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1.0 INTRODUCTION 
 

1.1        Experience and Expertise 
 
1.1.1 I am Anthony Barnes, Senior Associate of the long established firm of Chartered Surveyors, Fleurets, 

a national practice of consultant surveyors and agents dealing exclusively in the provision of property 

advice, sales, lettings and valuations of hotels, restaurants, public houses and other forms of licensed 

and leisure property.  

 
1.1.2 I am regularly instructed to provide advice concerning the future viability of public houses in 

connection with planning applications which involve a proposed change of use. In dealing with such 

instructions my practice is to provide reports in my capacity as a Chartered Surveyor acting as an 

Expert Witness.  I have during the recent period of 5 years, been instructed by or on behalf of owners 

of public houses in a variety of locations around the Midlands region, when planning consent has 

been sought for a change of use involving the permanent extinguishment of the former public house 

use.  

 

1.1.3 I am a Member of the Royal Institution of Chartered Surveyors and have in excess of 28 years direct 

experience in my specialist licensed and leisure property field. I am based at Fleurets’ Birmingham 

office and I attach a detailed professional CV at Appendix AB1. 
 
1.2 Instructions 
 
1.2.1 I am instructed by the Estates Services division of supermarket and convenience store retailer 

Cooperative Group Limited. My instructions are to provide an independent expert opinion of whether 

or not it is economically viable for there to be a continuation of the property’s use as a public house, 

taking into account of the pertinent history and current circumstances.   

 

1.2.2 I confirm that I have not had any previous dealings with the Double Top. Fleurets sometimes act for 

Admiral Taverns, the current freehold owner, in a property agency capacity. For the avoidance of 

doubt, my research of Fleurets’ records indicates that there has never been a material involvement by 

Fleurets’ personnel with the Double Top and as a consequence, I do not consider myself or Fleurets 

to be conflicted in providing independent expert advice in this matter. 

 

1.2.3 The opinions that I express herein will be on the basis of independent advice as an Expert Witness.  

At section 7.0 of this report I make a Professional Declaration in accordance with the Royal Institution 

of Chartered Surveyors Guidance Notes for 'Surveyors Acting as Expert Witnesses.    

For the avoidance of doubt I confirm that this report is not intended to be a valuation of the property, 

either rental or capital, and it is not therefore compliant with the RICS Guidelines for valuation reports.  
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1.3 Planning Policy 
 

1.3.1 My instructions do not require me to address specific local Planning Policies relating to the change of 

use of public houses.  Pertinent planning policy issues relevant to the proposals for the Double Top 

will be addressed by the Cooperative Group’s planning consultants, Pegasus Group. My report will 

specifically address whether or not the Double Top is economically viable for continuation of public 

house trading and will also identify the availability of equivalent alternative public houses readily 

accessible to local resident community of Chilwell.   

 

2.0 THE PROPERTY 
 
2.1 Location  
 

2.1.1 The property is located in Chilwell, a residential suburb of the East Midlands city of Nottingham. The 

district lies to the south-western side of the City, south of the main A52 and to the west of Beeston 

town centre. The local district of Chilwell is predominantly residential in character and is now served 

by the NET, Nottingham tram system. Chilwell lies in the area covered by Broxstowe Borough 

Council, the Borough had a usual resident population of 109,487, recorded in the Census of 2011.  

 

2.1.2 The Double Top is situated fronting a local distributor road, Bramcote Lane, which forms part of a link 

between the A52, lying to the north, and the A6005 to the south. The road carries predominantly local 

traffic serving the residential neighbourhoods in the locality. The Double Top is situated directly 

opposite a junction with the residential side street, Hall Drive. The immediate local area comprises the 

electoral Wards of Chiltern West and Chiltern East which based on the Census of 2011 then had 

usual resident populations of 7,823 5,041 respectively.   

 

2.1.3 For the purposes of public house trading the location and situation of the Double Top make it most 

suitable for a community local style of trade.  

 

 

2.1.4 Location plans and a site plan are set out below.  
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Ordnance Survey © Crown Copyright 2016.  All rights reserved.  Licence number 1000047722 
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For identification purposes only.  Not to Scale. 

 

 

 

 

 



Expert Report of Anthony R Barnes BSc (Hons) MRICS  

 
The Double Top, Bramcote Lane, Chilwell, Nottingham NG8 5EL                                            Page 9 of 27    

 

 

2.2 Description 
 

2.2.1 The Double Top comprises a purpose built public house dating from the late 1960s, being a detached 

part single and part two storey building. The building is constructed in load-bearing brick walls 

beneath flat felt covered roofs. To the front are two adjacent single storey sections having framed and 

glazed outer-skin walls, beneath pitched felt covered roofs.  

 

2.2 The external grounds to the property are arranged as tarmac surfaced car parking and vehicle 

circulation areas with two highway access points off of Bramcote Lane. The car parking area is partly 

sloping with faded line markings for circa 30 parking spaces. To the northern side of the building is an 

area for loading close to cellar delivery access flaps. Also to the side is a small paved area used for 

outside customer seating and arranged with traditional timber picnic benches.  

 

2.2.4 The property occupies an irregular shaped site of approximately 1,755 sqm (0.43 acres) and has 

clearly defined fenced and walled boundaries with the neighbouring residential properties. 

  

2.2.5 Photographs showing the exterior of the property and its external grounds are set out below:- 

 

   
Front Elevation Side Elevation Front Elevation  

   
Street View Hall Drive Street View Bramcote Lane Northward Street View Bramcote Lane Southward 
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2.3 Accommodation 
 

 The property has accommodation arranged over ground, first and basement levels, summarised as 

follows:- 

 

 Ground Floor 

 

2.3.1 The customer entrance to the bars is via an entrance door and lobby to the front of the building with 

access directly off the car park.  

 

2.3.2 The customer trading accommodation is arranged as two bars, currently promoted as a public bar and 

a lounge bar, however in practice without any material difference between the two rooms in terms of 

presentation, finishes and furnishings. To the rear of each bar is a bar servery counter, the servery 

area linking between the two bars. The bar servery counters have a stained pine wood finish, flooring 

is carpeted and the walls are part papered and part painted. Each bar is furnished with standard 

perimeter bench and loose dining chairs and bar stalls, each providing seating for circa 40.  

 

2.3.3 Excluding the bar servery I have assessed the net customer area to be circa 115 sqm (1,238 sqft). 

 

2.3.4 Customer toilets for ladies and gents are sited towards the front of the building and are fitted with 

standard white ceramic sanitary fittings, with tiled walls and floors.  

 

2.3.5 There is a small unused former kitchen with a non-safety finish sheet floor.  

 

2.3.6 Part of the domestic living quarters are at ground floor comprising a living room and domestic kitchen.  

 

 First Floor 

 

2.3.6 The first floor comprises solely domestic living quarters, arranged as a landing area leading to 3 

bedrooms and a bathroom and WC.  

 

 Basement 

 

2.3.7 The basement is accessed via internal stairs and provides mechanically chilled beer/drinks storage 

having delivery cellar flaps.   

 

2.3.8 Photographs showing the property’s accommodation are set out below:- 
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Bar Seating Area  Lounge with Pool Table  View of Bar Servery  

   
View of Lounge Bar  Ground Floor Kitchen Gents Customer Toilets 

   

Basement Beer Cellar Ladies’ Customer Toilets  Boiler Room  
  

 

2.4 Services 
 

2.4.1  All mains services are understood to be connected to the property. Heating to the ground floor public 

house and first floor domestic quarters is by way of central heating to radiators. A gas fired 

heating/hot water boiler is sited in the basement. 
 
2.5 Condition 
 

2.5.1 The property’s main fabric is in a fair order however there are repairing requirements that would be of  

material concern to prospective purchasers. I have not undertaken a building condition survey, but I 

consider that the following issues are material to, and will directly influence, a new owner 

contemplating an investment in the property for its existing pub use.  

  

2.5.2 The exterior paint finishes to the woodwork of window frames, door frames, facia boards, sections of 

rendering, and rainwater ironmongery, all require comprehensive redecoration. Sections of rainwater 
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ironmongery require replacement. Sections of window glazing require replacement. A section of flat 

roofing visible from a first floor window reveals there is ponding and deficient rainwater run off. 

 

2.5.3 The grounds to the property are relatively unkempt and the tarmac car park surface is now rough and 

potholed in parts.  

 

2.5.4 The interior of the ground floor customer areas are in a satisfactory standard of presentation for the 

solely drink based community style of trade undertaken. The former kitchen could not reasonably be 

used without comprehensive refurbishment, refitting and re-equipping. 

 

2.5.5 The first floor domestic quarters have a tired and scruffy decorative condition and most prospective 

occupiers would reasonably require to undertake comprehensive redecoration.   

 

2.5.7 Whilst no schedule of dilapidations is available, for the purposes of a party contemplating purchase for 

a continuation of pub use. I estimate that a minimum required expenditure of say £10,000 would be 

required.  

 

2.6 Premises Licence 
 
  
2.6.1 Enquiries made with Broxtowe Borough Council indicate that a Premises Licence for the property 

exists and provides for the following principal licensable activities:- 

 

 Sale of alcohol and provision of entertainment and playing of live or recorded music: 

  

Monday to Sunday    11:00am - 12:00am 

  

2.7 Rating 
 

2.7.1 The rateable values of public houses are assessed based on judgements made over their trading 

potential. A simple reliance on actual rateable values in order to arrive at an opinion of future trade 

potential is not to be recommended, however it is the case that RVs can act as a guide to a past 

performance which has been declared or evidenced to the Valuation Office Agency, the body 

responsible for the maintenance of the Rating List.    
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2.7.2 Consultation of the public access website resource of the Valuation Office Agency shows that the 

Double Top has the following history of Rateable Values (RV): 

 

 Rating List 2005 – original list RV of £22,500. 

Rating List 2005 – RV reduced on appeal to £11,500, effective from 1st July 2007, due to a material 

change of circumstances. 

 Rating List 2010 – RV £15,250 effective 1st April 2010.  

 Rating List 2017 – RV £5,650 to be effective 1st April 2017.  

 

2.7.3 The history of the adjustments made to the Double Top’s Rateable Value provides evidence 

suggesting it suffered a general long term decline in its trading fortunes. A new prospective operator 

of the property in public house use acting prudently when making their judgements and assessments 

over future trade potential, would inevitably be concerned by the past trend in trade indicated by the 

history of its rateable values.  

 

2.7.4 By way of example for interpretation of RVs, under the 2010 Rating List basis of public house 

valuation, a rateable value of £10,000 is likely to derive from sales in the range £100,000 - £110,000 

per annum, net of VAT.   

 

2.7.5 The property’s domestic accommodation is included in the Council Tax Valuation List within value 

Band A.  

 

 
 
3.0 THE MARKETPLACE FOR PUBLIC HOUSES 
 
3.1 Economic Climate 
 

3.1.1 Following the latter part of 2007 and the onset of the ‘credit crunch’, there was a period of 

considerable economic uncertainty. The UK economy suffered a sustained downturn with double dip 

recessions (2008/09 and 2011/12). Whilst the third quarter of 2012 showed signs of recovery with 

GDP growth of 1.0%, assisted by the Olympic Games, the fourth quarter recorded a 0.3% decline and 

the first quarter of 2013 recorded growth of only 0.3%, narrowly avoiding the prospect of a triple dip 

recession.  Economic indicators in 2013 and 2014 were more positive with GDP growth of 1.7% and 

3.0% reported respectively.  GDP growth was reported for 2015 at 2.2% and for 2016 slightly reduced 

at 1.8%.  

 

3.1.2 The economic downturn of the latter part of the last decade had a dual impact upon the licensed 

trade. Firstly, there was the effect of lower sales resulting from customers having reduced disposable 

income or simply exercising caution. Secondly there was the impact on the ability for prospective 

purchasers to raise finance. Throughout the downturn, banks were averse to risk and reluctant to 
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entertain loans unless a borrower had relevant trade experience and accounting information was 

available to support the levels of trade projected. During the period of downturn a scarcity of loan 

finance, together with vastly reduced bank loan to value ratios, limited the ability of purchasers of 

public houses to raise finance. Some banks effectively sought to exit from new exposure in the 

licensed and leisure property sectors. 

 

 

 

3.1.3 In my experience, throughout the economic downturn lenders showed a particular reluctance to 

advance finance for purchases of lower end public houses and particularly those in the circumstances 

currently faced by the Double Top, i.e. being without the benefit of evidenced past sales and a low 

and declining beer volume history. Despite there now being improved and more buoyant economic 

circumstances, the legacy of the downturn for the bottom end of the nations’ pub estate, is that 

funders/investors continue to apply considerable caution and prudence in judgements made over 

longer term trading prospects. In the absence of a sustained level of proven trade and profits, lenders 

are generally not prepared to provide funding unless an operator/prospective borrower is prepared to 

offer alternative security.   

 

3.1.4 Whilst there is now seen to be greatly improved confidence amongst corporate pub restaurant 

retailers, these larger multiple site operators are not generally reliant upon raising finance for 

individual property acquisitions. In any event such operators tend only to pursue sites where there is 

potential to generate sales of at least £20,000 per week, net of VAT. 

 

3.2 Public House Trading Climate 
 
3.2.1 When considering the viability and marketability of a property for a continuation of public house use, it 

is important to identify and consider the market within which the pub business would be expected to 

operate and the nature of the custom it will realistically need to target and attract.  

 

3.2.2 Over the last 20 years or so pub businesses have faced a number of challenges and threats to their 

trade. The issues of rising operational costs, increasing administrative burdens/legislative changes 

and changing social habits of potential custom have threatened profit potential and hence the 

desirability of investing in certain categories of public house. Public houses which are only capable of 

achieving below average trade performance levels, are the category which have suffered the greatest 

adverse impacts to their trading potential as a direct result of the combined effects of these financial, 

legislative and social issues.   

 

3.2.3 The mass beer market has seen, and continues to experience, a shift to the off trade, which 

combined with the success of anti drink-drive legislation, have been significant factors contributing to 

a general decline in the volumes of traditional on-licensed wet sales. Statistics produced by the British 
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Beer and Pub Association (BBPA) in their UK Quarterly Beer Barometer (Appendix AB2), show a 

decline in annual beer sales in the on-trade between Quarter 4 2000 and 2016 from 23,358,000 down 

to 12,887,000 barrels, a decline of -44.8%. During the same period annual beer sales in the off-trade 

showed an increase from 11,215,000 to 13,752,000 barrels, an increase of +22.6%.   

 

 

3.2.4 The enclosure at Appendix AB2 demonstrates that the highest level of on-sales decline is reported 

for 2008 which is consistent with the introduction of the ban on smoking in public places, whilst the 

decline in beer volumes has continued, the speed of decline reduced in 2014 to its lowest level for 15 

years, however has again increased for the most recent year. 

 

3.2.5 Conversely off-trade sales over the 16 year period have increased by +22.6% which marks a 

significant switch between beer volumes consumed in licensed properties, principally public houses, 

and those consumed at home, usually purchased in supermarkets.  The shift has been so significant 

that in 2014 the volume of beer sold in the off-trade exceeded the volume of beer sold in the on-trade 

for the first time. 

 

3.2.6 More recent market commentary has referred to increased sales of craft beer and the increase in the 

number of small breweries.  However, a degree of perspective needs to be maintained, the cask ale 

market is only forecast to represent 20% of the on-trade beer market by 2020.  Cask ale is therefore a 

relatively small part of the on-trade beer market at the current time.  Growth in this sector will often 

result from craft ale being consumed as a substitute for other beer products.  The most recent 

statistics show a continuing decline in beer volumes, the decline in on sales between Q4 2015 and 

Q4 2016 being -2.2%. 

 

3.2.7 The introduction of the ban on smoking in public places in July 2007 had a significant impact upon the 

trade of wet led public houses. In September 2008 a report issued jointly by the Federation of 

Licensed Victuallers Associations (FVLA) and the British Institute of Innkeeping (BII) concluded: 

 

“The smoking ban has had a serious and continuing effect on trade with the very important custom of 

smokers much diminished and with little positive news in terms of increased non smoker or family 

business. The impact has been borne most by community, drink based pubs which have also had the 

fewest resources to withstand the downturn.” 

 

3.2.8 The development of large public houses, on local 'high streets', which have the ability to offer 

discounted prices through their better purchasing power has resulted in a decline in sales in smaller 

traditional outlets reliant upon the same catchment area of custom.  As a consequence many such 

public houses which were previously only marginally viable have ceased now trading. 
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3.2.9 Regular eating out has become an established part of the British psyche and, as wet sales have 

declined, many pubs have sought to maintain and develop their business by focusing upon food led 

custom. However net profit margins on food led businesses are typically 5 to 10% lower than for wet 

led businesses; consequently they are dependent upon achieving a higher level of food sales in order 

to replace lost wet sales if overall net profit is to be maintained. 

 

3.2.10 Local custom will be mostly ‘walk-to’ trade drawn from the immediate community, probably from little 

more than ½ mile radius.  Assuming the business is run in a good, competent and welcoming manner, 

trade will essentially be attracted by the convenience of the location and the opportunity to socialise 

within the local community.  Local custom will tend to be concentrated towards weekday evenings and 

weekends, with lunchtime trade drawn more from retired members of the community or local 

businesses. Generally local trade tends to be wet led with food as incidental. In my experience based 

on its location, size and range of facilities able to be offered, the Double Top will be expected to derive 

the great majority of its custom from the local residential districts lying in close proximity to the 

property.   

 

3.2.11 In contrast to local trade, destination custom is often car borne and hence is attracted from a wider 

catchment area.  Customers are drawn to an establishment by virtue of the nature of the facilities on 

offer, commonly including the availability of meals. Destination food led operations tend to be targeted 

to a particular market, which may be families, value orientated, fine dining, ethnic or traditional.   

 

3.2.12 The essential characteristics of a destination led business are high visibility, ease of access and good 

parking. The family orientated businesses are usually run as high-volume branded outlets by 

corporate multiple operators, typical examples of which are M & B Retail’s Sizzling or Ember Inns and 

Greene King’s Hungry Horse. Such pub restaurants commonly provide some form of outdoor and/or 

indoor children’s play facilities. 

 

3.2.13 Such businesses demand prominent road locations, a site of ¾ to one acre, a total floor space in the 

region of 7,000 to 8,000 sq ft and customer area of 2,500 to 3,500 sq ft.  There has been a significant 

expansion in the number of this type of operation in both urban and suburban areas over the last 

twenty five years.  

  

3.2.14 In more recent years an increasingly important requirement has been for such units to be developed 

near to business parks or at transport intersections.  The most active companies in this market in 

more recent years have been Marston's and Greene King.  Following the recession it has been the 

case that these corporate operators have been increasingly unwilling to compromise their required 

site criteria. 

 
3.2.15 Customers will also be attracted to destination public houses by their setting, for example a waterside 

location, or one where the property has some historic interest or relevance. 
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3.2.16 The locational and physical characteristics of the Double Top are such that it does not fit the usually 

required criteria to successfully target a destination type of custom. The property is not on a main 

road, has a small undeveloped commercial kitchen and unattractive external grounds with no garden. 

I therefore conclude that the prospects for a future operator of the Double Top successfully targeting a 

destination custom for food, are poor. 

 
3.2.17 The consequences of the above described economic and social trends are seen to have their greatest 

adverse impact on the trading potential of, and operators’ confidence in, local community type public 

houses sharing characteristics similar to those of the Double Top. Such pubs are the least able to 

adapt to the changing trading environment and are least able to alter their pricing model in order to 

preserve profitability. 

 
 
4.0 THE ECONOMIC VIABILITY OF PUBLIC HOUSES 
 
4.1 Viability Factors 
 
4.1.1 When assessing the viability of a public house there are a number of factors which are appropriately 

considered and a number of potential sources of information to assist with the required appraisals.  

  

4.1.2 It is firstly appropriate to consider the locational and physical characteristics of the property together 

with its existing local competition. Based on these considerations, a judgement can then be made 

over the most credible style of public house trading to be adopted at a particular site, in order to best 

exploit the trading potential.   

 

4.1.3 It is desirable to be able to review financial information recording past trade performance of a site 

should this information be available, in order to help make the required judgement over future 

potential. However such historic records are not always available and in incidences where there is no 

trade performance history, prospective operators must rely wholly on their own judgements and 

experience. 

 

4.1.4 The British Beer and Pub Association (BBPA) have produced documentation to assist pub tenants in 

assessing public house operational costs and this data is of particular assistance in the case of the 

Double Top given the absence of any past trading accounts. 

 

4.1.5 In addition the Campaign For Real Ale, CAMRA, have published a Paper – “Public House Viability 

Test” which identifies a number of factors they recommend it is appropriate be considered when 

appraising a pub’s trade potential in a variety of scenarios. It is pertinent to note the CAMRA Paper is 

not adopted planning policy, it can however be treated as a guide to appropriate considerations.  
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4.2 Competition to the Double Top 
 

4.2.1 There are a number of public houses located in the Chilwell suburban district, which are readily 

accessible from the immediate locality of the Double Top and which are pertinent to the consideration 

of the Double Top’s future trading potential.  

 

4.2.2 From my review of the locality, I have identified the following public houses as pertinent competition. 

 
Charlton Arms, 361 High Rd, Beeston, Nottingham NG9 5EA 

                 
Located in a prominent position fronting High Road 
Chilwell, less than half a mile from the Double Top. 
Comprises a substantial and well developed public 
house with large car park and garden. The property 
is owned by Spirit Pub Company, now a part of 
Greene King plc. The Charlton Arms provides large 
well fitted out bars and operates with a drink and 
food offer. The property is presented in a style to 
attract both regular local drinkers custom and 
destination car borne custom for food.  
 
2017 Rateable Value = £29,000  

 
The Cadland, 342 High Rd, Beeston, Nottingham NG9 5EG 

 
Located in a prominent position fronting High Road 
Chilwell, less than half a mile from the Double Top. 
Comprises a substantial and well developed public 
house with large car park and garden. The property 
is owned by M & B plc and operated as a part of 
their Ember Inns estate. The Cadland provides 
large well fitted out bar and seating areas and 
operates with a drink and food offer. The property is 
presented in a style to attract both regular local 
drinkers custom and destination car borne custom 
for food. 
2017 Rateable Value = £103,000  

 
The White Lion,  49 Town St, Bramcote, Nottingham NG9 3HH 

 
Located fronting Town Street in Bramcote, just 
under a mile to the north of the Double Top. 
Comprises an attractive Eighteenth century 
characterful building with car park and beer garden. 
The property provides interlinked bar an dining 
areas. The property is owned by Greene King plc 
and operated as a traditional pub targeting locals 
and destination custom for food.  
 
 
 
2017 Rateable Value = £25,000  
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Inham Nook, Inham Rd, Beeston, Nottingham NG9 4HX 

 
Located fronting Ingham Road in a corner position 
at the junction with Great Hoggett Drive, within half 
a mile of the Double Top. Comprises a traditional 
purpose built community public house located in a 
housing estate situation having a small car park and 
surrounding garden. The property provides open 
plan bar and seating areas. The property is owned 
by pub company Trust Inns and is operated by a 
tied tenant. The trading style is local drink led. The 
Inham Nook is the closest public house to the 
Double Top specifically providing a traditional 
community drink led operation. It provides the 
obvious alternative to custom currently using the 
Double Top.  
2017 Rateable Value = £12,000 

 

 
 
The Beekeeper, Meadow Lane, Beeston Nottingham NG9 5AE 

 
Located in a prominent corner position of Queens 
Road, the A6005, and Meadow Lane circa half a 
mile from the Double Top. Comprises a substantial 
and well developed purpose built family pub 
restaurant originally developed by Hardys & 
Hansons and now owned and operated by Greene 
King plc under their Hungry Horse brand. The 
Beekeeper provides large well fitted out bar and 
customer dining areas and operates with a drink 
and food offer. The property is presented in a style 
to attract predominantly family dining custom.  
2017 Rateable Value = £100,000 

 

 

The Blue Bell, Nottingham Road, Beeston, Nottingham NG9 6DN 

 
Located in a prominent situation fronting the A6005, 
Bye Pass Road just under a mile south-west of the 
Double Top. Comprises a substantial and well 
developed purpose built pub originally owned by 
Home Brewery, its ownership passing though 
Scottish & Newcastle, Spirit Pub Company and now 
owned and operated by Greene King plc under their 
Flaming Grill brand. The Blue Bell provides large 
well fitted out bar and customer dining areas and 
operates with a drink and food offer. The property is 
presented in a style to attract predominantly family 
dining custom. 
2017 Rateable Value = £66,000 
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4.2.3 From the review I have undertaken of the alternative public house provision in the Chilwell district, it is 

apparent that the community living in close proximity to the Double Top, is satisfactorily served by a 

good range of long established and well presented public houses offering both local drink led 

community type offers and those with daytime, evening and all day food offers. The majority of the 

local public house competition to the Double Top benefit from more attractive buildings with superior 

customer accommodation, car parking and gardens. A prospective future operator of the Double Top 

would therefore be conscious of the extent of competition and would be concerned over the need to 

effectively steal custom from the already well established trading public houses.  

 

4.3 Assessing Public House Trade Potential 
 

4.3.1 When assessing the viability of a public house differing qualities of information will be available 

dependent on the background circumstances of each individual case. 

 

4.3.2 To assist in my assessment of the viability of the Double Top as a trading concern, I will form an 

opinion of its Fair Maintainable Trade (FMT), this being the level of trade that a reasonably efficient 

operator would expect to achieve from all forms of income, when running the business in a proper 

manner, on the assumption that the property is properly repaired, maintained and decorated.  

 

4.3.3 From the FMT I will determine what I consider to be the Fair Maintainable Operating Profit (FMOP) 

that a reasonably efficient operator would expect to achieve taking into account the age, location, 

style, configuration and accommodation of the property and the nature of the trade. Operating profit is 

stated before the deduction of finance, depreciation, owner’s remuneration/drawings and exceptional 

costs. 

 

4.3.4 In arriving at my assessment of trading potential I shall have regard to any historic data that is 

available to me in respect of other properties in the area where Fleurets have received instructions, be 

they of an agency or professional nature.  To this I shall apply my knowledge and experience of 

trends in public house sales levels in recent years. 

 
4.3.5 The economic downturn discussed in Section 3.1 above, combined with the effects of the smoking 

ban, has impacted adversely on the turnover and profit potential of public houses such as the Double 

Top, which historically have been heavily reliant upon drinks based sales. I would expect a reasonably 

efficient operator considering the re-establishment of pub trading to need to give careful consideration 

to the prospects for additional income streams such as food sales, in order to seek to attract sufficient 

custom.    

 

4.3.6 The Double Top was originally developed by the Nottingham based Home Brewery, and has 

subsequently been owned by Scottish & Newcastle, Star Pubs & Bars (now Heineken) and is now 

owned by Admiral Taverns. All these companies will have held the property within their tied tenanted 
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estates, whereby the operating model has been and remains to grant leases/tenancies to occupying 

tenants under the terms of which they are obligated to purchase the majority of wet products from the 

brewery/pub company landlord, such agreements known as tied leases or tenancies. 

 

 4.3.7 In cases involving public houses where past occupation and operation has been undertaken by a third 

party tenant, it is rare that actual profit and loss accounts evidencing past trade levels are available, 

whether to the owning pub company or to any subsequent occupier. Such records are private to each 

operator and record only the past tenants’ business. 

 

4.3.8 When available it is also helpful to have access to and consider the occupational history of the site 

and also the beer volumes sold by the landlord to occupying tenants.  In this particular case the 

current owner, Admiral Taverns has kindly supplied the recent history of annual beer volumes 

supplied to operators of the Double Top and the rental income they have been able to source by 

letting the property. In addition Admiral have confirmed from their records and those of previous 

owner Star Pubs & Bars, that since December 2010 there have been 6 separate tenant operators of 

the pub, indicating an unsettled pattern of occupation and an apparent dissatisfaction by operators 

with continuing the pub’s operation. I set out in the table below the pertinent volume and rental income 

figures whilst under Admiral Taverns ownership for the years 2013 to 2016:-  

 

  

Year 2013 2014 2015 2016 

Barrelage Volume 

(36 gallons) 

116 92 94 68 

Tied Rents 

Received 

£12,307 £16,630 £16,250 £11,583 

 

 

4.3.9  For the purposes of this exercise I will assume this information would be available to any party 

contemplating future operation of the Double Top for continued use as a public house. The 

information, along with the history of the property’s Rateable Value, provide a clear indication of the 

property’s past trading fortunes, which are reasonably interpreted as being in decline. The figures 

reflect what by industry standards is considered to be a low and poor level of trading performance. We 

do not have the benefit of individual operator’s trading accounts and in the absence of such records, 

in order to assess my opinion of the Double Top’s trading potential, I am obliged to work from first 

principles and by applying my knowledge and judgements derived from many years of considering the 

actual trade details of similar types of public houses. Based on this approach I am regularly obliged to 

form judgements on the future trading potentials of public houses such as the subject.  
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4.3.10 In making my assessment I adopt an annual beer volume of 115 beer barrels, (one brewer’s beer 

barrel being equivalent to 36 gallons). Such adopted volume is greater than the proven recent history, 

this judgement based on the logic that an owner operator of a freehold pub would have a greater 

incentive to perform better than a tied tenant. In judging the appropriate expectation for the retail price 

per pint, I have noted that The Good Pub Guide 2016, reported that the average price of a pint in the 

country was £3.46 and that in the county of Nottinghamshire was £3.23. The appropriate price for any 

particular pub will be dependent on the individual products stocked and targeted trading style. For a 

public house such as the Double Top which I believe will be wholly reliant upon local community 

drinkers custom, I would consider that pricing will need to be competitive and hence below the county 

average. At the date of my inspection there were 6 draught beers/lagers/cider on offer with an 

average retail price of £3.10 per pint. Accordingly for the purposes of my trade assessment I shall 

adopt an average price of a pint for draught beer/stout/lager/cider of £3.00, which net of VAT equals 

£2.50 per pint. I have made a notional split of the volume between standard session beers at 

£2.80/pint, premium beers at £3.70/pint and packaged beers at £3.10/bottle. 

 

 

4.3.12 When calculating sales from volumes, it must be recognised there is always an element of wastage of 

draught product. Following a commonly applied convention, I adopt a sales volume generated from a 

36 gallon barrel of 280 pints per barrel. The estimated sales per brewers’ barrel based on the above 

applied logic will be in the order of £700.  

 

4.3.13 Utilising this approach my annual draught beer sales estimate will be: 

 

 115 barrels x £700 per barrel = £80,500. 

 

4.3.14 To this figure I add sales of wines, spirits and minerals.  For a property such as this without any 

material contribution from food, I would expect such sales to equate to approximately 25% of total wet 

sales, i.e. in this case equal to £26,950. Thus I adopt a rounded up wet sales FMT of £108,000.  

 

4.3.15 Having regard to the property’s location, appearance, sub standard kitchen and existing competition, I 

do not envisage there is a credible opportunity for food sales potential. I however make a small 10% 

contribution for snack food. I therefore assess food sales based on a drink/food sales mix of 

90%/10%. Thus I adopt food/snack sales of £12,000, equivalent to average weekly snack/food sales 

of £231.    

 

4.3.16 On the basis that the pub’s trading will principally be as a locals', wet led pub, I consider it appropriate 

to add a further £4,000 for net income generated from leisure/amusement machines/games, i.e. from 

gaming machines, quiz machines and pool tables. The figure is net of VAT, licences and rental 

payments to the machine supplier. 
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4.3.17 On the basis of the above logic and judgements, my assessment of trade potential is therefore as 

follows: 

                     £ 

 Wet Sales      108,000 

 Food Sales                   12,000 

 Machine Income         4,000 

 Sundries say      1,000 

        _______ 

 Total Sales      125,000   (circa average £2,404 per week) 

 

4.3.18 This is a low turnover for a public house, however is likely greater than that evidenced by the most 

recent rateable value assessment discussed in Section 2.7 above. 

 

4.3.19 For the purposes of my assessment of viability I am asked to assume the property is available to its 

operator as an unencumbered freehold interest, thus I assume the occupier/operator would be free of 

any beer tie.  This assumption has a direct impact on the gross profit margin that can be achieved 

from drinks sales. The gross profit margin reflects sales against the cost of purchasing the products 

for resale.  With volumes at the adopted level, I have assessed based on experience, an overall wet 

gross profit performance at 60% ie £64,800. 

 

4.3.20 The snacks/food gross profit margins need to reflect what I consider will be a relatively value for 

money offer and as a consequence I would adopt gross profits of 55% i.e. £6,600. 

 

4.3.21 The machine income is adopted net of VAT, licence fees and rent payable. 

 

4.3.22 I would therefore state the gross profits as follows. 

                     £ 

 GP from Wet Sales        64,800 

 GP from Food Sales                     6,600 

 GP from Machine Income            4,000 

 GP from sundries         1,000 

         ______ 

 Overall GP          76,400   (61% of total sales) 

 

4.3.23 It is necessary to consider the costs involved in running the business and maintaining the property.  

Such costs will vary as a result of numerous factors which include the level of sales, size/configuration 

of the property and sales mix.  In the absence of any historic proven actual operating expenses for the 

Double Top, to assist me in this respect I shall have regard to operating expense levels derived from 

the BBPA publication - Running a Pub, a Guide to Costs for Tied Tenants and Lessees - 2016. 
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4.3.24 The BBPA document provides advice to tied tenants, however the drinks tie impacts only on the gross 

profit line and therefore the data on operating costs is considered to be a reliable and appropriate 

guide for the purposes of this viability exercise.  The BBPA publication seeks to distinguish between 

different levels and styles of pub trade.  In the case of the Double Top I consider that the BBPA model 

for the small community local pub category with a trade level of up to £4,000 per week is the most 

relevant. 

 

4.3.25 The model identifies costs of 34.8% of sales net of machine income. It should be noted that such 

costs do not provide for a manager's salary or owner's remuneration or indeed for any entertainment 

costs.  I enclose as Appendix AB3 a copy of the 'model'. Accordingly I have adopted operating 

expenses of £40,000, equivalent to 33.3% of the aggregate of my adopted drink and snack/food 

sales, slightly lower than the model average.  

 

4.3.26 My assessment of net profits or FMOP, before the expense of finance costs and owner/operator’s 

remuneration is therefore £36,400 which equates to circa 29% of the adopted total sales. In my 

experience such profit percentage of total sales is at the higher end of profit expectations for a wet led 

pub of this style and level of trade.    

 

4.3.27 I reiterate, the above assessment of FMOP is stated before accounting for an owner's remuneration 

and any costs of finance incurred. 

 

4.3.28 The owner/operator of a public house such as the Double Top  must be able to expect a reasonable 

return on their effort, labour and business risk taken in investing in and operating the business.  To an 

extent, such expectations of an operator are subjective, but as a helpful independent guide, I refer to 

the legal case of Brooker - v - Unique Pub Properties Limited (2001) (Chancery Division Bristol District 

Registry Case No. BS002253) which gave consideration to the appropriate level of remuneration that 

a public house operator would reasonably expect to receive.  In this case it was stated that at that 

time, the minimum remuneration an operator would expect was £20,000 per annum.  If this figure is 

adjusted to reflect the subsequent increase in average earnings, it would now equate to a figure in the 

region of £30,400. 

 

4.3.29 Regard also needs to be had to the cost of finance, i.e. the cost of funding not only a property 

purchase but also any works that need to be undertaken and the purchase of new/replacement trade 

furnishings, equipment and effects as are considered necessary to enable the business once 

relaunched, to realise its trading potential. 

 

4.3.30 The property costs I shall adopt are for the purposes of trade inventory replacement in the kitchen , 

property repairs, renovations, redecorations and fees. Whilst I do not have access to detailed 

costings, I consider based on experience, that the costs likely to be incurred on these matters to 

include fees incurred, for taking over the operation of the Double Top and to provide a minimum 
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acceptable standard of physical condition and presentation, would realistically total £15,000. In 

respect of the assumed freehold purchase, a notional purchase price must also be assumed. For 

these purposes I adopt what I consider to be a fair property acquisition cost of £175,000.  

 

4.3.31 Accordingly I am of the view that a purchaser of the freehold for the purposes of a continuation of 

public house trading would need to have access to £190,000 in order to acquire the property and then 

put it into a condition whereby it can be traded at the FMT and FMOP levels.  

 

4.3.32 In respect of the assumed freehold tenure scenario, in my experience it is highly unlikely that a lender 

would fund any more than 50-60% of this sum and then most likely only if the purchaser was an 

experienced operator, accounts are available to support the projected trade and/or able to provide 

alternative security.  On this basis a purchaser would be funding the balance of the cost and hence 

forgoing the opportunity cost of investing the money elsewhere. The cost of finance is therefore 

appropriately calculated based on the total capital required. In the current market a typical loan term 

for a property such as this is 15 to 20 years with interest rates of circa 5%. On the basis of a loan of 

£190,000 over 15 years, this would equate to loan and interest payments of £18,036 per annum. 

   

4.4 Double Top Viability Assessment 
 

4.4.1 I set out below my assessments of the viability of the freehold purchase and continuation of public 

house use of the Double Top.  

 

4.4.2 Freehold Interest 
        £             £ 

 Wet Sales      108,000 

 Food Sales                   12,000 

 Machine Income             4,000 

 Sundry Income          1,000 

        _______ 

 Total Sales      125,000    

 Gross Profit         76,400 (61%) 

 less 

 Operational Costs  40,000  

 Owner's Remuneration  30,400 

 Cost of Finance   18,036     88,436 

     ______   _______ 

 Operating Loss      (12,036) 

        _______ 
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 On the basis of the above assessment I am of the opinion that the continuation of public house trading 

at the Double Top on the basis of the acquisition of the freehold interest, does not offer a party 

considering such venture a financially viable proposition.  

 

 

5.0 CONCLUSIONS 
 

5.1 The historic information which is available to me, and my own assessment of trade potential, are such 

that I am of the opinion that the Double Top is not currently viable under pub company ownership nor 

would be if purchased by an independent operator under free trade terms. My above detailed trade 

appraisal and viability assessment, demonstrate that the property will not generate sufficient profit to 

enable it to be viable for a continuation of public house use.    

 

5.2 I am of the opinion that the property is of a style and location which in public house use, cause it to be 

heavily reliant upon local custom. Given the extent and superior quality of the existing competing 

public houses in the near vicinity, the continuation of trading at the Double Top presents challenges 

and uncertainties and cannot provide an operator with a satisfactory return on the required capital 

investment; the risk of investing in the proposition; or the required entrepreneurial endeavour which 

would be necessary to acquire and operate such a community wet led public house.    

 

5.3  I therefore conclude, that the continuation of public house trading at the Double Top is not an 

opportunity or undertaking that is economically viable for any party subject to the norms of profit 

motivation and commercial costs of finance in the current economic and financial circumstances, nor 

those reasonably expected to apply in the short to medium term time frame.   
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6.0 PROFESSIONAL DECLARATION 
 
6.1 In accordance with PS 5 of the Royal Institution of Chartered Surveyors Practice Statement for 

‘Surveyors acting as expert witnesses’, effective from 1 January 2009, I confirm the following: 

 

6.2 That insofar as the facts stated in my report are within my own knowledge I have made clear which 

they are and I believe them to be true, and that the opinions I have expressed represent my true and 

complete professional opinion.  

 

6.3 That my report includes all facts which I regard as being relevant to the opinions which I have 

expressed and that attention has been drawn to any matter which would affect the validity of those 

opinions. 

 
6.4 That my duty in the capacity of an Expert Witness overrides any duty to those instructing or paying 

me, that I have understood this duty and complied with it in giving my evidence impartially and 

objectively, and that I will continue to comply with that duty as required. 

 
6.5 That I am not instructed under any conditional fee arrangement. 

 

6.6 That I have no conflicts of interest of any kind other than those already disclosed in my Report. 

 

6.7 That my report complies with the requirements of the Royal Institution of Chartered Surveyors (RICS), 

as set down in the Surveyors acting as expert witnesses: RICS practice statement. 

 

  

          
Signed  ………………………………………… 

 

  A R Barnes BSc (Hons) MRICS  
  Fleurets 
  2nd Floor, Charles House 

148 – 149Great Charles Street Queensway 
Birmingham 

  B3 3HT 
 

Dated  29th March 2017   

 


