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1. Reference 

 

 
1.1 Client - Rilex International Limited 

 
1.2 
 
 
 
 
 
 

 
1.3 

 
Site Address 

 
 
 
 
 
 

 
Instructions 

 
- 

 
 
 
 
 
 

 
- 

 
Malmsbury Estate 

Remenham Hill 

Henley-on-Thames 

Berkshire 

RG9 3HN 
 

 
We have been instructed to appraise the 

essential need for the retention of grooms’ 

accommodation to accommodate one groom on 

a permanent basis and four grooms on a 

seasonal basis to support the operation of Park 

Place Polo. 

 
1.4 

 
Caveat to Instruction 

 
- 

 
A site visit was undertaken on 18th September 

2025 accompanied by Aislinn Price, Polo 

Manager Park Place Polo and Alexandra Webb, 

Southern Planning Practice. 

 
The appraisal has been based on the 

information and evidence provided to us by both 

the Polo Manager on behalf of our client in 

respect of Park Place Polo and other equestrian 

activity and by Southern Planning Practice in 

respect of planning matters relating to the site. 

 
The Southern Planning Practice Design, 

Access, Planning and Heritage Statement 

dated May 2026 ‘SPP DAP & H Statement’ has 

been referred to. 

 
1.5 

 
Experience 

 
- 

 
Bruton Knowles provides rural planning advice 

to Local Authorities and private clients in 

respect of planning applications and appeals for 

rural worker’s dwellings, the erection of 

agricultural and equestrian buildings, change of 

use of rural buildings and land and the removal 

of agricultural (and rural) occupancy conditions. 
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2. Description 

 

 
2.1 Location 

 
2.1.1 The Park Place/Malmsbury Estate is located at Remenham Hill, approximately a 1.7 mile 

drive to Henley-on-Thames. The Estate is situated in open countryside and is in the Green 

Belt. 

 
2.1.2 The land and buildings utilised by Park Place Polo is accessed via an existing access 

road off the A4130. 

 
2.1.3 The application site comprises existing grooms’ accommodation within the complex 

referred to as the quadrangle. 

 
2.1.4 Further detail on the application site and its location are set out in SPP DAP & H Statement 

and on Plan WOK-NM-211.3.01. 

 
2.2 Land & Tenure 

 
2.2.1 The SPP DAP & H Statement includes a plan showing the extent of the Park 

Place/Malmsbury Estate and provides detail on ownership. It is understood that the estate 
is run and managed as a single unit by the Borodin family, although the ownership is held 
within two companies, the applicant being one and Durio Company Ltd being the other. 

 
2.2.2 It is understood that the applicant owns the north eastern part of the estate (formerly 

Malmsbury Farm) where the polo facility and application site is located. Some of the 
facilities on the north western side namely, the paddocks, American barn, outdoor arena, 
horse walker and some timber stable blocks are owned by Durio Company Ltd. It is 
understood that rental arrangements are in place to facilitate asset use by the different 
entities. 

 
2.3 Buildings & Structures and Residential Units 

Buildings & Structures 

2.3.1 The buildings and structures listed below relate to the equestrian facilities on the estate 

as follows:- 

 

• Manège (60m x 30m) 

• Horse walker 

• The American Barn which incorporates 12 stables for polo ponies, 6 stables for 
non-polo horses, amenity facilities for workers and family, ancillary facilities 
including indoor horse wash down area, laundry room with 2 toilets, 3 tack 
rooms, store and one apartment with bathroom. 

• Timber stable buildings totalling 34 stables 

• 2 ancillary timber stores for feed and equipment. 

• 2 manure clamps 

• 2 haylage/shaving clamps 

• Bin store 
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• Quadrangle complex which incorporates stabling for up to 44 horses, 3 tack 
rooms (one with toilet), players’ amenity and fitness facilities, grooms’ amenity 
facilities, managers office (with toilet), horse laundry room, feed & equipment 
stores, horse wash down bays, veterinary room and grooms’ accommodation 

• 500m pony exercise track 

• Summer polo practice field, measuring 275m x 145m 

• Pavillion 

• All-weather practice arena measuring 100m x 80m 

• Haylage/shavings storage barn 

• 4 frames and associated hardstanding to provide covered pony lines 

• Pony Lines 

• Viewing mounds 

• Horse box parking area 

 
Details relating to planning status are set out in SPP DAP & H Statement. 

 
Residential Units 

 
2.3.2 It is understood that the principal residence on the estate is occupied by the Borodin 

family. 

2.3.3 It is understood that the residential units located within the equestrian facilities, comprise 

an authorised apartment within the American Barn occupied by a groom (planning 

reference 242612) and the grooms’ accommodation which is the subject of this appraisal. 

 
 

 

3. Equestrian Operations 
 

 
3.1 It is understood that the Borodin family operate the following equestrian activities from 

Malmsbury Estate:- 

Family Horses & Ponies 

 
3.2 It is understood that there are currently 7 horses and ponies kept for the private use of the 

Borodin family. 

3.3 It is understood that four are showjumpers of high quality, having achieved success at 

national competitions in the past, albeit three of these are now retired. All four have 

specific health conditions which require close monitoring & higher levels of care and the 

remaining three require dietary management to prevent laminitis, further details are set in 

Appendix 1. 

3.4 Two grooms are employed to work and care for the horses and ponies, one of whom 

resides on site. 

Park Place Polo 

 
3.5 It is understood that Park Place Polo was established in 2016 and operates on a patron 

basis, with professional players engaged to form the team. It is a complex operation, with 

facilities in both the UK and the US, which involves the breeding (in the US) and training 

of polo ponies for both the team and for sale, and competes internationally at the highest 

level of the game. 
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3.6 The SPP DAP & H Statements states that:- 

 
In 2025 Park Place Polo Team achieved an exceptional milestone by winning both the 

USPA Gold Cup in the United States and the Queen’s Cup in the United Kingdom. 

Securing victories in the two most prestigious tournaments in each country within the 

same year represents a significant accomplishment in the sport. This achievement clearly 

demonstrates the Park Place Polo Team’s exceptional calibre, consistency and 

dominance within international high-goal polo, highlighting their ability to perform at the 

highest level across both hemispheres and in the sport’s most prestigious competitions. 

3.7 At Appendix 1 of the SPP DAP & H Statement, there is a summary of the tournaments 

that the Team have competed in and their placements. 

3.8 The polo industry as whole is considered to deliver benefits to local economies, by way 

of, for example, tourism promotion, job creation, increased spending, corporate support, 

or a multiplier effect on surrounding industries. In the case of Park Place Polo, examples 

may include the support of the local rural economy such with suppliers of feed and other 

services such as farrier and veterinary, and the wider local economy with support of the 

construction industry with investment in polo infrastructure and also in the housing players 

and grooms on site and in the locality (with expenditure by those individuals in the 

hospitality and retail sectors). Given the nature of the activity undertaken both in the UK 

and abroad, economic benefits attributed to Park Place Polo will extend beyond the local 

economy. 

3.9 For the 2026 year the Team comprises Mr Borodin and three professional players. In the 

season (mid/late February to mid/late August) polo pony numbers at the Malmsbury 

Estate will total 103, with 45 belonging to the professional players and 18 for either sale 

or exercise. Polo pony numbers start to drop from mid/late August, with majority of the 

polo ponies moved off site, but those requiring treatment and rehabilitation remain 

together with those for training, numbers fluctuate from 8-25. 

3.10 Groom numbers stand at 2 all year round, (one housed on site and one housed off site), 

at 6 mid/late August to end of September and 21 mid/late February to mid/late August 

(five grooms are housed on site and the remainder offsite). 

3.11 The retention of the grooms’ accommodation is required to support the continued viable 

operation of Park Place Polo from the Malmesbury Estate. 

 
 

 

4. Proposed Development 
 

 
4.1 The retention of grooms’ accommodation, to accommodate one groom on a permanent 

basis and four grooms on a seasonal basis (from mid/late February to the mid/late of 

August), within the complex referred to as the quadrangle is proposed, to support the 

existing polo activity operated from the Malmsbury Estate. 

4.2 The SPP DAP&H Statement states that the grooms’ accommodation extends to 

approximately 102.2 m2 gross internal area. The layout is set out on plan WOK-NM- 

211.6.03 Rev A and comprises a shared kitchen/living area, two bedrooms with en-suite 

shower rooms, a third bedroom, a shower room, a store and accessway. 
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5. Planning Considerations 

 
5.1 The SPP DAP&H Statement sets out relevant planning policy and a planning assessment. 

 
5.2 Wokingham Borough Council Development Plan consists of the Core Strategy (2010) and 

the Managing Development Plan (2014). Within the spatial vision of the Core Strategy, it 

is stated that:- 

‘Outside of defined settlements/development limits (including the countryside) 

 
3.32 Outside of settlements, in order to reflect the poor access to facilities and services, 

development is most likely to be related to agriculture, open recreation or burial grounds. 

Developments that support the vitality of the rural economy will be considered where they 

are also sustainable. There may also be provision of rural housing by exceptions to meet 

local need.’ 

5.3 There are policies within the Core Strategy which support rural enterprises and the rural 

economy including policies CP 11 and CP 12, extracts below. It is however noted that 

PPS 7 & PPG 2 as referred to by these policies/supporting paragraphs have been 

superseded, see comments regarding the National Planning Policy Framework (NPPF) at 

5.6 and 5.7 below. 

 
i) ‘CP11 - Proposals outside Development Limits (including countryside) 

 
In order to protect the separate identity of settlements and maintain the quality of the 

environment, proposals outside of development limits will not normally be permitted 

except where: 

1) It contributes to diverse and sustainable rural enterprises within the borough, or in the 

case of other countryside based enterprises and activities, it contributes and/or promotes 

recreation in, and enjoyment of, the countryside; and……’ 

4.58 Proposals for agricultural workers dwellings will need to demonstrate that they 

comply with this policy and PPS7…..’ 

ii) ‘CP12 - Green Belt Planning permission will not be granted for inappropriate 

development within the Metropolitan Green Belt as defined in PPG2…..’ 

5.4 There is an emerging local plan, Wokingham Borough Local Plan Update: Proposed 

Submission Plan 2023-2040. There are proposed policies which support rural enterprises 

and the rural economy, including those within the Green Belt:- 

i) ‘Policy ER3: Supporting the rural economy 

 
1. Development proposals that contribute towards supporting a prosperous rural economy 

will be encouraged. 

2. Development proposals for economic development in the countryside will only be 

supported where: a) There is a genuine need to support an existing or new rural business 

or enterprise; ….’ 



9 

 

 

ii) Policy SS6: Development in the Green Belt 

 
1. The Green Belt, as shown on the policies map, will continue to be protected against 

inappropriate development in accordance with national planning policy. 

2. Development proposals will only be permitted for the limited types of appropriate 

development set out below, unless very special circumstances can be demonstrated. 

3. The construction of new buildings are considered inappropriate development in the 

Green Belt. Exceptions to this are: 

a) Buildings for agriculture and forestry; 

 
b) The provision of appropriate facilities (in connection with the existing use of land or 

a change of use) for outdoor sport, outdoor recreation, cemeteries and burial grounds 

and allotments; as long as the facilities preserve the openness of the Green Belt and 

do not conflict with the purposes of including land within it; ………………. 

5 All development proposals should be carefully managed to minimise visual impacts 

and preserve the openness of the Green Belt and, where relevant, also meet the 

following criteria: 

a) For agriculture and forestry dwellings: 

 
i. There is a demonstrable essential and permanent need for the new dwelling based 

on the functional requirements of the enterprise it is intended to serve that cannot be 

met elsewhere; and 

ii. The dwelling is commensurate in scale and size to the needs of the enterprise it is 

intended to serve……’ 

ii) Policy H5: Rural workers’ dwellings 

 
1. Development proposals in the countryside for a rural worker dwelling which serves 

an existing agricultural, forestry or similar land based rural business requiring a 

countryside location, will be supported….. (subject to certain criteria being met 

including where there is an essential need for one or more permanent full-time 

workers). 

Paragraph 9.56 The NPPF seeks to avoid new isolated homes in the countryside 

unless specific identified circumstances apply. One of these circumstances is the 

need for a rural worker to live permanently at, or near their place of work. For the 

purpose of Policy H5, rural workers are those employed in an agricultural, forestry or 

similar land-based rural enterprise (for instance, where farm animals or agricultural 

processes require on-site attention 24-hours a day and where otherwise there would 

be a risk to human or animal health or from crime, or to deal quickly with emergencies 

that could cause serious loss of crops or products). This may include equestrian use, 

where Policy DH7: Equestrian Development should also be considered, where 

relevant. While some rural workers dwellings may come forward via permitted 

development rights which allow the conversion of barns into dwellings, Policy H4 

provides the criteria for assessing the suitability of proposed new dwellings when 

planning permission is required. Proposals for development located within the 

Metropolitan Green Belt should also refer to Policy SS14. 
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iii) Policy DH7: Equestrian development 

 
1. Equestrian development proposals will be supported in principle, as a means of 

boosting the rural economy,…..’ 

Paragraph 12.28 Equestrian activities are popular in Wokingham Borough and include 

licensed riding establishments, livery yards, stables and associated facilities for public, 

private and domestic use. People considering development proposals should carefully 

consider natural surveillance, site security, vehicle access and animal welfare. 

Paragraph 12.29 ‘….. For the safety and security of the animals, stabling should be sited 

in close proximity to the main dwellinghouse and/or grooms’ accommodation.’ 

5.5 Whilst SPP DAP&H Statement indicates that the emerging local plan may only be afforded 

limited weight and full weight is to be given to existing development plan, it is noted that 

that the provision of accommodation for workers associated with rural land based 

enterprises (including equestrian) may be supported, as referred to within the NPPF. 

5.6 The NPPF provides guidance in respect of isolated homes in the countryside, the rural 

economy and Green Belt and states:- 

i) At paragraph 84 that: 

 
‘Planning policies and decisions should avoid the development of isolated homes in the 

countryside unless one or more of the following circumstances apply: 

a) there is an essential need for a rural worker, including those taking majority control of 

a farm business, to live permanently at or near their place of work in the 

countryside  ’ 

c) the development would re-use redundant or disused buildings and enhance its 

immediate setting. ’ 

ii) At paragraph 88 that: 

 
‘Planning policies and decisions should enable: 

 
a) the sustainable growth and expansion of all types of business in rural areas, both 

through conversion of existing buildings and well-designed new buildings; 

b) the development and diversification of agricultural and other land-based rural 

businesses  ' 

ii) At paragraph 154 that: 

 
‘A local planning authority should regard the construction of new buildings as 

inappropriate in Green Belt. Exceptions to this are: 

 
a) buildings for agriculture and forestry 

 
b) the provision of appropriate facilities (in connection with the existing use of land or a 

change of use) for outdoor sport, outdoor recreation, cemeteries and burial grounds 

and allotments; as long as the facilities preserve the openness of the Green Belt and 

do not conflict with the purposes of including land within it 
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5.7 Further guidance on the NPPF in respect of homes for rural workers is contained in 

paragraph 010 of the Planning Practice Guidance (PPG) (Rural Housing) which was 

published in July 2019. It makes reference to paragraph 79 a) as opposed to paragraph 

84 a) (as referred to in the current NPPF). It states: 

“Considerations that it may be relevant to take into account when applying paragraph 79a 

of the NPPF could include: 

• evidence of the necessity for a rural worker to live at, or in close proximity to, their 

place of work to ensure the effective operation of an agricultural, forestry or similar 

land-based rural enterprise (for instance, where farm animals or agricultural 

processes require on-site attention 24-hours a day and where otherwise there 

would be a risk to human or animal health or from crime, or to deal quickly with 

emergencies that could cause serious loss of crops or products); 

• the degree to which there is confidence that the enterprise will remain viable for 

the foreseeable future; 

• whether the provision of an additional dwelling on site is essential for the 

continued viability of a farming business through the farm succession process; 

• whether the need could be met through improvements to existing accommodation 

on the site, providing such improvements are appropriate taking into account their 

scale, appearance and the local context; and 

• in the case of new enterprises, whether it is appropriate to consider granting 

permission for a temporary dwelling for a trial period…” 

5.8 In terms of seasonal accommodation for rural workers, it is noted that planning 

permission is not required for temporary seasonal accommodation for farm 

workers. The Town and Country Planning (General Permitted Development) 

Order (GPDO) permits the use of agricultural land as a caravan site for the 

accommodation during a particular season of a person or persons employed in 

farm operations on land in the same occupation on the basis that the use is 

discontinued at the end of the ‘season’ and the caravan/s are removed from site. 

It is however noted that planning permission has also been sought by some rural 

enterprises for the accommodation of seasonal workers in permanent buildings 

(perhaps more akin to ‘bunkhouses’), usually where there is the requirement for 

accommodation by more than one worker on a repeat seasonal basis, to aid 

enterprise viability and sustainability and potentially to also mitigate against any 

perceived ‘harm’ to the landscape from the siting of more than one caravan. 

5.9 There is comment within the SPP DAP & H Statement on the use of conditions in 

respect of the seasonal occupation of a permanent building. 
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6. Appraisal 

 

 
6.1 The proposed development has been considered with reference to relevant policy and 

guidance referred to in 5.0 above. As the groom’s accommodation is required partly for a 

full time permanent worker particular regard has been had to clause a) of Paragraph 84 

of the NPPF. Whilst Paragraph 84 should be read as a whole, we have, for ease of 

reference, split it into subsections the relevant clause, as set out below, with comments 

on other policy, guidance and use of the groom’s accommodation by seasonal workers in 

addition to the permanent worker, as applicable. 

 
6.2 “There is an essential need…..’’ 

 
6.2.1 The typical working day of a groom doesn’t sit within ‘normal working hours of 9am-5pm’, 

instead starting at around 5 am and finishing with a final check at 10.30pm, assuming no 

polo ponies are suffering from illness or injury. Duties include stable work, (mucking out 

and bedding up), feeding, grooming and tack care, preparation of polo ponies for training 

and matches and polo pony exercise, training and cool down regimes. 

6.2.2 It is understood that polo ponies are typically exercised twice daily in sets (where a lead 

horse is ridden and 3 – 4 horses are led). The grooms take them out onto the exercise 

track for approximately 45 minutes at a time, twice a day. The amount of walking and 

trotting will depend on the polo pony level of fitness and playing schedule (i.e. walking 

may be significantly longer if it is the day after a game to allow its muscles to stretch out 

and recover). The polo ponies are ridden individually and schooled or ‘stick and balled’ 

several times a week, with the frequency of this exercising and training managed around 

their game schedule. 

6.2.3 It is noted that players, particularly those at the highest level of the sport, will have different 

expectations and requirements for their string of polo ponies, in terms of day to day 

management such as feeding regimes and specific exercise regimes and riding 

requirements. Consequently, it is considered necessary to accommodate at least one 

groom per player. This is important from a welfare perspective, as grooms familiar with 

individual polo ponies will be better placed to identify potential health issues as they will 

be more ‘in tune’ with individual behaviour and demeanour and any deviations from that 

may alert them to a health issue, which may be investigated and treated at an early stage. 

6.2.4 From an employment and operational perspective, it is noted that there will be times when 

issues arise that affect the ability of staff to carry out their duties such as in the event of 

sickness or injury, so there needs to be provision for cover. This is particularly important 

where duties involve horse welfare and potentially critical care, so it may be considered 

necessary in some operations to have more than one worker on site to mitigate issues in 

these circumstances. In addition, from a staff welfare and health and safety perspective, 

it may be considered necessary to have more than one worker on site when dealing with 

‘round the clock’ critical care incidents, to ensure that workers get enough rest to safely 

carry their other duties. There will also be certain times that more than one worker will be 

necessary to deal with an incident, from a practical perspective and to ensure staff health 

and safety, such as in the event a horse is cast. 
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6.2.5 In this case, it is proposed that five grooms reside on site in the season and one groom 

resides on site all year round, (based on horse numbers and number of players and 

team owner strings). It is noted that one of the grooms responsible for the family horses 

also currently resides on site all year round, so there are two grooms on site ‘out of season’ 

in the event of incidents arising with the family horses or the polo ponies. 

6.2.6 A duty of care exists towards all animals (certain welfare standards are required under 

The Animals Act 2006, and are referred to in the DEFRA Code of Practice for the Welfare 

of Horses, Ponies, Donkeys and their Hybrids (Code). However, the Act and Code do not 

state that a residential presence is required in every circumstance where livestock is 

present. The nature of the stock in question and their number will impact on whether 

incidents will occur that may require a prompt response and these factors will also directly 

influence the frequency that such events may occur. 

6.2.7 In general terms, unforeseen incidents can occur at any time of day or night and cover a 

wide range of situations, from dealing with emergencies such as a horse cast in its box or 

a horse with colic, to damage to the stables and associated buildings from the horses, 

severe weather conditions or fire. Responsible staff also need to be available to recognise 

and deal swiftly with any emergencies that may occur, either through their own actions or 

by calling the assistance of third parties, such as the vet, to mitigate losses. 

6.2.8 Details of horse numbers have been set out in section 3. Given the high numbers of polo 

ponies on site during the season and given the physical demands / contact intensive 

nature of the sport, injuries and illness are inevitable. The frequency of those incidents is 

relatively high, with less severe incidents arising roughly on a weekly basis in the peak 

season. It is noted that whilst polo pony numbers reduce later in the year and over winter, 

a proportion are those receiving treatment and rehabilitation, so require an ongoing 

enhanced level of care. 

6.2.9 There is a letter of support for the retention of groom accommodation on site, from Mr 

McMahon MVB MRCVS, veterinarian to Park Place Polo in the UK, at Appendix 2. He 

explains some of the illnesses and injuries polo ponies may be susceptible to and hence 

the reasons why prompt intervention is necessary. There is also a list of examples of 

incidents that required prompt intervention, with details on treatment and the outcome. 

Both these documents are considered to give weight to the requirement for the residential 

presence of more than one worker at any one time. 

6.2.10 Whilst not a primary consideration when assessing essential need, security is a genuine 

concern, having regard to the considerable value of polo ponies and equipment at the 

polo facility, particularly in the peak season. No specific information has been provided 

but it is noted that the value of the horses will reflect the status of a high goal, professional 

team. It is noted that there are security measures in place, however the presence of 

grooms on site will also improve security. 

6.2.11 Regard has been had to the scale and nature of the Park Place Polo operation on the 

Malmsbury Estate. It is considered that a residential presence on site is a necessity to 

enable the essential need requirements to be met and in terms of numbers of workers 

residing on site, there is justification for one full time worker all year round and five full 

time workers for the duration of the season (based on current operating levels and also 

with the support of the groom responsible for the family horses who resides in the 

American Barn). 
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6.3 “....for a rural worker, including those taking majority control of a farm business...” 

 
6.3.1 Details of the number of grooms engaged and for what periods are set out in section 3. 

 
6.3.2 It is noted that labour requirements and essential need requirements differ in interpretation 

(a full time labour requirement does not prove an essential need in isolation, but where an 

essential need for a worker is proven it is usual for that worker to be employed full time). 

6.3.3 ‘Standard Man Day’ (‘SMD’) data is available for most agricultural and equestrian 

enterprises, to enable consideration to be given to the labour requirements of an 

enterprise. It is noted that there is no reference to polo ponies or rehabilitation (given 

varying levels of care subject to illness or injury) within the ABC Equine Business Guide. 

Data is provided for differing types of competition horses. It is also noted that economies 

of scale are applied in the event of more than one horse (for example more than ten 

equates to a fifty percent reduction of SMD). 

6.3.4 Having regard to ‘SMD’ data, actual polo groom numbers are consistent with applying the 

average SMD associated with competition horses to polo ponies numbers and discounting 

for economies of scale. 

6.3.5 It is noted that polo groom numbers for the season stand at 21 and at 2 over the winter, 

which is in excess of the proposal for accommodation of 1 groom permanently and 4 

grooms for the season. Comments have been made on essential need requirements 

under section 6.2, which supports the proposal for 1 groom to be accommodated on site 

permanently and 4 grooms to be accommodated on site for the season. 

 
 

 
6.4 “....to live permanently...” 

 
6.4.1 Within the NPPF it is implicit that if a dwelling is consented in the countryside, it must be 

envisaged that the need will be permanent and hence the activity/enterprise it supports 
should be sustainable. 

6.4.2 As stated in 3.5, Park Place Polo was established in 2016 and it is understood that 

investment in its facilities has continued at a significant level, as well as in its continued 

development as a Team, as evidenced by its considerable achievements and successes 

at the highest level of the sport. 

6.4.3 Whilst recent global events have impacted on all sectors of economic activity, with market 

uncertainty and rising costs, it is understood that Park Place Polo continues to move 

forward with its operation. 

6.4.4 Having regard to established nature of Park Place Polo, historic and continued investment 

in both facilities and activity, it is considered there is a level of permanence to support the 

provision of accommodation for a full time permanent groom. 

6.4.5 Seasonal workers accommodation does not fall to be assessed under Paragraph 88 a), 

as per comments made in 5.8. However, it is considered relevant to note that the 

conclusion reached in 6.4.4 in relation to permanence gives weight to the support of 

provision of permanent accommodation for seasonal workers on a perpetually recurring 

basis. In terms of comments made in 5.8, in respect of how permanent accommodation 

for seasonal workers may aid enterprise viability and sustainability, it is relevant to note 

that:- 
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i) Appropriate care of the polo ponies is essential to the continuing and viable operation 

of Park Place Polo. 

ii) Recent legislative changes in the housing sector in the UK, with the implementation of 

the Renters Rights Act, has impacted negatively on the availability and costs of 

accommodation to house grooms on a seasonal basis in the locality. 

iii) The provision of suitable accommodation on site, which enables grooms to discharge 

their duties effectively and efficiently, benefits not only the operation of Park Place Polo, 

but individual grooms and players concerned, (and may also assist in terms of attracting 

players and grooms). The provision of permanent accommodation for seasonal grooms 

in addition to the 4 proposed, would provide operational benefits as well as improving the 

viability of the Park Place Polo operation. 

 
 

 
6.5 “ .... at or near their place of work in the countryside.’’ 

 
6.5.1 There is existing residential accommodation on the Malmsbury Estate as set out in 2.3.2 

and 2.3.3. 

6.5.2 As indicated in 2.3.2, the principal residence is occupied, hence not available, and is 

arguably not located sufficiently close enough to the stabling to meet the essential needs 

identified. 

6.5.3 As indicated in 2.3.3, the residential unit in the American barn is occupied by a groom 

permanently who is primarily responsible for the family horses and ponies. Reference has 

been made to this groom within section 6.2. The existing grooms’ accommodation within 

the Quadrangle complex is the subject of this appraisal. 

6.5.4 We have undertaken a search of Rightmove (see Appendix 3). There are no properties to 

rent within a half mile radius of the Malmesbury Estate postcode and one to buy. The 

property to buy is not considered to be of a scale appropriate for grooms’ accommodation 

and is not considered to be located sufficiently close enough to the stabling to meet the 

essential needs identified. 

6.5.5 Other than the existing grooms’ accommodation within the Quadrangle complex, it is 

considered that there are no other available and suitable residential units to help meet the 

essential need requirements identified. 

 
 

 
6.6 As previously referred to, it is understood that the grooms’ accommodation extends to 

approximately 102.2m2 gross internal area. No specific size restrictions for rural workers 

dwellings are specified within Wokingham Borough Council’s planning policies, although 

there is reference in the emerging policy SS6 to a size that ‘is commensurate in scale and 

size to the needs of the enterprise’, which is similarly referred to within emerging policy 

H5. Where size restrictions have been imposed by other Local Planning Authorities, these 

tend to sit within the range of 120m2 to 160m2 (either based on gross internal area or 

gross external area), often to include an office space to service the enterprise. The 

existing grooms’ accommodation is smaller than this and is considered more than 

commensurate in scale and size to the needs of the activity. 
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6.7 The application has been considered in respect of other relevant planning policy and 

associated matters within the SPP DAS & H Statement. 

 

 

7. Conclusion 
 

 
7.1 Having regard to the information and evidence provided to us in respect of operation of 

Park Place Polo on the Malmsbury Estate, it is considered that there is justification for the 

retention of grooms’ accommodation to accommodate one groom on a permanent basis 

and four grooms on a seasonal basis. 

 
 

 
Bruton Knowles Ltd Date: 12th May 2026 

Olympus House 

Olympus Park 

Quedgeley 

Gloucester 

GL2 4NF 


















