
   
 

   
 

CABINET 

 

Report subject Beach House Café Rebuild, Mudeford Sandbank 

Meeting date 15 January 2020 

Status Public Report  

Executive summary To seek approval for the rebuild of the Beach House Café at 
Mudeford Sandbank 

Recommendations It is RECOMMENDED that: 

 (a) Cabinet approves the principle of rebuilding and 
improving the Mudeford Sandbank Beach House 
according to the current development programme; 

(b) Cabinet approves the principle of reusing the 
insurance monies and affordable additional 
borrowing of £811,250 to support the build; 

(c) Cabinet supports the inclusion of the project 
budget of £1,060k within the Capital Programme 
for 2020/21 to be approved at Full Council in 
February; 

(d) Cabinet authorises officers to conclude contract 
negotiations with the tenant; 

(e) Cabinet supports the current development 
programme timescale. 

 

Reason for 
recommendations 

To help deliver the Councils Corporate strategy ambitions in 
relation to improved public facilities and investment in assets.  

To help protect the Councils financial position 

To meet the legal obligations of the current lease. 



   
 

   
 

Portfolio Holder(s): Councillor Lewis Allison (Portfolio Holder for Tourism, Leisure 
and Communities) 

Corporate Director Bill Cotton (Corporate Director of Regeneration and 
Economy) 

Contributors Chris Saunders (Director of Destination and Culture) 

Amanda Barrie (Head of Destination Development and 
Strategy) 

Gary Foyle (Programme Manager) 

Amy Habgood (Project Manager) 

Wards East Southbourne and Tuckton 

Classification For Decision 
Title:  

Background  

1. The site of the former Beach House Café (including restaurant, shop and ice cream 

kiosk) is located midway along a 1km sandspit protruding northwards from the 

eastern tip of Hengistbury Head, known locally as Mudeford Sandbank. 

2. The site is environmentally sensitive site (SSSI, SNCI, flood risk) with residential 

beach huts adjacent (March to October). The site can be significantly busy during 

school holidays and June to September, with many young children, visitors and 

holiday makers.  

3. The timber-framed building was in excess of 60 years old, and was timber clad with 

timber windows and doors, surmounted by shallow pitched felt and profiled sheet 

roofs, built on a concrete slab. 

4. The current leasehold of the building (including restaurant, shop and ice cream 

kiosk) is held by Macemade Ltd and as this was issued by Christchurch Borough 

Council (CBC) in 2015, the leasehold agreement transferred to BCP Council on 1 

April 2019 and will terminate on 23 March 2029. The lease is valued at £25,000 

per annum and is currently protected by the Landlord and Tenant Act 1988, 

therefore the tenant is entitled to a further lease if requested. 

5. Under the terms of the agreement the tenant was responsible for all maintenance, 

however due the difficulties that the tenant encountered in obtaining buildings 

cover CBC agreed to insure it and was responsible for replacing the building within 

2 years of any loss. 

6. The building was extensively fire damaged on 2 November 2018. An independent 

structural engineer declared that the building was beyond repair. It was agreed with 

the CBC insurers at the time (‘Protector’) and the tenant that the building would be 

replaced. 



   
 

   
 

7. There is a requirement to replace the building within two years of the fire contained 

within the leasehold agreement with the tenants, and this legal obligation is placed 

upon the Council as both landlord, and the holder of buildings insurance for the 

property. 

8. The cover of the building insurance was set at £325,000 with an additional one-off 

payment of £25,000 for the potential loss of income for the Council in the first year 

as a result of the fire. 

9. The building was mostly demolished in March 2019. The slab and an enclosed 

veranda were retained to enable the tenant to trade pending a replacement 

building. It is unlikely that the remaining structures would comply with current 

building requirements and regulations. 

10. The cost of the demolition was £45,000 (which included extensive asbestos 

removal) and will need to be reimbursed from the insurance pay-out once received, 

the claim of which is currently in the hands of an independent loss adjuster. 

11. The tenant has successfully run a temporary food offer on the site during the 2019 

season, utilising 3 converted shipping containers and a ‘vintage’ fish and chip van 

alongside the remaining structures. This has proved popular with beach hut owners 

and visitors, although the open-air aspect of the site has introduced some noise 

issues to neighbouring huts which the old building did not incur. 

12. This temporary offer cannot continue long-term as it is comprised mainly of 

converted shipping containers which, when exposed to prolonged maritime 

weather conditions, will rapidly deteriorate and detract from the quality visitor 

experience currently on offer. Also, as temporary structures they are not subject to 

Planning conditions but therefore cannot reasonably expect to remain on-site 

beyond a few initial years. 

Current Development Programme 

13. In order to meet the Council’s leasehold obligations as outlined in s7 above it was 

necessary to commence the design process as soon as possible, therefore the 

rebuild proposal was reported to the BCP Seafront Programme Delivery Board in 

September 2019 and again in November 2019, and consent was given by the 

board at the time to continue with the current development programme. 

14. During initial meetings with the tenant the idea of replacing the building with 

something more ambitious was explored, and the consensus was that both the 

tenant and the Council would prefer this option as it would provide an opportunity 

to redesign the food offer on the site with a more up-to-date option which could 

cater for the requirement of today’s beach visitor, whilst also improving the carbon 

footprint of the building by investing in renewable sources of energy, greater 

emphasis on recycling trade waste, and more efficient disposal of grey water.  

15. This approach is anticipated to require significant additional funding, therefore the 

business case will require this to funded through an uplift in the rent and the tenant 



   
 

   
 

will therefore expect an expansion of their business activities (such as additional 

covers) in order to justify the additional annual expenditure. 

16. By mutual consent with the tenant the Council has pursued the current 

development programme as above and has been working with the chosen 

architectural firm, ‘PAD Studios’, to design a new building which will deliver an 

improved visitor experience to Mudeford Sandbank, allowing the tenant to expand 

their current food offer, and deliver an increase in revenue for the Council. 

17. The tenant has been involved in the design process throughout to ensure that any 

new design concepts are deliverable and sustainable, and have also engaged in 

negotiations regarding the potential future funding options though rental uplift 

which are still ongoing. 

18. The tenant will be required to release BCP Council from the leasehold obligation 

to commence the rebuild the Beach House within 2 years of the fire (i.e. by 

November 2020) on the proviso that current development programme will require 

a lengthy planning and procurement process that will not be deliverable within that 

timeframe. Officers are currently working with the tenant to draw up the terms of 

this agreement. 

19. Officers have also met with the Mudeford Sandbank Beach Hut Association 

(MSBHA) to discuss the plans in principle, and they have been generally supportive 

whilst still expressing some key issues that they have raised previously regarding 

potential noise, extraction, litter and a general impact upon the infrastructure of the 

beach environment. Wherever possible PAD architects has taken these concerns 

into consideration. 

20. Obtaining statutory consents such as planning approval and building regulations 

are likely to be significant issues to overcome during the replacement process, and 

officers have been in pre-application discussions with Planning Officers regarding 

key issues as flood risk, visual impact and intensification of the site. 

21. Given the location of Mudeford Sandbank a Flood Risk Assessment (FRA) will be 

required and this poses several challenges to the Council, not only to the rebuild 

project but also to future options for the site a whole going forward as any outcomes 

of that process could also be applied to the potential of, for example, additional 

beach huts. 

22. The site is also within the Green Belt and therefore this will require further 

assessments to be carried out through the planning process, which will be 

facilitated by PAD who have been employed so far to RIBA Stage 3. If the 

successful to RIBA Stage 3 it is the intention to employ PAD through to RIBA Stage 

7 to ensure consistency throughout the project. 

23. The new building will also need to prioritise where affordable, innovative 

sustainable technologies and practices in-line with the aspirations of BCP Council 

to address the global climate-change emergency that we all face. 



   
 

   
 

 

Potential Secondary Risk Scenarios 

24. Despite the current development programme being followed as described above, 

it is important to plan for potential scenarios if negotiations with the tenant do not 

go as planned. 

i. Scenario 1 – Do Nothing: If the property is not rebuilt within 2 years of the date 
of the fire (i.e. by November 2020) and the tenant does not relieve BCP from 
the clause mentioned in 16 above, then the Council will potentially be in default 
of the lease. In order to meet that deadline, it has been necessary to commence 
the process of design, planning and procurement as quickly as possible, 
therefore there is not currently a ‘do-nothing’ option without potentially imposing 
significant financial and legal impacts upon the Council and its tenants. The risk 
is that the tenant could seek legal recourse for the investment that they made 
in improvements to the original building (which was at the time in excess of 
£100,000) and also potential loss of earnings for the remaining 9 years of the 
tenancy. The terms of the current lease do not require open-book accounting 
from the tenant so it is not possible to know at this stage how much such a 
claim could be. 

 
ii. Scenario 2 – Replace Like-for-Like: If the tenant does not agree to support the 

new design or if there is another kind of unforeseen delay, then there is a 
reasonable expectation that the building could be rebuilt exactly as it was before 
the fire with the same internal layout and amount of covers (120). The retention 
of the front veranda would facilitate the case to do so. However this scenario 
would impose a financial pressure upon the Council as it is likely that the tenant 
would not agree to any uplift in rent to cover the borrowing required, as 
essentially they would not be expanding their business offer beyond what they 
already had (and which is protected through their lease agreement). The 
additional borrowing required would therefore have to be funded by alternative 
means. 

 

25. Realistically both of the above scenarios are highly detrimental to the future 

business of the Council on this site, in that if we do not rebuild then the resultant 

legal situation could prove to be both a significant cost to the organisation (with no 

building at the end of the process) and would likely cause reputational damage to 

BCP Council, especially amongst the local beach hut community who generate in 

excess of £900,000 per annum.  

26. If we rebuild on a like-for-like basis then the subsequent offer will unlikely attract 

the kind of uplift in rent required to fund the additional borrowing required, resulting 

in a missed opportunity to improve the food offer for the site and to expand the 

business of the Council accordingly. 

 



   
 

   
 

Timescale 

27. Working on the assumption that current development programme continues to be 

followed the project timeline currently looks as follows: 

Collation of site info, surveys and as built drawings:  Sept 2019 - Oct 2019 
Design development:                                                   Sept 2019 – May 2020 
Corporate and Cabinet project sign off:                       Dec 2019 – Jan 2020 
Planning application approved:                                   June 2020 
Tender and Legal contracts awarded:                         Aug 2020                
Construction period and tenant fit out:                         Aug 2020 – April 2021 
Café handover:                                                            May 2021 
 

 
 
28. The construction of the rebuild is planned to start in September 2020 which will 

give the tenants the maximum opportunity to trade during the key summer months 

from the temporary food offer, whilst giving the earliest possible opportunity for the 

construction contractor to commence work. 

29. Ideally the completion of rebuild should be targeted to several weeks before either 

the Easter school holidays or Whitsun half-term, however in reality, given the 

potential difficulties of access to the site combined with an over-winter build period 

which may present seasonal weather challenges, it is likely that the construction 

works may continue well into 2021. 

30. If the decision is made to abandon the current development programme and 

instead deliver the rebuild via the scenario 2 above (i.e. ‘like-for-like’) then the 

timetable will look as follows: 

Collation of site info, surveys and as built drawings:  Sept 2019 - Oct 2019 
Design development:                                                   Sept 2019 – May 2020 
Corporate and Cabinet project sign off:                       Dec 2019 – Jan 2020 
Permitted development (planning) approved:              March 2020  
Tender and Legal contracts awarded:                         Apr 2020                
Construction period and tenant fit out:                         Apr 2020 – Nov 2020 
Café handover:                                                            Nov 2020 
 

 
 
31. This option presents an accelerated process which will ensure that the rebuild is 

delivered within the ideal timescale, although it will inevitably impact upon the 

tenant as they will not be able to trade through the temporary offer during the 



   
 

   
 

summer season and the site will have a limited food offer for the beach hut 

residents and visitors alike. 

Summary of financial implications  

32. The potential combined insurance pay-out of £350,000 will immediately have to 

cover the pre-existing demolition costs of £45,000 plus potential design costs (to 

RIBA Stage 7) of approximately £35,000 and other sundry surveys of 

approximately £20,000 to date. 

33. Therefore the remaining sum available to the project will be in the region of 

£250,000 and any rebuilding costs above this figure will have to be found through 

affordable additional borrowing. 

34. A summary of estimated costs for the current design being considered are shown 

as follows: 

 

Cost £ 

Groundwork 121,191 

Bricklayer 93,441 

Carpenter 74,342 

Glazier 91,350 

Structural Specialists 26,250 

Plasterer 69,695 

Specialist Finishes 3,125 

Decorator 14,500 

Roofer 110,240 

Mechanical Engineering 64,092 

Electrician 37,898 

Utilities 5,775 

PS & PC Sums 20,000 

  

Net Cost 731,899 

Contingency @ 20% 146,380 

Contractors Preliminaries @15.00% 109,785 

Contractor Profit @10.00% 73,190 

  

Gross Cost Excluding VAT 1,061,254 

    
 

35. Based upon the above design costings, the repayment of additional borrowing is 

as follows: 

Estimated Repayments (assuming repayments are made at the beginning of the 

year): This repayment calculation is for items bought in 2019/2020 due to have the 

first repayment in 2020/21. 

 

 



   
 

   
 

£ 
 - Loan amount     811,000 

- Number of years of loan   25 years 
- Interest Rate     3.50% 
- Estimated Annual Repayment  47,543 
 
Total Principal Repaid    811,000 
Total Interest Payments   377,536 
 
Please note the annual repayment will need to be updated based on the 
current Public Works Loan Board borrowing rates (Maturity). 
 
Annual Interest     15,103 
Annual Principal     32,440 
Total Annual Repayment   47,543 

 
36. The additional borrowing should be affordable, and could potentially be funded via 

an uplift in ground rent for the tenant which cannot be negotiated until the final 

shape and size of the building is known and therefore cannot be included in this 

report.  

37.  However, a rent review for this property was due in January 2019 which was 

suspended as a result of the fire, therefore there is an opportunity to work with the 

tenant towards a new rental figure which more accurately reflects the value of the 

tenancy. 

38. Similar properties along the BCP coastline attract a rent of £34 per square foot 

which is in considerably in excess of the current leasehold agreement for the Beach 

House; so, there is scope to realign this to deliver the annual repayments required 

for the additional borrowing. 

39. Officers are confident of being able to service the borrowing repayments from the 

rent improvements and from other changes to the operation of the sandbank 

facilities if required. 

Summary of legal implications 

40. If the property is not rebuilt within 2 years of the date of the fire then the Council 

could potentially be in default of the lease. 

41. The tenants have invested money within the property over many years, and they 

could potentially seek legal address for these tenant improvements should the 

building not be rebuilt. 

42. The tenant may also claim for potential loss of future revenue as a result of the 

Council not fulfilling the leasehold obligations. 

43. Equally if the tenant does not release the Council from the 2-year obligation they 

may be able to claim against the organisation even if the rebuilding works are 

agreed and approved. 



   
 

   
 

44. The current lease has 9 years left to run but is subject to the Landlord and Tenant 

Act provisions. The new building will be designed to last well beyond the life of the 

current lease. 

Summary of human resources implications  

45. There are currently no human resources implications resulting from this project. 

Summary of environmental impact  

46. The design development process will be subjected to thorough consultation with 

environmental bodies such as Natural England and the Environment Agency. 

47. In addition, plans will incorporate new and improved sustainability features that 

showcase the council’s commitment to environmental preservation. 

This includes: 

 Use of sustainable, recycled construction materials such as reclaimed timber.  

 Use of renewables: 

o Solar PV 

o Rainwater harvesting 

o Grey water harvesting 

o Mechanical Ventilation Heat Recovery (MVHR) 

 Developing infrastructure that can encourage the café to step away from 

reliance on LPG gas 

 Containment of the catering area promoting better control of waste, noise and 

general untidiness 

 Increased planting (appropriate to the location)   

 Delivering a building with greater level of efficiency due to use of modern 

construction methods. 

Summary of public health implications  

48. This project will deliver improved café facilities enabling it to not only maintain its 

high level of food hygiene and general cleanliness but improve upon it. This is due 

to the modernisation of elements such as; 

 Kitchen and servery areas 

 Public toilets 

 Refuse facilities 

 Utilities containment 

49. Development work will be undertaken in consultation with Environmental Health 

and Licensing Teams. 



   
 

   
 

 

Summary of equality implications  

50. This project will deliver improved café facilities that significantly enhances the offer, 

for each and every visitor.  

51. The new building will focus on greatly improving accessibility features which were, 

on the previous building significantly lacking and in need of modernisation to 

promote inclusivity. Additional benefits to service users will include: 

 Access/egress ramp facilities which will act as a catalyst to improving 
wheelchair access for the entire beach site. 

 Increased seating and improved layout to provide a more comfortable dining 
experience. 

 Better queue management. 

 Improved signage acting as a clearer wayfinding reference. 

 Better working conditions for employees and improved staff welfare facilities. 

 DDA compliant toilet facilities contained within the café restaurant. 

Summary of risk assessment  

52. The most prevalent risks for this scheme are those resulting from taking no action. 

These include: 

 Unknown costs resulting from failure to meet leasehold obligations. 

 Reputational damage from potentially engaging in a lengthy legal battle. 

 Backlash from adjacent hut owners against perceived Council reluctance to 
invest in the area. 

 Failing to capitalise on a prime opportunity, future-proofing the café’s standing 
as an income generating council asset, and safeguarding the appeal of this 
much-loved location.   

  
53. Risk items associated with the re-build project itself are familiar to the project team 

having been encountered and addressed through the course of project delivery on 

previous similar schemes. These include:  

 Complications around achieving planning consent. 

 Unable to achieve agreement with the tenant on the release of the rebuild 
clause and the rental valuations 

 Maintaining stakeholder and political support.  

 Procurement/contractual delays. 

 Inclement weather. 



   
 

   
 

54. Taking further time to try and ascertain clarity around the risks resulting from 

inactivity is a high-level risk in itself as it would delay the proposed development 

programme, rendering it unachievable.  

  

Background papers  

None. 

Appendices   

None. 


