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MARKETING REPORT

Oddfellows Arms,
25 Main Street,
Higham on the Hill,
Leicestershire,

CV13 6AE
11* September 2019

£ 01455212007 &=

1- BACKGROUND

1.1 Instructions were received in September 2018 to provide marketing advice in relation to the
above freehold public house. The pub had been occupied under a tenancy agreement for the previous 6
years and the tenant had given notice to the Landlord of her intention to leave the premises due to
personal issues. We conducted a full inspection on 24" September 2018.

1.2 At the time of inspection, the tenant had ceased trading and the property was closed. Whilst no
trading information had been provided by the tenant, verbal indications suggested business was

Company registration No: 6879585
VAT Registration no: 970 4037 30


http://www.everardcole.co.uk/

Suite 1542
109 Vernon House

NG1 6DQ

e ‘ everard cole

www.everardcole.co.uk

exceptionally poor and the meagre trade derived from the village was insufficient to make the pub a viable
business. The tenant had agreed to leave the property during the course of the 1°* week in October 2018.

2 - LOCATION

2.1 The Oddfellows Arms is located on the Main Street in the village of Higham on the Hill. Higham is
avillage and civil parish in the Hinckley and Bosworth district of Leicestershire. The village is approximately
three miles away from both Hinckley and Nuneaton. The parish (and the boundary between the East and
West Midlands) is bounded by Warwickshire and the A5 to the south-west.

3 - PROPERTY

3.1 The Oddfellows Arms is a three storey, detached property of painted, rendered elevations
beneath a pitched tiled roof, with two and single storey extensions to the side and rear beneath flat roofs.

3.2 The accommodation briefly comprises a front entrance porch leading to Bar area, with bar
servery, quarry-tiled floor, upholstered perimeter seating, open fire and darts throw; Restaurant/lounge
bar with seating for approximately 52 covers, bar servery and upholstered perimeter and free-standing
seating. A corridor provides access to the Ladies & Gents W.C.s and the rear car park.

33 The pubs ancillary areas include a commercial catering kitchen, wash up room and freezer/fridge
store room and ground floor beer cellar.

3.4 The domestic accommodation is located over the upper floors and briefly comprise -1st floor:
Lounge, Kitchen, bathroom with separate W.C. and two bedrooms. 2nd Floor - two double bedroom:s.

3.5 The Pub has substantial outdoor areas that briefly comprise a car park to the side with parking for
c. 12. The larger main rear car park provides parking for a further 40 or so vehicles with a perimeter lawned
beer garden, with picnic bench seating for approximately 40. The pub also benefits from a raised decking
area and covered smoking shelter to the rear and an outdoor drinking area to the front with picnic bench
seating. The pub also benefits from an enclosed private rear yard with storage sheds.

4 - REPAIR

4.1 At the time of the initial inspection the property appeared in fairly average condition. The ground
floor trading areas were reasonably clean and of traditional decoration, although the appointments were
extremely dated, old fashioned and in need of refurbishment and modernisation.

4.2 Externally, the property was quite tired and dated. There was evidence of render coming away
from the brick work that required remedial action and the whole exterior was in need of a redecoration
and repainting. The rear car park surface was in poor condition that will require attention and the lawned
area, and outdoor area in general, looked unkempt and in need of attention.
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4.3 The upper floors were untidy and cluttered, in a poor state of decoration and repair. Despite being
held on a Fully Repairing and Insuring (FRI) Lease, the property was in poor repair and suffered from years
of neglect and lack of investment by the tenant.

4.5 A matter of days after the tenant had moved out of the premises (around the 5™ October 2018),
the property suffered a break-in where significant amounts of copper piping was removed and stolen by
thieves. The majority of the piping came from the property’s heating and water system and its removal
resulted in the water in the system cascading through the property, causing some flooding and significant
water damage to the walls, floors and ceilings of the first and ground floors. As a result of the substantial
damage, the property required significant remedial investment to get the property both habitable and
able to trade. Whilst we did not conduct a building survey on the property it was apparent work was
required in the following areas —

a) Remedial repair to ensure a working and safe electrical wiring system.

b) Water pipework reinstated and fully working.

c) Re-plastering to the water damaged/damp areas around the Restaurant, Bar and internal
Corridor; upper floor ceiling and floors.

d) Remedial repair and renewal of the heating system to be in fully working order.

5 - PLANNING

The local authority is Hinkley and Bosworth Borough Council.
2017 Rateable Value - £12,000.
We are advised that the property is not Listed.

6 - MARKETING SUMMARY

6.1 Marketing commenced on the 26 September 2018, initially offering a new Free of Tie (FoT)
Leasehold interest and approaches were made to known pub, restaurant, leisure and commercial retail
operators.

6.2 This was supported by the distribution of sales particulars (see Appendix a), to our
comprehensive database of potential purchasers, known leisure operators and commercial retailers.

6.3 A for sale board, advertising a ‘New Free of Tie Lease’, was erected on 28™ September 2018, (see
Appendix D).
6.4 From the point of instruction, until completion in August 2019, the property was prominently

featured on the everardcole.co.uk website and advertised on a number of 3™ party property-sale media
outlets and websites, including the following -

Pub & Bar Magazine online
www.businessesforsale.com
www.propertylink.estatesgazette.com
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www.movehut.co.uk
www.findmypub.com.
www.commercialpeople.com
www.zoopla.co.uk
www.realla.co.uk
www.daltonsbusiness.com

6.5 In addition to the widespread ‘e-marketing’ the pub was advertised in The Morning Advertiser,
the leading specialist fortnightly pub sector trade magazine (see Appendix C). The Morning Advertiser is
distributed to ¢.30,000 licensees of quality independent freehold outlets, as well as tenanted and leased
pubs and pub company head office buyers with direct purchasing responsibility across England and Wales.
The pub also featured on the MorningAdvertiser.co.uk, which is the UKs leading on-trade website used by
over 140,000 unique users per month. The property was advertised throughout the various websites for
a total of 11 months.

6.6 The pub was marketed as ‘Rental Offers Invited’, with a guide rent of £35,000pa (excluding VAT),
although all interested parties were advised and encouraged to consider rental offers with a ‘staggered’
or graduated rent, commencing with a rent free period, to be built up incrementally to the market rent
over a period of months.

6.7 As the business had ceased trading and the previous tenant had not provided any accounts or
trading information, a significant premium was not envisioned and the only cost an ingoing purchaser was
expected to pay was the value of the Fixtures and Fittings. Whilst a formal inventory valuation had not
been carried out at that stage, the value was not expected to be more than approximately £2-3,000.

6.8 The various promotion and advertising generated a total of 37 requests for further information
from operators interested in continuing the property in some licensed form (i.e. continuance of a pub or
restaurant etc). However, the succeeding interest was poor with only two of those requesting formal
viewings. The common feedback received suggested that a pub of that size could not be supported alone
by the immediate population of the village.

6.9 During the course of the marketing, a total of 15 viewings were conducted on the property, with
only two of those parties interested in continuing licensed use.

6.10 None of the parties, outside of the local Parish representatives, believed the property could be
viable as a pub and all parties interested in keeping the property a licensed outlet were considering
significantly altering the trading profile of the business, primarily by converting to a restaurant. We
received a number of enquiries from people looking at converting the property into an Asian or Indian
themed restaurant. Numerous parties suggested the business could only work as a drive-to destination
outlet, although the location, the absence of a significant population density and lack of visibility didn’t
warrant the investment required to recommence trading.

6.11  Although the new leasehold interest was being offered, the marketing did generate far greater
interest from parties seeking to acquire the freehold. The damage caused by the break-in and the
unsolicited approaches to acquire the freehold, led the vendor to consider selling the freehold interest
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and the marketing strategy was amended in late October 2018 to incorporate the potential to acquire the
freehold. Initially by simply stating “Freehold Option Available” on the sales details, but thereafter by
producing separate sales particulars specifically relating to the sale of the freehold interest, (see Appendix
B). The marketing continued on a ‘dual’ basis, offering both the freehold and leasehold interests for sale
until the sale completed in August 2019.

6.12  One offer for the freehold was received from a party interested in continuing as a licensed venue.
Following negotiations, a revised offer was received and accepted in November 2018. Solicitors were
instructed to progress a sale. We understand the prospective purchaser intended to invest substantial
sums into the property to create a pub-restaurant.

6.13  The Oddfellows was only ever marketed as a public house, albeit one that had recently ceased
trading. Everard Cole are a firm of specialist surveyors in leisure and licensed premises and we were
instructed to undertake specialist marketing in that sector. Although the marketing was specifically
targeted towards continued licensed and leisure use, the vast majority of serious interest came from
parties seeking various alternative uses.

7 — ASSET OF COMMUNITY VALUE

7.1 The pub was nominated as an ACV in October 2018, by the Parish Council. The nomination was
approved and the initial moratorium and Full Moratorium were subsequently triggered. The Council failed
to send confirmation of the received nomination to the vendor and so notice from the owner to dispose
of the property was only sent in December 2018.

« Name of asset: The Oddfellows Arms, 25 Main Street, Higham on the Hill, CV13 6AE
Reference HBBC/ACV2/2018

Date valid nomination received: 12.10.2018

Date of council decision: 10.12,2018

Boundary map of asset: LT241271

Date of ACV list until: 09.12,2023

Nominee: Higham on the Hill Parish CouncHl

Reason for listing: Community facility

Notice from owner to dispose S95(2) received: 17.12.2018
Interim moratorium end date (six weeks from notice). 28.01.2019
CIG bid: Yes

Full moratorium end date (six months from notice). 04.07.2019

6 & © © & & © & 6 & o

Source:https://www.hinckley-bosworth.gov.uk/info/200327/property searches under eir/1244/property information - con29r 39 to 315/5

7.2 As stated in 6.11 an offer was accepted and solicitors instructed to progress a sale of the freehold
interest. However, the revelation of the ACV nomination elicited consternation and anxiety in the
purchaser and subsequently led to the purchaser withdrawing from the deal. The purchaser’s proposed
acquisition was underpinned by the potential alternative use value of the land, should the business fail
again, and the imposition of the ACV generated significant doubt that it could be realised.
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7.3 The resultant ACV moratorium severely hampered the sale of the property. In addition to the
party above, the debilitating effect of the ACV, in preventing the vendor from transacting with any other
party during the period of moratorium, caused at least one other potential purchaser to find alternative
premises.

7.4 Despite the vendor having numerous meetings with local representatives, the nominating Parish
made no discernible attempt to raise the required funding required to acquire the freehold.

8 - CONCLUSION

8.1 The had been marketed from September 2018 to August 2019 as a new leasehold opportunity
and from October 2018 to August 2019 with a freehold option. As detailed above, despite the marketing
of the Oddfellows being specifically targeted towards continued licensed and leisure use, the vast majority
of serious interest came from parties seeking various alternative uses.

8.2 A number of factors surrounding the property severely restricted the interest in it for continued
licensed use —
e The poor trading history of the previous tenant clearly illustrated the dangers of operating such a
business.

e The damage caused by the break-in and the high cost of both remedial and refurbishment of the
entire property.

e The quiet village location and absence of a significant population density severely limits the
trading potential of the business.

8.3 The property’s characteristics and location necessitate it to be heavily reliant upon destination
type custom attracted for food. Given the range of competing public houses/pub-restaurants and other
community facilities situated in the local district, the sustainability of the Oddfellows would present
significant challenges and uncertainties for any operator.

8.4 Despite the marketing generating a number of interested parties, virtually all operators doubted
the property could provide a satisfactory return on, (i) the required capital investment; (ii) the risks of
investing in the proposition; and (iii) the required entrepreneurial endeavour necessary for a party to
acquire and operate a rural public house with a low resident community.
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Rental Offers Invited

For viewing and further information contact:
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