




























































Poplar Farm Net Gross Start : 1 month

Grantham Acres 54.50 65.40 Year : 2028 year

03 May 2026 Hectares 21.98 26.37 Period : 132 months

BASE APPRAISAL

DEVELOPMENT VALUE

Units Type No. m2 ft2 total m2 total ft2 Value / m2 Value per unit Income

Ave Ave

Market Sales 657 90.19 971 59257 637846 3,300.00£   297,636£         £195,549,085

Affordable Rent 67 90.19 971 6034 64946 1,310.00£   118,152£         £7,904,111

Social Rent 67 90.19 971 6034 64946 1,700.00£   153,328£         £10,257,243

Affordable Home Ownership 89 90.19 971 8045 86595 2,310.00£   208,345£         £18,583,711

223 20112 216488 £36,745,065

Gross Development Value Totals 880 79,370 854,334 232,294,150£    

DEVELOPMENT COST

Land Costs £ Total

Phase 1 12.11 Acres £1,465,054

Phase 2 8.627 Acres £1,043,600

Phase 3 33.76 Acres £6,592,742 £4,084,088

54.5 Acres

NR Payment £0

Stamp Duty 5.00% £73,253

Agent 1.00% £14,651

Other Legal 0.50% £7,325

Total Land Cost £6,687,971

Construction Costs Construction Costs mths £ Total

Phase 1 28 1,402£        per m2 15,965 £22,387,915

Phase 2 20 1,402£        per m2 11,217 £15,730,169

Phase 3 78 1,402£        per m2 52,188 £111,302,552 £73,184,467

126 79,370

Part L,F,O and S Building Regs 5.30% £111,302,552 £5,899,035

Plot Development 15% £111,302,552 £16,695,383

Infrastructure £3,388,538

Abnormals 1.50% 3,794£          per unit £222,605,103 £3,339,077

Contingency 3.00% £140,624,584 £4,218,738

Total Construction £144,843,322

Design Design % £ Total

Architect 3.00% £4,345,300

Highways Engineer 2.00% £2,896,866

Structural Engineer 1.75% £2,534,758

QS 1.00% £1,448,433

CDMC 0.25% £362,108

Total Design 8.00% £11,587,466

Planning Planning

S106 Contributions

Education £0

Health Care £0

Community Hall £0

Transport £0

POS Maint £0

CCTV + PA £0

Admin £0

SB HOTS £12,232,985

Sports Pitch £1,228,500

Railway Bridge £0

BDNG 3,427.00£      per Ha £90,373

Building Safety Levy 24.47£          £1,942,173

CIL -£              £0

Warranty costs £2,000 £1,760,000

Planning Fees £750,000

Building Regulations Fees £2,000 £1,760,000

Total Planning £19,764,031

Marketing and Disposal Marketing and Disposal % £ Total

Marketing 2.00% £4,645,883

Legals 0.50% £1,161,471

Sales Agents 1.00% £2,322,942

Total Marketing and Disposal 3.50% £8,130,295

Finance Finance

Interest charges £4,168,476

Finance Arrangement 1.50% £301,359

Debit Rate 7.50%

Credit Rate 0.00%

Total Finance £4,469,835

Developers Profit % £ Total

Developers Profit MS 0.00% £0

Developers Profit AH 6.00% £2,204,704

Total Development Costs £197,687,624

Residual Profit MS 17.70% £34,606,527
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Appendix B | Detailed Appraisal Summary Scenario 1 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Poplar Farm Net Gross Start : 1 month

Grantham Acres 54.50 65.40 Year : 2028 year

05 May 2026 Hectares 21.98 26.37 Period : 132 months

SCENARIO 1 

DEVELOPMENT VALUE

Units Type No. m2 ft2 total m2 total ft2 Value / m2 Value per unit Income

Ave Ave

Market Sales 657 90.19 971 59257 637846 3,300.00£   297,636£         £195,549,085

Affordable Rent 67 90.19 971 6034 64946 1,310.00£   118,152£         £7,904,111

Social Rent 67 90.19 971 6034 64946 1,700.00£   153,328£         £10,257,243

Affordable Home Ownership 89 90.19 971 8045 86595 2,310.00£   208,345£         £18,583,711

223 20112 216488 £36,745,065

Gross Development Value Totals 880 79,370 854,334 232,294,150£    

DEVELOPMENT COST

Land Costs £ Total

Phase 1 12.11 Acres £1,465,054

Phase 2 8.627 Acres £1,043,600

Phase 3 33.76 Acres £6,592,742 £4,084,088

54.5 Acres

NR Payment £2,175,605

Stamp Duty 5.00% £73,253

Agent 1.00% £14,651

Other Legal 0.50% £7,325

Total Land Cost £8,863,575

Construction Costs Construction Costs mths £ Total

Phase 1 28 1,402£        per m2 15,965 £22,387,915

Phase 2 20 1,402£        per m2 11,217 £15,730,169

Phase 3 78 1,402£        per m2 52,188 £111,302,552 £73,184,467

126 79,370

Part L,F,O and S Building Regs 5.30% £111,302,552 £5,899,035

Plot Development 15% £111,302,552 £16,695,383

Infrastructure £3,388,538

Abnormals 1.50% 3,794£          per unit £222,605,103 £3,339,077

Contingency 3.00% £140,624,584 £4,218,738

Total Construction £144,843,322

Design Design % £ Total

Architect 3.00% £4,345,300

Highways Engineer 2.00% £2,896,866

Structural Engineer 1.75% £2,534,758

QS 1.00% £1,448,433

CDMC 0.25% £362,108

Total Design 8.00% £11,587,466

Planning Planning

S106 Contributions

Education £0

Health Care £0

Community Hall £0

Transport £0

POS Maint £0

CCTV + PA £0

Admin £0

SB HOTS £12,232,985

Sports Pitch £1,228,500

Railway Bridge £20,400,000

BDNG 3,427.00£      per Ha £90,373

Building Safety Levy 24.47£          £1,942,173

CIL -£              £0

Warranty costs £2,000 £1,760,000

Planning Fees £750,000

Building Regulations Fees £2,000 £1,760,000

Total Planning £40,164,031

Marketing and Disposal Marketing and Disposal % £ Total

Marketing 2.00% £4,645,883

Legals 0.50% £1,161,471

Sales Agents 1.00% £2,322,942

Total Marketing and Disposal 3.50% £8,130,295

Finance Finance

Interest charges £9,904,013

Finance Arrangement 1.50% £308,548

Debit Rate 7.50%

Credit Rate 0.00%

Total Finance £10,212,561

Developers Profit % £ Total

Developers Profit MS 0.00% £0

Developers Profit AH 6.00% £2,204,704

Total Development Costs £226,005,954

Residual Profit MS 3.22% £6,288,196
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Appendix C | Detailed Appraisal Summary Scenario 2 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Poplar Farm Net Gross Start : 1 month

Grantham Acres 54.50 65.40 Year : 2028 year

05 May 2026 Hectares 21.98 26.37 Period : 132 months

SCENARIO 2

DEVELOPMENT VALUE

Units Type No. m2 ft2 total m2 total ft2 Value / m2 Value per unit Income

Ave Ave

Market Sales 657 90.19 971 59257 637846 3,300.00£   297,636£         £195,549,085

Affordable Rent 67 90.19 971 6034 64946 1,310.00£   118,152£         £7,904,111

Social Rent 67 90.19 971 6034 64946 1,700.00£   153,328£         £10,257,243

Affordable Home Ownership 89 90.19 971 8045 86595 2,310.00£   208,345£         £18,583,711

223 20112 216488 £36,745,065

Gross Development Value Totals 880 79,370 854,334 232,294,150£    

DEVELOPMENT COST

Land Costs £ Total

Phase 1 12.11 Acres £1,465,054

Phase 2 8.627 Acres £1,043,600

Phase 3 33.76 Acres £6,592,742 £4,084,088

54.5 Acres

NR Payment £2,175,605

Stamp Duty 5.00% £73,253

Agent 1.00% £14,651

Other Legal 0.50% £7,325

Total Land Cost £8,863,575

Construction Costs Construction Costs mths £ Total

Phase 1 28 1,402£        per m2 15,965 £22,387,915

Phase 2 20 1,402£        per m2 11,217 £15,730,169

Phase 3 78 1,402£        per m2 52,188 £111,302,552 £73,184,467

126 79,370

Part L,F,O and S Building Regs 5.30% £111,302,552 £5,899,035

Plot Development 15% £111,302,552 £16,695,383

Infrastructure £3,388,538

Abnormals 1.50% 3,794£          per unit £222,605,103 £3,339,077

Contingency 3.00% £140,624,584 £4,218,738

Total Construction £144,843,322

Design Design % £ Total

Architect 3.00% £4,345,300

Highways Engineer 2.00% £2,896,866

Structural Engineer 1.75% £2,534,758

QS 1.00% £1,448,433

CDMC 0.25% £362,108

Total Design 8.00% £11,587,466

Planning Planning

S106 Contributions

Education £0

Health Care £0

Community Hall £0

Transport £0

POS Maint £0

CCTV + PA £0

Admin £0

SB HOTS £0

Sports Pitch £0

Railway Bridge £20,400,000

BDNG 3,427.00£      per Ha £90,373

Building Safety Levy 24.47£          £1,942,173

CIL -£              £0

Warranty costs £2,000 £1,760,000

Planning Fees £750,000

Building Regulations Fees £2,000 £1,760,000

Total Planning £26,702,546

Marketing and Disposal Marketing and Disposal % £ Total

Marketing 2.00% £4,645,883

Legals 0.50% £1,161,471

Sales Agents 1.00% £2,322,942

Total Marketing and Disposal 3.50% £8,130,295

Finance Finance

Interest charges £5,484,280

Finance Arrangement 1.50% £301,359

Debit Rate 7.50%

Credit Rate 0.00%

Total Finance £5,785,639

Developers Profit % £ Total

Developers Profit MS 0.00% £0

Developers Profit AH 6.00% £2,204,704

Total Development Costs £208,117,547

Residual Profit MS 12.36% £24,176,603



Poplar Farm    

Grantham   

Viability Appraisal Report  

 

 

25015 : Appraisal & Development Services Ltd 

 
 Page 30 
  

Appendix D | Detailed Appraisal Summary Scenario 3 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Poplar Farm Net Gross Start : 1 month

Grantham Acres 54.50 65.40 Year : 2028 year

05 May 2026 Hectares 21.98 26.37 Period : 132 months

SCENARIO 3

DEVELOPMENT VALUE

Units Type No. m2 ft2 total m2 total ft2 Value / m2 Value per unit Income

Ave Ave

Market Sales 750 90.19 971 67663 728320 3,300.00£   297,636£         £223,286,358

Affordable Rent 39 0.00 0 3512 37804 1,310.00£   -£                £4,600,854

Social Rent 39 0.00 0 3512 37804 1,700.00£   -£                £5,970,574

Affordable Home Ownership 52 0.00 0 4683 50406 2,310.00£   -£                £10,817,275

130 11707 126014 £21,388,702

Gross Development Value Totals 880 79,370 854,334 244,675,060£    

DEVELOPMENT COST

Land Costs £ Total

Phase 1 12.11 Acres £1,465,054

Phase 2 8.627 Acres £1,043,600

Phase 3 33.76 Acres £6,592,742 £4,084,088

54.5 Acres

NR Payment £2,175,605

Stamp Duty 5.00% £73,253

Agent 1.00% £14,651

Other Legal 0.50% £7,325

Total Land Cost £8,863,575

Construction Costs Construction Costs mths £ Total

Phase 1 28 1,402£        per m2 15,965 £22,387,915

Phase 2 20 1,402£        per m2 11,217 £15,730,169

Phase 3 78 1,402£        per m2 52,188 £111,302,552 £73,184,467

126 79,370

Part L,F,O and S Building Regs 5.30% £111,302,552 £5,899,035

Plot Development 15% £111,302,552 £16,695,383

Infrastructure £3,388,538

Abnormals 1.50% 3,794£          per unit £222,605,103 £3,339,077

Contingency 3.00% £140,624,584 £4,218,738

Total Construction £144,843,322

Design Design % £ Total

Architect 3.00% £4,345,300

Highways Engineer 2.00% £2,896,866

Structural Engineer 1.75% £2,534,758

QS 1.00% £1,448,433

CDMC 0.25% £362,108

Total Design 8.00% £11,587,466

Planning Planning

S106 Contributions

Education £0

Health Care £0

Community Hall £0

Transport £0

POS Maint £0

CCTV + PA £0

Admin £0

SB HOTS £0

Sports Pitch £0

Railway Bridge £20,400,000

BDNG 3,427.00£      per Ha £90,373

Building Safety Levy 24.47£          £1,942,173

CIL -£              £0

Warranty costs £2,000 £1,760,000

Planning Fees £750,000

Building Regulations Fees £2,000 £1,760,000

Total Planning £26,702,546

Marketing and Disposal Marketing and Disposal % £ Total

Marketing 2.00% £4,893,501

Legals 0.50% £1,223,375

Sales Agents 1.00% £2,446,751

Total Marketing and Disposal 3.50% £8,563,627

Finance Finance

Interest charges £3,348,948

Finance Arrangement 1.50% £301,948

Debit Rate 7.50%

Credit Rate 0.00%

Total Finance £3,650,896

Developers Profit % £ Total

Developers Profit MS 0.00% £0

Developers Profit AH 6.00% £1,283,322

Total Development Costs £205,494,754

Residual Profit MS 17.55% £39,180,307



Poplar Farm    

Grantham   

Viability Appraisal Report  

 

 

25015 : Appraisal & Development Services Ltd 

 
 Page 31 
  

Appendix E | Detailed Appraisal Summary Scenario 4 

 



Poplar Farm Net Gross Start : 1 month

Grantham Acres 54.50 65.40 Year : 2028 year

05 May 2026 Hectares 21.98 26.37 Period : 132 months

SCENARIO 4

DEVELOPMENT VALUE

Units Type No. m2 ft2 total m2 total ft2 Value / m2 Value per unit Income

Ave Ave

Market Sales 810 90.19 971 73020 785987 3,300.00£   297,636£         £240,965,923

Affordable Rent 21 90.19 971 1905 20504 1,310.00£   -£                £2,495,378

Social Rent 21 90.19 971 1905 20504 1,700.00£   -£                £3,238,277

Affordable Home Ownership 28 90.19 971 2540 27339 2,310.00£   -£                £5,866,996

70 6350 68347 £11,600,652

Gross Development Value Totals 880 79,370 854,334 252,566,575£    

DEVELOPMENT COST

Land Costs £ Total

Phase 1 12.11 Acres £1,465,054

Phase 2 8.627 Acres £1,043,600

Phase 3 33.76 Acres £6,592,742 £4,084,088

54.5 Acres

Ransom £2,175,605

Stamp Duty 5.00% £73,253

Agent 1.00% £14,651

Other Legal 0.50% £7,325

Total Land Cost £8,863,575

Construction Costs Construction Costs mths £ Total

Phase 1 28 1,402£        per m2 15,965 £22,387,915

Phase 2 20 1,402£        per m2 11,217 £15,730,169

Phase 3 78 1,402£        per m2 52,188 £111,302,552 £73,184,467

126 79,370

Part L,F,O and S Building Regs 5.30% £111,302,552 £5,899,035

Plot Development 15% £111,302,552 £16,695,383

Infrastructure £3,388,538

Abnormals 1.50% 3,794£          per unit £222,605,103 £3,339,077

Contingency 3.00% £140,624,584 £4,218,738

Total Construction £144,843,322

Design Design % £ Total

Architect 3.00% £4,345,300

Highways Engineer 2.00% £2,896,866

Structural Engineer 1.75% £2,534,758

QS 1.00% £1,448,433

CDMC 0.25% £362,108

Total Design 8.00% £11,587,466

Planning Planning

S106 Contributions

Education £0

Health Care £0

Community Hall £0

Transport £0

POS Maint £0

CCTV + PA £0

Admin £0

SB HOTS £4,000,000

Sports Pitch £1,228,500

Railway Bridge £20,400,000

BDNG 3,427.00£      per Ha £90,373

Building Safety Levy 24.47£          £1,942,173

CIL -£              £0

Warranty costs £2,000 £1,760,000

Planning Fees £750,000

Building Regulations Fees £2,000 £1,760,000

Total Planning £31,931,046

Marketing and Disposal Marketing and Disposal % £ Total

Marketing 2.00% £5,051,332

Legals 0.50% £1,262,833

Sales Agents 1.00% £2,525,666

Total Marketing and Disposal 3.50% £8,839,830

Finance Finance

Interest charges £3,185,309

Finance Arrangement 1.50% £302,324

Debit Rate 7.50%

Credit Rate 0.00%

Total Finance £3,487,633

Developers Profit % £ Total

Developers Profit MS 0.00% £0

Developers Profit AH 6.00% £696,039

Total Development Costs £210,248,911

Residual Profit MS 17.56% £42,317,665




