleaf or mixed woodlands rather than
large-scale conifer plantations.

e The carbon market allows the sale of * Timber price volatility makes long-term
pending issuance units, which are an investment harder.
estimate of the carbon captured over *  Competition for land from agriculture,

development and renewable energy
further constrains tree planting.

the life of the tree so fails to recognise
the benefits of commercial conifers
including their rate of capture, the

use of the timber post-harvest, and
the ability to capture more where tree
replacement is faster.
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HOTTEST YEARS
HAVE OCCURRED
SINCE 1990

CLIMATE RESILIENCE

2022

SAW ONE OF THE
UK’S MOST SEVERE
DROUGHTS

45%

LESS SUMMER
RAINFALL
PROJECTED BY 2070

40°C
WAS EXCEEDED

IN THE UK
DURING 2022

Helping trees handle the heat

The UK has seen rising temperatures, with the ten hottest years all occurring since 1990

Last year was the warmest on record, just
ahead of 2022 and 2023. As the climate
continues to heat up, many trees will

face challenges such as slowed growth
and higher death rates, especially among
younger trees and those sensitive to
moisture shortages.

Are droughts more common in the UK?

A drought is a complex combination of
conditions, as figure 9 demonstrates. Low
rainfall by itself does not constitute a
drought, nor does a prolonged period of
higher temperatures. Several periods over the
past 25 years have nonetheless clearly met
drought conditions in the UK. Between 2004
and 2006, persistent below-average rainfall
resulted in a multi-year drought, leading to
low river flows and low groundwater levels,
as well as depleted reservoir stocks.

More recently, the UK has witnessed
severe summer droughts, rather than multi-
annual occurrences. 2022 saw one of the
UK's most severe and widespread droughts
in the last 50 years, and temperatures
exceeding 40°C for the first time.

By the end of the 21%
century, all areas of
the UK are projected
to be warmer.

FIGURE 9: TEMPERATURE AND PRECIPITATION VARIATION IN THE UK AND
ASSOCIATED DROUGHT PERIODS
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By the end of the 21t century, all areas
of the UK are projected to be warmer. In
the high emissions scenario used by the

This means it is not simply rainfall

to cause stress.

Met Office, summers could be anywhere

from 1.3°C to 5.1°C warmer, and winters
could be 0.6°C to 3.8°C warmer.

scenario, there could also be as much as 45%
less precipitation in summer by 2070, and
39% more precipitation in winter.

At the same time, in the worst-case

Figure 9 appears to indicate the
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occurrences. Multi-year droughts, such

as those between 2004 to 2006 and

droughts appear more likely.

2010 to 2012, are projected to become
less common, whereas severe summer
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shortages, but rainfall patterns, that are likely






CASE STUDY

Case study: Royal Botanic Gardens, Kew

The majority of the huge variety of trees in the Royal Botanic Gardens are at risk from

climate change

Climate warming will be felt most acutely in urban areas, where
considerations such as the urban heat island effect intensify rising
temperatures. Urban trees already endure constrained and often
poor growing environments, leaving them even more susceptible to
this additional stress.

Many of the tree species within the Royal Botanic Gardens at Kew
and the wider London area will be vulnerable to changes in the UK
climate. Research by Kevin Martin, Head of Tree Collections at the
Royal Botanic Gardens, highlights the scale of the challenge; by 2090,
Mr Martin reports that the climate at Kew is projected to resemble
that of Altamira in northern Spain, nearly 600 miles south of Kew.

According to this research, in these much drier and warmer
conditions, only one of the 100 assessed focus tree species (holm
oak) is deemed to have “high suitability” with high confidence
in these lberian conditions. The species included within the
study represent 95% of London’s tree population. AlImost two-
thirds of the trees assessed were rated as having low suitability.
Furthermore, one-in-ten of the trees were found to be “vulnerable”
to the projected conditions by the end of this century, meaning the
capital’s urban forest could look markedly different as a result.

FIGURE 10: MAP DISPLAYING POSSIBLE SEED SOURCES FOR ROYAL BOTANIC GARDENS FUTURE ECOSYSTEM

Source: Mr K Martin, Royal Botanic Gardens, Kew

Defining climate resilience in forestry

A tree’s origin often reflects its climate adaptability. For example, European beech struggles in hot summers, whereas Oriental beech is more
heat tolerant. Mr Martin's research explains why some of these species cope better in dry conditions. Important factors include the turgor

loss point of leaves and leaf dry matter content.

Turgor loss point (TLP) measures how low the water pressure inside a leaf can drop before it wilts. A lower TLP means a plant can
handle greater drought stress since its cells keep functioning even when water is scarce.

Leaf dry matter content (LDMC) is the ratio of fully dry leaf mass to water-saturated, fresh mass. Species with high LDMC and dense
wood typically grow at a slower rate but are better equipped to withstand heat and drought.



Improving forestry resilience

CASE STUDY

Using the findings of Mr Martin's research, it is possible to draw conclusions that could inform future planting strategies in the UK to
improve the resilience of the nation’s trees and forests.

1. Plan using climatic moisture

Mr Martin's studies use the Climatic
Moisture Index (CMI) as a better guide to
how well a tree will grow than temperature
or precipitation considered in isolation. CMI
defines how much water is available to a
tree, after taking into account both rainfall
and how quickly water evaporates in hotter
conditions. Combined with soil maps and
site assessment, this makes the CMI a useful
tool to spot sites that are likely to become
drought-prone.

2. Match tree sources to future climate
conditions

Knowing the projected future climate allows
climate-analogous regions to be identified.
Researching and anticipating the climate

of a region where planting will occur can
allow foresters to select provenances from
regions with those conditions (figure 10).

This helps ensure that the genetic material
planted today is pre adapted to the climate
it will face in maturity.

3. Select trees with beneficial traits

Some tree species cope far better with drought
than others. Traits such as TLP, LDMC and
wood density give a good indication of how
well a tree can tolerate extended dry periods.

That means planting stock can be
chosen from species and provenances
that already show strong, measurable
drought-tolerance traits. This improves
resilience across both timber-producing and
broadleaf planting schemes.

4. Design for water resilience

As much as the tree can be selected to be
resilient to drought, designing for water
resilience is essential.

FIGURE 11: CONTRASTING CLIMATE TOLERANCE IN SILVER BIRCH AND HOLM OAK

® Silver Birch (Betula pendula) ® Holm Oak (Quercus ilex)

COLD & WET

London climate in a given year

This might include practices such as:

* Improving infiltration and soil water
storage by breaking compaction layers
through targeted ripping or subsoiling

* Using mulch or brash retention to
moderate soil temperatures and reduce
evaporation

» Direct planting into pasture as opposed
to traditional ground preparation

* Adjusting initial spacing and early
thinning to encourage timely canopy
closure

« Consider using cell grown trees instead
of bare root stock, which typically
provide better drought resistance

*  Adapt weeding regimes to the weather,
recognising that leaving more vegetation
can offer shelter, shade and improve
moisture retention
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Figure 11 illustrates a species distribution model for silver birch (Betula pendula), a “vulnerable” species, and holm oak (Quercus ilex), a “high
suitability” species. Each point represents an observation of the species in relation to its climate. It also suggests that by 2050 Betula pendula
will be approaching the limits of its climatic tolerances. The larger orange points represent the current and future climates of London.
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Analysis methodology: Forest sales database: Our research on forest sales analyses our transactional database of all mainstream forestry transactions over 50 hectares in area - and, where we are aware, off-
market or private sales. While every effort is taken to ensure all transactions are included within the information presented within this publication, it is very likely that further sales are reported after our publishing
Therefore, this Spotlight on the UK forestry market takes into account all new available information. Data recorded on known sales is referred to as price, as a factual recording of the transaction. The impact of price
on the wider forest resource is referred to as value and is subjective, but influenced by price. Advertised forest property database: Our research on the supply of forest properties analyses data from our advertised
forest property database. This database collates data from publicly marketed forest properties across the UK and utilises asking prices in place of sold prices.
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