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Marketing Report: 

Lass O’ Richmond Hill Public 

House, 8 Queens Road, Richmond

Instructions
On the instructions of FOM Properties I have carried out 
a comparative analysis of the Lass O’ Richmond Public 
House from a trading perspective in the context of the 
local competition and an assessment of the local public 
house market.

I confi rm that I have made clear which facts and matters 
referred to in this report are within my own knowledge 
and which are not. Those that are within my own knowl-
edge I confi rm to be true. The opinions I have expressed 
represent my true and complete professional opinions on 
the matters to which they refer. I refer to my declaration 
contained in Appendix 1.

I visited the Lass O’ Richmond on four separate occa-
sions to assess its trade and operations on Wednesday 7th 
April, Saturday 10th April, Friday 16th April and Tuesday 
20th April 2010. On each occasion I spent one hour on 
the premises.

Location
The Lass O Richmond Public House is located at 8 
Queens Road, Richmond, Surrey close to the Richmond 
Gate and the junction of Richmond Hill. It is located 
directly across from the American International Univer-
sity in London. The area is predominantly a residential 
location with the Richmond Hill Hotel and the Richmond 
Gate Hotel within 50 metres towards Richmond Gate.
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Description
The public house comprises a two storey building with 
the licensed area extending over the ground fl oor with a 
large beer garden and car park to the rear. There is a small 
seating area to the front of the building. The property is 
run by Punch Taverns as a managed property. 

The layout of the public house is very traditional with a 
long feature bar and a seated  restaurant area to the rear. 
The accommodation comprises the following;

Basement Cellar                                      87.5m2
Ground Floor Front Pub Section          123.9m2
Rear Restaurant Section                        224.1m2
First Floor Service/Offi ces to Pub         68.5m2
Managers 2 Bed apartment                  100.1m2

The interior is predominantly decorative wood panelling, 
stone tile and carpeted fl oor, feature stained glass with a 
feature stone fi re place. The beer garden is located to the 
rear. There is a large car park to the rear of the property.
The kitchen is located to the rear of the main serving area 
and bar on the ground fl oor.

The fi xtures and fi ttings are in reasonable condition 
throughout. There is a schedule of photographs of the 
interior of the property contained in Appendix 2.

The pub and restaurant offer a traditional pub menu dur-



ing the week at lunch times and evenings with a Sunday 
Lunch menu every Sunday. 

The kitchens were closed on my fi rst two site visits as 
there was a problem with the mains sewer directly under-
neath the kitchens.

Turnover
The turnover of the Lass O’ Richmond has fallen from 
£609,000 in 2007 to £368,000 in 2009 which represents 
a loss in revenue of 40%. From a net profi t of £51,312 in 
2007, it is now operating at a signifi cant loss.

Operating profi t is non existent. The favourable rent that 
Punch Taverns are charging themselves and their favour-
able cost of sales due to strong purchasing power holds 
the costs down artifi cially. 

The business is running at a signifi cant loss and this looks 
unlikely to reverse itself for years to come. Its reliance on 
food sales has been affected by a recent period where the 
kitchen was closed due to problems with the sewers. 

The building needs reinvestment and rebranding coupled 
with a change of management to give the operation a 
chance of competing in the strong local pub and restau-
rant market.

It is diffi cult to see how the business will survive as a 
going concern in its current market position. I would 
anticipate that the Lass O’ Richmond will struggle to 
remain open for business should the downward spiral in 
its business continue. 

There are a full set of profi t and loss account for the last 
three years for the business contained in Appendix 3.

Customer Experience / Secret Shop
During my site visits I presented myself as a customer 
to ascertain the food and beverage and overall customer 
experience in the Lass O’ Richmond.

On the fi rst two occasions the kitchens were closed as 
there was a problem with the sewers. The overall experi-
ence during both visits was pretty unpleasant as a result. 
There were no customers present during both visits. Due 
to the exceptional circumstances I could not ascertain 
the service experience or evaluate the food. However the 
odour in the premises was very offputting and would not 
encourage customers to return in my view.

The other two visits yielded mixed results. The staff are 
untrained and appear unmotivated with little enthusiasm 

evident. I had a prolonged wait for someone to offer me a 
menu and to take a drink order although there were only 
two other patrons in the bar. There was no explanation of 
the menu or upselling offered with little product knowl-
edge evident.

The food was average with some served cold after a 
prolonged wait. The experience was very poor with lit-
tle attention to detail evident. The price of the meal was 
quite high for what was offered. The average price of a 
main course was £10.50.

I visited the property on St Georges Day to see if it would 
capitalise on the obvious opportunity to have a busy day 
with the University directly across and the inherent 
‘Englishness’ of the Lass O’ Richmond. However, this 
was not the case. There were a few customers during my 
hour long stay but mostly friends of the young inexperi-
enced bar staff. Some of the bar pumps were not opera-
tional. Overall it was a very disappointing experience and 
the pub is in obvious decline.

There is no evidence of any minimum service levels or 
quality control. The staff although friendly did not have 
much training and the overall customer experience is 
quite disappointing.

Local Competition
There are several licensed premises in close proximity to 
the Lass O’ Richmond.  The most notable are the three 
hotels located within 50m of the pub. The Richmond Gate 
Hotel with the Parks Restaurant and Gates Bar ,The Rich-
mond Hill  Hotel and The Petersham Hotel offer both bar 
and restaurant facilities. They are very well established 
with an excellent trade. See photos in Appendix 4.

The Roebuck 130 Richmond Hill another Punch Tav-
erns pub is located 150 metres away on Richmond Hill. 
This well established and popular bar has a strong trade. 
Please see photos in Appendix 5.

The Marlborough Friar Stile Rd TW10 6NQ is located 
250 metres away. Appendix 6.

The Victoria Inn 78 Hill Rise, Richmond, Surrey TW10 
6UB is located 500 metres away on Richmond Hill.

The Rose of York  Petersham Rd is located within 200 
metres adjacent to The Petersham Hotel. This well re-
nowned pub and restaurant has a well established local 
trade. It compares favourably  to the Lass O’ Richmond 
as the pub is essentially an English pub catering for the 
local and tourist market. See photos in  Appendix 7.
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The Dysart on Petersham Rd located 900m away would 
also be considered a traditional English pub catering for 
the local and tourist market. See  Appendix 8.

Pembroke Lodge located in Richmond Park itself is 700 
metres from the Lass O’ Richmond and provides both bar 
and restaurant facilities. This very popular establishment 
has an excellent reputation locally and with tourists alike.
The main village of Richmond and the area around Rich-
mond mainline station has over 10 bars and is represented 
by all the major pub chains. They are all within 1 km of 
the Lass O’ Richmond. Most notable amongst these are;

• The Slug and Lettuce, Water Lane, Richmond, Surrey, 
TW9 1TQ

• The Old Ship, 3 King Street, Richmond, Surrey, TW10 
1ND

• Pitcher & Piano, 11 Bridge Street, Richmond, Surrey, 
TW9 1TQ

• O’Neills, 28 The Quadrant, Richmond, Surrey, TW9 
1DN

• Princes Head, 28 The Green, Richmond, Surrey, TW9 
1LX

• Waterman’s Arms 10 Water Lane, Richmond, Surrey, 
TW9 1TQ

• The Sun Inn,17 Parkshot, Richmond, Surrey, TW9 
2RG 

• Angel & Crown, 5 Church Court  Richmond, Surrey, 
TW9 1JL 

• Richmond Arms, 20 The Square,  Richmond, Surrey, 
TW9 1DZ 

Licensed Trade – Local  Overview 
Boarded-up pubs have become a symbol of the chal-
lenges facing the licensed trade throughout England. The 
decline has been dramatic. For this, the British Beer & 
Pub Association  (BBPA) blames mounting costs, sink-
ing sales, fragile consumer confi dence and the smoking 
ban, as well as cheap supermarket beer and the growth 
in home entertainment. Meanwhile the whole industry 
changed following the 1989 Beer Orders that led to the 
hiving off of vast pub estates and the creation of special-
ist pub companies. 

The aggressive gearing and refi nancing of the estates 
with punitive and sometimes onerous agreements with 
tenants of the estates soon followed. The availability of 
easy credit allowed this but the recent banking crisis has 
seen the breaking of banking covenants on the properties 
themselves.

The trend towards converting pubs into alternative 
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residential, commercial or welfare functions is relatively 
new. Figures collected by the south London branch of 
CAMRA (Campaign for Real Ale) shows 227 out of a 
stock of 936 in 23 south London postcodes have closed 
since 2002. The rate of pub closures is accelerating, with 
52 going out of business every week nationally.

The number of closures represents the steepest rate of de-
cline since records began in 1990 and has risen by a third 
compared with the same period last year, when 36 pubs 
were closing every week.

A preference for drinking more cheaply at home, rather 
than going out, is thought to have contributed to closures. 
However, the biggest impact is the deepest recession in 
60 years. There are fewer people out and fewer people 
spending money in pubs and bars.

The BBPA said that establishments that serve foods, such 
as gastropubs, were more resilient, closing at a rate of 
only one a week. 

The fall in spending in pubs and bars is the latest in a 
string of setbacks for publicans in recent years. Infl a-
tionary pressures cut drinkers’ spending power in 2007, 
resulting in a drop in revenue. The smoking ban in 2007 
and changes to the licensing laws have dealt further 
blows. This has steadily affected trade during the last four 
years.

Higher taxes on beer imposed in the past three Budgets 
had contributed to the industry’s woes, adding about £600 
million to the pub industry’s tax bill.

In addition, some of the larger pub companies, such as 
Punch Taverns and Enterprise Inns have come under 
increased scrutiny this year, with an investigation by the 
Commons Business and Enterprise Committee into their 
tied-trade business model.

Closed pubs had previously been bought by property 
developers and turned into fl ats, but since the decline of 
the property market, pubs that had shut had less appeal to 
prospective buyers and have been left boarded up.

The future of the licensed trade is very uncertain and the 
level of closures set to continue for the foreseeable future.
There are three notable examples of this recent trend in 
the immediate vicinity of the Lass O’ Richmond. 
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1. The Black Horse
This pub at the junction of Sheen Road and Queens Road 
was converted into apartments as per planning application 
number 04/1150/FUL. Conversion of Black Horse Public 
House (181) to 3 fl ats (1x 1 bed and 2x 2 bed); and reten-
tion of A3 unit at ground fl oor level; redevelopment of 
no.179 with a two-part four storey building to provide 10 
fl ats (4x1 bed and 6x2 bed); underground car park for 16 
spaces and cycle store. A schedule of photographs of this 
pub conversion is contained in Appendix 9.

2. The Shakespeare
This pub, sited at Lower Richmond Road, Richmond, 
TW9 4PL. was subject to a new planning application 
10/0076/FUL submitted to redevelop the site. The pub 
will be replaced by 9 one and two bed fl ats, through 
conversion of existing building and part 2, 3 and 4 storey 
development. Current status of application is 3 (Initial 
Neighbourhood Notifi cation). The previous application 
09/0918/FUL was withdrawn by Young & Co on the 27th 
July 2009. A decision is pending on this application.
Photographs of the property are in Appendix 10.

3. Hole in The Wall 
This derelict pub on Park Road, Richmond is subject to 
a plan which will transform the outdoor space of the der-
elict Hole in the Wall into an urban garden. The property 
is located within 300m of the Lass O’ Richmond. Sir 
David Attenborough, the 83-year-old BBC broadcaster 
and wildlife enthusiast bought the empty pub last year. In 
December 2009, he submitted plans to extend his home 
into the pub and create a wildlife-friendly outdoor space, 
complete with an orchard, glasshouse and “bog garden” 
for marsh plants. He received permission from Richmond 
Council on 4 March 2010 for the scheme. Photographs of 
the property are contained in Appendix 11.
 
There are a number of other public houses in the vicinity 
that have closed in the last few years most notably;
The Greyhound, 82, Kew Green has been closed and 
boarded up since late 2009. Its future is now uncertain.
The Railway, 91 High St, Hampton Wick, is displaying a 
‘for sale’ board and it is only a matter of time before this 
pub is lost, unless trade improves and a new tenant found.
The New England Restaurant & Bar, (ex Duke of York) 
York Rd/Great West Rd, Brentford has been closed since 
April 2006. A planning application to demolish the closed 
New England pub and build offi ces and 41 apartments 
has been submitted to Hounslow Council.

Rose and Crown, 333 London Road, Isleworth is closed 
and has a ‘freehold for sale’ sign up. There is also a build-
er’s hoarding around seating area at the front of it.

The Legless Frog, 24 Upper Ham Road, Ham Common, 
Richmond, and the Duke of York, 672 Hanworth Road, 
Whitton TW4 5NP have been closed now for a number of 
years. Other closures include:

Bishop’s Finger 2006 145 Sheen Road.
Blue Anchor  2006 86 Kew Road.
Britannia  2009 Brewers Lane.
Duke of York  2006 29 Kew Road. 
Three Pigeons   1993 87 Petersham Road.

Conclusions
The Lass O’ Richmond is currently underperforming 
signifi cantly with a freeholder that is under well docu-
mented fi nancial pressure with little sign of future 
investment in the premises. The pub is trading at a loss. If 
current conditions persist, The Lass O’ Richmond will not 
trade as a going concern.

If the Lass O Richmond were to close, it would not det-
rimentally effect the pub and restaurant offer in the local 
area. There are a wide range of establishments for locals 
and tourists alike in the immediate vicinity, each compet-
ing for business with meal deals and drink promotions. 
Other bars in close proximity to the Lass O’ Richmond 
– most notably The Roebuck, The Rose of York and the 
Marlborough – offer a far superior pub and dining experi-
ence and better value for money. Photographs of this local 
offering are available in Appendices 4-8.

A combination of factors – including the Lass O’ Rich-
mond’s poor quality food and beverage offering and the 
prevailing economic conditions in the catering industry 
as a whole – all point to the conclusion that the Lass O’ 
Richmond’s performance will not improve, in fact it is set 
to further decline.
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Appendix 1: Expert’s Declaration 

Expert’s Declaration…:

I, Brendan Conway, declare that:

1.I believe that the facts I have stated in this report are true and that the opinions I have expressed are correct.

2. I have set out in my report what I understand from those instructing me to be the issues in respect of which 
my opinion as an expert is required.

3. I have done my best in preparing this report to be accurate and complete, and I have mentioned all matters 
that I regard as relevant to the opinions I have expressed.

4. I have drawn attention in this report to all facts of which I am aware which might affect my opinion.

5. I have not, without forming my own independent view, included or excluded in this report anything that has 
been suggested to me by anyone including those instructing me.

6. I will notify those instructing me if for any reason this report requires any correction or qualifi cation.

7. I confi rm that I have not entered into any arrangement where the amount or payment of my fees is in any 
way dependent on the outcome of any planning application
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Appendix 2: Photographs of 

Lass O’ Richmond Interior
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Appendix 3: Lass O’ Richmond 

Accounts 2007-2010









Appendix 4: 

Photographs of Local Hotels 

Photo 1 & 2
The Petersham Hotel

Photo 3 & 4 (right)  
The Richmond Hill 
Hotel

Photo 4 (below right)
The Richmond Gate 
Hotel
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Appendix 5: The Roebuck
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Appendix 6: The Marlborough



Appendix 7: The Rose of York
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Appendix 8: The Dysart
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Appendix 9:  The Black Horse
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Appendix 10: The Shakespeare

Lass O’ Richmond Marketing report 

Brendan Conway, BSc Survdan Conway, BSc Surv



Appendix 11: Hole in the Wall
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