
aytchong
文字框
Appendix I of RNTPCPaper No. A/NE-MTL/5

























 
PLANNING STUDY 

 
 
 

TOWN PLANNING APPLICATION 
UNDER SECTION 16 OF THE TOWN PLANNING ORDINANCE 

(CAP.131) 
 

   
 
 

Lots 1321 RP, 1322 RP, 1303 RP, 1304 RP & 1306 in D.D.96, 
Ma Tso Lung, North District, New Territories 

 
 
 

 
 

 
 
 
 
 
 
 
 

PREPARED BY: 
 
 

Office for Fine Architecture Limited. 
 

Unit B, 16/F, Easy Tower, 609 Tai Nan West Street, 

Cheung Sha Wan, Hong Kong 

 
 

March 2022 
 
 
 
 
 
 

 
 

aytchong
文字框
Appendix Ia of RNTPC Paper No. A/NE-MTL/5



Lots 1321 RP, 1322 RP, 1303 RP, 1304 RP & 1306 in D.D.96, 
Ma Tso Lung, North District, New Territories 

 

2 
 

EXECUTIVE SUMMARY 
 
The Applicant, Ma Tso Lung Eco Park Company Limited, hereby submits this Application for 
planning permission for conversion of the existing “Conservation Area (1)” (Lots 1321RP and 
1322RP in D.D.96) and “Agriculture” uses (Lots 1303 RP, 1304 RP and 1306) into “Temporary 
Holiday Camp and Shop & Services for a period of 3 years” under Section 16 of the Town 
Planning Ordinance (CAP.131). 
 
The Application Site is located in Ma Tso Lung, North District, New Territories (Lots 1321 RP, 
1322 RP, 1303 RP, 1304 RP & 1306 in D.D.96) with an site area of 1183 m2 (0.43 acre from 
Lease). Lots 1321 RP and 1322 RP are for conservation use since 2004 and lots 1303 RP, 
1304 RP and 1306 are for agriculture use since 1898. 
 
To cater for the increasing demand for outdoor activity by both Hong Kong residence and 
Mainland Chinese individual visitors, and launch an outdoor activity place and supporting 
facilities for visitors, the Applicant intends to operate a “Temporary Holiday Camp and Shop 
& Services for a period of 3 years”. 
 
Lots 1321 RP and 1322 RP are located in the “Conservation Area (1)” while lots 1303 RP, 
1304 RP and 1306 are located in the “Agriculture” of the “Approved Ma Tso Lung and Hoo 
Hok Wai Outline Zoning Plan No.S/NE-MTL/3”. ” Temporary Holiday Camp and Shop & 
Services” is not included in both “Column 1” and “Column 2” of “Conservation Area (1)” and 
“Agriculture” zones, so temporary development is proposed and planning permission from 
Town Planning Board is required. 
 
 
Justifications for the proposed application: 
 
Promote environmental friendly life 
 
Remaining simple life culture in the rural area and promoting environmental friendly life. The 
proposed “Temporary Holiday Camp and Shop & Services” is to provide more opportunity for 
public to keep in touch with the nature and help to form a slow living lifestyle in the city. 
 
The proposed usage in the lots helps achieving natural integration with the surrounding. The 
lots are locate in rural area, so tourists/ local can explore natural and old elements all around 
after enjoying camping, including Shun Yee San Tsuen.  
 
In compliance with 2021 Policy Address 
 
According to The Chief Executive’s 2021 Policy Address, there is a focus about The 
Northern Metropolis. The government aims to develop The Northern Metropolis in order to 
meet the target of the Hong Kong 2030+. 
 
The Northern Metropolis encompasses the mature new towns in Tin Shui Wai, Yuen Long 
and Fanling/ Sheung Shui and their neighboring rural areas while the application site is 
located with these districts.  
 
Together with the development of The Northern Metropolis, more visitors to the above new 
towns and rural areas is expected. The proposed “Temporary Holiday Camp” can help 
attracting people to Ma Tso Lung. 
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In compliance with the Approved OZP 
 
Under the “Approved Ma Tso Lung and Hoo Hok Wai Outline Zoning Plan No.S/NE-MTL/3” - 
Schedule of Uses & Planning Intention for Agriculture (AGR), the zone is intended primarily 
to retain and safeguard good quality land/farm for agriculture purposes and rehabilitation for 
cultivation.  
 
The proposed usage will provide greenery area, except the use for portable toilet and 
movable containers. All of which falls within the concept of the planning intention for 
agriculture zone and good quality land can be retained. At the same time, the whole usage 
will not cause any major non-compatibility with the surrounding environment. 
 
And for “Conservation Area (1)”, the “no-net-loss in wetland” principle is adopted for any 
change in use within this zone. 
 
The proposed usage will not cause any change and destruction to the ecosystem in the 
wetland. It is to promote an eco-friendly lifestyle to the younger generation. For the long term 
development, it is better to educate citizens to conserve the environment by visiting the area 
rather than only on text book. Thus all the structures are flexible. The surrounding 
environment will not be affected.  
 
Site Constraints/ Design Consideration  
 
The expected vehicular traffic, pedestrians flow generated by the visitors will be low as most 
travelers are visiting by bicycles. The site is located along Ma Tso Lung Road, area around 
the site are mainly village type houses and land for agricultural use which would not generate 
heavy traffic. 
 
GFA & PR 
 
The site is an empty land in the present but there will only be some movable containers and 
portable toilets in the application. So the proposed usage under this application would only 
cause minor changes in GFA. No building work and construction is required base on the 
proposed temporary structure. Only flexible structures are required, including 89.30 m2 
movable containers (2600mmH) for shops and services and 15.68 m2 portable toilet area 
(2600mmH). 
 
Height of Temporary Structure 
 
By consideration of environmental sustainable, no construction is required. The proposed 
temporary development intents to promote environmental friendly life and experience, thus 
solid structure will be replaced by low flexible structure such as portable toilets and movable 
containers to reduce impacts to environment. 
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Summary:  
 
In summary, the proposed application for planning permission under Section 16 of Town 
Planning Ordinance is an extremely straightforward application for converting the existing 
conservation and agriculture uses into “Temporary Holiday Camp and Shop & Services” use 
which are allowed with permission. 
 
Based on the above justifications and as detailed in this Planning Study Report, MEMBERS 
of the Town Planning Board are sincerely requested to give its favorable consideration and 
approval to the subject application. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 



Lots 1321 RP, 1322 RP, 1303 RP, 1304 RP & 1306 in D.D.96, 
Ma Tso Lung, North District, New Territories 

 

5 
 

規劃申請報告書內文摘要 

(內文如有差異，應以英文版本為準) 

 
申請人馬草壟生態園有限公司茲根據城市規劃條例第 16 條(香港法例第 131 章)申請位於北區

信義新村馬草壟的用途改變計劃。計劃將位於 D.D.96, Lot 1321RP 及 1322RP 內現有「自然

保育區(1)」用途、以及 Lot 1303 RP, 1304 RP及 1306 內現有「農業」用途重新開發為「臨

時帳幕營地及商店及服務行業」。  

 

申請地點位於新界北區信義新村馬草壟（地段編號 DD96, Lot 1321 RP, 1322 RP, 1303 RP, 

1304 RP 及 1306），地段面積為 1183平方米(0.43英畝）。Lot 1321 RP及 1322 RP自 2004年

起用於自然保育用途。而 Lot 1303 RP, 1304 RP 及 1306則自 1898 年起用於農業用途。 

 

為應付本地居民和中國內地遊客對戶外活動設施日益增長的需求，並為遊客開設戶外活動場

所和配套設施，申請人打算經營一個「臨時帳幕營地及商店及服務行業」。 

 

申請地點 Lot 1321 RP 及 1322 RP 位於「馬草壟及蠔殼圍分區計劃大綱核准圖編號 S/NE-

MTL/3」內「自然保育區(1)」用途範圍內，而 Lot 1303 RP, 1304 RP及 1306 則位於大綱圖

內的「農業」用途。計劃中的「臨時帳幕營地及商店及服務行業」用途不包括在「自然保育

區(1)」及「農業」的第一欄及第二欄，因此建議進行臨時開發，並需要城市規劃委員會的規

劃許可。 
 
 

申請理據： 

 

推廣環保生活 

 

在該地區保持簡單的生活文化並促進環保生活。提議的臨時帳幕營地將為公眾提供更多與大

自然保持聯繫的機會，並有助於在城市中形成一種慢生活的生活方式。 

  

擬議中的用途實現了與周圍環境的自然融合。該地段位於農村，遊客及當地人在享受農業後

可以探索周圍的自然和古老元素，包括信義新村。 

 

符合分區計劃大綱核准圖 

 

根據「馬草壟及蠔殼圍分區計劃大綱核准圖編號 S/NE-MTL/3」的土地用途表內「農業(AGR)」

用途及規劃意向，該區域主要旨在保留和維護優質的農業用地/農場和恢復種植。 

 

擬議用途將提供綠化面積，除了可移動廁所及可移動貨櫃面積。所有這些都屬於 AGR 區規劃

意圖的概念，可以保留優質土地。同時，整個使用不會引起與周圍環境的重大不兼容。 

 

另外，若要改變「自然保育區(1)」途，發展需遵從「不會有濕地淨減少」原則。 

 

擬議用途不會對生態環境造成改變及破壞。擬議可向年輕一代推廣生態保育的重要性，長遠

而言，若要保護環境，與其只在書本上教育，讓市民切身處地地造訪這些區域才是最有效的

方法。而且，擬議中使用的構築物都是靈活的，因而對附近環境不會造成影響。 

 

 

符合 2021施政報告 
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根據行政長官 2021 年的施政報告，報告中重點說明北部都會區，以「香港 2030+」為基礎，

建立北部都會區。 

 

北部都會區包括天水圍、元朗、粉嶺上水等已發展成熟的新市鎮及其相鄰鄉郊地區，而是次

用途改變計劃的地址正正落在以上地區。 

 

在北部都會區發展的期間，愈來愈多的訪客將會到訪上述新市鎮及其鄰近鄉郊地區。「臨時帳

幕營地及商店及服務行業」能幫助吸引更的訪客到馬草壟。 

 

地盤限制/設計考慮 
 

建議中的使用不會對該用地及周邊環境造成任何重大影響，訪客所產生的車輛流量低。該場

地位於馬草壟路旁，場地周圍主要是不會產生大量行人流量的鄉村型發展/農業用地, 不會產

生交通繁忙。 

 

總樓面面積及地積比率微小變化 

 

地段內現時只是一塊空地，而加擬議中亦只打算加上可移動貨櫃及流動廁所，所以在擬定用

途下僅會導致 GFA 和 PR 的微小變化，並不需要進行任何興建。計劃僅需要靈活的結構，包括

面積 89.30 平方米可移動貨櫃(2600mmH)的商店及服務行業以及 15.68 平方米的流動廁所

(2600mmH)。 

 

臨時構築物的高度 

 

由於考慮到環境可持續性，不需要進行任何興建。為了推廣環保生活，計劃中的項目採用靈

活性較高的矮結構來取代興建項目，以減少對環境的影響。 
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總結: 

 

總結以上各點，根據城市規劃條例第 16 條申請改變現有的「自然保育區(1)」及「農業」用

途為「臨時帳幕營地及商店及服務行業」是極為直接的申請。 

 

基於上述理據及補充規劃文件內的詳細說明，希望城規會的委員對是項申請作出正面的考慮

及予以批淮。 
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1.0 Introduction 
 
The Application Site is located in Ma Tso Lung, North District, New Territories (Lots 1321 RP, 
1322 RP, 1303 RP, 1304 RP & 1306 in D.D.96). The site area of the specified lots is 1183 m2 

(0.43 acre from Lease). Lots 1321 RP and 1322 RP are for conservation use since 2004 and 
lots 1303 RP, 1304 RP and 1306 are for agriculture use since 1898.  
 
Lots 1321 RP and 1322 RP are located in the “Conservation Area (1)” while lots 1303 RP, 
1304 RP and 1306 are located in the “Agriculture” of the “Approved Ma Tso Lung and Hoo 
Hok Wai Outline Zoning Plan No.S/NE-MTL/3”. 
 
As “Temporary Holiday Camp and Shop & Services” is not included in both “Column 1” and 
“Column 2” of “Conservation Area (1)” and “Agriculture” zones, this application is for planning 
permission for conversion of the existing “Conversation Area (1)” and “Agriculture” uses into” 
“Temporary Holiday Camp and Shop & Services”. 
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2.0 Existing Site Information 
 
2.1 Building History, Location and Surroundings 
 

2.1.1 The subject lots are at Ma Tso Lung, North District, New Territories. 
 

2.1.2 Lots 1321RP and 1322RP are conservation areas since 2004 while lots 1303 
RP, 1304 RP and 1306 are agriculture land since 1898. 

 
2.1.3 The expected vehicular traffic, pedestrians flow generated by the visitors will 

be low .The site is located along Ma Tso Lung Road, located around the site 
are mainly low density village houses, which would not generate heavy traffic.  

 
2.1.4 To cater for the increasing demand for outdoor activity by both Hong Kong 

residence and Mainland Chinese individual visitors because of the change of 
use application, and launch an outdoor activity place for visitors, the Applicant 
intends to operate a “Temporary Holiday Camp and Shop & Services”. 

 
2.1.5 Please refer to Appendix A for relevant Lot Index plan and location plan. 

 
 
2.2 Existing development information 
 
 The development information of the existing site/building at the subject lot is as follows: 
 

Site Area of Lots 1321RP, 
1322RP, 1303 RP, 1304 RP & 
1306 

1183 m2 (0.43 acre from Lease) 
 

Existing Height of Building 
 

0 

Existing site coverage 
 

0% 

Existing car parking provision 0 nos. 
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2.3 Current Zoning 
 

2.3.1 According to the explanatory statement of the “Approved Ma Tso Lung and Hoo 
Hok Wai Outline Zoning Plan No.S/NE-MTL/3”, the first draft plan No. DPA/NE-
MTL/1 was exhibited for public inspection under Section 5 of the Town Planning 
Ordinance on 30 July 2010, then CE in C, under Section 9(1)(a) of the 
Ordinance, the draft Ma Tso Lung and Hoo Hok Wai DPA Plan, OZP No. 
DPA/NE-MTL/2 was re-numbered on 21 February 2012. On 16 June 2015, the 
CE in C, approved the draft Ma Tso Lung and Hoo Hok Wai OZP under section 
9(1)(a) of the Ordinance and was re-numbered as S/NE-MTL/3. The plan was 
then exhibited for public inspection under section 9(5) of the Ordinance on 19 
June 2015.  

 
2.3.2 Lots 1321RP and 1322RP are located within the “Conservation Area (1)” zone 

while lots 1303 RP, 1304 RP and 1306 are located within the “Agriculture” zone 
of the “Approved Ma Tso Lung and Hoo Hok Wai Outline Zoning Plan No.S/NE-
MTL/3”. “Temporary Holiday Camp and Shop & Services” is not included in both 
“Column 1” and “Column 2” of “Conservation Area (1)” and “Agriculture” zones 
and planning permission from Town Planning Board is required. 

 
2.3.3 Around the site are “Agriculture” and “Greenbelt” zones. 

 
2.3.4 Relevant extract of OZP Plan and notes are attached as Appendix B. 

 
 
2.4 Lease Document 
 

2.4.1 The lease of the subject lots (D.D.96, Lots 1321 RP, 1322 RP, 1303 RP, 1304 
RP & 1306) were granted and demise into each lessee in 1898. 

 
2.4.2 Under the Special Conditions of the lease, the lots shall be used for agricultural 

and/or garden purpose and no other land use is prohibited. 
 

2.4.3 Relevant extract of Lease Document and assignment is attached as Appendix 
C. 
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3.0 Application under Section 16 of Town Planning Ordinance 
 
3.1      Application 
 

3.1.1 We now apply for planning permission for conversion of the site (Lots 1321 RP, 
1322 RP, 1303 RP, 1304 RP & 1306 in D.D.96). The conversion is from existing 
“Conservation Area (1)” and “Agriculture” uses into “Temporary Holiday Camp 
and Shop & Services”. 

 
3.1.2 The proposed schematic layout plan for the “Temporary Holiday Camp and 

Shop & Services” is attached as Appendix D. 
 
 
3.2      Justification 

 
 3.2.1  Promote environmental friendly life 
 

Remaining simple life culture in the rural area and promoting environmental 
friendly life. The proposed “Temporary Holiday Camp and Shop & Services” is 
to provide more opportunity for public to keep in touch with nature and help to 
form a slow living lifestyle in the city. 

 
The proposed usage in the lots helps achieving natural integration with the 
surrounding. The lot is locate in rural area, tourists/ local can explore natural 
and old elements all around after enjoying camping, including Shun Yee San 
Tsuen. 

 
 In compliance with the Approved OZP 
 

Under the “Approved Ma Tso Lung and Hoo Hok Wai Outline Zoning Plan 
No.S/NE-MTL/3” - Schedule of Uses & Planning Intention for Agriculture 
(AGR), the zone is intended primarily to retain and safeguard good quality 
land/farm for agriculture purposes and rehabilitation for cultivation. 

 
The proposed usage will provide greenery area, except the use for portable 
toilet and movable containers. All of which falls within the concept of the 
planning intention for zone AGR and good quality land could be retained. At 
the same time, the whole usage will not cause any major non-compatibility 
with the surrounding environment. 

 
And for “Conservation Area (1)”, the “no-net-loss in wetland” principle is 
adopted for any change in use within this zone. 

 
The proposed usage will not cause any change and destruction to the 
ecosystem in the wetland. It is to promote an eco-friendly lifestyle to the 
younger generation. For the long term development, it is better to educate 
citizens to conserve the environment by visiting the area rather than only on 
text book. Thus all the structures are flexible. The surrounding environment 
will not be affected. 
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 In compliance with 2021 Policy Address 
 

According to The Chief Executive’s 2021 Policy Address, there is a focus 
about The Northern Metropolis. The government aims to develop The 
Northern Metropolis in order to meet the target of the “Hong Kong 2030+”. 

 
The Northern Metropolis encompasses the mature new towns in Tin Shui 
Wai, Yuen Long and Fanling/ Sheung Shui and their neighboring rural areas 
while the application site is located with these districts. 

 
Together with the development of The Northern Metropolis, more visitors to 
the above new towns and rural areas is expected. The proposed “Temporary 
Holiday Camp” can help attracting people to Ma Tso Lung. 
 

 Extraordinary view from the camping site 
 

Ma Tso Lung is a favorite spot for outdoor activity lovers. There is an 
increasing trend of visitors going to Ma Tso Lung for the sunset views. From 
the “Temporary Holiday Camp and Shop & Services”, visitors can enjoy the 
view facing the metropolis of Shenzhen without any obstruction. 

 
Site Constraints/ Design Consideration  

 
The expected vehicular traffic and pedestrians flow generated by the visitors 
will be low as most travelers are visiting by bicycles. The site is located along 
Ma Tso Lung Road, area around the site are mainly village type houses and 
land for agricultural use which would not generate heavy traffic. 

 
 Integrate into rural area/ achieve neighborhood harmony 

 
The property of planning usage is in leisure/ slow living aspect. New usage can 
bring positive impact to the local residents in rural area, it would entrain an 
attractive greenly program. In addition, this kind of camping site appears in the 
city can improve the relationship between people. The younger could acquire 
the knowledge of camping/farming from the elderly. 

 
Significance Traditional Culture 
 
The proposed usage in the lot help to create a journey of experiencing the life 
in past. Nearby the planning area are natural views and old building, including 
Shun Yee San Village, which are non-negligible cultural elements. The 
proposed planning can attract citizens to explore all around in rural area and 
take a rest in proposed camping site. 
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Height of Temporary Structure 
 

By consideration of environmental sustainable, no construction is required. 
The proposed temporary development intents to promote environmental 
friendly life and experience, thus solid structure will be replaced by low flexible 
structure such as portable toilets and movable containers and they are all 
2600mmH. It helps reducing impacts to environment.  

 
3.2.2  GFA & PR 

 
The site is an empty land in the present but there will only be some movable 
containers and portable toilets in the application. So the proposed usage 
under this application would only cause minor changes in GFA. No building 
work and construction is required base on the proposed temporary structure. 
Only flexible structures are required, including 89.30 m2 movable containers 
(2600mmH) for shops and services and 15.68 m2 portable toilet area 
(2600mmH). 
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3.3 Details of Application 
 
 3.3.1 Charge 
 

The charge is to provide an area for the visitors to camp. The fee will be 
charged online when the visitors reserve through the website. The Holiday 
Camp will be opened 24 hours daily including public holiday but maximum 10 
hours can be reserved. The visitors will be charged per hour. Any fee other 
than renting an area for camping will be charged on site (e.g. camp renting). 

 
 3.3.2 Visitor Flow Control 
 

To minimize the impact brought by visitors to the neighborhood, there will be 
a visitor flow control. The flow control will be supervised by the security guards. 
The maximum number of camps in the site is 25 camps. And there will only be 
a maximum of 100 people in the holiday camp. As hikers who look for check 
point and visitors who only stop by to take pictures are expected, there will 
also be a maximum number for these kinds of people, which is 200 people per 
day. 

 
 3.3.3 Security Measures 
 

To enhance the security in the area, CCTV will be installed in the area to make 
sure it is safe in the area. They will be provided to the police department in 
case anything happens in the area. The CCTV itself can also provide a 
deterrent effect. 

 
Other than that, at least two security guards will be on site 24 hours daily. 
Considering that it is a holiday camp, visitors will come and go at different 
times. So it is very important to have security guards in the site. The number 
of security guards will be changed depending on the visitors flow. If the 
reservation shows that there are more that 60% of reservation, two more 
guards will be stationed to control the visitor flow. The security guards will also 
take patrol every hour for the night shift in order to prevent anything from 
getting worse. 

 
 3.3.4 Shops and Services 
 

The opening hours of the shops is 8am to 6pm daily. There will be one staff 
per shop so there will be a total of 6 staffs running the shops. As the 
“Temporary Holiday Camp and Shop & Services” is to promote environmental 
friendly life and increase the awareness to ecosystem and agriculture, the 
shops will be selling local vegetable, flower fertilizers, plants, etc. Visitors can 
also rent the tent in the shops in case they forget the bring one. 
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4.1 Infrastructure 
 

The proposed “Temporary Holiday Camp and Shop & Services” is a simple way to 
make better use of agriculture and conservation lands with less pollution. At the same 
time, the development help retaining and safeguarding the existing good quality 
land/farm for agriculture purposes. 

 
4.2 Traffic 
 

The site is located near Ma Tso Lung road, which is served by taxi directly. Also, 
some visitors would choose to go to Ma Tso Lung by bicycle as it is a favourite spot 
for outdoor activities. 
 
As the site is located near Ma Tso Lung Road, visitors can access the site mainly 
from one direction. Low traffic flow will be retained. At the same time, the site is 
surrounded by low density agricultural area. Therefore, the traffic flow remains low in 
the morning or evening on working day since it is mainly for local resident use. By 
observation, there is only a slightly increase in traffic flow during weekends due to the 
exploration of visitors or tourists. 

 
The proposed development project will not generate a lot of traffic during workdays, 
as it only provides major healthy and leisure activities, which will take a long time.  

 
4.3 The Environment 
 

The proposed temporary development is a way to keep visitors out of sensitive habitat 
and double down on promoting sustainable recreation practices. Organizing 
“Temporary Holiday Camp and Shop & Services” with human resources bring benefits 
to the natural environment. 

 
There will be no negative impact on the overall environmental quality to the 
surrounding environment. There is no vegetation nor trees in the developed site which 
is currently use, as part the existing land is full of grass. As to retain and safeguard 
good quality land/farm for agriculture purposes, greenery area will be remained and 
developed. 

 
Located around the site are mainly agricultural and greenbelt lands, by consideration 
of environmental sustainable, no construction is required. Solid structure will be 
replaced by movable container. Therefore, the temporary structure will not be taller 
than the adjacent building and only short shadow will appear, there is no negative 
impact for the surrounding. 
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5.1       Summary and Conclusion 
 

In summary, the proposed application for planning permission under Section 16 of 
Town Planning Ordinance is an extremely straightforward application for converting 
the existing “Conservation Area (1)” and “Agriculture” uses into “Temporary Holiday 
Camp and Shop & Services”. 

 
The proposed usage caters for increasing demand for outdoor activities, creating an 
environmental-friendly experience and a journey for traditional culture in Ma Tso Lung, 
which can increase cultural and environmental awareness. The proposed temporary 
development supports the rehabilitation of farmland in Hong Kong. 

 
There are no adverse planning issues to consider. 
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APPENDIX A 
 

Block Plan, Lot Index Plan and Site Photo Location Plan  
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Block Plan 
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Lot Index Plan 
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Site Photo Location Plan 
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Photo 1 
 

 
 
Photo 2 
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Photo 3 
 

 
 
Photo 4 
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APPENDIX B 
 

Relevant Extract of Notes from “Approved Ma Tso Lung 
and Hoo Hok Wai Outline Zoning Plan No.S/NE-MTL/3” 
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APPENDIX C 
 

Lease Document of 
Lot 1321 RP, 1322 RP, 1303 RP, 1304 RP & 1306 in D.D.96 
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APPENDIX D 
 

The Proposed Design for  
“Temporary Holiday Camp and Shop & Services” 

- Layout Plan 
- Site Area Chart 

- Particulars of A Development Proposal 
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The Proposed Design for “Temporary Holiday Camp and 
Shop & Services” 

 
 

- Layout Plan 
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The Proposed Design for “Temporary Holiday Camp and 
Shop & Services” 

 
 

- Site Area Chart  
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Site info: 
Site Area ~ 1183 m2 
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Area :  Ratio: 
   
Temporary Holiday 
Camp 

                      1078.02 m2                          91.13% 

Movable Containers 89.30 m2 7.55% 
Portable Toilets 15.68 m2 1.33% 
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The Proposed Design for “Temporary Holiday Camp and 
Shop & Services” 

 
 

- Particulars of A Development Proposal 
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Our Ref:  HK/IS/PL/010/L01 
TPB ref:  - 
 
Date:   March 25, 2022 
 
To:  Town Planning Board, 
  15/F., North Point Government Offices, 
  333 Java Road, 
  North Point, Hong Kong 
Attn.:  Secretary                    
 
Dear Sir/Madam, 
 
Re:  Lot 1321RP, 1322RP, 1303RP, 1304RP & 1306 in D.D.96, Ma Tso Lung, North District, 

New Territories.            
Town Planning Application under Section 16 of the Town Planning Ordinance 
(CAP.131) 

 
We are the Authorized Agent appointed by the Applicant for the Town Planning application under 
Section 16 of Town Planning Ordinance for the captioned subject. The revised pages regarding the 
planning study p.3 and p.50 are attached. We submit herewith the document mentioned above for 
your processing. 
 
Should you have any queries or require further information, please do not hesitate to contact 
undersigned at 2137 0122 or our Mr. Wing Lau. 
 
Yours faithfully, 
Wing Lau 
Architectural Assistant 
Office for Fine Architecture Limited 
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In compliance with the Approved OZP 
 
Under the “Approved Ma Tso Lung and Hoo Hok Wai Outline Zoning Plan No.S/NE-MTL/3” - 
Schedule of Uses & Planning Intention for Agriculture (AGR), the zone is intended primarily 
to retain and safeguard good quality land/farm for agriculture purposes and rehabilitation for 
cultivation.  
 
The proposed usage will provide greenery area, except the use for portable toilet and 
movable containers. All of which falls within the concept of the planning intention for 
agriculture zone and good quality land can be retained. At the same time, the whole usage 
will not cause any major non-compatibility with the surrounding environment. 
 
And for “Conservation Area (1)”, the “no-net-loss in wetland” principle is adopted for any 
change in use within this zone. 
 
The proposed usage will not cause any change and destruction to the ecosystem in the 
wetland. It is to promote an eco-friendly lifestyle to the younger generation. For the long term 
development, it is better to educate citizens to conserve the environment by visiting the area 
rather than only on text book. Thus all the structures are flexible. The surrounding 
environment will not be affected.  
 
Site Constraints/ Design Consideration  
 
The expected vehicular traffic, pedestrians flow generated by the visitors will be low as most 
travelers are visiting by bicycles. The site is located along Ma Tso Lung Road, area around 
the site are mainly village type houses and land for agricultural use which would not generate 
heavy traffic. 
 
GFA & PR 
 
The site is an empty land in the present but there will only be some movable containers and 
portable toilets in the application. So the proposed usage under this application would only 
cause minor changes in GFA. No building work and construction is required base on the 
proposed temporary structure. Only flexible structures are required, including 89.30 m2 
movable containers (2.6m Height) for shops and services and 15.68 m2 portable toilet area 
(2.6m Height). 
 
Height of Temporary Structure 
 
By consideration of environmental sustainable, no construction is required. The proposed 
temporary development intents to promote environmental friendly life and experience, thus 
solid structure will be replaced by low flexible structure such as portable toilets (2.6m Height) 
and movable containers (2.6m Height) to reduce impacts to environment. 
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Our Ref:  HK/IS/PL/010/L01 
TPB ref:  - 
 
Date:   26 April, 2022 
 
To:  Town Planning Board, 
  15/F., North Point Government Offices, 
  333 Java Road, 
  North Point, Hong Kong 
Attn.:  Secretary                   by Hand 
 
Dear Sir/Madam, 
 
Re:  Lot 1321RP, 1322RP, 1303RP, 1304RP & 1306 in D.D.96, Ma Tso Lung, North District, 

New Territories.             
Town Planning Application under Section 16 of the Town Planning Ordinance 
(CAP.131) 

 
We are the Authorized Agent appointed by the Applicant for the Town Planning application under 
Section 16 of Town Planning Ordinance for the captioned subject.  I am writing to clarify the questions 
sent from Miss Chong dated on 8 April (from the Director of Environment Protection) and on 20 April 
(from the Commissioner of Transport). 
 
Comments from the Director of Environment Protection: 
 

1. Please elaborate on the methodology on setting up these facilities, and confirm whether there 
is any building works and earthworks within the CA(1) zone (e.g. any anchors and fixture on 
ground). 
 
For the 6 holiday camps in the CA(1) zone, they are not fixed on ground. The symbols in the 
Layout Plan are just to indicate that there is an area for the visitors to set up their own tents. 
The maximum number of tents allowed inside the proposed area (including agriculture land 
in the southern part) is 25. So it would not be too overcrowded. And for the portable toilets, 
there will be no building works and earthworks included. We simply put 4 portable toilets in 
the location. There will be no concrete applied on the ground before putting the toilets.  
 

2. Please clarify whether there are any on-site works, or any structures be prefabricated off-site. 
 
There will be no on-site works and structures be prefabricated off-site. The only structure in 
the site is the portable toilets and as mentioned, no building works and earthworks will be 
applied. 
 

3. 3. Please clarify whether any construction material (e.g. steel reinforcement bar and cement) 
would be used on site. 
 
There will be no construction material used on site. No concrete will be used on the ground. 
As the weight of the toilet itself can support the toilet to stand up straight, there is no 
concrete needed. 
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4. Please clarify whether there will be site formation, paving and cement mixing works. 
 
As mentioned, there will be no building works including site formation, paving and cement 
mixing works. 
 

Comments from the Commissioner of Transport: 

1. The applicant shall justify the non-provision of parking spaces and loading/unloading spaces 
and the visitors would reach the site by cycling. 
 
Visitors can access there with minibus “51B”. One of the stops is located at Ma Tso Lung 
Road (see Appendix A for location). There is only a 3 minutes-walk to the application site 
after getting of the minibus. 
 
On the other hand, the Applicant will recommend the visitors to access through taxi or by 
bicycle.  
 

Should you have any queries or require further information, please do not hesitate to contact 
undersigned at 2137 0122 or our Mr. Wing Lau. 
 
 
Yours faithfully, 
For and on behalf of  
Office for Fine Architecture Limited 
Mr. Wing Lau 
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Our Ref:  HK/IS/PL/010/L01 
TPB ref:  - 
 
Date:   May 4, 2022 
 
To:  Town Planning Board, 
  15/F., North Point Government Offices, 
  333 Java Road, 
  North Point, Hong Kong 
Attn.:  Secretary                    
 
Dear Sir/Madam, 
 
Re:  Lot 1321RP, 1322RP, 1303RP, 1304RP & 1306 in D.D.96, Ma Tso Lung, North District, 

New Territories.            
Town Planning Application under Section 16 of the Town Planning Ordinance 
(CAP.131) 

 
We are the Authorized Agent appointed by the Applicant for the Town Planning application under 
Section 16 of Town Planning Ordinance for the captioned subject. The revised layout plan is attached. 
We submit herewith the document mentioned above for your processing. 
 
Should you have any queries or require further information, please do not hesitate to contact 
undersigned at 2137 0122 or our Mr. Wing Lau. 
 
Yours faithfully, 
Wing Lau 
Architectural Assistant 
Office for Fine Architecture Limited 
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Relevant Extracts of 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) 

 

In considering development proposals in the Deep Bay Area, the Board adopts the recommended 

principle of “no-net-loss in wetland” which provides for the conservation of continuous and adjoining 

fishponds.  The ‘no-net loss’ can refer to both loss in ‘area’ and ‘function’.  No decline in wetland 

or ecological functions served by the existing fish ponds should occur.  As the fish ponds form an 

integral part of the Deep Bay Area wetland ecosystem, alternative uses could be considered suitable 

only if it could be demonstrated that they would not result in the loss of ecological function of the 

original ponds and if they complement the ecological functions of the wetlands and fishponds in and/or 

around the Deep Bay Area.  The important principles are as follows: 

 

Wetland Conservation Area (WCA) 

 

(a) the WCA comprises the existing and contiguous, active or abandoned fish ponds in the 

Deep Bay Area, which should all be conserved.  The intention of the WCA is to conserve 

the ecological value of the fish ponds which form an integral part of the wetland ecosystem 

in the Deep Bay Area;  

 

(b) new development within the WCA would not be allowed unless it is required to support 

the conservation of the ecological value of the area or the development is an essential 

infrastructural project with overriding public interest.  Any such development should be 

supported by an ecological impact assessment (EcoIA) to demonstrate that the 

development would not result in a net loss in wetland function and negative disturbances 

impact; 

 

(c) subject to submission of EcoIA, the types of activities which may be considered within the 

WCA must be related to uses concerning (i) conservation of the wetland in Deep Bay Area, 

(ii) environmental education, or (iii) essential infrastructure projects needed for public 

purpose for which no suitable alternative locations outside the WCA could be identified; 

and should not add to the pollution loading og the Deep Bay Area;  
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Wetland Buffer Area (WBA) 

 

(d) the intention of the WBA is to protect the ecological integrity of the fish ponds and wetland 

within the WCA and prevent development that would have a negative off-site disturbance 

impact on the ecological value of fish ponds; and 

 

(e) within the WBA, for development or redevelopment which requires planning permission, 

an EcoIA would need to be submitted.  Some local and minor uses (including temporary 

use) are however exempted from the requirement of EcoIA. 
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Government Departments’ General Comments 

1. Land Administration  

Comments of the District Lands Officer/Yuen Long, Lands Department (DLO/YL, 

LandsD): 

 the Site comprises Old Schedule Agricultural Lots held under the Block Government 

Lease which contains the restriction that no structures are allowed to be erected 

without the prior approval of the Government. 

2. Drainage  

Comments of the Chief Engineer/Mainland North, Drainage Services Department (CE/MN, 

DSD):  

 no objection to the application from public drainage viewpoint;  

 should the application be approved, a condition should be included to request the 

applicant to submit and implement a drainage proposal for the Site to ensure that it 

will not cause adverse drainage impact to the adjacent area; and 

 the Site is in an area where no public sewer connection is available.  

3. Fire Safety  

Comments of the Director of Fire Services (D of FS):  

 no objection in-principle to the application subject to fire service installations (FSIs) 

being provided to the satisfaction of his department. 

4. Building Matters  

Comments of the Chief Building Surveyor/New Territories West, Buildings Department 

(CBS/NTW, BD):  

 there is no record of approval by the Building Authority for the buildings/structures 

existing at the Site and BD is not in a position to offer comments on their suitability 

for the use related to the application; and 

 according to the information submitted by the applicant, the application involves 3 

parcels of lands forming 3 different sites under the Building Ordinance (BO).  In this 

connection, any building or structure to be erected in each site should be self-

sustainable in all aspects under the BO individually.   
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5. Environment 

Comments of the Director of Environmental Protection (DEP): 

 no adverse comment on the application; and 

 there was no environmental complaint received in the past three years.  

6. Licensing 

Comments of the Chief Officer (Licensing Authority), Office of the Licensing Authority, 

HAD (CO(LA), HAD): 

 according to the Hotel and Guesthouse Accommodation Ordinance (Cap. 349) 

(“HAGAO”), “hotel” and “guesthouse” mean any premises whose occupier, 

p[proprietor or tenant holds out that, to the extent of his available accommodation, he 

will provide sleeping accommodation at a fee for any person presenting himself at 

the premises, unless all accommodation in the premises is provided for a period of 28 

consecutive days or more for each letting which is exempted under the Hotel and 

Guesthouse Accommodation (Exclusion) Order (Cap. 349C); 

 if the mode of operation falls within the definition of “hotel” or :guesthouse” under 

the HAGAO, a licence under the HAGAO must be obtained before operation.  

Whether the mode of operation of a camping site falls within the ambit of HAGAO 

depends on the actual circumstances of each case and cannot be generalized; 

 for any structure which constitutes as “building works” or “building” under the 

Building Ordinance to be included into the licence, the applicant should submit a 

copy of either an occupation permit issued by the Building Authority or a Certificate 

of Compliance issued by the LandsD when making an application under the HAGAO; 

and 

 detailed licensing requirements will be formulated upon receipt of application under 

the HAGAO.   

7. Other Departments 

 the following government departments have no comment on/no objection to the 

application: 

(i) Chief Highway Engineer/New Territories East, Highways Department 

(CHE/NTE, HyD); 

(ii) Chief Engineer/Construction, Water Supplies Department (CE/C, WSD); 

(iii) Project Manager (North), North Development Office, Civil Engineering and 

Development Department (PM(N), CEDD); and 

(iv) Commissioner of Police (C of P).  



  

Appendix IV of RNTPC 
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Recommended Advisory Clauses 

 

(a) to note the following comments of the District Lands Officer/Yuen Long, Lands Department 

(LandsD):   

 

(i) the Site comprises Old Schedule Agricultural Lots held under the Block Government 

Lease which contains the restriction that no structures are allowed to be erected without 

the prior approval of the Government;  

 

(ii) should the application be approved, the lot owner(s) will need to immediately apply to 

her office to permit the structures to be erected or regularize any irregularity on site, if 

any.  Besides, given the proposed uses are temporary in nature, only application for 

regularization or erection of temporary structure(s) will be considered.  Application(s) 

for any of the above will be considered by the LandsD acting in the capacity of the 

landlord or lessor at its sole discretion and there is no guarantee that such application 

will be approved.  If such application is approved, it will be subject to such terms and 

conditions, including among others the payment of rent or fee, as may be imposed by 

LandsD; 

 

(b) to note the comments of the Commissioner for Transport that the vehicular access between 

the Site and Ma Tso Lung Road (Lo Wu Range) is not managed by his office; 

 

(c) to note the comments of the Chief Town Planner/Urban Design and Landscape, Planning 

Department that the approval of the application does not imply approval of tree works such 

as pruning, transplanting and felling under lease.  The applicant is reminded to seek 

approval for any proposed tree works from relevant departments prior to commencement of 

the works;   

 

(d) to note the following comments of the Chief Engineer/Mainland North, Drainage Services 

Department: 

 

(i) the Site is in an area where no public sewer connection is available; 

 

(ii) the applicant is advised on the following general requirements of the drainage proposal: 

 

- surface channel with grating covers should be provided along the site boundary; 

 

- a drainage plan should be provided clearly showing the size, levels and routes 

of the proposed drainage.  The details (invert level, gradient, general sections 

etc.) of the proposed drain/ surface channel, catchpits and the discharge 

structure shall be provided; 

 

- the cover levels of proposed channels should be flushed with the existing 

adjoining ground level; 

 

- a catchpit with covers should be provided where there is a change of direction 

of the channel/drain.  The details of the catchpit with covers shall be provided; 

 

- catchpits with sand trap shall be provided at the outlets of the proposed 

drainage system.  The details of the catchpit with sand trap should be 
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provided; 

 

- the applicant should check and ensure that the existing drainage downstream 

to which the proposed connection will be made have adequate capacity and 

satisfactory condition to cater for the additional discharge from the Site.  The 

applicant should also ensure that the flow from the Site will not overload the 

existing drainage system; 

 

- the applicant is reminded that where walls are erected or kerbs are laid along 

the boundary of the same, peripheral channels should be provided on both sides 

of the walls or kerbs, and/or adequate openings should be provided at the 

walls/kerbs to allow existing overland flow passing through the Site to be 

intercepted by the drainage system of the Site with details to be agreed by DSD, 

unless justified not necessary; 

 

- the applicant is reminded that all existing flow paths as well as the run-off 

falling onto and passing through the Site should be intercepted and disposed 

of via proper discharge points.  The applicant shall also ensure that no works, 

including any site formation works, shall be carried out as may adversely 

interfere with the free flow condition of the existing drains, channels and 

watercourses on or in the vicinity of the Site any time during or after the works; 

 

- the proposed drainage works, whether within or outside the site boundary, 

should be constructed and maintained properly by the applicant and rectify the 

system if it is found to be inadequate or ineffective during operation.at his/her 

own expense; 

 

- for works to be undertaken outside the lot boundary, the applicant should 

obtain prior consent and agreement from DLO/N and/or relevant private lot 

owners; 

 

- the applicant should make good all the adjacent affected areas upon the 

completion of the drainage works; 

 

- the applicant shall allow all time free access for the Government and its agent 

to conduct site inspection on his completed drainage works; 

 

- the applicant and the successive lot owners shall allow connections from the 

adjacent lots to the completed drainage works on Government Land when so 

required;  

 

- photos should be submitted clearly showing the current conditions of the area 

around the Site, the existing drainage/flowpaths around the Site, the proposed 

drainage from the Site to the downstream existing watercourse and the existing 

watercourse at about 20 m intervals.  The locations of the camera and the 

direction of each photo should also be indicated on a plan; 

 

(e) to note the following comments of the Chief Building Surveyor/New Territories West, 

Buildings Department:  

 

(i) if the existing structures are erected on leased land without approval of the Buildings 
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Department (BD) (not being a New Territories Exempted House), they are 

unauthorised under the Buildings Ordinance (BO) and should not designated for any 

proposed uses under the captioned application;  

 

(ii) before any new building works are to be carried out on the Site, the prior approval and 

consent of the Building Authority (BA) should be obtained unless they are exempted 

building works or commenced under the simplified requirement under the Minor 

Works Control System.  Otherwise they are unauthorized buildings works (UBW).  

An Authorized Person (AP) should be appointed as the coordinator for the proposed 

building works in accordance with the BO;  

 

(iii) for UBW erected on leased land, enforcement action may be taken by the BA to effect 

their removal in accordance with BD's enforcement policy against UBW as and when 

necessary.  The granting of any planning approval should not be construed as an 

acceptance of any existing building works or UBW on the Site under the BO; 

 

(iv) if the proposed use under application is subject to issue of a licence, any existing 

structures on the Site intended to be used for such purposes are required to comply 

with the building safety and other relevant requirements as may be imposed by the 

licencing authority; 

  

(v) any temporary shelters or converted containers for storage or office, canteen or other 

uses are considered as temporary buildings that are subject to the control of the 

Building (Planning) Regulations (B(P)R) Pt. VII;  

 

(vi) the site shall be provided with means of obtaining access thereto from a street under 

the BPR 5 and emergency vehicular access shall be provided under BPR 41D; 

 

(vii) if the Site is not abutting on a specified street having a width not less than 4.5m, the 

development intensity shall be determined by the BA under B(P)R 19(3) at building 

plan submission stage; 

 

(viii) it is noted that portable toilets are to be provided for the proposed development.  The 

applicant’s attention is drawn to the provisions of the Building (Standards of Sanitary 

Fitments, Plumbing, Drainage Works and Latrines) Regulations; 

 

(ix) formal submission under the BO is required for any proposed new works, including 

any temporary structures and site formation drainage works.  Detailed comments 

under the BO will be provided at the building plan submission stage;  

 

(f) to note the following comments of the Director of Fire Services:  

 

(i) in consideration of the design/nature of the proposal, FSIs are anticipated to be 

required. Therefore, the applicant is advised to submit relevant layout plans 

incorporated with the proposed FSIs to FSD for approval. In addition, the applicant 

should also be advised on the following points: 

 

- the layout plans should be drawn to scale and depicted with dimensions and 

nature of occupancy; and 

 

- the location of where the proposed FSI to be installed should be clearly marked 
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on the layout plans; and 

 

(ii) the applicant is reminded that if the proposed structure(s) is required to comply with 

the BO (Cap. 123), detailed fire safety requirements will be formulated upon receipt 

of formal submission of general building plans; 

 

(g) to note the following comments of the Director of Environmental Protection that the 

applicant is reminded to arrange service contractor to clean the portable toilets regularly, and 

ensure the sewage be tankered away periodically by adjusting the frequency according to the 

actual usage, with a view to avoiding any odour impact from the accumulation of sewer and 

any potential sewerage overflow to the area zoned “Conservation Area (1)” (“CA(1)”).  The 

sewage should not be disposed of at the area zoned “CA (1)”.  

 

(h) to note the following comments of the Chief Officer (Licensing Authority), Office of the 

Licensing Authority:  

 

(i) according to the Hotel and Guesthouse Accommodation Ordinance (Cap. 349) 

(“HAGAO”), “hotel” and “guesthouse” mean any premises whose occupier, 

p[proprietor or tenant holds out that, to the extent of his available accommodation, he 

will provide sleeping accommodation at a fee for any person presenting himself at the 

premises, unless all accommodation in the premises is provided for a period of 28 

consecutive days or more for each letting which is exempted under the Hotel and 

Guesthouse Accommodation (Exclusion) Order (Cap. 349C); 

 

(ii) if the mode of operation falls within the definition of “hotel” or :guesthouse” under 

the HAGAO, a licence under the HAGAO must be obtained before operation.  

Whether the mode of operation of a camping site falls within the ambit of HAGAO 

depends on the actual circumstances of each case and cannot be generalized; 

 

(iii) for any structure which constitutes as “building works” or “building” under the 

Building Ordinance to be included into the licence, the applicant should submit a copy 

of either an occupation permit issued by the Building Authority or a Certificate of 

Compliance issued by the LandsD when making an application under the HAGAO; 

and 

 

(iv) detailed licensing requirements will be formulated upon receipt of application under 

the HAGAO.   
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	The site is located near Ma Tso Lung road, which is served by taxi directly. Also, some visitors would choose to go to Ma Tso Lung by bicycle as it is a favourite spot for outdoor activities.
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