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Executive Summary

The Applicant as the "current land owner" of Lots 3250 S.B. ss.48 ,3250 S.B. ss.49 (Part)
in D.D.104 and Adjoining Government Land, Mai Po, Yuen Long, New Territories (the
"Application Site"), now seeks town planning permission from the Town Planning Board
(.TPB') for a proposed Temporary Shop and Services for a Period of 3 Years (the
"Proposed Development") at the Application Site. The Application Site has a total area
of about 608m2. The Planning Statement serves to provide background information and
planning justifications in support of the Application.

According to the Draft Mai Po and Fairview Park Outline Zoning Plan No. S/YL-MP/9
(the "OZP"), the proposed "Shop and Services" is a Column 2 use under the
"Residential (Group C)" zone, which requires planning permission from the TPB. The
Application Site has a valid planning permission (No. AA/L-MP/361) approved on 19th
April 2024 with condition(s) on a temporary basis for proposed Temporary Shop and
Services for a Period of 3 Years. The current application is to propose for additional
temporary structures to be erected due to operational needs of the Applicant.

The Proposed Development is fully justified on the following grounds:
o The Proposed Development on a temporary basis possesses compatible

development scale and land use with its nearby rural developments
predominated by low-rise residential development, residential dwellings,
restaurant, shop and services and open storage yards.

o The nature of Shop and Services use could serve the local neighbourhood;
o There is no immediate permanent development proposal at the Site, and

approval of the application on a temporary basis of a period of 3 years would
not frustrate the long-term planning intention of the 'R(C)' zone; and

. There would be no adverse impacts to the surroundings in terms of traffic,
environmental, drainage and fire safety issues.

Given the aforementioned justifications, the Applicant respectfully requests the TPB to
approve the current Application.
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3. Town Planning Gontext

3.1 Statutory Planning Requirements
The Application Site is currently zoned 'R(C)'on the OZP and the Applicant intends to
use the Application Site for the purpose of a Temporary Shop and Services on a
temporary basis of 3 years. According to the Notes of the OZP with regard to "R(C)"
zone, the planning intention is primarily for low-rise, low-density residential
developments where commercial uses serving the residential neighbourhood may be
permitted on application to the TPB.

According to the covering Notes of the OZP, temporary use not exceeding a period of
3 years requires planning permission from the Board. lt is essentialto highlight that the
proposed temporary use is to better serve the local community and visitors and would
not frustrate the long-term planning intention of the area.

As the Application Site falls within the Wetland Buffer Area ("WBA"), the development
guidelines and criteria set out in the "Town Planning Board Guidelines for Application
for Developments within Deep Bay Area under Section 16 of the Town Planning
Ordinance' ("TPB PG-NO. 12C") should be taken into account during the planning and
operation phases of the proposed development. The intention of the WBA is to protect
the ecological integrity of the fish ponds and wetland within the Wetland Conservation
Area ("WCA") and prevent development that would have a negative off-site disturbance
impact on the ecological vale of fish ponds. With reference to Appendix A of TPB PG-
NO. 12C, the proposed development which is under "Temporary Uses" is exempted
from the requirement of ecological impact assessment ("EcolA") as part of the
submission to the TPB.

3.2 Previous Planning Application
The Application Site is subject to a previous planning application under Section 16 of
the Town Planning Ordinance No. A|/L-MP/361 for a Temporary Shop and Services
for a Period of 3 Years. lt was approved on 19th Apri|2024 with conditions below:

(a) no vehicle is allowed to queue back to or reverse onto/from public road at all
times during the planning approval period;

(b) the implementation of the accepted drainage proposalwithin 9 months from the
date of planning approvalto the satisfaction of the Director of Drainage Service
or of the Town Planning Board by 19.1 .2025;

(c) in relation to (b) above, the implemented drainage facilities shall be maintained
at alltimes during the planning approval period; and

(d) the implementation of the accepted fire service installations proposal within 9
months from the date of planning approvalto the satisfaction of Director of Fire
Services or of the Town Planning Board by 19.1 .2025.

Since conditions (b) and (d) are yet to be fulfilled, an extension of time for compliance
with approval conditions was granted under Section 16A(2) of the Town Planning
Ordinance on 18th July 2025 (No. A|/L-MP/361-2). The Applicant has committed to
implement the accepted drainage proposal and the accepted fire service installations
proposal at the Application Site.
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3.3 Similar Planning Applications
Please refer to Table 1 below. There are similar applications for temporary shop and
services and eating place uses within the same "R(C)" zone and are situated in the
near vicinity of the Application Site (See Figure 1). The approval grounds of the above
cases are as follows:

o there was no adverse comment from concerned government departments;
o the development would not frustrate the long-term planning intention of the

subject zone;
o the development was not incompatible with the surrounding land uses; and
o the development would serve the need of the nearby residencies.

Table 1: Similar Plannin rovals
Gase No.
(Decision
Date)

Applied Use Planning Gonsiderations

A/YL-
NSW369
(05.06.2026)

Renewal of
Planning
Approval for
Temporary Eating
Place
(Restaurant) for a
Period of 3 Years

. All government departments consulted
have no obiection to or no adverse
comment on the application.

. Approval of the current application would

the "OU(CDWM)" zone.
It is considered not incompatible with the

areas which are
predominated by residential and
commercial developments.
No chanqe to the existinq structures and
the use remains changed as the previous
planning approval. The restaurant will

the local residents, workers and visitors

a

a

orecedent within

continue to orovide caterino services to

not set an undesi

surroundi

AATL-
NSW/362
(27.02.2026)

Proposed
Temporary Shop
and Services for a
Period of 3 Years

. All government departments consulted
have no objection to or no adverse
comment on the application.

. Approval of the application on a temporary
basis for a period of three years would not
ieopardize the long-term planninq
intention of the "OU(CDWp,{)" zofle.

o lt is considered not incompatible with the
surrounding areas which are
predominantly low-rise residential
developments and shop and services.

o lt could provide retail service for sellinq
daily necessities to local residents in the
area.
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Case No.
(Decision
Date)

Applied Use Planning Justifications

A/YL-MP/335
(05.05.2023)

Proposed
Temporary Shop
and Services for a
Period of 3 Years

o All government departments consulted
have no objection to or no adverse
comment on the application.

. Approval of the application on a temporary
basis of a period of 3 years would not
frustrate the lono-term planninq intention
of the "R(C)" zone as there is no
immediate permanent development
proposal at the Site.

o lt is considered not incompatible with the
surrounding land uses, comprising mainly
residential dwellings, open storage yards,
vehicle parks and vacant land.

o The proposed temporary shop and service
is to serve the needs of nearbv residents.

4. Proposed Development

The Application Site has a total site area of about 608m2, including about 219m2 of
GL. Compared to the Approved Scheme, the Proposed Development involves 3 extra
blocks of temporary structures (TS3, TS4, TS5) (See Figure 2 - Site Plan).

As compared with the previously approved application No. A/YL-MP/361, the current
application has an increase in site atea, total GFA, covered area, number of blocks,
and no. of parking spaces, whereas the proposed use, maximum BH, and operation
hours are the same. A comparison of the major development parameters of the current
application and the previous approved application is summarised as Table 2 below.

Table 2: or Development Parameters
Major Development
Parameters

A/YL-MP/361 (a) Current Appl ication (b) Difference
(b) - (a)

Proposed Use
Temporary Shop and Services (Real Estate
Agency)

Site Area (about) 521m2
(incl. 137m2 of GL)

608m2
(incl.219m2 of GL)

+ 87m2
(+ 17o/o\

Total GFA (about) 275m2 About 612m2
+ 337m2
(+ 123%)

AreaCovered
(about) 137.5m2 About 347m2

+ 209.5m2
F 152%\

No. of Blocks 2 5 +3
Maximum BH 2 storeys (or 7.5m)

ParkingNo. of
Spaces

Private car'. l space
(5m(L) x 2.Sm(\M)

Private car'. 2 spaces
(5m(L) x 2.5m0M)

+1

Operation Hours 9:00 a.m. - 8:00 p.m. (daily)
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5. Planning and Development Justifications

5.{ No Frustration of Long-term Planning lntention of R(C) Zone
The applied use of temporary shop and services have been in operation with a valid
planning approval obtained in 2024. There is no immediate permanent development
proposal at the Application Site. Approval of the current application on a temporary
basis for a period of 3 years would not frustrate the long-term planning intention of the
"R(C)" zone. The Proposed Development will not cause permanent or irreversible
influence on the land and its temporary nature will not generate significant nuisance. lt
should be encouraged to make economic use and better utilisation of scarce land
resources on a temporary basis.

5.2 Gompatible Land Use
ln view of the surrounding land uses which are intermixed with low-rise residential
development (Fairview Park), residential dwellings, plant nursery, open storage yards,
vehicle parks, restaurant and shop and services, the proposed shop and services could
serve the needs of local residents, workers as well as visitors in the area. The recent
approved planning applications in the close vicinity as highlighted in paragraph 3.3
show the growing demand for shop and services and eating place in the community.

5.3 No lnsurmountable Traffic lmpacts
The Application Site is accessed via a local track connected to Fairview Park Boulevard
(see Figure 1). Ample internal circulation space within the Site will allow for smooth
vehicle movements to and from the access road, thereby avoiding vehicle queuing and
maintaining an efficient traffic flow. A detailed swept path analysis is provided in Figure
3.

To accommodate the projected traffic demand, TWO(2) private car parking spaces
(sm(L) x 2.5m(W)) will be designated exclusively for visitor parking. No goods vehicles
will be permitted to enter the site. Given the operational nature of the proposed real
estate agency, frequent or heavy goods transport is not anticipated. Should occasional
goods delivery be required, it will be limited to non-peak daytime hours and will be
handled manually using trolleys. No nighttime replenishment or loading activity will
occur. The agency will employ a maximum of 5 staff members, all of whom reside
locally and will commute on foot. This minimises additional vehicular trips associated
with dai[ operations. Based on observations of existing activity patterns, the
incremental traffic impact during peak hours is expected to be negligible, as
summarized in Table 3.

ln conclusion, the Proposed Development is not expected to cause any adverse traffic
implications on the local access road or adjoining road network. The minor increase in
traffic generation will be well within the capacity of the existing infrastructure.

PCTime Period
ln Out

Trips at AM peak per hour (09:00-10:00) 2 0
Trips at PM peak per hour (19:00-20:00) 0 2

Table 3: Tri Generation and Attraction of the Pro nt
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5.4 No lnsurmountable Environmental lmpacts
No significant sewage impact will be caused to the surrounding areas. The applicant
will strictly follow the "Code of Practice on Handling the Environmental Aspects of
Temporary Uses and Open Storage Sites" issued by the Environmental Protection
Department to minimise adverse environmental impacts and nuisance to the
surrounding area.

5.5 No lnsurmountable Drainage lmpacts
A drainage proposal is aftached as Appendix 1. lt is anticipated that drainage impacts
from the Proposed Development are negligible. The Applicant will be liable for the
implementation and maintenance of the proposed drainage at his/her cost. The change
in the drainage proposal under the current application compared to the previously
approved proposal is minimal with no significant change in the flow characteristics.

5.6 No lnsurmountable Fire Safety lmpacts
A FSI proposal is attached as Appendix2.lt is anticipated that fire safety impacts from
the Proposed Development are negligible. The Applicant will be liable for the
implementation and maintenance of the proposed FSI at his/her cost. The change in
the FSI provision under the current application compared to the previously approved
proposal is minimal.

6. Conclusion
This section 16 planning application is submitted to seek planning permission for a
Proposed Temporary Shop and Services on a temporary basis of 3 years at Lots 3250
S.B. ss. 48 and 3250 S.B. ss. 49 (Part) in D.D. 104 and Adjoining Government Land,
Mai Po, Yuen Long, New Territories.

The proposal is fully justified on the following grounds:
. The Proposed Development on a temporary basis possesses compatible

development scale and land use with its nearby rural developments
predominated by low-rise residential development, residential dwellings,
restaurant, shop and services and open storage yards.

o The nature of shop and services use could serve the local neighbourhood;
o There is no immediate permanent development proposal at the Application Site,

and approvalof the application on a temporary basis of a period of 3 years would
not frustrate the longterm planning intention of the 'R(C)' zone; and

o There would be no adverse impacts to the surroundings in terms of traffic,
environmental, drainage and fire safety issues.

ln view of the above, members of the TPB are respectfully requested to favourably
consider the present application in support of the proposed development.
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