
CABINET MEETING – 24 JUNE 2020 

1. Public Question from Geoff Peppiatt  

I should like to submit the following question to Cabinet for the attention of 
Councillor David Brown, Portfolio Holder for Finance. It relates to the Beach 
House Café, Mudeford Sandspit. 

My question is: 

Will the Cabinet review the investment case for the proposed rebuild of the Beach 
House Café given the significant changes announced since the January 15th 
review which now suggest the project is likely to deliver a negative ROI, 
particularly: 

1. That no increase in business activity is anticipated 

2. Therefore, no significant rent increase can be expected 

3. Therefore, the additional debt of £811k cannot be serviced from a rent 
increase 

4. That insurance monies are sufficient for a cheaper like-for-like rebuild 

5. Clause 5.5.6.2 of the lease which requires the tenant to make good any 
shortfall? 

 
Response by the Portfolio Holder for Finance 
 
Questions 1-3 

 
The cabinet report dated January 2020 was very clear about the funding options 
for the café. The report stated that: 

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.  

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. 

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. 

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. 

Question 4 

Please refer to the question and answer from the Overview and scrutiny panel. 

Chris Saunders, Service Director Destination & Culture, stated in an email dated 
2 June 2020 “We have a quote to rebuild the café as was which the 
insurance company have seen and accepted.”  If, as stated, a like for like 
rebuild was accepted by your insurance company, why spend over £1 million 
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when the revised Design and Access Statement (DAS) by BCP Council’s 
architect makes the claim ‘that there will be no material increase in the level of 
activity or intensification of use of the site. 

For context the original question posed, and answer given was; 

Q. Your obligation is to insure for the full cost of rebuilding and reinstating. What 
is the shortfall between that cost and the sum actually insured? 

A. We have a quote to rebuild the café as was which the insurance company 
have seen and accepted. 

Additionally, the previous building would not meet current building regulations 
and was subject to complaints from beach hut owners in respect of noise, smells 
and general use. The new building solves these issues, is more energy efficient 
and greenly much better presented for a building in such a sensitive location. 

Question 5 

The lease has a number of contradictory clauses and we await further legal 
advice on the interpretation of this clause. 

 
2. Question from Paul Lee 

I would like to submit the question below to Cabinet for the attention of Councillor 
Lesley Dedman, Portfolio Holder for Adults and Health. It relates to the Beach 
House Café, Mudeford Sandspit. 

On 15 January Councillor Dedman warned Cabinet about a backlash from 
neighbouring hut owners, argued there needed to be a “balance" and stated that 
the beach hut owners “will be able to advise us on that because at the end of the 
day it is on a spit and you don’t want it overcrowded”. 

Given that The MSBHA and the Beach Hut Action Group, with over 400 
supporters from beach hut owners and users, are both strongly opposed to the 
application, will the Cabinet review its decision and actually engage with 
neighbouring properties. 

Response by the Portfolio Holder for Adults and Health 

In our January Cabinet meeting I suggested that the beach hut owners on 
Mudeford Spit would be best place to advise on the replacement of the Café. 
Prior to that time, and subsequently, there have been meetings with stakeholders 
as follows: 

 18th June - Site meeting 

 27th August - Update meeting at Civic 

 21st November - Design meeting with architects 

 14th January - Pre-Cabinet meeting 

 19th February – Portfolio Holder / Director meeting with MSBHA 

The Programme Manager also attended the meeting of the Hengistbury Head 
Residents Association (HENRA) on 4th March 2020 along with Cllr Eddie Coope 
and Cllr Malcolm Davies as Ward Councillors and presented the outline of the 
project, including the current draft of the DAS, to the residents attending. An 
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extensive Q&A session followed where residents were able to engage with the 
Programme Manager. 

There have been many representations since the January Cabinet on the 
application from the owners of the beach huts on the Spit. Although the chairman 
of O & S declined to call in the project prior to our January meeting, Councillors 
and officers facilitated its call in to the last meeting. The O & S recommendation 
contained in the Agenda today is in response to that. I am content that all that 
could be done has been done to satisfy the requests of the owners of the 
neighbouring properties that this project has been and will continue to be carried 
out with their full engagement. 

3. Question from Sally Harris 

Transcript from the O & S Meeting 15th June 2pm 

Quote Councillor Allison 

For Context 

"There has been quite a significant amount of consultation between myself, 
officers, MSBHA and the tenants of the site themselves. To say that we have 
not been consulting what impact this planning proposal will have is not true." 

Below are two emails I have sent to Councillor Allison on 16th June without a 
reply to date.   

Dear Mr Allison 

I listened to your presentation today on the subject of the Beach House Cafe 
rebuild.  Your submission that the increased revenue required to fulfill the 
objectives to substantiate the borrowings for the rebuild of the current planning 
application will NOT increase the footfall.  Can you tell me where you think the 
increased revenue will come from ?   

Dear Councillor Allison 

Further to my recent email, I would very much appreciate your views.  Also, 
during the meeting yesterday you stated that stakeholders & local residents in 
the area had been consulted and that you attended all those meetings, thus 
allowing you to gauge the opinion of those most affected. Could you tell me 
which meetings you attended and when ? 

Can I ask Councillor Allison to respond to my emails. 

Response by the Portfolio Holder for Tourism, Leisure and Communities 

See above answer to Q2 

4. Question from Beach Hut Owner (name submitted but requested to be 
withheld) 

I would like to submit the question below to Cabinet for the attention of Councillor 
Lewis Allison, Portfolio Holder for Tourism, Leisure & Communities. It relates to 
the Beach House Café, Mudeford Sandspit.    

Councillor Allison stated to the Overview and Scrutiny Board on 15 June that ‘the 
original Cabinet report did not, to my knowledge, say we were expecting an 
increase in business’. Given that that was exactly what the Cabinet Report stated 
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(Para 15, Cabinet Report, 15 January), and given that this has now been 
contradicted by the papers submitted to Planning, will the Cabinet urgently 
review its decision in respect of the Beach House Café? 

Response by the Portfolio Holder for Tourism, Leisure and Communities 

See answer to Q1 

5. Question from Kimbal Furmidge 

I would like to submit the question below to Cabinet for the attention of Councillor 
Margaret Phipps, Portfolio Holder for Strategic Planning. It relates to the Beach 
House Café, Mudeford Sandspit. 

Will the Cabinet review its January decision regarding the rebuild of Beach House 
Café given that the report to Cabinet overlooked the Mudeford Sandbank 
Development Plan 2014, particularly its emphasis on: 

 maintaining the Sandbank’s unique character and visitor offering as an 
oasis for reflection and the simple pleasures of being outdoors 

 keeping a low level of amenities and vehicle access in order to maintain 
that atmosphere 

 keeping visitor levels at present levels (2014) to maintain sustainability 

 the need to avoid the fate of other fragile sites that have been destroyed 
through sheer pressure of numbers and poor visitor management 

Response by the Portfolio Holder for Strategic Planning 

Thank you for your question and also for all of the information which you sent 
me separately.  I have also received many e mails from other beach hut owners 
and residents detailing their concerns about this proposal.  As you know the 
sandbank is within the designated green belt and all of the issues associated 
with this, and those highlighted in your question, will be fully explored as part of 
the rigorous planning process.  The planning application is currently live must be 
kept separate from the Cabinet’s decision.  I do believe that we need full 
engagement with local people, especially those who will be affected by whatever 
development takes place.  Also The Council definitely requires accurate 
information to inform any decisions taken which I think should include information 
from the Mudeford Sandbank Development Plan 2014. We will be seriously 
looking at the recommendation from Overview and Scrutiny Committee at Item 
5 today, as to whether to pause the project for further consideration.    

6. Question from Sally White 

I would like to submit the question below to Cabinet for the attention of 
Councillor Lewis Allison, Portfolio Holder for Tourism, Leisure & Communities. 
It relates to the Beach House Café, Mudeford Sandspit.    

Councillor Allison stated to both the Cabinet in January and to the most recent 
Overview and Scrutiny Board that he was adamant that there should be effective 
engagement with all stakeholders about the proposals for the Beach House 
Café on Mudeford Sandspit. Given that the proposal has received significant 
opposition and is opposed by both the MSBHA and Beach Hut Action Group, 
will the Cabinet pause its decision until proper engagement has taken place not 
least with neighbouring beach hut owners who have never been consulted?  
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Response by the Portfolio Holder for Tourism, Leisure and Communities 

See response to Q2 

7. Question from John Dobson 

I would like to submit the question below to the Council Cabinet meeting 
scheduled for 24th June 2020. It relates to the Beach House Café, Mudeford 
Sandspit, submitted contradictions and statements by Councillor Allison. 

The Council is making contradictory statements about Beach House Café in 
respect of funding and level of business activities.  The statements in the 
Cabinet Report of 15/1/2020 are directly contradicted by the DAS submitted to 
Planning.  Furthermore in his statement to the Overview And Scrutiny Board on 
15/6/2020, Councillor Allison stated both that he was “not expecting to see an 
increase in business” and “an increase in turnover”. At a time of pressure on 
Council funds, will the Cabinet review its earlier decision given these 
inconsistencies and continuing uncertainty about the investment case? 

Response by the Portfolio Holder for Tourism, Leisure and Communities 

See response to Q1 

 
8. Question from Robert Everleigh 

As per Cllr Dedman’s recommendation f at the January Cabinet meeting, is she 
aware that the owners of huts near to the Beach House café have never been 
consulted by the council about this application? The first we heard about it was 
from an attendee at the Hengistbury Head Residents’ Association (people living 
in that area only) presentation by Gary Foyle on 4th March and then finally 
seeing the published plans. Why were Mudeford Sandbank hut owners not 
offered a presentation, it was surely more relevant to them? Would Cllr Dedman 
agree that her recommendation f has not been happening? 

Response by the Portfolio Holder for Adults and Health 

See response to Q2 

9. Question from Steve Barratt (Chairman MSBHA) 

Beach House Investment Business Case (Background information) 
Cabinet approval was granted in January on the grounds that the additional 
borrowing of £811K for the proposed development would be financed by 
increased rent from the lessee. Since the January Cabinet meeting the revised 
DAS now states  on page 29 (see appendix A) that there will be “no significant 
or material intensification of activity”. 

Question to Cabinet: 
Given that the opportunity for increased rent required to meet the borrowing 
requirements is now highly speculative and very unlikely, is the cabinet going 
to review the decision on the basis that it is now unsound and promote a more 
affordable solution that meets the needs of Hut owners and visitors alike?  

Response by the Portfolio Holder for Finance 

See answer to Q1 
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10. Question from Steve Barratt (Chairman MSBHA) 

Issue of the separate shop excluded from the planning application (background 
information) 
At the Scrutiny meeting on June 15th the answer given by BCP to question 
3  was “The relocation of the shop to the old beach office was initially a 
temporary measure for the interim food offer during the summer season, 
however it has proved popular with visitors so consideration is being given to 
future options. All options will assess the potential environmental impact upon 
the site.” 

Question to Cabinet: 
How can the statement it “proved popular with visitors”  be relevant when it 
was the only shop available and secondly was a survey conducted with local 
residents who had to contend with queues, noise and inconvenience?  
Furthermore given that BCP officers were well aware of the MSBHA objections 
to a separate shop from the outset (MSBHA statement to Cabinet Jan 2020 – 
see appendix B) why has this not been incorporated in the Beach House 
Design?  

Response  

The plans submitted try to address as many of the historical issues raised by 
the association as possible. These include noise, queuing and smells 
emanating from the site. The association specifically requested that shop 
facilities be incorporated so that tenants have access to sundries and use of 
the additional kiosk is considered the best way of achieving this in the future. 
Note the shop does not form part of the current planning application. 

11. Question from Steve Barratt (Chairman MSBHA) 

MSBHA Involvement in the Beach House development. (background 
information) 

At the Cabinet meeting on January 15th 2020 Cllr Lesley Dedman moved that 
the MSBHA be consulted on the development and the Cabinet resolved 
unanimously:  (f) delegates authority to the Portfolio Holder for Tourism, Leisure 
& Communities and the Director for Destination to continue to engage with the 
Mudeford Sandbank Residents Association throughout the development of this 
project. 

Question to Cllr Lewis Allison: 

Whilst there has been some communication between Officers and the MSBHA 
since January 15th, this has been more ‘defensive’ and in response to the 
numerous public objections to the scheme presented to us at the meeting on 
February 19th. Can Cllr Allison confirm; 

(a) What instructions have been given to the architects to develop an 
alternative scheme? 

(b) What have planning officers said about the original proposal, 
particularly the roof height? 

(c) Will he and the Officers commit to a meeting with all stakeholders to 
discuss a revised option before this goes to planning? 
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Response by the Portfolio Holder for Tourism, Leisure and Communities 

See response to Q2. The planning application is currently live must be kept 
separate from the Cabinet decision. 

12. Question from Paul Owen 

I would like to submit the question below to Cabinet for the attention of 
Councillor Felicity Rice, Portfolio Holder for Environment and Climate Change. 
It relates to the Beach House Café, Mudeford Sandspit. 

Will the Cabinet review its January decision regarding the rebuild of the Beach 
House Café given that the report to Cabinet in January lacked detail on its 
environmental impact, in particular in respect of  

 enlargement on the Green Belt 

 consultation with environment groups many of whom have objected to the 
plans 

 ecological impacts of the development either in terms of the building itself 
or the potential for enhanced footfall and activity created by the 
development proposed 

 the aims of the Mudeford Sandbank Management Plan and Policy CS32 
of the Core Policy 

Response by the Portfolio Holder for Environment and Climate Change 

The sandbank is within the designated green belt and the issues associated 
with this will be fully explored as part of the rigorous planning process.  The 
planning application is currently live must be kept separate from the Cabinet 
decision. 

As detailed at point 23 of the cabinet report : 

 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. 

13. Question from Gavin Kewley  

I would like to submit the question below to Cabinet for the attention of 
Councillor Lewis Allison, Portfolio Holder for Tourism, Leisure & Communities.  

It relates to the Beach House Café, Mudeford Sandspit.    

Councillor Allison stated to the Overview and Scrutiny Board on 15 June that 
the report to the Cabinet on 15 January regarding the Beach House Café 
proposal was unusual in that there would normally have been a lot more detail 
provided. Given that there is now a lot more detail, and given the significant 
opposition to the scheme now the detail has been disclosed, should the Cabinet 
review the decisions made at its earlier meeting? 

I am the owner of Beach Hut 124 on Mudeford Sandspit and a resident of 
Christchurch and therefore a local council tax payer twice over. 

Response by the Portfolio Holder for Tourism, Leisure and Communities 

Cabinet will consider whether to accept the Overview and Scrutiny panel 
recommendation of June 2020 cabinet to pause the scheme while these issues 
are revisited. 
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14. Question from Malcolm Kearvell 

I would like to submit the question below to Cabinet for the attention of 
Councillor Lewis Allison, Portfolio Holder for Tourism, Leisure & Communities. 
It relates to the Beach House Café, Mudeford Sandspit. 

In summing up the debate at Cabinet on the Beach House Café on 15 January, 
Councillor Allison recognised the ‘family community’ on the Sandbank, stating 
that there had to be a ‘balance’ to make “sure that the beach hut owners are 
happy with the level of people on the Spit”. Given that the MBSHA and the 
Beach Hut Action Group, with over 400 supporters from beach hut owners and 
users, are strongly opposed to the application in its current form should the 
Cabinet now recognise that there is no such balance and review its decision. 

Response by the Portfolio Holder for Tourism, Leisure and Communities 

See answer to Q13. 

 

 


