
Income Opportunities

How woodland owners can make money from their forest 

Presenter Notes
Presentation Notes
In this presentation we will introduce some income opportunities for forestland owners.



Opportunities

Presenter Notes
Presentation Notes
Potential new landowners may be apprehensive about the expenses associated with owning rural property.  Property taxes and management expenses can add up quickly.  Fortunately, in Virginia, there are several programs available which can reduce property taxes, offset management expenses, and produce income on rural lands.  This presentation will discuss many of these opportunities.



Income Opportunity 
Overview
• Tax assistance programs
• Cost share programs
• Sources of income

• Hunting leases
• Ecosystem services
• Non-timber forest products
• Timber

Presenter Notes
Presentation Notes
The programs and opportunities we will cover in this portion of the class include:
* Programs that can reduce property tax bills 
* Cost share programs to assist with management expenses
* And sources of income, including:
       Hunting leases
       Non-timber forest products and 
       Timber




Tax Assistance

• Use-value taxation (Land Use)
• Lower property taxes for rural land – forest, agriculture, 

horticulture, or open land.
• Land is taxed at current use, versus highest and best 

use value
• Rural landowners use fewer services per dollar of taxes paid

• Provides incentive for keeping land in rural use

Presenter Notes
Presentation Notes
Use-value taxation is a program which may reduce the amount of property tax paid on rural lands.  Every county and independent city in Virginia has authorization to implement this program, if they choose.

If a property is enrolled in a use value taxation program, it is taxed based on its current use (agriculture, forestry, etc.) instead of its highest and best use.  In general, land has a lower value when it is being used for rural uses, such as growing trees, than its highest and best use, like residential or commercial development.  The thinking behind this is that corn doesn’t go to school and cows don’t call the police.  In other words, for every tax dollar rural property owners pay, they use about $0.40 worth of services; for every tax dollar urban property owners pay, they use about $1.40 worth of services.  So rural landowners cost localities less.  

Use value taxation is used mainly in localities with high development pressure.  The map on the next slide shows localities which have use value programs –most are in and around urban corridors. There are two main reasons why use value taxation programs have not been adopted in counties where the majority of the land is in rural use, with low development pressure.  First, rural areas typically have lower land values and hence, overall lower property taxes. And, second, without an urban component, there is no one to shift the tax burden onto and little need to incentivize keeping land rural. 




2025 Localities with use-value ordinances

Presenter Notes
Presentation Notes
Point out the counties covered by the Association for whom the workshop is taking place and note the types of use-value assessment available in each.



Tax Assistance: use-value taxation

• Use value taxation
• Forestland 
• Minimum of 20 forested acres
• May also qualify with land in 

agriculture, horticulture and open 
space

• Contact your county tax assessors 
office 

Presenter Notes
Presentation Notes
Properties must meet certain requirements in order to qualify for a use value taxation program.  For forestland, owners must have at least 20 acres of productive, stocked forest. This can be on one or adjacent tax parcels. There is no requirement to harvest timber, but most localities require a forest management plan. There is typically an annual enrollment period, regular reenrollment intervals, and a requirement to pay back taxes if the land is developed. 

The County Commissioner of Revenue is the person to contact to find out more about this program. Most will work closely with the Department of Forestry personnel in their county.



Tax Assistance: conservation easements

• Restricts some uses – typically subdivision 
& development – in perpetuity

• In theory, keeps the land in rural use forever
• Usually donated in exchange for income tax 

credits
• Some localities have purchase of 

development rights (PDR) or transfer of 
development rights (TDR) programs

• Property taxes are assessed at use-value.

Presenter Notes
Presentation Notes
Another tool to reduce taxes is a conservation easement.  Most people in Virginia have heard about these, but there are a lot of misconceptions.  Essentially, a landowner voluntarily relinquishes certain property rights (forever) to a land trust or government agency. In Virginia, the single largest holder of easements is the Virginia Outdoors Foundation; however there many other land trusts and agencies in Virginia who can hold easements, including the Virginia Department of Forestry.

Although all terms of a conservation easement are negotiable, they generally restrict development and subdivision rights on a property.  For example, a 70-acre parcel with one existing home under an easement may be restricted to only building one additional home on the property, and no subdivisions. 

Most easements are donated, and in exchange, the state of Virginia awards the easement donor (landowner) state tax credits which can be used to pay state taxes or sold to another Virginia tax payer.  In addition, the federal government provides income tax deductions. Some localities offer purchase or transfer of development programs, which are very similar, except that instead of tax credits, the landowner receives a payment or additional density on another property.

Conservation easements do NOT transfer ownership of the land; the land can still be sold or passed onto heirs.  Forestry and agriculture can still take place, sometimes with some restrictions.  And an easement does not grant the public access to the land.

Because the land can no longer be developed, localities are required by law to asses the property’s value based on actual use, even in areas without use value taxation programs. 



Cost-Share Program Overview

• Provide financial assistance for projects 
(such as tree planting, creation of 
buffers along waterways, etc.) on 
private lands which enhance:

• Environmental protection
• Water quality
• Wetlands
• Wildlife habitat
• Woodlands

Presenter Notes
Presentation Notes
Cost share programs provide good opportunities for landowners to recoup management expenses.   Cost sharing is available to landowners who conduct certain activities on their lands. 

One example of a cost share program is the Reforestation of Timberlands (RT) Program.  The RT Program provides cost share assistance to landowners for establishing new pine forests.  Approved projects include: planting loblolly, shortleaf, white, pitch-loblolly or longleaf pine, preparing the planting site with fire or herbicide, and using herbicide to reduce competition after planting.

Many other programs are available in Virginia and often landowners can take advantage of more than one program at a time.  



Cost-Share Programs

• Programs are funded through a variety of agencies & non-
profits

• Natural Resources Conservation Service (USDA/NRCS)
• Virginia Department of Forestry (VDOF)
• Soil & Water Conservation Districts (SWCD)
• Others

• A list of current programs is available at:
www.dof.virginia.gov

Presenter Notes
Presentation Notes
Many different government agencies and even some non-profit organizations provide cost share programs.  

Three of the largest and most commonly accessed are the Natural Resources Conservation Service (part of the USDA), the Virginia Department of Forestry, and local Soil and Water Conservation Districts.

There is list of cost share programs and contact information in your packets.




Cost-Share Program Examples

Popular programs include:
• RT: Reforestation of Timberlands
• Hardwood Initiative
• PBBPP: Pine Bark Beetle 

Prevention Program
• CREP: Conservation Reserve 

Enhancement Program
• EQIP: Environmental Quality 

Incentive Program

Presenter Notes
Presentation Notes
This is a very abbreviated list of the cost share programs available to private landowners in Virginia.  These are some of the most used.  

We’ve already mentioned the RT program, which helps landowners with the costs of pine reforestation. VDOF also sponsors a hardwood initiative that cost-shares practices to improve and regenerate hardwood forests. 

The PBBPP is also managed by the Virginia Department of Forestry.  This program helps landowners pay for forest management practices which improve the health of their pine stands, making them less susceptible to pine bark beetle attacks.  Practices include pre-commercial thinning (thinning out pine stands before the trees are large enough to market) and planting less susceptible species, like longleaf pine.

CREP and EQIP are both managed by the Natural Resources Conservation Service.  To apply, landowners go to their local USDA Center.  
The goals of CREP include:

To improve water quality by establishing vegetative buffers along streams, intermittent streams, other water bodies and around sinkholes. 
Provide livestock with limited access to streams or alternate watering facilities outside of riparian areas. 
Increase wildlife habitat in riparian areas and restore wetlands.

Cost-sharing is available to help pay for: fencing to exclude livestock from the riparian buffer, watering facilities, hardwood tree planting, filter strip establishment and wetland restoration.  This photo shows a hardwood planting along a creek in Bedford County.  The seedling is placed in a tube to protect it from deer browse.  

The goal of EQIP is much broader: to address natural resource concerns.  
EQIP offers 5 to 10-year contracts to landowners and farmers to provide cost-share assistance and/or incentive payments to implement conservation practices.  As part of this program, landowners can receive cost share to help with the costs of writing a forest management plan.  




Sources of Income: hunting leases

• Landowners provide limited access to their land for the 
stated purpose of hunting

• Can generate enough income to cover property taxes
• Hunters may agree to help improve wildlife habitat
• Can help maintain boundaries and prevent trespass

Presenter Notes
Presentation Notes
There are also a number of opportunities for landowners to generate income from their property.  One common income source is to provide hunting leases.  Landowners can charge a fee to hunters who wish to harvest game on their land.  Typically, income from hunting leases is sufficient to cover annual property taxes, although a lot depends on how large a property is, and the quality of the wildlife habitat.  Hunting leases are probably not a realistic source of income from smaller parcels in suburban areas.  

Hunt clubs are generally very good lessees as most have standards of ethics for hunting and will also help monitor your boundary lines, deter trespassers, and improve wildlife habitat on your lands.  VCE has a 15 Minute Video on Hunting Lease Best Practices to get landowners started on the right foot.



Sources of Income: ecosystem services

“Nature’s benefits”
• Aesthetics
• Carbon storage
• Nutrient cycling
• Climate mitigation
• Wildlife habitat
• Clean air
• Clean water

Presenter Notes
Presentation Notes
Ecosystem services, or nature’s benefits, are services forests provide to all of society, typically free of charge.  This includes scenic beauty, carbon storage and other nutrient cycling, climate mitigation, such as flood prevention, wildlife habitat, clean air, and clean, abundant water. 

In Virginia, these services are estimated to value almost $6.7 billion annually.

Should forest landowners be compensated for these services? Many people would like to see this happen, but at this time, the only one for which there is a significant market is carbon storage.





Ecosystem Services: forest carbon

• While trees are growing, they 
take in carbon dioxide and 
store that carbon in their 
wood and other tissues.

• Companies that want to offset 
their carbon emissions are 
willing to pay woodland 
owners who increase carbon 
uptake and storage.

Presenter Notes
Presentation Notes
While trees are growing, they take in carbon dioxide and store that carbon in their wood and other tissues. Companies that want to offset their carbon emissions are willing to pay woodland owners who increase carbon uptake and storage. This is one of the reasons you hear companies like airlines setting goals to become carbon neutral or even claiming to already be carbon neutral.

There are many different programs through which a landowner can be paid for the carbon their woodland absorbs and stores. Typically these require landowners to do something that increases their carbon storage above what it would be if they weren’t in a carbon program. The most common action is delaying or restricting timber harvests, though there are others, such as planting open land to forest. These programs are changing rapidly as project developers discover which practices store the most carbon, what landowners are interested in doing, what businesses are interested in paying for, and how increased carbon can be verified.

The VCE publication “An Overview of Forest Carbon Credit Programs in Virginia” is included in your packet, and the Forest Landowner Education Program maintains a website with the latest information on existing programs.



Sources of Income: non-timber forest 
products
• All useable parts of the forest besides timber (wood)

• Florals and seasonal greens (pinecones)
• Food (mushrooms, nuts)
• Medicine (ginseng) 
• Dietary supplements (ginseng, black cohosh)

Presenter Notes
Presentation Notes
Non-timber forest products, or NTFPs, are marketable woodland products such as plants, plant parts, mushrooms, barks, leaves and needles, nuts, fruits, saps, and flowers that are not associated with the wood trade. 

While it is possible to grow or forage NTFPs anywhere in Virginia, and nearly anyone can sell pinecones at a farmer’s market, by far the most developed markets are in Appalachia. More than 100 commercial NTFPs are native to the greater Appalachian region, including roughly half of the medicinal/supplement species sold worldwide. Commercial-scale trade of these materials began in the 1700s, and while still much smaller than timber, has been growing steadily for more than 20 years. In 2018, herbal woodland botanicals, many native to Appalachia, contributed over $12 billion in retail sales to the US dietary supplement industry (Smith et al. 2022). 

As NTFP markets continue to grow and evolve, businesses are increasingly concerned about the effects of growth on future resource yield, workforce capacity, and product development and quality (Chittum et al. 2019). Until recently, NTFPs have been almost entirely wild foraged, which can be unpredictable in quantity, prices, suppliers, quality, and handling. This resulted in lower prices and wasted products. To remedy this, people are increasingly engaging in “forest farming” of NTFPs.

Forest Farming is a type of agroforestry involving the intentional cultivation and stewardship of marketable NTFPs in forested habitats where they naturally grow. This can include planting desirable understory species, but also includes managing the overstory and existing vegetation to create the right conditions for the desired species. Forest farming is increasingly standardizing production, improving quality, connecting communities and industry, sustaining NTFP resources, and inspiring enterprise and product line innovation. 




Sources of Income: non-timber forest 
product information
• Your local Extension agent
• The Appalachian Forest Farmer Coalition

• https://www.appalachianforestfarmers.org/

Presenter Notes
Presentation Notes
If a landowner is serious about NTFP income opportunities and wants to move beyond simple foraging for informal local markets, they will need guidance. Some NTFP’s are easy to produce. For example, Shitake mushrooms can be grown on logs, with minimal effort after the initial inoculation. Higher-value plants, like ginseng are more difficult. 

A good place to start is with your local extension agent. Even if the local agent in any particular county doesn’t know much about NTFP, they will know who in the Extension system to contact for expertise.

The Appalachian Forest Farmer Coalition is a network of forest farmers, forestland owners, universities, and governmental and non-governmental organizations that share a common goal of improving agroforestry production opportunities and farming capabilities among forest farmers and increasing awareness of forest-grown NTFPs. Their website hosts a wealth of information on a variety of NTFP’s and how to cultivate, harvest, and market them. They also offer a newsletter, an annual conference, and office hours. Price points are six to 10-fold higher for forest farmers who have worked with the AFFC to secure purchase orders from discerning industries and businesses.�







Sources of Income: timber

• Traditional forest product
• Hardwood or pine
• Many different products
• Rotation length varies depending on species and desired 

product
• Most landowners only harvest once or twice during their lifetime

Presenter Notes
Presentation Notes
Timber is, of course, the traditional forest product. The timber and wood products industries contribute more than $21 billion annually to Virginia’s economy and employ over 100,000 Virginians.  

Relatively few landowners own their woodland with timber production as their main reason or goal. However, many landowners will harvest timber at some point, both for revenue and to achieve other goals.

Both hardwoods and pines have value and many different forest products can be harvested, often from the same piece of land. In Virginia some of the most valuable timber species include white oak, tulip poplar, and loblolly pine.  The two main categories of products made from these trees include:
pulpwood, which is made from small or misshapen trees, is a low-value product used to make paper or generate bioenergy
Sawtimber, which is made from large, straight trees, and is a much higher value product, used to make boards

Timber harvests occur infrequently. Loblolly pine is usually thinned before age 20, but stand replacement harvests only occur from 25 to 70 years apart, depending on the species, site quality, and desired products. This means most folks will only harvest once or twice during their lifetimes.



Sources of Income: selling timber

• If done correctly, can provide a significant source of income and 
improve the health or wildlife value of a forest

• Should work with a professional forester 
• Virginia Department of Forestry
• Consulting forester

Presenter Notes
Presentation Notes
A professional forester should be used to plan a timber harvest, to ensure the landowner is adequately compensated, and that proper planning for the next forest is conducted.  

Landowners can start by working with a Virginia Department of Forestry area forester or a private consulting forester to develop a management plan (www.dof.virginia.gov).  DOF offers a number of free and low-cost services and is usually the best place to start. A DOF forester can make recommendations about whether to harvest and what type of harvest would meet a landowner’s goals. However, they cannot place a monetary value on timber or oversee a timber sale.

Private consulting foresters provide these services for a fee, usually a commission, much like a realtor does for property sales. The Virginia Department of Forestry has a list of consulting foresters on their website or available from local offices.  




Summary

• Many opportunities to defray 
expenses

• Tax assistance programs
• Cost share programs

• Many income producing 
opportunities

• Hunting leases
• Non-timber forest products
• Timber production

Presenter Notes
Presentation Notes
Our hope is that the information provided in this portion of the class can help you to allay fears of potential landowners who are concerned about the expenses associated with owning rural land.  Many opportunities are available which can help defray these costs, and some will even provide extra income on a regular basis.  



Discussion?

Presenter Notes
Presentation Notes
Are there any questions or anything we need to discuss on this topic?



	Income Opportunities
	Opportunities
	Income Opportunity Overview
	Tax Assistance	
	2025 Localities with use-value ordinances
	Tax Assistance: use-value taxation
	Tax Assistance: conservation easements
	Cost-Share Program Overview
	Cost-Share Programs
	Cost-Share Program Examples
	Sources of Income: hunting leases
	Sources of Income: ecosystem services
	Ecosystem Services: forest carbon
	Sources of Income: non-timber forest products
	Sources of Income: non-timber forest product information
	Sources of Income: timber
	Sources of Income: selling timber
	Summary
	Discussion?

