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AG&G

6" November 2017

Dear Sirs

RE: FORMER ADMIRAL MANN PH, 9 HARGRAVE PLACE, LONDON, N7 OBP
(“The Property”)

| write in connection with your request for AG&G to provide a summary report on our
marketing activities undertaken in respect of the above property and to provide
commentary on the proposed alterations to pub.

Woodham Properties Limited acquired the Property in September 2014 and | understand
that a summary of AG&G’s marketing activities is requested to assist a planning
application.

It is necessary to advise that AG&G are not planning consultants, but are very
experienced in selling and letting licensed premises. This report is provided to supply
background details on the Property and a summary of the marketing processes
undertaken by AG&G.

AG&G was founded in October 2000 by three chartered surveyors, Anthony Alder,
James Grimes and David Gooderham specialising in property matters within use classes
A3 (Restaurants and cafes) and A4 (Drinking establishments) of the Town and Country
Planning (Use Classes) Order 1987.

By way of background AG&G work for some of the UK’s largest pub and property
companies such as Enterprise Inns, Punch Taverns, Greene King, Mitchells & Butlers,
Land Securities and British Land to name just a few. For further information about AG&G
and to view a list of some of our Clients it is recommended that you to visit our website:
www.agg.uk.com.

AG&G have transacted on over 400 pubs since 2009 within Greater London.

| am an Associate Director at AG&G having joined the Company since 2008.

TEL 020 7836 7826 : 3 WWW.AGG.UK.COM
DIRECTCRS y 5
ASSOCIATE DIRECTOR



THE PROPERTY

The property dates back to the 1880’s and is built on three storeys over a basement. In its
recent past the Property was owned by McMullen’s, a well-known brewer and pub company
based in Hertfordshire which was established in 1827. However, | am advised that they made
the decision to place the pub on the market, largely due to its poor trading history across a
number of years and lack of potential revenue growth, and that it was sold after being closed
in September 2014. Please see letter within Appendix 1.

| understand Woodham Properties Ltd have sought to improve the property by conversion of
ancillary space and by an extension to the pub floor area. After an appeal dismissal, the
amended scheme now includes a commercial kitchen to be situated in the basement. We
have reviewed the proposed plans layout plans and it is considered that installing a trade
kitchen could assist pubs potential to draw-in customers with a food offer.

BACKGROUND

AG&G were instructed to market the Admiral Mann on the 8™ February 2016. We advertised
the Admiral Mann inviting offers for the freehold interest without quoting a guide price on the
particulars to attract interest. The advertised accommodation consisted of the ground floor,
basement and the upper floors.

The Admiral Mann had a marketing plan designed to create as much exposure as possible to
every kind of operator. Sales particulars (copy attached within Appendix 4) were sent to all
appropriate parties registered on AG&G’s database which resulted six parties viewing the
property. These applicants consisted of anyone looking in London generally as well as known
operators who are acquisitive in London.

Unfortunately, following the viewings we did not receive a single offer for the pub with the
main feedback being concern over its off-pitch location off the main road and its size and lack
of kitchen facilities. No enquires were received from the nominating parties to the ACV.

MARKETING HISTORY
After reviewing the file we can confirm the following:-

1. Details were circulated to selected parties registered on AG&G’s database
opted in to receive freehold vacant possession pub opportunities such as
the Former Admiral Mann, N7.

AG&G’s database comprises of circa 15,000 registered to receive details
of pub opportunities. AG&G’s database has a broad range of applicants
including parties seeking properties in use classes: A1 (Shops), A2
(Financial and Professional Services), A3 (Restaurants and Cafes), A4
(Drinking Establishments) and A5 (Hot Food Takeaway).

AG&G’s database includes: corporate pub operators, numerous
independent individual and small multiple pub/bar operators, regional
brewers, national convenience store operators as well as a number of
drive-thru fast food operators.

2. Postal mailout of sales details to the nearest 40 estate agents.
3. Postal mailout of sales details to the nearest 40 pubs.

4, Numerous parties inspected the property externally prior.

5. AG&G conducted 6 viewings at the property.

In our experience the above represents an extensive marketing campaign which would
have provided widespread notice of the Property’s availability.
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OVERVIEW OF MARKETING CAMPAIGN
Despite the open marketing campaign, no offers were received for the property.

It is disappointing when a pub closes, particularly when it may have once provided focus
for a local community. It is however considered that fundamental shifts in demographics
and working patterns, together with wider economic factors, have impacted community
demand and focus towards many local pubs, causing this pub to become unviable as an
on-going business.

It is considered that the licensed property market within the immediate area generally
continues to experience difficult trading conditions, in line with other consumer-led
markets, largely due to wider economic conditions, smoking ban, tax on beer and
competition in terms of the price of alcohol in supermarkets. It is however never really
known if a pub is unsustainable until it has been fully exposed to the market and potential
pub operator purchasers.

Improving the offer of the pub to include a food offer should increase its appeal to local
customers.

CONCLUSION

It is our opinion that due to wider economic factors and the shift in demographics
within the local area the subject premises as laid out is unattractive to pub operators,
a fact borne out by AG&G, specialist pub agents, received no offers or lines of
interest from any pub/bar operators.

We believe that a change in the offer to include kitchen facilities on-site, and thereby
diversifying the income stream is the best hope of a viable business being returned to
the site.

Yours faithfully

Panayiotis Themistocli BSc (Hons) MRICS
Associate Director

AG&G

Leisure Property Specialists

T: 020 7836 7826
M: 07973 856 232
E: panayiotis.themistocli@agg.uk.com
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APPENDIX 1

LETTER FROM PREVIOUS OWNER
(McMullen)
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11™ September 2014

Tel: 71552 582311
Fae: 1952 SO0728

Dear Sirs, Fae: 0192 531212 [Reial)
wan, memublens . cao.uk

Ra: Admdral Mamn, 9/9a Hargrase Flace, Holloway, London, N7 DEP

The Admiral Mann Public House Bas Been in the canership of MchMullen & Sons Limited
unce ity purchase by the company in 1923, Even before the purchase, MchMullens ran the
pub under Tenancy from the previous owners.

By wirtue of the small size of the bullding, tha pub has atways been run 25 a Tenancy since
befare 1923, other than for & period of 15 vears betaeen 15985 and 2000 whan the
Campany ran the peb as a Managed House following major mvestment in the site. Duming
this persod of managemant however, barrelage dropped from 366 barrels a year In 1985 to
112 brrels in 1999 g0 it was decided to put the pub back (o Tenancy which is how it has
e nun up to its closure in Awgust of this year.

Tha last Tanant prior to closire had been at the pub for some 10 years and during that
period barrelage dropped fusther from 217 barrels in 2004 to 150 barreds i 2014, with the
majority of the fall in trade between the 5 year pericd 2005 snd 2014 when the Tenant bost

over 305 af its trade,

& pub im this hidden logation has severely bean hit for manry reasons with declining frade
not just aver the last 5 pears but over & period of almest 30 years, With all the Gowernment
interference in the Tenanted madel, costs have rsen substantially yet the rent has remadned
static questioning the whole viability of the site. For the Government to suggest that ownars
mast reduce rents further anly exacerbated an sbready valatile income stream subsequently
resulting in the closure of the pub,

The admiral Mann is ot a large PH ard its use was contained to the ground floor only. The
basement was used for storage, and the upper floors were sobely Tor the accommodation of
the tenant. As such the building could nat be used 10 serae the community beyand acting as
& drinking establishment, The limited space within the ground floor area and the open
layou {being incapable of providing a meaninghul encosed meeting space| occupied by the
ensting use provides very litthe scope far any significant communityfmesting space functson.

Foipaore] Ol J6 Ol Degaa, Mt BiS 190 Pep o GRAER Engiand



MchMullens however still remasn prowd of their heritage which goes back to 1827 and
remain committed 1o brewing beer snd retailing through its Tenanted and Managed
Houzes. Regretfully, Gavernment imterference has put a question mark owver many Public
Houses throughout the Country and this coupled with the weakendng of the tie has led o
many closures nationally which has keft the owners with no altemative other than to sell for

alternative use.

Az a Company, we still look at every possible aption to continue tradeng, but with trade
falling continually aver the last 30 years and despite sttempts to revive sales, we were faced
with no option other than to sell the Admiral Mann as it was nd longer 2 viable asset to the
company. This decision was not made lightly but the capital from the sale will be ised to
rvest in the remainder of our estate a5 well as to buy and baild new pubs with growth
potential where Government interference is not ervisaged.

Yours Faithfully

Andrew Mewhury
Property Directar
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APPENDIX 2

LOCATION PLAN
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This plan is based upon the Ordnance Survey Map with the sanction of the controller of HM

Stationery Office. Crown Copyright reserved. This plan is published for convenience of
purchasers only. It is for indicative purposes only, its accuracy is not guaranteed and is

expressly excluded from any contract. © Crown Copyright ES 100033218.




APPENDIX 3

TITLE PLAN
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THE ABOVE SITE PLAN IS NOT TO SCALE AND IS PROVIDED
FOR INDICATIVE PURPOSES ONLY.
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APPENDIX 4

PHOTOGRAPH
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APPENDIX 5

AG&G PARTICULARS
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AG &G

NORTH LONDON - ZONE 2 FREEHOLD PUB FOR
SALE WITH VACANT POSSESSION

(FORMER ADMIRAL MANN PH)

9 HARGRAYE PLACE
LOMDON

NT DBEP

= [Babwesn Kenish Town and Holloway in residensal disirict

= [Pabential far relum o pub use

®  Eross intermal area circa 382 sqom {4,110 sg /)

® Total sile area apprax. 200 =q m {2,150 =g f)

&= [Flanning permission granied for a self-contained fiat o rear

= May also st altermalive uses (subject bo oblanng necessary consenbs)

OFFERS INVITED FOR THE FREEHOLD INTEREST
WITH VACANT POSSESSION

(+VAT It applicab)
SUBJECT TO CONTRACT

LOF481




LOCATION
The proparty les betwesn Hollowary and Kentish Town approcimanely 5 kdlometres (3 mies) north of
London's ‘Wesl-End. N ionis Hargrawve Flaoe circa S0 medres eoet of Brecionock Sioad (AS300)

Kaniish Town raliiuba sialion and Cakdonian Road lube sialion are ol within 10 minibes saling
dislance which provide ieguent sendces inle coniral Londan.

& location plan is aTached.

DESCRIFTION

Tee miain bailing & an ered of erraee propsty ol ot oser thres sioreys abows par basemant b
a paraprl wal. There & a singks sSorey fal rocfed exiension linking o a parlially divided e Siormy
formee Siable biock ai the rear. indernaly the pub has e following conliguratiomn-

Ground floor:  Subed vided inbo By bar ansas and a 567 of CUSIomer wo's.

First Foo Prosdides a lounge, domestic kEchon, O showes room and & Ssaparals: we

Second loor:  Comprises wo doubls bedrooms and a single bedeoom.

Basermen: Cold by S20re with andlary SIDrage ansas.

The property has e following appradmale gross inlemal aneas:

Ground fioor 162 sqm {1,742 sq 1)
Fir= fioor 565 =g .m {1,034 =g 1}
Ewoond fhoor Bl gqm| &85 g i)
Bazemont = &0gnm S4E 50 fib
Tivdal ZET g m (4,170 =g T}

Using e Online ProWiap messuring sy £ s cakulaied thal the odal sie ama exdonds o
approcimaiely 200 =q m (2,150 54 ft).

& gile plan 2nd @& sof of foor plares ane atiached, please b edvised that the Noor plans ans nof G0 Scabe
and ane provided for indicative purposes anly.

T The v arew zal oul i Dazed! ar TeAETwTEsals Fer wang the Froldsp meascsnp rpeiem eed b foc pusdsnoe surpaees
ank sed Mo miseoe should’ ba pivoed on thir achen FeeEing =Ty ofar o puchee e Epreesy or dephedlye ard b G
aeaidenca of dowdy A0S0 Chetered Sureescrr will be o' B e sny Joraor Sowaoesar eneeg i e o » e of e

- = ATy iy on mRoh imeaneeTEsh. Jhe sucreaa’ ot ahookd s © ey et o ooceriebe 8 meeaured
EaraEy Py o archeepe of conirech fo anably d o eeiely del of e orecie masmrmma's

PREMISES LICEMCE
Trez propesty hisiorically hild & Premises Licenos which permised tha sale of aloohol from 100000
unid midnight on Sunday o Thursday and from 10000 ol 1200am on Fridary and Sairday. | is mot

cumendy Hosrsod.

LOCAL TAXATION
Thez propeerty |5 isied a5 & public Foese and premisaes and has araioable vakss of E17,000. The raizabbs

vialie |s sssesced do E17 000 with efect froen Aprd 2017.

PLAMEIMG

From wirbal enguiries of Camden Cowncll [ has bean established thal the proparty 15 not Isled by
English Herftade as being of Special Archirectural or Historical nberesd but | ks looally ksied. |t does not
lix within a consersalion area.  The pub & ised on Assol of Communiy Yalkee. Ouring the initial slx
Wiks moratorism poriod the local community group have not exerosed thair igil o purchase e pulb.

The Vendor has applied for vanous odevelopments andion oharges, of use in G past two yoars, ful

ditails of which can be oblaimed from T London Borough of Camden. A summary of aach application
|5 st oul bekoeacs
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Camsdan Council
Planmdng Fed Moo

Descripton

2151 814P

Lise of the Srst Soor of the Building 2t 894 Hangrase Plaoe as & soff -contairsd
residaential L.
GRANTED Z101201E

Demodiion of Euldineg af 54 and parial demoliton of S Hagrase Place and
redevefopmaent of the sie induding & new 3 Sorey buliding 5o e nesaer; mltiphe
Sormy near mEonsions, basemond odendion, mansard ool addbion and
associaled works (o main bulding &l % conversion of pard of ground Soor amd
mprﬁn:ﬁnﬁﬂ:bhu{ﬂ:mmlmjuuﬂhmﬂ
5 residential fals | 32 Ded and 26T bad]).

REFUSED 10Manmis

L= of the ground foor and Bosoment &5 a rolal shop (Use Class ATL
REFUSED 18MSE2015

Fariial Cemolifion and nedeseiopment of T buldings 10 crealo 2 med use
scheme incleding refenton of the exisling FH, & residential Nals amd
oECavadon works 1o the hasemasnd

WITHDNRAYN D202 5

Fisther infomaticn on e above mantioned planning applcadons oan b fourd by ioliowing the bolow
wab link and searohing wsing Casmeden Council's Flanning Rolorance Humbors.

hitpoY planmangneconds. camden.gov. kN crigaia™anningExplorer TG enonal Sk st gl

BASIS OF SEALE

Seoking unbordditbonal offers | +WVAT B applicabio ) loe the Treahold inlenest with vacant possassion

L o pathon.

VIEWINGS, OFFERS AND FURTHER INFORBIATION The busiress is oormently dosad, all vissings
ane sinody by appoimimaent only. Thise requinng furfer information of seoking 0 amange aooess for
& virwing ploaco coniao athor James Grimes or PFanayiolis. Thamisiooli of 0G0 on Ted: DS TEES

TB2E of Emall [aimaes, o s e wis, COeT) o Dt A0S Sl TS 2] {0 ik COM.
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