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6th November 2017 
 
 
Dear Sirs 
 
 
 
RE: FORMER ADMIRAL MANN PH, 9 HARGRAVE PLACE, LONDON, N7 OBP 

(“The Property”) 
  
 
I 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 I 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.   
 
I am an Associate Director at AG&G having joined the Company since 2008. 
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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, I 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. 

I 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 8th 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 

 
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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APPENDIX 2 
 
 

LOCATION PLAN 
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THE ABOVE LOCATION PLAN IS NOT TO SCALE AND IS 

PROVIDED FOR INDICATIVE PURPOSES ONLY. 
 

Note:  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. 
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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 5 

 
 
 

AG&G PARTICULARS 
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