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Introduction  
 
The Borderlands Partnership was established in 2014 and since then has worked on a shared 
ambition to unlock the South of Scotland and North of England’s economic potential and to 
encourage new business and job opportunities.  
 
The Natural Capital programme aims to set up a natural capital innovation zone in the South 
of Scotland to showcase the importance of natural capital to the economic, environmental and 
cultural health of the region.  
 
Within the natural capital programme, there are six pilot projects; one of which is the Solway 
Coast and Marine Pilot Project (SCAMPP), which aims to generate innovation in restoration of 
natural capital of the Solway Firth through research and development of habitat restoration 
techniques for three key habitats/species; native oyster, seagrass & salt marsh. This 
programme will run for six years from 2024 and will deliver a new research centre in Stranraer.  
 
To realise the potential of this enabling project there needs to be a significant scaling up of 
investment in habitat restoration around the Solway coast. Dumfries & Galloway Council and 
its partners; Solway Firth Partnership and the Galloway and Southern Ayrshire Biosphere, are 
developing a large-scale restoration project covering the Scottish side of the Solway from Loch 
Ryan to Gretna.  
 
The Solway Coast and Marine Project (SCAMP) will be a holistic project building on the learning 
and experience from the successful Galloway Glens Landscape Partnership Scheme, covering 
work on marine and coastal habitats, but also seeking to engage local communities in the 
marine environment, exploring cultural associations, developing coastal infrastructure and 
recreational assets to allow people to engage with these habitats, fostering economic 
opportunities and delivering associated training. 
 
The scale and significant costs of the required interventions mean that the projects are unlikely 
to be covered solely by public funding and will therefore need to attract private sector nature 
finance investment. 
 
This report has been commissioned to provide support and advice to feed into the production 
of an ‘Investment Ready Solway’ plan for Dumfries & Galloway.  
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Background 
 
In order to fully understand the opportunities available for private investment in the restoration 
of the Solway and the barriers that will have to be overcome to attract that investment, 
Dumfries & Galloway Council have received funding from the Nature Scot/National Lottery 
Heritage Fund FIRNS (The Facility for Investment Ready Nature in Scotland). Part of the aims 
of FIRNS is to explore how the project engages with and the benefits from private investment 
in natural capital, the barriers to access this capital and any further work needed to become 
‘investment ready’. Additionally, the study includes working with the Loch Ryan Oyster 
company to explore the potential for expansion of the native Oyster (Ostrea edulis) beds in 
other parts of the Solway; trialling a new saltmarsh code on a Solway site; awareness raising 
sessions for local landowners on natural capital opportunities; and working with Crown Estate 
Scotland to define their approach to seabed permissions for restoration projects. 
 
Specification 
 
Dumfries & Galloway Council appointed Galbraith as consultants to engage with the Council 
and its partners to explore the feasibility of applying nature finance to various projects around 
the Solway Firth. The Council were hoping that through an awareness raising session delivered 
by UK Centre for Ecology and Hydrology and Finance Earth, they would attract a pipeline of 
private landowners wishing to explore natural capital opportunities, particularly around existing 
Saltmarsh, managed realignment, and wetland creation.  Over a five-month period, Galbraith 
have provided land management advice on how individual landowner/holdings might be best 
developed to be ‘investable’.  
 
Galbraith have provided external advice and expertise to Dumfries and Galloway Council to 
support the recruitment of suitable saltmarsh (or associated) projects to be part of an 
‘Investment Ready Solway’ plan. It was envisaged that the consultant would analyse the 
individual opportunities in terms of agricultural or other income, likely future development, 
potential costs, and benefits of any interventions and working with the Nature Finance 
consultant regarding the nature finance market it may attract. 
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Proposed Project Aims 
 
At the outset of the project, the following aims were identified by Dumfries & Galloway Council: 
 

1. Project inception meeting - Inception meeting with Dumfries and Galloway Council’s 
(DGC) and partners.  

2. Tender Objectives - Review the tender objectives as specified within this brief with DGC 
and the other experts engaged to work on the plan.  

3. Work Programme - Refinement and confirmation of programme and tasks including key 
milestones. 

4. Attend awareness raising event run by Finance Earth, highlighting the new Salt Marsh 
Code and the potential of nature-based investment.   

5. Follow up on the pipeline of interested landowners with an initial assessment site visit 
(allow for 10 visits) 

6. Work with DGC and partners to shortlist the 2-3 most promising sites for further 
investigation. 

7. Undertake more detailed analysis on the short-listed sites, allow for at least one further 
site visit including a final presentation of findings. 

8. For each of the short-listed sites, provide a final plan/report and executive summary 
which meets recognised best practice – using the information gained through the 
consultation with landowner.  

Contribute to the wider project report ‘Investment Ready Solway’ and associated evaluation. 
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Project Adaptation 
 
Saltmarsh Code 
 
The work to be undertaken by Galbraith was to be built round an awareness raising workshop 
as part of further validation work in Scotland undertaken by the UK Centre for Ecology & 
Hydrology (UKCEH) and Finance Earth. The crux of the project was to look at the potential for 
landowners to be compensated/rewarded for creating Saltmarsh by gaining potential Carbon 
Credits along similar lines to the Woodland Carbon Code. However, due to the timing of the 
workshop and the short timescale for delivering the FIRNS project, the programme was adapted 
to allow visits to a selection of landowners before the workshop. A total of four farmers with 
differing farm types were visited in January/February 2024 to discuss the potential for 
saltmarsh restoration on their land. It became clear that due largely to uncertainties around 
the future agricultural subsidy system that we were unable to achieve any valuable progress 
from this approach. Considering the data already collected we redirected efforts towards 
quantifying the agricultural income/land price reductions for different farm types to allow a 
realistic cost analysis for Saltmarsh restoration across the Solway to be estimated. 
 
The Saltmarsh Code is being produced by the UKCEH and there is a draft version available. The 
current expected completion date of the Code is Summer 2025.  
 
The Saltmarsh Code, in its current iteration, focuses on carbon credits for managed realignment 
(MR) projects because this is what the scientific evidence currently supports. Managed 
realignment involves allowing seawater back in to flood the land (by breaching seawall 
defences), re-creating saltmarsh and providing space for nature. At the same time, the new 
saltmarsh acts as a buffer, soaking up some of the energy of the sea before it reaches the 
stronger new sea defences.  
 
The geography of Dumfries and Galloway generally sees the land height rise relatively quickly 
from high-water level, therefore there would be limited scope to undertake large scale MR 
projects in the region.  
 
It is additionally understood that the measuring and verification of carbon being captured by 
saltmarsh is quite complex and the potential loss of carbon from saltmarsh erosion makes the 
potential gains from new saltmarsh less clear cut.    
 
However, saltmarshes are valuable habitats providing many more benefits than just carbon 
storage. Following discussions with Dumfries and Galloway Council; and other partners, 
including Finance Earth and Dr Griffen (please see Case Study Section on page 8), it became 
clear that Biodiversity potentially offered a better opportunity to generate income from 
saltmarsh than carbon sequestration.  
 
While not yet fully adopted in Scotland, Biodiversity Net Gain (BNG) has been introduced by 
legislation in England as a way of replacing and enhancing the environmental loss that occurs 
during building or other development works.  
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Saltmarsh creation (Managed Realignment) – photo from                                                                  UK 
Centre for Ecology and Hydrology 
 
Biodiversity Net Gain (BNG) 
 
Biodiversity Net Gain is a relatively new concept and is a way of potentially monetising nature 
projects.  
 
In Scotland BNG is not an official mechanism, however the Forth National Planning Framework 
(NPF4) which became mandatory in February 2023, requires that “development proposals will 
contribute to the enhancement of biodiversity”. NPF4 does not specify in detail how to meet 
the requirements, so many developers are utilising the English BNG metric which is available 
and convenient. Alternatively, Scottish and Southern Energy (SSE) have developed their own 
Scottish adaptation of the metric which is becoming increasingly widely used.  
 
Biodiversity Net Gain is an approach to development, land and marine management that leaves 
biodiversity in a measurably better state than before the development took place. Currently, 
although certain sites are protected, there are limited mechanisms to value, maintain, enhance 
or create wider habitats. As a result, habitats continue to be lost to development, reducing 
nature's ability to connect and thrive. In the future, most developments will need to deliver a 
minimum 10% BNG. BNG is additional to existing habitat and species protections. Intended to 
reinforce the mitigation hierarchy, BNG aims to create new habitat as well as enhance existing 
habitats, ensuring the ecological connectivity they provide for wildlife is retained and improved. 
 
Development often results in impacts on, and losses of, nature. By reinforcing and 
complementing the mitigation hierarchy, mandatory BNG requires development to deliver more 
for nature; setting a requirement to increase biodiversity by a minimum of 10% compared to 
the baseline (Natural England). 
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By enhancing biodiversity habitats, landowners can create “credits” representing units of 
enhancement and sell these to developers who are losing units of habitat due to development. 
When a credit is sold, the landowner is legally responsible for creating or enhancing the habitat 
and managing it for at least 30 years to achieve the target condition. The price that the 
landowner receives for selling the credits, therefore, needs to take the cost of creating and 
managing the habitat over a long period into account.  
 
The Government in England hope that the requirement for BNG will be met by the creation of 
a private market. However, they have created statutory credits to provide an alternative. The 
statutory credits are based on the cost to create, maintain and monitor different habitat types. 
As Scotland does not have an equivalent of statutory credits, the provision of BNG will need to 
come from the private market.  
 
From 12th February 2024, developers will be required to provide a BNG of at least 10% for most 
new developments in England. This is a 10% increase in “nature” as identified on the 
biodiversity metric. As discussed, in Scotland the 10% figure will not be mandatory, it is hoped 
that this metric will be followed by developers seeking to gain favour for their development 
with planning authorities.  
 
The metric for measuring Biodiversity is complex and can be viewed at: 
 
https://www.gov.uk/government/publications/statutory-biodiversity-metric-tools-and-guides 
 
The statutory BNG credit value put on Saltmarsh by DEFRA (Department for the Environment, 
Food & Rural Affairs) is £125,000 per unit, with a unit equating to a hectare of land. It is 
understood that this level of payment would be in recognition of Managed Realignment style 
projects, which have high capital cost associated with building a new sea wall. As mentioned 
above, it should be remembered that the English Government are looking for private 
landowners to create a market in BNG credits, and the statutory credit value is set deliberately 
high, so that DEFRA does not undercut the private market.   
 
Biodiversity Net Gain for development is not the only reason that companies are paying for 
biodiversity. Pressures are growing on companies to demonstrate sustainability in their supply 
chains in a wide range of ways; and to compete for investors, talent and customers by 
demonstrating their positive environmental and social impact. We are aware of a growing 
demand in this market - which seeks not to tick a compliance box but to demonstrate 
outstanding impact - which seems to be outstripping supply. This market provides widespread 
scope for place-based projects to design and bring to market those outstanding products: for 
example, combining biodiversity restoration with carbon reduction, social benefit, community 
wealth building, and other goods. It is a relatively untested market, but one which will emerge 
over the next few years; and the FIRNS process provides outstanding opportunity to develop 
these rich and sophisticated natural capital products with which to test it. 
 
 
 
 
 

https://www.gov.uk/government/publications/statutory-biodiversity-metric-tools-and-guides
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Case Study Farms /Landholdings 
 
A number of landowners were contacted by Galbraith and D&G Council to find a diverse sample 
of land types and businesses to take part in the project. Out of the people spoken to, four farms 
were identified at the initial stage as having potential to undertake a Case Study.  
 
A prerequisite to take part in the project was that the land in question had been identified as 
having “opportunity” for Salt Marsh creation. The opportunity sites were drawn up by Dr. Larry 
Griffen during his work with the Solway Firth Partnership – Saltmarsh opportunity mapping on 
the Solway in D & G  
 
Across the Solway for D&G, Dr. Griffen identified 1,537ha of land in the 1-6m height bracket (above 
sea level) that probably has the potential to become a variety of pseudo-saltmarsh or fen/marsh 
wetland communities over the next 25-50 years even under current sea level conditions. Any 
positive anomalies in the mean sea level as predicted by 2100, including possible predictions of up 
to 0.9m (rise) under some climate scenarios, will make this eventuality more and more likely during 
the current century. 
 
Dr. Griffen also reported that: 
 
Across that period to the year 2100 though, the current lower-mid level saltmarshes on the Solway 
will become subject to greater inundation frequencies and durations and so they may well erode 
and decay and release carbon if they can no longer maintain a densely vegetated surface and so 
the carbon balance of creating new saltmarsh habitat opportunities is less likely to be as clear cut 
in terms of simple positive gains in carbon storage; 
 
As such, it may be better to think in terms of biodiversity gains, rather than straight carbon storage 
gains, as the realistic aim of any proto- or pseudo saltmarsh creation projects in the region. 
Biodiversity would be gained at the new sites themselves but also through the creation of buffer 
areas to intensive agricultural activities and the creation of corridor habitats for the biodiversity on 
adjacent existing natural and semi-natural saltmarsh areas that are often SSSIs in the Solway 
region, and so could therefore aid the maintenance of these rich and vulnerable habitats in 
‘Favourable Condition’; it also being suggested that such “buffer habitats” could reduce diffuse 
nutrient and sediment run-off into our rivers and estuaries and thus aid aims to increase river and 
bathing water quality for example. 
 
As previously mentioned, the report from Dr Griffen fed into the discussion around the decision 
to focus on Biodiversity rather that carbon sequestration.  
 
The report completed by Galbraith will concentrate on the potential economic “costs” for 
landowners who are considering undertaking a saltmarsh project. This report should be 
considered in conjunction with the report from Finance Earth, who have looked at the potential 
income that can be generated from selling Biodiversity Credits or their equivalent. 
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Potential Barriers  
 
When discussing the project with landowners a number of potential barriers were raised by 
both those who agreed to meet us to discuss the project in detail and those who were not keen 
to be involved at this stage.  
 
Lack of information – there is a lack of information available with regards to future agricultural 
support schemes. There is an expectation that agricultural support in Scotland will change in 
2026 (or potentially 2027). Farmers and landowners are waiting for detailed announcements 
from the Scottish Government into how the new support measures will work. It is broadly 
understood that future agricultural support will be paid partially on the same basis as the 
moment (Tier 1) and partially paid in relation to biodiversity and / or climate change measures 
(Tier 2). Farmers and landowners are reluctant to do anything that might jeopardise 
opportunities under the new support schemes. 
 
As previously discussed, Biodiversity Net Gain is now operating in England, but has yet to be 
fully adopted in Scotland. There is a lack of information available on potential levels of payments 
that might be generated by private landowners for undertaking nature restoration works for 
either developers or for businesses that want to be associated with “good news” project.  
 
Servitude on Title – there is a potential requirement for a servitude (or burden) on the title 
deeds of a property when selling BNG credits or similar. This is an obligation to provide a 
contracted outcome over potentially a 30-year plus period. If the landowner wished to sell his 
property at some point during that period, the servitude would likely reduce the sale value.   
 
Land Values – As indicated above, a servitude on a property would potentially decrease the 
value of the land. Perhaps more immediately obvious would be the decrease in the agricultural 
value of land if say prime arable / silage land was degraded to become salt marsh. This could 
potentially turn land valued currently at £8,000 - £9,000 / acre into land worth possibly £500 
- £1,000 / acre in the worst-case scenario.  
 
Production Loss – Dumfries & Galloway is predominantly a livestock area, with one of the 
heaviest densities of livestock in Scotland. Many farms run at a high stocking rate in an attempt 
to maximise production and dilute fixed costs. In many cases, low lying areas represent some 
of the most productive land on farms, and farmers require these areas for growing silage, for 
example, in order to maintain efficient production.   
  
Emotional Perspective – The emotional connection to land and production is not to be 
underestimated amongst landowners, particularly farmers. Since at least the First World War, 
farmers have been encouraged to “feed the nation”, and in the post World War II era all the 
legislative and agricultural support drivers have been to produce more food and be more 
efficient. Farmers have been very successful in this, with the vast majority being brought up 
with the desire to “leave the farm in a better state than when they got it”. One farmer 
approached in relation to the project mentioned “battling the sea” for their whole career and 
they would not want to see their hard work undone. 
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Selected Holdings 

The land holdings selected to be used as case studies are: 

Case Study Brief Description                                                 
(See table below for Land Classification information) 

1 High quality improved grassland site, intensively 
farmed for silage production. Land classification, 4.1  

2 Poor quality grassland (wet), with the site being 
partially planted with broadleaf trees. Land 
classification, 5.2  

3 Silage fields that are starting to struggle with drainage 
problems. Land classification, 3.2 with a small amount 
of 4.1 

4 Majority of site is rough grazing / salt marsh and is 
regularly under water during high tide events. Land 
classification, 6.3, with some 5.2  

 
 

Land Classification information: 
 
According to the James Hutton Institute, the land classification across the land holdings can be described as 
below:  
 

Land Classification Description 
3.2 Land capable of average production though high yields of 

barley, oats and grass can be obtained. Grass leys are 
common. 

4.1 Land capable of producing a narrow range of crops, 
primarily grassland with short arable breaks of forage crops 

and cereal. 
5.2 Land capable of use as improved grassland. Few problems 

with pasture establishment but may be difficult to maintain. 
6.3 Land capable of use as rough grazing with low quality 

plants. 
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Case Studies 
 
In order for the Case Study Farms to remain anonymous, they will be identified by Case Study 
number only in this report. Any potentially identifying characteristics have been removed and 
the sites have all been standardised to be 100 acres (approx. 40 Ha) in size.  
 
Case Study 1 
 
The Land is suitable for producing a narrow range of crops, primarily grassland with short arable 
breaks of forage crops and cereal. The landowner has invested in undersoil drainage in recent 
years. The land has been improved through re-seeding, lime application and slurry application. 
The land is managed under a multi-cut system, which will see four or five cuts of silage taken 
a year. During the Autumn/Winter, the land will be utilised for sheep grazing.  
 
The Site is 40 Ha (100 acres) in size and has been identified by Dr. Griffen as having potential 
to become pseudo-saltmarsh or fen/marsh wetland in the next 25-50 years.  
 
In order for saltmarsh to be created at this site, the flood bank protecting the land would need 
to be mechanically breached to allow water to flood the land at high tide.  
 
For the landowner to consider turning this land into saltmarsh, the economic argument needs 
to be considered. The potential factors that the farmer might consider are: 
 
Factor Current 

system 
Saltmarsh *Difference 

over site 
Difference 
of 30-year 

period 
Land Value £8,500 / 

acre 
£1,000 / acre £750,000 ~£750,000 

#Agricultural 
Support (BPS 
payment) 

£86 /acre £18 / acre £6,800 /year £204,000 

Agricultural 
Output** 

£200 / acre £30 / acre £17,000 / year £510,000 

TOTAL    £1,464,000 
 
*The area to be considered is 40 Ha (100 acres). 
**Considered as a rental value. Saltmarsh considered as rough grazing that can only be grazed in summer due to 
winter flooding. 
# Assuming Agricultural support levels remain unchanged. 
~No allowance considered for long term change in land value. 
 
While there has clearly been a number of assumptions made, in the above calculation, the 
figure generated is sizeable and any proposal to turn this site into saltmarsh would need to 
generate the landowner an economic return over the period of the project.  
 
The selling of BNG credits (or similar) by the landowner would need to net the farmer in excess 
of £1,464,000 over the next 30-years for it to add up on an economic basis.  
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The potential theoretical net returns for landowners establishing saltmarsh projects are looked 
at by Finance Earth in a report that should be read in conjunction with this one. Their report 
looks at the potential costs of establishing saltmarsh and the potential income that a landowner 
can make by selling BNG credits.  
 
Once the potential net income is known, the landowner can make an informed choice by 
weighing up the potential costs and the benefits of a project.   
 
 
Case Study 2  
 
The Land is capable of use as improved grassland. There are few problems with pasture 
establishment, but pasture may be difficult to maintain according to the Land Classification by 
the James Hutton Institute. The site is under drained, and there is an engineered non-return 
drain cover to allow land to drain into the estuary, but not to allow water to be forced back up 
the drainage system at high tide.  
 
The flood bank to the Site has been breached and the site currently floods during high tide 
events.  
 
In order for saltmarsh to be created at this site, the owner would potentially be able to let 
nature take its course. With the flood banking already breached, the hole will be opened-up 
further by water flowing in and out of the site at high tide events. There is perhaps a question 
of “additionality” to be understood here. If the site is going to turn in to saltmarsh naturally, 
would this qualify as creating a net gain for biodiversity?  
 
It is unclear how projects will be treated for biodiversity units if transitioning to saltmarsh is 
already happening naturally. It is fundamentally important that this point is clarified in order 
to make viable schemes going forward.  
 
Understanding what claimable biodiversity units in a landscape would be, where the sea is 
already encroaching would be a matter for a professionally qualified ecologist undertaking a 
survey for BNG uplift potential. 
 
An alternative option for the landowner is to repair repair the flood bank to help maintain the 
quality of the grazing land. It could be argued that to “do nothing” in relation to flood bank 
repairs is an active choice, and that this is something that should be considered as having 
biodiversity uplift potential.  
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For the landowner to consider turning this land into saltmarsh, the economic factors that could 
be consider are: 
 
 
Factor Current 

system 
Saltmarsh *Difference 

over site 
Difference 
of 30-year 

period 
Land Value £3,500 / 

acre 
£1,000 / acre £250,000 ~£250,000 

#Agricultural 
Support (BPS 
payment) 

£86 /acre £18 / acre £6,800 /year £204,000 

Agricultural 
Output** 

£80 / acre £30 / acre £5,000 / year £150,000 

TOTAL    £604,000 
Flood bank 
repairs  

£1,000 / 
year 

  £30,000 

TOTAL    £574,000 
 
*The area to be considered is 40 Ha (100 acres). 
**Considered as a rental value. Saltmarsh considered as rough grazing that can only be grazed in summer due to 
winter flooding. 
# Assuming Agricultural support levels remain unchanged. 
~No allowance considered for long term change in land value. 
 
 
In order to maintain the agricultural potential of the site, the landowner will need to undertake 
flood bank repairs, the need for which will increase in scale and frequency as sea levels rise 
over time.  
 
If the owner was to undertake saltmarsh creation, the potential savings in flood bank repairs 
would help to make the scheme slightly more appealing on an economic basis. If it was assumed 
that the averaged the cost of flood back repairs were £1,000 / year over the 30-year period, 
this would equate to £30,000 of cost to maintain agricultural viability. The economic “break 
even” point would therefore reduce to approximately £574,000 for this site as there would be 
no requirement for the capital expenditure on repairs.  
 
“Economic break even” is the level of funding that needs to be generated by biodiversity funding 
to account for the economic loss in production, agricultural support and land value.  
 
 
Case Study 3  
 
The land is predominately capable of average production, though high yields of barley, oats 
and grass can be obtained. Grass leys are common. 
 
Agriculturally, the fields are currently used for silage production and are important to the farm 
business. The Farm is dairy unit and the provision of silage for the cows is an important part of 
the business. The landowner has made a significant level of investment in the farm buildings  
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and milk infrastructure, so is very focussed on maintaining/increasing production to service the 
businesses borrowings. It can be seen in certain areas of the site that grass is being affected 
by flooding. There are also areas showing signs of poor drainage evidenced by rushes growing 
in the grass.  
 
The Site is under drained, but the drains are coming to an end of their working life and require 
a significant level of maintenance.   
 
The Farm does not have a sea wall or any other type of flood defences. The landowner 
understands that historically the majority of the farm would have been saltmarsh and that it 
has been reclaimed/improved over a long period.  
 
Potentially in order for Saltmarsh to start to be created at this site, the owner could let nature 
take its course. If efforts to continue working on drainage were halted, the fields would wet up 
and the predicted rise in sea levels would cause the creation of saltmarsh over time.  
 
The point raised in Case Study 2 regarding additionality is also valid here. However, if the 
landowner wished to undertake a saltmarsh project, the project design could potentially 
enhance and speed up the transformation process significantly.  
 
 
For the landowner to consider turning this land into saltmarsh, the potential factors that might 
be consider are: 
 
 
Factor Current 

system 
Saltmarsh *Difference 

over site 
Difference 
of 30-year 

period 
Land Value £5,500 / 

acre 
£1,000 / acre £450,000 ~£450,000 

#Agricultural 
Support (BPS 
payment) 

£86 /acre £18 / acre £6,800 /year £204,000 

Agricultural 
Output** 

£150 / acre £30 / acre £12,000 / year £360,000 

TOTAL    £1,014,000 
 
*The area to be considered is 40 Ha (100 acres). 
**Considered as a rental value. Saltmarsh considered as rough grazing that can only be grazed in summer due to 
winter flooding. 
# Assuming Agricultural support levels remain unchanged. 
~No allowance considered for long term change in land value. 
 
As the Site is unprotected in terms of flood defence, it could be speculated that in the worst 
case-scenario, saltmarsh will reclaim the area over time. While agricultural production is 
important, there are definitely questions to be asked in relation to the cost of trying to stop 
something that might be inevitable versus trying to monetise the changes.  
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The value placed against silage fields on this Site has been reduced (as compared to Case Study 
One) to recognise the flood risk potential and drainage liabilities.    
 
The economic break-even” figure shown in the table above is significant (£1,014,000), but the 
calculation assumes that the status quo can be maintain (the fields can remain productive silage 
fields). In Case Study One & Two, there are viable flood defences in place, where that is not 
the case on this Site.  
 
If the hypothesis was investigated that the transition to saltmarsh was inevitable, then the 
numbers change quickly due to removal of the change in land value from the calculation. As 
the landowner is unable to prevent this change, it is therefore not an avoidable economic loss.  
 
Additionally, over time, the agricultural output and agricultural support figures would also likely 
diminish as the site degrades from an agricultural point of view. If the landowner was accepting 
of this at an early stage, there could be a significant saving in drainage costs (either repair 
costs to the current system or not undertaking a new drainage system).  
 
 
If we adjust the figures, it will change the economic story considerably: 
 
Consideration Annual Over 30-year 

period 
Output ~£7,000 £210,000 
Agricultural Support £6,800 **£102,000 
Land Value## n/a n/a 
TOTAL  £312,000 
   
Drainage Renewal- 
one-off cost for  

 #£172,388 

 
#The Farm Management Handbook 2024 – 15m laterals, digger, twinwall plastic pipe utilising own gravel - £6,063 
/Ha (£2,428 / acre) 
~ Assuming the average rental difference between improved land and Saltmarsh is £70/acre over a £30-year period.   
##Assumed that no difference in land value on the hypothesis that the transformation to saltmarsh is inevitable 
 **Assuming that the land is degraded on an agricultural basis from Region 1 (high area payment) to Region2 (lower 
area payment after 15 years).  
 
The second table shows a radically altered position. With the assumption that the land value 
would equalise with saltmarsh regardless, the potential economic losses are then restricted to 
output and subsidies - although it perhaps should be argued that these should also be treated 
on the same basis. The economic “break-even” price has reduced to £312,000 over the site 
and this should arguably be lower due to production and agricultural support likely reducing as 
the site degrades. 
 
A further consideration on this Site is the aged drainage system. The table above shows a figure 
of £172,388 as a potential cost of renewing the drains. This would be a cost associated with 
trying to continue farming the land in the current manner. If the landowner decided to move 
forward with a biodiversity scheme, this would be a saving to the business, and it could be 
argued that it significantly reduces the” break even” point.  
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With regards to the additionality question, there is as strong argument here that actively 
choosing to not do something e.g. undertake a new drainage scheme, should not discount the 
holding from applying for biodiversity credits.  
 
The conclusion, therefore, under the hypothesis that rising sea levels could make saltmarsh 
encroachment on this Site inevitable, is that stopping fighting the sea and looking for a way to 
monetise biodiversity would be a clear economic choice. As discussed in previous options and 
above, would this be additionality? The process could certainly be accelerated and enhanced 
under an active BNG scheme.  
 
 
Case Study 4 
 
The land is predominantly capable for use as rough grazing with low quality plants. Part of the 
site is utilised as improved grass land, with a crop of silage being taken during the summer. 
The entire site floods during high tide events and can practically only be used for agricultural 
purposes during the summer months. 
 
A proportion of the site was protected by a flood bank, but there are now a number of significant 
breaches present. It is understood that the part of the site protected by the flood bank was 
historically considered arable land and is now rough grazing.  
 
The Site comprises of the following: 
 
Land Use Area Ha 

(acres) 
*Agricultural 

Support Region 
Rough Grazing (RGR) 30 (75) Region 2 
Silage Potential 10 (25) Region 1 

TOTAL 40 (100)  
 
*Region 1 attracts a higher level of support than Region 2. 
 
 
With the predicted increase in sea level and the number of high tide events, it is likely that the 
area currently being silaged in the summer will degrade on an agricultural basis over time and 
also become rough grazing / salt marsh.  
 
While there may be opportunities for this site under biodiversity enhancement schemes going 
forward, it is likely that over the majority of the site, the development of saltmarsh is already 
happening. Under the principle that there needs to be a “net gain” in biodiversity to attract 
funding, it raises the query whether the opportunity has already passed?  This Site will require 
a professionally qualified ecologist undertaking a survey for BNG uplift potential.     
 
The landowner has previously investigated funding from Scottish Government through the 
AECS Scheme (Agri-Environment Climate Scheme) but reported pulling out due to the complex 
rules around stocking rates and Management Diaries.  
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The economic case is considered on the same basis as the other sites, and on the assumption 
that much of the site could already be considered Saltmarsh, the table below highlights the 
economic considerations: 
 
Factor Current 

system 
Saltmarsh *Difference 

over site 
Difference 
of 30-year 

period 
*Land Value 
Saltmarsh/RGR 

£1,000 / 
acre 

£1,000 / acre  n/a n/a 

*Land Value 
Silage potential 

£4,000 £1,000 75,000 ~£75,000 

#Agricultural 
Support (BPS 
payment) 

£ 35 / acre £18 / acre £ 1,700/year £51,000 

Agricultural 
Output** 

£ 43 / acre £30 / acre £1,300 / year £39,000 

TOTAL    £165,000 
 
*Please see the table above for splits on areas 
**Considered as a rental value. Saltmarsh considered as rough grazing that can only be grazed in summer due to 
winter flooding. 
# Assuming Agricultural support levels remain unchanged. 
~No allowance considered for long term increase in land value. 
 
The above table shows the potential economic loss that the landowner might suffer if the entire 
site continues to transition into Saltmarsh (£165,000). It is possible that the Agricultural Output 
and Agricultural Support elements could drop relatively quickly as the site further degrades on 
an agricultural basis. Like Case Study 3, there is potentially no action that the landowner can 
undertake to halt this transformation.  
 
The value placed against silage fields on this Site have been reduced (as compared to Case 
Study One & Three) to recognise the flood threat that is already taking place.    
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Conclusions 
 
This report has looked at four different Case Studies with different levels of protection against 
expected sea-level rises. The economic consideration for each site is outlined below: 
 

Case Study Potential 
economic Loss 
over 30 years 

(£) 

Size of Site 
(acres) 

Potential 
Economic Loss 
over 30 years 
(£ per acre) 

1 1,464,000 100 14,640 
2* 574,000 100 5,740 
3# 312,000 100 3,120 
4 165,000 100 1,650 

  
*Adjusted for flood bank repairs 
#Adjusted on the assumption that Saltmarsh “creation” is inevitable, and that the landowner doesn’t 
undertake significant draining repairs/renewals  
 
 
It is clear to see that Case Study 1, which is well protected by an existing flood bank, would 
undergo a financial loss much higher than the other holdings and is therefore unlikely to be 
compensated to the level required for it to consider a biodiversity project.  
 
Case Study 2 also has a relatively high loss. Due to the presence of existing flood defences, 
the owner has the option to either repair the flood bank or allow the site to flood at high tide 
events. When more details about Biodiversity Net Gain and other biodiversity schemes become 
available, it may be worth the landowner considering their options.  
 
Case Study 3 has no flood protection in place and will likely be under pressure from rising sea-
levels and high tide/surge events going forward. The land is already starting to degrade slightly. 
If the landowner wished to try and combat these affects, there would potentially be significant 
costs associated with drainage renewals. 
 
The possible inevitability around the Case Study 3 Site becoming saltmarsh, offers an 
opportunity for the owner to look at biodiversity funding as any “net gain” could be considerable 
at this stage, as the land change would be from productive silage ground to saltmarsh.  
 
Case Study 4 has no effective flood defences, with the majority of the site being significantly 
degraded from an agricultural perspective. The potential future economic loss on this site is 
relatively minor due the fact that much of the loss has already occurred. While it could be 
argued that this Site has the smallest amount of potential to offer Biodiversity Net Gain, with 
a well designed project, there would be potential to accelerate the process to provide real 
nature benefit rather that land that could be described as struggling agriculturally.  
 
Please note that all figures utilised in this report are indicative and are only for the purpose 
of this report and no other. Any business or landowner considering taking action should seek 
their own independent advice. 


