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Full Council

Title: CPM UK Ltd, 47 Aylesbury Road, Thame, OX9 3PG
Proposed demolition of buildings.

Date: 3 February 2026

Contact Officer: Graeme Markland, Neighbourhood Plan Continuity Officer

Background

1.

The site is approximately 1.76 ha in area and currently hosts two buildings, an office unit of 2,035
sq.m. and a warehouse with ancillary offices of some 2,582 sq.m. The main user of the office
building is CPM along with several other businesses, most with a direct connection to CPM. A
further business operates from the warehouse. The units are surrounded by some 268 car
parking spaces. A small area of open space with trees borders the River Thame and the north
and south boundaries are landscaped.

Part of the north boundary is shared with the national headquarters of Travelodge and part with
a large drainage ditch that links to the River, serving the field to the west and possibly the CPM
and Travelodge sites. The ground level of Travelodge land sits a little lower than that of the
application site due to the build-up of ground levels around and beneath the CPM warehouse.
To the south is a small electrical substation, part of the CPM site and number 41 Aylesbury Road.
The gardens of number 41 and at least one other property on Aylesbury Road share the majority
of the southern boundary. Immediately adjacent to the south boundary is a small, open drainage
ditch that helps feeds surface waters from the CPM site into the River Thame.

The Town Council recently considered a submitted proposal for the development of a single
format food store of some 2,200 sq.m. of gross internal area on the site (planning reference
P25/S3492/FUL). The proposal was supported by the Town Council, subject to several matters
being addressed to the satisfaction of the Local Planning Authority. Comments were also raised
regarding the potential for active travel improvements.

Proposed Development

4.

5.

It is proposed to demolish the two existing buildings. The applicant has submitted a Demolition
Management Plan (DMP, September 2025) that states the buildings and structures within the
redline site boundary “including removal of slabs, foundations and hard standings” will be
removed. This would appear to include parking areas and the electric sub-station on the south-
east corner of the site, immediately adjacent to residential property number 41, Aylesbury Road.
The waste will be taken off site for processing although crushed hardcore may be stored and
reused during construction.

The site would be secured through the use of 2.4m high hoardings and gates.

Loss of employment land and buildings

6.

Policy EMP3 of the 2035 LP requires that existing employment land should be retained in order
to promote and grow a balanced, sustainable economy and local services. Proposals for the
redevelopment or change of use of employment land to non-employment uses will only be
permitted if:
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7.

10.

11.
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i) the applicants can demonstrate that any employment use is no longer viable; or

i) it is evidenced that there is no market interest in the site following one year of
active and effective marketing; or

iii) the development would bring about significant improvements to the living

conditions of nearby residents, or to the environment. In assessing this, the
Council will consider whether there is a realistic prospect of mitigating the
detrimental effects of continuing employment use.

This application is, however, a request for the District Council to determine if it will require prior
approval for the proposed method of demolition (and any site restoration) for the two buildings
under the permitted development allowed by Schedule 2, Part 11, Class B of the Town and
Country Planning (General Permitted Development) (England) Order 2015. It should be noted
that while classed as a form of permitted development no change of use of the land is permitted;
its ongoing lawful use would continue to be a mix of employment and Class E land.

The applicant has submitted a Condition Survey Report (August 2025) for the two units proposed
for demolition. The survey found that the buildings are structurally sound and only need
maintenance of existing external surfaces (to repair the effects of weathering on roof sheets,
aluminium frames, guttering, small areas of failed pointing, etc.) rather than replacement. The
assessment notes the internal refurbishment of the main office building in 2023, which brought
its lighting, fittings and décor to a visibly high, modern standard. The interior of the warehouse
does require redecoration, being described as in poor — reasonable condition. The plant for both
buildings (heating and air conditioning, etc.) appears to be in sound working order.

The cost estimate for the works described as necessary to bring the building into a “good” state
of repair exceeds £2 million pounds. This would appear not to represent the cost of
maintenance, however, but more the cost of making the building appear wholly new. The costs
for general maintenance such as the servicing of infrastructure, statutory compliance costs and
even “deep clean” of interior floor coverings are also included.

It is noted the DMP states at Section 2 “It is noted that the building structures and infrastructures
are corroding and whilst repairs may be possible to some areas, the building wholly would not
benefit from such repairs and overall would not present longevity of the existing building in its
current state as it is considered to be inefficient in its continued sustainability.” This statement
appears to be in stark contrast with the findings of the submitted condition survey.

The applicant would appear to have chosen the prior approval route for demolition to separate
the issue of the marketing of the existing site, as required by Policy EMP3, with the demolition
of the buildings they have no use for. The timing of this application is key as the buildings would
not be able to be demolished under permitted development once any planning permission has
either been granted or deemed granted for the site’s redevelopment.

Transport and access

12.

13.

Within the submitted DMP it is stated that “vehicles will not be permitted to reverse onto the site
without a banksman”. This does seem to leave room for a vehicle to reverse from the site without
a banksman. No indications have been given of the number of daily deliveries / collections that
could be expected, nor the direction they will take to access or leave the site when delivering or
collecting.

It is proposed that a jet wash facility will be provided to ensure that vehicle wheels are washed
when required to help reduce the risk of materials being tracked onto the adjacent highway.
Road sweeping vehicles will be deployed “as required”; it is uncertain if this means one will be
permanently stationed on site. Any contamination of local pavements is proposed to be cleared
by on-site staff, as required.

Report Author: Graeme Markland Page 2



Agenda Iltem: 5

Neighbouring amenity

14.

15.

16.

17.

18.

19.

20.

Demolition is proposed to start on 20 June 2026 and take approximately 14 weeks. Works on
the structures would be carried out using machinery. For both of the main buildings the direction
of demolition would be from south to north.

For the buildings the DMP proposes a method of demolition specific to each. The method of
demolition for the car parking areas (hardstanding) and sub-station do not, however, appear to
be mentioned; there is reference to “the slab and foundations” but these terms only seem to be
applied to such structures associated with the buildings. Asphalt arisings are proposed to be
removed off site for appropriate processing but the method of their removal from the
hardstanding is not described.

Waste materials are proposed to be segregated into very large skips, with hardcore stockpiled
while awaiting crushing. It is stated during dry and windy conditions that bins will be covered
and hardcore piles dampened down with water to reduce the risk of dust spreading. Hardcore
will be crushed on site to ensure efficiency of transport and enable some reuse on site. It is
stated the materials will be dampened prior to feeding into the crusher which itself will be fitted
with “full dust suppression equipment (water)”.

Two areas have been identified as “compound and skip locations” on the site, one of which is
approximately 15 metres from the southern boundary to garden curtilage and 50 metres from
the rear elevation of 41 Aylesbury Road. There do not appear to be any proposals for the
management of hardcore piles stored and used during any ensuing construction. It is assumed
that dust may arise once the piles are reworked or moved, suggesting any future Construction
Environmental Management Plan should include this as a risk.

It is proposed that demolition works will take place between 8am — 6pm Monday to Friday and
8am — 1pm on Saturday. It is proposed that no machinery operations or skip delivery / waste
collection will take place outside of these hours. No projected or likely noise levels for any of the
operations including crushing operations have been given.

The DMP states that no vehicles will wait or be parked outside the site and parking areas for
contractors and site visitors have been defined.

Within the submitted DMP, it is stated (paragraph 5.17) that neighbours will be kept informed of
the planned works and provided with contact details for the Site Manager, in case concerns
arise. Letters will be sent by the DMP’s authorise prior to work starting on site to advise of likely
disturbance.

Ecology

21.

The District’'s Ecologist and Forestry Officers have been consulted on this proposal, as has the
District’s Drainage Team. No work should take place close to the River Thame, but noise
disturbance aside, there are concerns as to the maternity roost discovered within the main office
building through surveys undertaken as part of application P25/S3429/FUL. The Preliminary
Ecological Appraisal (February 2025) submitted with this application does not mention them.

Discussion

22.

There are some matters that are not made clear within the submitted DMP. These include how
and when the hardstanding / car parking areas will be removed and how, as implied, the asphalt
will be separated from underlying layers. It is also not clear if the electric substation will be
removed as it is not referred to within the DMP.
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23. It is expected noise events during demolition of and the loading of materials into skips, and then
the skips onto flat bed trucks will be considerable. Hours of operation aside, there may be
relatively limited means of controlling these. The noise nuisance from the on-site crushing of
waste could, however, be mitigated by the siting of the processing area and the choice of
equipment used. It is hoped the District's Environmental Protection Team will provide
appropriate commentary on this matter.

24. The site will be surrounded by hoarding during demolition but no mechanism has been given for
its removal. This should be detailed.

25. Related to the delivery and loading of skips is the average daily number of trips that will arise
during the proposed works. While it should be expected that the skip lorries will take the shortest
route to and from the A418 this is not stated; the access / egress routes are shown both ways
for “Contractor and Visitor Vehicles via Aylesbury Road” on the relevant diagram (“Site Set Up”,
Section 6, DMP). There is particular concern regarding the “stacking” of vehicles at the right
hand turn into the site.

Recommendation

26. For the reasons given above, it is recommended that Thame Town Council submits the following
Response:

The Town Council has concerns regarding matters of neighbouring amenity, highways and
ecology.
e Neighbouring amenity and highways:

o It is not detailed how all demolition will be undertaken, e.g. for the sizeable
hardstanding areas and the electric substation adjacent to number 41 Aylesbury
Road.

o There are no indications of likely noise levels that could be arise from demolition,
processing, loading and the on-site crushing of waste materials.

o No details have been given regarding the likely number of daily vehicle
movements associated with the delivery of skips and the collection of waste.

o As currently detailed it would be allowable for a vehicle to reverse from the site
onto the local highway network without a banksman.

o No details have been given regarding the routing of HGVs delivering skips or
collecting waste.

o No details are given for how or when the proposed hoarding on the site’s
boundaries will be removed.

o Ecology:

o The applicant’s accompanying Preliminary Ecological Assessment predates bat
surveys undertaken as part of application P25/S3493/FUL, which discovered the
presence of a bat maternity roost within the main office building.

e The Town Council deeply regrets that the demolition of employment buildings that are
demonstrably sound, energy efficient and the subject of recent refurbishment can be
permitted ahead of the securing of a viable replacement or alternative use for the site.
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