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Applicable to Proposal Only Involving Temporary Use/Development of
Land and/or Building Not Exceeding 3 Years in Rural Areas or Renewal
of Permission for such Temporary Use or Development*
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*Form No. S16-I should be used for other Temporary Use/Development of Land and/or Building (e.g. temporary
use/developments in the Urban Area)and Renewal of Permission Sfor such Temporary Use or Development.
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Applicant who would like to publish the notice of application in local newspapers to meet one of the Town
Planning Board’s requirements of taking reasonable steps to obtain consent of or give notification to the current
land owner, please refer to the following link regarding publishing the notice in the designated newspapers:

https://www.info.gov.hk/tpb/en/plan application/apply.html

3R A\ QDB Hy S 2 I B R B AL - LI AU AR B2 B S RIS 1T - M A B9E B SRS AR T
T EER ARIEENHD —EaE L FRAELTHEHILL FHEASTNESHBEY -
https:/fwww. info.gov.hk/tpb/te/plan application/apply. htm]

“Current land owner” means any person whose name is registered in the Land Registry as that of an owner

of the land to which the application relates, as at 6 weeks before the application is made
PERIT R A ) SETEIR BRI AR Htk 2 s - sk Mo 5 M a5 o 55 ol e

S HER AT A

& Please attach documentary proof SEFRI2ZA 3 {4

~ Please insert number where appropriate 5 {FiE & S ARLELE

Please fill “NA” for inapplicable item 3E7EANEAAIE T " AEH

Please use separate sheets if the space provided is insufficient FTIRLAYZERTRIE - B HERN

Please insert a v, at the appropriate box  $E7EMEEHRIHEALIIE Tv | 58
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Form No. S16-I11 #4555 $16-111 &7

Application No.
For gjﬁif%ai %sejtfgnlﬁ HIEERY A//U (: - M7 (;/ L
WM D e 21 AR 2002

1. The completed form and supporting documents (if any) should be sent to the Secretary, Town Planning Board (the Board),
15/F, North Point Government Offices, 333 Java Road, North Point, Hong Kong, _
PR AT 20y R S e R S SR BRI (1) - ﬁf@%ﬂtﬁa;ﬁﬁgﬁ 333 SR BT &F 15 B
BEERE(TE "Zad ) S -

2. Pleasc read the “Guidance Notes” carefuily before you fill in this form. The document can be downloaded from the
Board’s website at hitp://www.info.gov.hk/tpb/. It can also be obtained from the Secretariat of the Board at 15/F, North
Point Government Offices, 333 Java Road, North Point, Hong Kong (Tel: 2231 4810 or 2231 4835), and the Planning
Enquiry Counters of the Planning Department (Hotline: 2231 5000) (17/F, North Point Government Offices, 333 Java
l}oad, North Point, Hong Kong and 14/F, Sha Tin Government Ofﬁces,hl Sheung Wo Che Road, Sha Tin, New Territories).
SRl (AN WERER  REETLFE - G XETREASNER TH (BT -
http://www.info.gov.hk/tob/)  IRal [E1Z S FHEE L (FEdLmasEE 333 SdtAmBUr SR 15 % - #E55:22314810
o7 2231 4835) & FRITE AR 2 A Sy (B © 2231 5000) (FAILEESE 333 SitEEITFaE 17 BEHRRL
A EARuE | S EBIFEE 4RI -

3. This form can be downloaded from the Board's website, and obtained from the Secretariat of the Board and the Planning
Enquiry Counters of the Planning Department. The form should be typed or completed in biock letters. The processing of

the application may be refused if the required information or the required copies are incomplete,

B B TL Tl « ol 15 S0 S B S ST DI RE RE - o AT ool

TFRHEE R - MEHE AFMERAERES AT EE - ZAYAHREEERTES -

1. NameofApplicant EHF AHEL/H ﬁ

(OMr. 524 (O Ms. =/ OMiss il /OMs, 20t lEﬁCompany #NE] /[ Organisation HERE )

MA TSO LUNG ECO PARK COMPANY LIMITED

2. Name of Authorised Agent (if applicable) M2 HE A 2/4%H (NEA)

(OMr. %4 /O Mrs. A, /O Miss 8 /C1Ms, 2= / ( Company 23] / Tl Organisation 1t )

OFFICE FOR FINE ARCHITECTURE LIMITED

3. Application Site HF & it Bh

Full addr [ locati ! .
e it md. lot| Lots 1321 RP, 1322 RP, 1303 RP, 1304 RP & 1306 in D.D.96,

number (if applicable) Ma Tso Lung, North District, New Territories

EEELEA Pt e o]V g
ERSEE (H0E )

(b) Site area and/or gross floor area

volved ASite area HASEIRE 1183 sq.m S 77 About £7
P RATIETR SR | fGross floor aron AT ......|04.98..__sam FIPHIAbou

fc) Area of Government land included

(ifany) P e 2
ﬁﬁ@ﬁmﬁﬁib&ﬁfﬁ (ﬁé_’[:ﬁ) ............................................... Sqm :Fji%k DAbOut \"’]

Parts 1, 2 and 3 F1-F 2 3



Form No. S16-II #2355 S16-111 3

(d)

Name and number of the related Approved Ma Tso Lung and Hoo Hok Wai

%aé‘glf;%’(”% P Outline Zoning Plan No.S/NE-MTL/3

(e) Land use zone(s) involved
SER L E RS AGRICULTURE AND CONSERVATION AREA (1)
() Current use(s) VACANT LAND
TRRS A R
(If there are any Government, institution or community facilities, please illustrate on
I plan and specify the use and gross floor area)
(40 BT - $EREal 20 HE » 5K R WETHE R R )
4, “Current Land Owner” of Application Site B F§ i B5y " BRT L EH A

The applicant BHEH A —

O  is the sole “current land owner™ (please proceed to Part 6 and attach documentary proof of ownership).
BIE—6T TEITLRUEE A L % GRBEIEES 6 515y - MITT AR ) -
[ is one of the “current land owners™# (please attach documentary proof of ownership).
RBEh—# TIRIT MR A " (ST SRR A S ) -
{1 isnota “current land owner™.
AT CRITLMEEA L -
The application site is entirely on Government land (please proceed to Part 6).
IR AP EUT I b (GBREIEEE 6 Fy) -
5. Statement on Owner's Consent/Notification
REHBESANEREEO MBS AN
(a) According to the record(s) of the Land Registry as at 20302022 (DD/MM/YYYY), this
application involves a total of .... . *............. “current land owner(s) ™.
R LHEEMERE . A = I HEVECE: » B ERE
B % TERIThAEEA LY
{(b) The applicant 955 A —
Ei] has obtained consent(s) of ....4......... “current land owner(s)"*.
CEE eieeeeeeeeeennn, 5 TET M A MIEE -
Details of consent of “current land owner(s)”# obtained FYfE " IH{F-+-Hhigpf A | *EELES
Iliox; d oofw;(il:(r:;nt Lot r.aumber/address of premhism/:1 as sl;own in tife record of the Land (DDat]t)e Tofﬂco[ Nnﬂseﬂntﬁoﬁbtained
R | R e | RTENEN
Ay B PR AC A I LR, TRt (Ei/FILE)
l " Remaining Portion of Lot 1321 in D.D.96 12/03/2022
Remaining Portion of Lots 1304, 1322 &
2 Lot 1306 in D.D.96 12/03/2022
1 Remaining Portion of Lot 1303 in D.D.96 12/03/2022

(Please use separate sheets if the space of any box above is insufficient. 43 EF{TEITHNEEFRR - BERED

3 Parts 3 (Cont’d), 4 and 5 53 () - B4RBS S




Form No. S16-III F£4EEE S16-111 58

[] hasnotified............... “current land owner(s)"*

[ i:5: 31 & TRITHHEEEAL Y -

Details of the “current land owner(s)"* notified EJEEE T EIT LS A | ¥osEEE R
IE:I; dogwg:rr(r:)r}t Lot number/address of premises as shown in the record of the Dii::en of notification
F I 0T o i Land Registry where notification(s) has‘have been given E

o+ i i A Ayt NS - (DD/MM/YYYY)
e | i RS R S A | e o D]

{(Please use separate sheets if the space of any box above is insufficient. ¥ FFj{FE FFHEATERFE » 5 EHH)

[ has taken reasonable steps to obtain consent of or give notification to owner(s):

EERH AL BELAIS I i AR E B a A RAGIEAD - SR ¢

Reasonable Steps to Obtain Consent of Owner(s) HufS A

—] sent request for consent to the “current land owner(s)” on (DDMM/YY YY)

iy (R/AMEEE—& TERITLEHE A ) "EIEERFEEEY

] published notices in local newspapers on (DD/MM/YYYY)®
iy (B/ B/ SRR EN B S —RiEm

T 1 posted notice in a prominent position on or near application site/premises on
{DDMM/YYYY)®

i3 (B ArEYEEsE e / e sE R PR a T B EA A B S R A5 s 3B R
] sent notice to relevant owners’ corporation{s)owners’ committee(s)y/mutual aid committee(s)/management
office(s) or rural committee on {DDMM/YY Y Y)®

ey (H/R/E)EEMF LM EE LR AR/ T ER S/ G HERGREE
B HERNSEESES

Others EL{if?

1 others (please specify)
Hittr (351890)

Note: May insert more thanone "+ | .

oy

hfolnnatic)n should be provided on the basis of each and every lot (if applicable} and premises (if any) in respect of the
application

A FEER—(EIENLE T v

EEEE AJRFEERES I‘E&ﬂﬂﬁ—ﬂhﬁz ({[‘J*Jr‘ﬁﬁﬁ ) BERET ({55 ) SrRRALEE

4 Part 5 (Cont’d 5




Form No. S$16-IIT F=45 5 S16-I11 3

6. Type(s) of Application H 5 ¥ 7l

(A) Temporary Use/Development of Land and/or Building Not Exceeding 3 Years in Rural Areas
AR ASEHIE 13 B /RN BT R T ER= SRR R/SR

(For Renewal of Permission for Temporary Use or Development in Rural Areas, please proceed to Part (B))

(R 820 st B R P A R AR T PSR - SO (BYARSY)

(8) Proposed PROPOSED TEMPORARY HOLIDAY CAMP
use(s)/development AND SHOP & SERVICES FOR A PERIOD OF 3 YEARS
EERRERE

(Please illustrate the details of the proposal on a layout plan) (ﬁ%ﬁﬁiﬁ%ﬁﬁﬂﬁéﬁﬁﬁﬁ)

(b) Effective period of M oyear(s) £ e K T
permission applied for
BT R AR O month(s) BlE  ceoeeriiieeenercen e vernenns

(c) Development Schedule £% EEAHERFE
Proposed uncovered land area SEBRALHEmRE @000 ... 107802 ... sq.m ClAbout &7
Proposed covered land area fEs57 -2 it EifE e 10498 sq.m CJAbout 4
Proposed number of buildings/structures SEsiRERY /RS E ... T i,
Proposed domestic floor area EFiE (X FHEmmE @ =0 0 0 ... NA o, sg.m ClAbout 23
Proposed non-domestic floor area EHEBIE(EFEEEE @ 0 ..o, 10498 ... sq.m OAbout £y
Proposed gross floor area B EBMIHMESR 00000 aeveeeeennss 104,98 ............ sg.m CJAbout &9

Proposed height and use(s) of different floors of buildings/structures (if applicable) EE/IBEMEHESERT ERE
AR (Y03EF) (Please use separate sheets if the space below is insufficient) (W1LA FZE[MIF £ + S5 EHEHE)

... A MOVABLE.CONTAINERS. FOR SHQP. AND SERVICES.(. STOREY, 2.6M HEIGHT); ...

..................................................................................................................................
....................................................................................................................................

....................................................................................................................................

Proposed number of car parking spaces by types < [ERBSE{E T (i ATBEA S E

Private Car Parking Spaces fA%=®m=m 00000 Lo L O
Motorcycle Parking Spaces BB EEE{ir e NIA e,
Light Goods Vehicle Parking Spaces &R A 000 NIA e,
Medium Goods Vehicle Parking Spaces d=ZUEEIFET oo L SO
Heavy Goods Vehicle Parking Spaces RIS Ry e NI A
Others (Please Specify) Xft GEFIF) N A e

Proposed number of loading/unloading spaces |- %% (S EE (i 49 5F 8 5

Taxi Spaces At/ NA e
Coach Spaces fR¥eFE=wr N A e
Light Goods Vehicle Spaces 8R! feeasyy ] NIA e
Medium Goods Vehicle Spaces dvRI 5 H{ir e—m———NfA
Heavy Goods Vehicle Spaces EEIBE=E{r eeveemsemenenaee DB et

Others (Please Specify) HAth (GE%(HH)

5 Part 6 56




Form No. S16-I &5 S16-101 3%

Proposed operating hours #E7S HR
.24 HOURS DALY, INCLUDING PUBLIC.HOLIDAY ...

....................................................................................................................................

{d) Any vehicular access to
the site/subject building?
BEHHEBEERE

AR ?

No &

& There is an existing access. (please indicate the street name, where
appropriate}
E—RRAERE - (Y HEIE-RIECOER))
ACCESSIBLE FROM MA TSO LUNG ROAD

[0 Thereis aproposed access. (please illustrate on plan and specify the width)

F—IRSEAER - (HERRIBTR - MSEYIEEREATREE )
1

€

Impacts of Development Proposal #f i 4% BT BI g9 52 &
(If necessary, please use separate sheets to indicate the proposcd measures to minimise possible adverse impacts or give

justifications/reasons for net providing such measures. ﬁﬂfﬁ%l&’];ﬁ

febE - ARNGE SRR - )

iA S EFERAT] SRR D IR BT RS

@ dDeczre‘esiopment the Yes &£ ] Please provide details zH{R{itEEE
proposal  INVOLVE | e e e e e et e e s enar e e aenaans
alteration of
existmg bullding? ---------------------------------------------------------------------------------------
iR % m it & E .......................................................................................
Yes 2 L] (Please indicate on site plan the boundary of concemed land/pond(s), and particulars of stream
diversion, the extent of filling of land/pond(s) and/or excavation of [and)
(F AL P B TR B Lt St g BURCAT A ~ B ~ R Ry /e R RERET R
i)
[ Diversion of stream 7] & 23
(i) Does the [ Filling of pond 1%
df"e"’glm“;n e Area of filling SUBERE  .ooveverererens sq.m SE 773 ClAbout £
fh:mmﬁm ot Depth of filling EHEERE «.vooveeeeeererereennas m3f  CAbout £
right? i (1 Filling of land £
B ’f? RES Area of filling LT ©oovererverennnnns sqm SEJ53% CAbout 43
RAEFIEITIE? Depth of filling FLAEERE .ovnvoeorereerenens m3  DlAbout &5
[[] Excavation of land £+
Area of excavation #E-HFfE....cenvvnnens sqm 53 About &3
Depth of excavation #-HEE ..ovvvvirinniveens m 3 OAbout £
No & m
On environment ¥32ig Yes & [ No F& V]
On traffic %35i@ Yes & [ No F& [f
On water supply 37K Yes & [ No Fér
(iii) Would the | On drainage ¥EK Yes & [] No &
development On slopes i Yes & [ No F¢r %
proposal cause any | Affected by slopes 2Rl sz Yes & [] No Fér
adverse impacts? | Landscape Impact #h SR Yes & O No Fgr %
MBS EE B & | TreeFelling FR{EA Yes & [ No Fgr
BT B & | Visual Impact HRERE Yes & [ No & %
L Others (Please Specify) £ (GE%HT) Yes & [] No Fgr

Part 6 (Cont’d 6
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Form No. S16-III S16-111 &

Please state measure(s) to minimise the impact(s). For tree felling, please state the number,
diameter at breast height and species of the affected trees (if possible)

sEEE R R DR BRI - SRR - SR AR S - RAE AR
ERELIR RS (D)

.........................................................................................................
.........................................................................................................
.........................................................................................................
.........................................................................................................

.........................................................................................................

(B) Renewal of Permission for Temporary Use or Development in Rural Areas

Rr IR RS TS P B A FT IR

the permission relates

BLET R A Ay 4R

(a) Application number to which

(b) Date of approval
JEfLEEEF TRy 5 A

.......................................................

(DD B/MM B/YYYY 4F)

(c) Date of expiry
Bz A=)

(DD H/MM F/YYYY )

(d) Approved use/development
EftiaEr ey R i

(e) Approval conditions
(e ESES

R A TDARBT YT liees: -

]  The permission does not have any approval condition
ARG FAE AW RAR
[0  Applicant has complied with all the approval conditions
EHEE AERETT 2B
{1 Applicant has not yet complied with the following approval condition(s):

Reason(s) for non-compliance:

aRBITAEE

(Please use separate sheets if the space above is insufficient)

A EZERRRE - 355 HERA)

() Renewal period sought R 5 I
BRI [ month(s) {HH  ceoeeiirerrireenernierinrnnenens
7

Part 6 (Cont’d) ZE 6 EH(EK)




Form No. S16-III #4£55 S16-111 &%

7.  Justifications ¥

The applicant is invited to provide justifications in support of the application. Use separate sheets if necessary.

B A AR R FED R A ER - ERE - RESW) -

PLEASE SEE DEVELOPMENT'STUDY REPORT.

.......................................................................................................................................
.......................................................................................................................................
.......................................................................................................................................
.......................................................................................................................................
.......................................................................................................................................
.......................................................................................................................................
.......................................................................................................................................
.......................................................................................................................................
.......................................................................................................................................
.......................................................................................................................................
.......................................................................................................................................
.......................................................................................................................................
.......................................................................................................................................
.......................................................................................................................................
.......................................................................................................................................
.......................................................................................................................................
.......................................................................................................................................
.......................................................................................................................................
.......................................................................................................................................
.......................................................................................................................................

.......................................................................................................................................

Part 7 %8 7354
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Form No. $16-1I1 516-111 &%

8. Declaration &¥HH

I hereby declare that the particulars given in this application are correct and true to the best of my knowledge and belief,
EAGEICER - RARERHFHRTER - A AFRRAT(E - R RGR -

I hereby grant a permission to the Board to copy all the materials submitted in this application and/or to upload such materials
to the Board’s website for browsing and downloading by th ubhc free-of-charge at the Board’s discretion,

FANBUETE BETIEH R AR BT 1574 ﬁ-— WA/ EIREES G - RATEENRE T -
Signature s oloplicant FE% A /K Authorised Agent SR A
wE
CHONG WALWONG...... .= corverenn DIRECTOR
Name in Block Letters Position (if applicable)
¥ (BELIERSIHE) WEfr (0% )
Professional Qualification(s) d Member &5 / ] Fellowof EEEE
HEEE U] HKIP EHEFRIEM#EE / HKIA ZEBEEamsidr /
(] HKIS HHAREZEy / [ HKIE & T2ATEg /
(] HKILA #F5EEMmE e/ [ BKIUD SHmREd
[] RPP ZEfft 5347 HI8T
OHHEES Lt eeevie e i e e et
on behalf of
BE OFFICE FOR FINE ARCHITECTURE LIMITED ..
d Company #48] / [] Organisation Name and Chop (if applicable) {255 &2 (M)
Date H &
............. 15/03/2022  ..cocoooooee.......... (DDIMMAYYYY E/E/E)
Remark {E:F

The materials submitted in this application and the Board’s decision on the application would be disclosed to the public. Such
materials would also be uploaded to the Board’s website for browsing and free downloading by the public where the Board
considers appropriate.

Z B G E AR S ARG R Z S O R ERUAE - HFZE W AAENERT - FiSss
WG EREZSGEREOT CEBRE TR -

Warning 34

Any person who knowingly or wilfully makes any statement or furnish any information in connection with this application,
which {s false in any material particular shall be liable to an offence under the Crimes Ordinance.

ETAEVHRSEOERT - SEREFRNEEAEE LR ROGURRER - BEER (FIEFTER) -

Statement on Personal Data =

1. The personal data submitted to the Board in this application will be used by the Secretary of the Board and Government
departments for the following purposes:
ZE GRS P FERYCEIRIEA TR ERAE B GAE KRBT - LURE CRTTHEIEED e s
HERERIEET AR EMFLIT B
(a) the processing of this application which includes making available the name of the applicant for public inspection
when making available this app[:canon for public inspection; and
RHUZRER - R AMERHAERATER » FEATREAEAHARER MR
{(b) facilitating communication between the applicant and the Secretary of the Board/Government departments.
TIEF AR B S i RBUT P T2 T4 -

2. The personal data provided by the applicant in this application may also be disclosed to other persons for the purposes
mentioned in paragraph ! above.

FEE ABLE R EHER R Y (E AR - ST S E A A L3RS - LA IS 1 AR BRI

3. An applicant has a right of access and correction with respect to his/her personal data as provided under the Personal Data
{Privacy) Ordinance {Cap. 486). Request for personal data access and correction should be addressed to the Secretary
of the Board at 15/F, North Point Government Offices, 333 Java Road, North Point, Hong Kong,

SRS (B AR R (28 486 BNIHLE + 235 AT R P o AT A - ﬁﬂﬁ’Kﬁ%’l&EE@kﬁ el
ERESEWEROERER it bERILEEEE B IARTEE 154
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Gist of Application EF5EHEEE

(Please provide details in both English and Chinese as far as possible.

This part will be circulated to relevant

consultees, uploaded to the Town Planning Board’s Website for browsing and free downloading by the public and
available at the Planning Enquiry Counters of the Planning Department for general information, )
(FEEF S R OOER o RS FRRTEMERAL - LEERTREZEESEARASEENER
TR EE R AR SRR 2 - )

(For Official Use Only) GEZEE &L D

Application No.
iR
Location/address
T8,k Lots 1321 RP, 1322 RP, 1303 RP, 1304 RP & 1306 in D.D.96,
Ma Tso Lung, North District, New Territories
Site area T = e 2
s 1183 sq. m ¥ J5 3 OO About &Y
(includes Government land of & #% £ iF £ i sq. m 3 [ About )

Plan
gl Approved Ma Tso Lung and Hoo Hok Wai

Outline Zoning Plan No.S/NE-MTL/3
Zoning
b

AGRICULTURE AND CONSERVATION AREA (1)
Typeof ¥ Temporary Use/Development in Rural Areas for a Period of
;ﬂg};}m R RR AT B A B i/ 4 1 B

i
[ Year(s) = 3 3 Month(s) H
[J Renewal of Planning Approval for Temporary Use/Development in Rural
Areas for a Period of
fir AR S BT ] /48 R SR RIET T 48 HH Ry HH

O Year(s) 4 (1 Month(s) H
Applied use/
development
FHARER PROPOSED TEMPORARY HOLIDAY CAMP

AND SHOP & SERVICES FOR A PERIOD OF 3 YEARS

10

For Form No. S.16-I11 {it S.16-1H 5




EREEElr A HERAE

Taxi Spaces HY-CHi{ir

Coach Spaces JiftiZER=E (T

Light Goods Vehicle Spaces §ERIGEEH{r
Medium Goods Vehicle Spaces I & iy
Heavy Goods Vehicle Spaces & 2 (5 H B iy
Others (Please Specify) EAth (55%(05)

i)  Gross floor area sq.m EI5H Plot Ratio HrFEEEH
and/or plot ratio -
%Igg f%@ﬁ fﬁ 54 /gz Domestic 0O About £9 OAbout &)
Hrig et O Not more than CINot more than
EX N TR
Non-domestic O About & DAbout %3
JEER 104.98 O Notmorethan | (ggg7  [INotmore than
' FER ' &t
ii) No. of block Domestic
[y Bt
Non-domestic
Ie{zF 14
iti) Building height/No. | Domestic ”
of storeys {*H m 3
EEMEE /T [ (Not more than 7R &%)
Storeys(s) &
[J (Not more than 7R &%)
Non-domestic sk
2.6 m >~
IFER 3 (Not more than 7~ ZF5%)
Storeys(s) f&
1 O (Not more than % 5%)
iv) Site coverage
EEHE 8.87 % O About £
(v) No. of parking Total no. of vehicle parking spaces {Z25{i7 48 0
spaces and loading /
unloading spaces Private Car Parking S FLFEE
- S e paces {7
gﬁ%gt’gg%‘ Motorcycle Parking Spaces ZEESEEE{ir
Light Goods Vehicle Parking Spaces #SEI 52y
Medium Goods Vehicle Parking Spaces P& &5 5 JH AT
Heavy Goods Vehicle Parking Spaces BB 5B HE i
Others (Please Specify) At (F&%1EA)
Total no. of vehicle loading/unloading bays/lay-bys 0

1 For Form No. S.16-III #5555 S.16-111 5




Submitted Plans, Drawings and Documents $E3ZAYMER] - (880 B0

Plans and Drawings [ HI[ 5 & H
Master layout plan(s)/Layout plan(s) 484055 EEE@, RS THE
Block plan(s) ¥ E &l
Floor plan(s) #FFEE
Sectional plan(s) #RE
Elevation(s) 1715E
Photomontage(s) showing the proposed development FE iR EMNARIER
Master landscape plan(s)/Landscape plan(s) EliEs%:+40E, BEL:1HE
Others (please specify) HAtr (555¥8H)
SITE PHOTO LOCATION PLAN

Reports F&E

Planning Statement/Justifications #HHI4% 5/ F2 %

Environmental assessment (noise, air and/or water pollutions)
BREHME (R ~ EREBKEISE)

Traffic impact assessment (on vehicles) 5FETERAYAT B EEE (L

Traffic impact assessment (on pedestrians) FATT AMYATIE R L L

Visual impact assessment R/ ESEF{L

Landscape impact assessment =& 52 2837 (i

Tree Survey AT

Geotechnical impact assessment -+ fB2 282t

Drainage impact assessment HE7Kg28EE (S

Sewerage impact assessment HE5 &5 L

Risk Assessment B\ St

Others (please specify) EAfit ( Z55¥HT)

Note: May insert more than one Tv | . 55 © A[{FESH—{ERANLE Tv ) 8

Chinese

3L

coooooco

ooooOooooano OO

English
kg

ROOOOORE

OOoOooOoOoODoOoOog O,

Note: The information in the Gist of Application above is provided by the applicant for easy reference of the general public. Under no
circumstances will the Town Planning Board accept any liabilities for the use of the information nor any inaccuracies or
discrepancies of the information provided. In case of doubt, reference should always be made to the submission of the applicant.

=

EHET S « BT ESER] » FEERIT H AT -

For_ Form_No. §8.16-11k

12
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Appendix la of RNTPC
Paper No. A/INE-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
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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

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 m?(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.



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

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 hon-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 m?
movable containers (2600mmH) for shops and services and 15.68 m? 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.



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

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

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 m?
(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”.



2.0

2.1

2.2

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

Existing Site Information

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.

Existing development information

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

Site Area of Lots 1321RP, | 1183 m?(0.43 acre from Lease)
1322RP, 1303 RP, 1304 RP &

1306

Existing Height of Building 0

Existing site coverage 0%

Existing car parking provision 0 nos.

10



2.3

2.4

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

Current Zoning

2.3.1

2.3.2

2.3.3

234

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/INE-MTL/3. The plan was
then exhibited for public inspection under section 9(5) of the Ordinance on 19
June 2015.

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.

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

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

Lease Document

241

24.2

2.4.3

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.

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.

Relevant extract of Lease Document and assignment is attached as Appendix
C.

11



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

3.0 Application under Section 16 of Town Planning Ordinance

3.1 Application

3.1.1

3.1.2

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”.

The proposed schematic layout plan for the “Temporary Holiday Camp and
Shop & Services” is attached as Appendix D.

3.2 Justification

3.21

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.

12



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

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.

13



3.2.2

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

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.

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 m? movable containers
(2600mmH) for shops and services and 15.68 m? portable toilet area
(2600mmH).

14



3.3

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

Details of Application

3.3.1

3.3.2

3.3.3

3.3.4

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).

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.

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.

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.

15



4.1

4.2

4.3

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

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.

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.

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.

16



5.1

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

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

APPENDIX A

Block Plan, Lot Index Plan and Site Photo Location Plan
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P, 1304 RP & 1306 in D.D.96,

Lots 1321 RP, 1322 RP, 1303 R

New Territories

Ma Tso Lung, North District

Block Plan
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Lots 1321 RP, 1322 RP, 1303 RP, 1304 RP & 1306 in D.D.96,

Ma Tso Lung, North District, New Territories
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Photo 1

Photo 2
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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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S/NE-MTL./3
AGRICULTURE
Column 1 Column 2
Uses always permitted Uses that may be permitted with or
without conditions on application
to the Town Planning Board
Agricultural Use Animal Boarding Establishment
Government Use (Police Reporting Centre Barbecue Spot
only) Burial Ground
On-Farm Domestic Structure Field Study/Education/Visitor Centre
Public Convenience Government Refuse Collection Point
Religious Institution (Ancestral Hall only) Government Use (not elsewhere specified)
Rural Committee/Village Office House (New Territories Exempted House only,

other than rebuilding of New Territories
Exempted House or replacement of
existing domestic building by New
Territories Exempted House
pernmitted under the covering Notes)
Picnic Area
Place of Recreation, Sports or Culture
(Horse Riding School, Hobby Farm,
Fishing Ground only)
Public Utility Installation
Religious Institution (not elsewhere specified)
School
Utility Installation for Private Project

Planning Intention

This zone is intended primarily to retain and safeguard good quality agricultural land/farm/fish
ponds for agricultural purposes. It is also intended to retain fallow arable land with good
potential for rehabilitation for cultivation and other agricultural purposes.

Remarks

Any diversion of streams or filling of land/pond, including that to effect a change of use to any of
those specified in Columns 1 and 2 above or the uses or developments always permitted under the
covering Notes (except public works co-ordinated or implemented by Government, and
maintenance, repair or rebuilding works), shall not be undertaken or continued on or after the
date of the first publication in the Gazette of the notice of the draft development permission area
plan without the permission from the Town Planning Board under section 16 of the Town
Planning Ordinance. This restriction does not apply to filling of land specifically required under
prior written instructions of Government department(s) or for the purposes specified below :

(1)  laying of soil not exceeding 1.2m in thickness for cultivation; or

(1) construction of any agricultural structure with prior written approval issued by the Lands
Department.
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S/NE-MTL/3
CONSERVATION AREA (1)

Column 1 Column 2
Uses always permitted Uses that may be permitted with or
without conditions on application
to the Town Planning Board

Agricultural Use (Fish Pond Culture Only) Field Study/Education/Visitor Centre

Nature Reserve Government Refuse Collection Point
Nature Trail Government Use (not elsewhere specified)
On-Farm Domestic Structure House (Redevelopment only)

Wetland Habitat Public Convenience

Wild Animals Protection Area Public Utility Installation

Radar, Telecommunications Electronic
Microwave Repeater, Television
and/or Radio Transmitter Installation

Utility Installation for Private Project

Planning Intention

The planning intention of this zone is to conserve the ecological value of wetland and fish ponds
which form an integral part of the wetland ecosystem at Hoo Hok Wai and the rest of the Deep
Bay area. The “no-net-loss in wetland” principle is adopted for any change in use within this
zone. The primary intention is to discourage new development unless it is required to support the
conservation of the ecological integrity of the wetland ecosystem or the development is an
essential infrastructure project with overriding public interest.

(a)

(b)

Remarks

No redevelopment, including alteration and/or modification, of an existing house shall
result in a total redevelopment in excess of the plot ratio, site coverage and height of the
house which was in existence on the date of the first publication in the Gazette of the notice
of the draft development permission area plan.

Any diversion of streams, filling of land/pond or excavation of land, including that to effect
a change of use to any of those specified in Columns 1 and 2 above or the uses or
developments always permitted under the covering Notes, shall not be undertaken or
continued on or after the date of the first publication in the Gazette of the notice of the draft
development permission area plan without the permission from the Town Planning Board
under section 16 of the Town Planning Ordinance.
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APPROVED MA TSO LUNG AND HOO HOK WAI
OUTLINE ZONING PLAN NO. S/NE-MTL/3

EXPLANATORY STATEMENT
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APPROVED MA TSO LUNG AND HOO HOK WAI
OUTLINE ZONING PLAN NO. S/NE-MTL/3

(Being an Approved Plan for the Purposes of the Town Planning Ordinance)

EXPLANATORY STATEMENT

Note : For the purposes of the Town Planning Ordinance, this statement shall not be deemed to
constitute a part of the Plan.

L. INTRODUCTION

This Explanatory Statement is intended to assist an understanding of the approved Ma Tso
Lung and Hoo Hok Wai Outline Zoning Plan (OZP) No. S/NE-MTL/3. It reflects the
planning intention and objectives of the Town Planning Board (the Board) for various land
use zonings of the Plan.

2. AUTHORITY FOR THE PLAN AND PROCEDURE

21

22

23

24

On 10 September 2004, under the power delegated by the Chief Executive (CE), the
then Secretary for Housing, Planning and Lands directed the Board, under section
3(1)(b) of the Town Planning Ordinance (the Ordinance), to prepare a draft plan
designating the Ma Tso Lung and Hoo Hok Wai area as a development permission
area (DPA). Subsequently on 17 June 2010, the Secretary for Development directed
the Board to extend the coverage of the draft DPA plan.

On 30 July 2010, the draft Ma Tso Lung and Hoo Hok Wai DPA Plan No.
DPA/NE-MTL/1 was exhibited for public inspection under section 5 of the
Ordinance. During the two-month exhibition period, a total of eight valid
representations were received. On 8 October 2010, the representations were
published for three weeks for public comments and one valid comment was received.

On 8 September 2011, upon further consideration of the representations and
comment to the draft Plan, the Board decided to propose amendments to partially
meet a representation by rezoning an area to the northwest of Liu Pok from
“Agriculture” (“AGR”) to “V” and an area to the northeast of Liu Pok from “V” to
“AGR”. On 16 September 2011, the proposed amendments were published for
public inspection under section 6C(2) of the Ordinance. Upon expiry of the
three-week public inspection period, one further representation was received. On 11
November 2011, the Board considered the further representation and decided not to
uphold the further representation. The Board decided that the proposed
amendments to the DPA Plan would form part of the DPA Plan under section 6F(8)
of the Ordinance.

On 21 February 2012, the Chief Executive in Council (CE in C), under section 9(1)(a)

of the Ordinance, approved the draft Ma Tso Lung and Hoo Hok Wai DPA Plan,
which was subsequently re-numbered as DPA/NE-MTL/2. On 2 March 2012, the
approved Ma Tso Lung and Hoo Hok Wai DPA Plan No. DPA/NE-MTL/2 was
exhibited for public inspection under section 9(5) of the Ordinance.

29



25

2.6

2.7

2.8

2.9

2.10

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

S/NE-MTL/3

On & February 2013, under the power delegated by the CE, the Secretary for
Development directed the Board, under section 3(1)(a) of the Ordinance, to prepare
an OZP to cover the Ma Tso Lung and Hoo Hok Wai area.

On 19 July 2013, the draft Ma Tso Lung and Hoo Hok Wai OZP No. S/NE-MTL/1
was exhibited for public inspection under section 5 of the Ordinance. During the
two-month exhibition period, a total of six valid representations were received. On
11 October 2013, the representations were published for three weeks for public
comments and eight valid comments were received. On 28 February 2014, the
Board considered the representations and comments and decided not to propose any
amendment to the OZP to meet the representations under section 6B(8) of the
Ordinance.

On 20 December 2013, the draft Ma Tso Lung and Hoo Hok Wai OZP No.
S/NE-MTL/2, incorporating amendments mainly to excise two pieces of land in the
southern part of Ma Tso Lung and Hoo Hok Wai for incorporation into the draft Kwu
Tung North OZP No. S/KTN/1 to reflect the boundary of the Kwu Tong North New
Development Area (NDA), was exhibited for public inspection under section 7 of the
Ordinance. During the two-month exhibition period, a total of three representations
were received. On 15 April 2014, the Board published the representations for three
weeks for public comment and one comment was received. The comment was
considered invalid by the Board on 4 July 2014.

On 25 September 2014, the CE, under section 8(2) of the Ordinance, agreed to
extend the statutory time limit for the Board to submit the draft OZP to the CE in C
for approval for a period of six months until 20 May 2015.

On 9 January 20135, the Board considered the representations and agreed to defer the
decisions on the representations to the OZP such that the decisions on all
representations in respect of OZPs relating to the North East New Territories NDAs,
which include the Kwu Tung North NDA could be made together. On 28 April
2015, the Board decided not to propose any amendment to the draft OZP to meet the
representations under section 6B(8) of the Ordinance.

On 16 June 2015, the CE in C, under section 9(1)(a) of the Ordinance, approved the
draft Ma Tso Lung and Hoo Hok Wai OZP, which was subsequently renumbered as
S/NE-MTL/3. On 19 June 2015, the approved Ma Tso Lung and Hoo Hok Wai
OZP No. S/NE-MTL/3 (the Plan) was exhibited for public inspection under section
9(5) of the Ordinance.

OBJECT OF THE PLAN

31

32

The object of the Plan is to indicate the broad land use zonings for the Ma Tso Lung
and Hoo Hok Wai area (the Area) so that development and redevelopment within the
Area can be put under statutory planning control. It also provides the planning
framework for preparing more detailed non-statutory plans which form the basis for
public works planning and site reservation for various uses.

The Plan is to illustrate the broad principles of development and planning control

only. It is a small-scale plan and the road alignments and boundaries between the
land use zones may be subject to minor alterations as detailed planning proceeds.
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NOTES OF THE PLAN

41

42

Attached to the Plan is a set of Notes which shows the types of uses or developments
which are always permitted within the Planning Scheme Area and in particular zones
and which may be permitted by the Board, with or without conditions, on application.
The provision for application for planning permission under section 16 of the
Ordinance allows greater flexibility in land use planning and control of development to
meet changing needs.

For the guidance of the general public, a set of definitions that explains some of the
terms used in the Notes may be obtained from the Technical Services Division of the
Planning Department and can be downloaded from the Board’s website at
http://www.info.gov.hk/tpb.

THE PLANNING SCHEME AREA

51

52

53

54

5.5

The Area covers an area of about 500 ha of land. It is located approximately 2 km to
the northwest of Fanling/Sheung Shui. It is bounded by the southern bank of Sham
Chun River in the north, Lo Wu Station and Mass Transit Railway (East Rail Line) in
the east, Tai Shek Mo in the south as well as Tai Law Hau in the west. The boundary
of the Area 1s shown by a heavy broken line on the Plan.

The Area commands the cross boundary location in the northernmost rural area of the
North District adjoining Shenzhen City in the north. The surroundings are
predominantly agricultural spotted with rural settlements. The highest point with an
elevation of 183 mPD is located at Tai Shek Mo. Another hilly upland is to the west
of Tse Koo Hang with a height of 108 mPD. The extensive lowlands mainly
comprise arable land intermixed with clusters of village settlements, abandoned fish
ponds, marsh, undisturbed woodlands, vegetated habitats and natural watercourse.

A spectrum of natural habitats including woodland, mixed shrubland, lowland forests,
freshwater/brackish wetlands, natural watercourses, abandoned fish ponds and marshy
wetland are found in the Area. Hoo Hok Wai, situated at the northern portion of the
Area, is a large plain of ecologically sensitive area which consists of a range of ponds,
marsh, reedbeds and seasonally wet grassland. Ho Sheung Heung Egretry, an
important breeding site for ardeids particularly for Chinese Pond Heron, is located near
Ngam Pin.

There are no significant economic activities in the Area. Only small-scale cultivated
land and livestock farms are found near the settlements. A number of cottage
workshops and open storage sites, however, have been established in the Area. Some
economic activities tailored to the unique landscape and resources, including
agriculture and aquaculture/fisheries, can also be found in the Area.

The graded historic building within the Area is MacIntosh Fort at Ma Tso Lung (Grade
2), which is worthy of preservation.
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POPULATION

According to the 2011 Population Census, the total population within the Area was 1,000
persons.
persons.

It 1s expected that the total planned population of the Area would be about 1,400

OPPORTUNITIES AND CONSTRAINTS

7.1

Opportunities

7.1.1

Tourism

The rural landscape, natural features, fishponds/wetlands with the rural
villages in traditional setting and orderly pattern form tranquil and scenic
attractions of the Area. The hilly landscaped areas to the south of Hoo Hok
Wai at Ma Tso Lung have an elevated position with expansive views over the
wetland system. The wetland system with its extensive bird populations
creates opportunities for bird watching and the relatively lower ecological
value of the hilly area presents opportunities to develop an eco-lodge. Liu
Pok is well-preserved in its traditional rural village setting with fishponds and
agricultural land in front of the village and the green backdrop of buried
grounds and hilly landscaped areas at the back. All of these create an
attractive atmosphere that can be celebrated through appropriate tourism
activities.

Economic and Employment

The proposed development in the Area will enhance economic and
employment opportunities. The provision of land for the proposed
eco-lodge at the hillside of Ma Tso Lung could provide job opportunities for
the locals while enhancement of the leisure and recreational opportunities
such as birdwatching will attract visitors. Supporting uses e.g. cafes, shops,
accommodation, markets etc. can be established within the village areas.
There are also opportunities for conventional agricultural, tourism and leisure
uses e.g. hobby farm. This will provide opportunities for local residents to
harness the economic opportunities created by the release of the Frontier
Closed Area (FCA). Besides, the proximity to Kwu Tung North New
Development Area and Lok Ma Chau Loop (with a possible access road
through Hoo Hok Wai/Ma Tso Lung) will also provide job opportunities to
the local residents.

Agriculture

Large pieces of flat fallow agricultural land are concentrated near Shun Yee
San Tsuen, Liu Pok and the strip near Tse Koo Hang. The rehabilitation of
fallow farm land and preservation of wet agriculture land would be effective
in conserving the rural setting as well as essential to preserve the natural
environment and the ecological value in many parts of the FCA.
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7.1.4 Nature Conservation

The environmental value of the Hoo Hok Wai in the Area within the wider
Deep Bay wetland ecosystem creates visual and ecological opportunities.
The ecosystem should be protected and enhanced through existing
mechanism provided by the Town Planning Ordinance and the New Nature
Conservation Policy so that it can contribute to an environmental corridor
which extends from Deep Bay to Ho Sheung Heung Egretry. Besides, the
“no-net-loss in wetland” principle for development in Deep Bay Area and
Hoo Hok Wai as enshrined in ‘Town Planning Board Guidelines for
Application for Developments within Deep Bay Area under Section 16 of the
Town Planning Ordinance’” (TPB PG-No. 12C) had been stated in the Notes
and the ES of the Plan.

7.2 Constraints

72.1

722

723

724

Relief and Geotechnical Aspect

The environmentally important wetlands/fishponds at Hoo Hok Wai and
along Ng Tung River present limitation to development within the Area.
Extensive natural and hilly landscaped areas at the southern and southwestern
parts of the area also restrict opportunities for major development. With
hilly topography and occurrence of landslides, majority of the southern part
of the Area suffers from high to extreme geological limitations and is mostly
unsuitable for development. Such topographic relief imposes geotechnical
constraints on proposed development, and geotechnical assessment would be
required for any proposed development involving site formation and slope
stabilization works.

Traffic

All vehicular accesses are of a limited capacity and not intended for heavy
traffic. Due to the limited transport infrastructure in the Area, uncoordinated
development would create problems and hazards to both pedestrian and
vehicular traffic. Improvements to transport facilities are required since the
Area’s release from the FCA.

Land Ownership

About 36% of land in the Area are private land. These private land are
mainly concentrated in the fish ponds at the northern portion of the Area
except those at the northern and western periphery of Hoo Hok Wai, Ma Tso
Lung San Tsuen, Shun Yee San Tsuen and Liu Pok to the north.

Environmental
Part of the Area falls within the consultation zone for the Sheung Shui Water
Treatment Works. Also, the helipad at Tai Shek Mo is a major source of

noise pollution in the vicinity. Any new development should be subject to
noise impact assessment.
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7.2.5 Ecological Aspect

The rural character and the ecological importance of Hoo Hok Wai poses a
major development constraint to the Area. According to the findings of the
“Land Use Planning for the Closed Area — Feasibility Study” and the
Ecological Field Survey of Hoo Hok Wai, the contiguous wetland complex in
Hoo Hok Wai 1s generally of high ecological importance. Not only is it an
important foraging and roosting area for wetland-dependent species, in
particular large waterbirds and Eurasian Otter which is a threatened species,
but it also contains an important flight line corridor linking the wetlands in
Hoo Hok Wai and the Inner Deep Bay area. Developments and man-made
disturbances in this area should be avoided as far as possible.

7.2.6 Sewerage

The Area is currently not served by any public sewerage system, Septic tanks
and soakaway pits are commonly used in traditional villages. Subject to
availability of funds, village sewerage will be provided to Ma Tso Lung San
Tsuen, Shun Yee San Tsuen and Liu Pok under Public Works Programme
Item No. 4203 DS/B “North District Sewerage Stage 2 Part 2B”. There is
otherwise no public sewerage works planned for the Area. As the Area falls
within the Deep Bay catchment, no additional pollution loading should be
discharged into Deep Bay as a result of any new development or
redevelopment proposal. On-site treatment facilities as an alternative to
connection to public sewers may not be possible as such facilities are unlikely
to comply with the requirement of “no net increase in pollution load to Deep
Bay”. The madequacies of sewerage infrastructure will pose a constraint to
the development of the Area.

7.2.7 Burial Grounds

The permitted burial grounds for indigenous villagers are proposed to be
retained and should be refrained and protected from development.

8 GENERAL PLANNING INTENTION

8.1

8.2

In January 2008, the Security Bureau announced that about 2,400 hectares of land will
be released from the Closed Area in phases. The Study on Land Use Planning for
the Closed Area was commissioned by the Government to formulate a planning
framework to guide the conservation and development of the land to be released from
the Closed Area. The Study recognizes the strategic role of the Closed Area for
creation of a conservation, cultural heritage and sustainable development belt
between Hong Kong Special Administrative Region and Shenzhen City.

The Study also indicates the need to strengthen nature conservation of rich natural
resources, to conserve cultural heritage resources worthy of preservation, to promote
sustainable uses by capitalizing on the boundary location and to allow suitable
development compatible with the surroundings so as to achieve a balance between
conservation and development in the Closed Area.
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8.3 The Planning Scheme Area is situated at the western portion of the Closed Area and
comprises ecologically valuable wetland, fishponds, hilly terrain, agricultural land,
village settlements and traditional buildings. The general planning intention of the
Area is to protect the natural setting, environmental diversity and to promote heritage
conservation and recreation tourism. It is also the planning intention to conserve the
rural character, the natural habitats including the contiguous wetland complex of
ecological importance, the undisturbed woodland and lowland river habitats and the
unique landscape as well as the ecologically important areas and the upland scene of
the Area.

9. LAND USE ZONINGS

9.1 “Village Type Development” (“V”) : Total Area 6.33 ha

9.1.1 The planning intention of this zone is to designate both existing recognized
village and areas of land considered suitable for village expansion. Land
within this zone is primarily intended for development of Small Houses by
indigenous villagers. It is also intended to concentrate village type
development within this zone for a more orderly development pattern,
efficient use of land and provision of infrastructure and services. Selected
commercial and community uses serving the needs of the villagers and in
support of the village development are always permitted on the ground floor
of a New Territories Exempted House (NTEH). Other commercial,
community and recreational uses may be permitted on application to the
Board. In order to provide opportunities for short-term accommodation in
existing NTEH, “Hotel (Holiday House only)” may also be permitted on
application to the Board. The accommodation can complement any
proposed agricultural and recreational uses to promote village life experience,
leisure farming and agri-tourism.

9.1.2 Liu Pok is the only recognized village in the Area and is zoned “V”. The
boundary of “V” zone is drawn up having regard to the existing village
‘environs’, outstanding Small House applications, Small House demand
forecast, local topography, existing settlement pattern, ecologically important
areas and other site specific characteristics. Areas of difficult terrain, dense
vegetation, burial grounds and streamcourses have been avoided where
possible.

9.1.3  Except for those specified, no new development, or addition, alteration and/or
modification to or redevelopment of an existing building shall result in a total
development and/or redevelopment in excess of a maximum building height
of 3 storeys (8.23m) or the height of the building which was in existence on
the date of the first publication in the Gazette of the notice of the draft DPA
plan, whichever is the greater.

9.14 In order to address the concerns on potential impacts from developments on
existing stream courses in general, it is suggested that the Lands Department
when processing Small House grant and applications in close proximity to
existing stream courses, concerned departments including the Agriculture,
Fisheries and Conservation Department and Planning Department should be
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consulted to ensure that all relevant departments would have adequate
opportunity to review and comment on the applications.

9.1.5 To provide flexibility for innovative design adapted to the characteristics of
particular sites, minor relaxation of the building height restriction may be
considered by the Board through the planning permission system. Each
proposal will be considered on its individual planning merits.

9.1.6  As diversion of streams may cause adverse drainage impacts on the adjacent
areas and adverse impacts on the natural environment, permission from the
Board is required for such activity.

“Government, Institution or Commumnity” (“G/IC”) : Total Area 1.62 ha

9.2.1 This zone is intended primarily for the provision of Government, institution
or community facilities serving the needs of the local residents and/or a wider
district, region or the territory. It is also intended to provide land for uses
directly related to or in support of the work of the Government, organizations
providing social services to meet community needs, and other institutional
establishments.

9.2.2 Existing facilities under this zoning include MacIntosh Fort at Ma Tso Lung,
the flood shelter near Tak Yuet Lau, Tak Yuet Lau Police Post, Tai Shek Mo
Observation Post and two raw water tunnel portals for Water Supplies
Department located near Ma Tso Lung San Tsuen in the west and Ng Tung
River in the east respectively.

“Other Specified Uses” (“OU”) : Total Area 9.15 ha

“QU (Eco-lodge)”

9.3.1 The planning intention for this zone is to provide for sustainable-based
tourism in the form of an eco-lodge for development of low-rise, low-density
resort-type accommodation. The proposed development shall not have
adverse impact on the local environment and shall adopt best practice/green
architecture/sustainable principles in design, construction and operation.
Uses in support of the resort-type accommodation as well as active and/or
passive recreational developments may be permitted subject to planning
permission.

9.3.2  The small knoll to the west of Tse Koo Hang is zoned “OU(Eco-lodge)” and
it possesses expansive views over the environmentally sensitive
fishponds/wetlands of Hoo Hok Wai which serves as a valuable natural
setting, but relatively untouched due to restricted public access and physical
separation. The site is accessible to high value ecological areas and can be
linked with recreational uses as well as historical and cultural interest in the
Closed Area.

9.3.3 Any future development should integrate with the natural topography to

provide a low impact sustainable tourism facility that will directly benefit the
preservation/appreciation of the surrounding environmental resources and
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also provide opportunities to enhance the well-being of local residents. The
eco-lodge should preferably be constructed on stilts to minimize site
formation on the natural landscape of the site.

Application for development within this zone shall be in the form of a
comprehensive development scheme including a layout plan and relevant
supporting documents for consideration of the Board. To blend in with the
natural landscape and the swrounding rural environment, no new
development, or addition, alteration and/or modification to or redevelopment
of an existing building within this zone shall result in a total development
and/or redevelopment in excess of a maximum plot ratio of 0.2 and a
maximum building height of 6m. The built structure should be 1 storey over
stilts to allow the building to be lifted off the ground to minimize site
disturbance and permit variation in building height to create visual interest in
the development.

When opportunity arises, it is desirable to designate the whole proposed
eco-lodge area as “OU(Eco-lodge)” within one statutory plan to achieve the
future planning intention as stated above and for better planning control

purpose.

“Agriculture” (“AGR”) : Total Area 33.67 ha

94.1

94.2

943

This zone is intended primarily to retain and safeguard good quality
agricultural land, farm and fish ponds for agricultural purposes. It is also
mtended to retain fallow arable land with good potential for rehabilitation for
cultivation and other agricultural purposes.

Most of the agricultural land of good quality are found in western and central
part of the Area. With basic agricultural infrastructure, including irrigation
facilities, fallow arable land can be easily rehabilitated for agricultural
purpose. On the other hand, the agricultural land to the west and north of Liu
Pok has the potential to provide low intensity leisure farming or organic
farming to promote village life experience.

As diversion of streams or filling of land/pond may cause adverse dramnage
and environmental impacts on the adjacent areas, permission from the Board
is required for such activities. However, filling of land for genuine
agricultural practice including laying of soil not exceeding 1.2m in thickness
for cultivation, and construction of agricultural structure with prior written
approval from the Lands Department is exempted from the control.

“Green Belt” (“GB”) : Total Area 198.20 ha

951

The planning intention of this zone is primarily for defining the limits of
urban and sub-urban development areas by natural features and to preserve
the existing topography and natural vegetation as well as to provide passive
recreational outlets. There is a general presumption against development
within this zone. However, limited developments may be permitted if they
are justified on strong planning grounds. Developments requiring planning
permission from the Board will be assessed on their individual merits taking
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into account the relevant Town Planning Board Guidelines.

The “GB” zone mainly includes the woodland and densely vegetated
hillslopes at Ma Tso Lung, Tai Shek Mo, and Tse Koo Hang, and the
permitted burial grounds for indigenous villagers. The burial grounds have
been in existence for many years, which are considered as an existing use and
mtended for burial places of deceased indigenous villagers in the Area.

The “GB” zone also includes the planted mitigation woodland in the
northeastern Hoo Hok Wai area (adjacent to Sham Chun River), two ruderal
vegetation areas and two planted woodlands alongside the border road and
the marsh located to the north of Liu Pok which forms a buffer area between
the Hoo Hok Wai wetland ecosystem and the village type developments in
Liu Pok.

As diversion of streams, filling of land/pond or excavation of land may cause
adverse drainage impacts on the adjacent areas and adverse impacts on the
natural environment, permission from the Board is required for such
activities.

9.6 “Conservation Area” (“CA”) : Total Area 10.81 ha

9.6.1

9.6.2

9.6.3

9.64

This zoning is intended to protect and retain the existing natural landscape,
ecological or topographical features of the area for conservation, educational
and research purposes and to separate sensitive natural environment from the
adverse effects of development. There is a general presumption against
development in this zone. In general, only developments that are needed to
support the conservation of the existing natural landscape or scenic quality of
the area or are essential infrastructure projects with overriding public interest
may be permitted.

Ho Sheung Heung Egretry is one of the largest egretries in Hong Kong with
increasing number of breeding birds in recent decade. The Ho Sheung
Heung Egretry together with its peripheral secondary woodland and
fishponds are zoned “CA™ to protect and conserve the ecological value of the
egretry and associated habitat, to protect the natural landscape and
topographical features as well as to restrict further development in the
immediate vicinity of the egretry.

Within the “CA” zone, redevelopment of an existing house shall not result in
a total redevelopment in excess of the plot ratio, site coverage and height of
the house which was in existence on the date of the first publication of the
draft DPA plan.

Diversion of streams, filling of land/pond or excavation of land may cause
adverse drainage impacts on the adjacent areas and adverse impacts on the
natural environment. In view of the conservation value of the area within
this zone, permission from the Board is required for such activities.
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“Conservation Area (1)” (“CA (1)) : Total Area 228.37 ha

9.7.1 The planning intention of this zone is to protect and conserve the ecological
value of wetland and fish ponds which form an integral part of the wetland
ecosystem at Hoo Hok Wai and the rest of the Deep Bay area. The
“no-net-loss in wetland” principle is adopted for any change in use within this
zone. The primary intention is to discourage new development unless it 1s
required to support the conservation of the ecological integrity of the wetland
ecosystem or the development is an essential infrastructure project with
overriding public interest.

9.7.2 The “CA(1)” zone covers the contiguous and ecologically sensitive wetland
complex in Hoo Hok Wai that forms an integral part of the Deep Bay wetland.
These features are to be protected and conserved in order to maintain the
ecological mtegrity of the Deep Bay wetland ecosystem as a whole.

9.7.3  Diversion of streams, filling of land/pond or excavation of land may cause
adverse drainage impacts on the adjacent areas and adverse impacts on the
natural environment. In view of the conservation value of the area within
this zone, permission from the Board is required for such activities.

10 COMMUNICATIONS

10.1

10.2

Road Network

The central part of the Area is served by Ma Tso Lung Road. Tt is a very narrow
and sub-standard single track access with carriageway width less than 5Sm. The
eastern part of the Area is served by a local track Pai Tau Lo (Vernon Pass). The
northern part of the Area, Hoo Hok Wai, is mainly served by the single-lane Border
Road. There are also narrow village roads scattered in the Area to serve the
residents, especially the clustered population at Liu Pok, Ma Tso Lung San Tsuen
and Shun Yee San Tsuen.

Public Transport

Given its remote location, restricted access and sparse population, the Area is not
well served by any public transport facilities. There is a green minibus route (No.
51K) plying between the Area and Sheung Shui East Rail Station with restricted
services. There are also locally run buses serving Ma Tso Lung San Tsuen and
Shun Yee San Tsuen to connect to Sheung Shui East Rail Station.

11 UTILITY SERVICES

11.1

Sewerage and Drainage System

11.1.1 The Area is susceptible to flooding during rainy seasons. To ameliorate
the flooding problem in the Area, training of a section of the natural stream
to the northwest of Shun Yee San Tsuen was completed under the project
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“Drainage Improvement Works in Ki Lun Tsuen, Kwu Tung, Ma Tso Lung
and Sha Ling in New Territories” in 201 1. Most parts of the Area are flood
prone because they lie on a tidal flood plain with a high ecological value
which prevents major drainage improvement works. Major developments
should be subject to Drainage Impact Assessment to address the local
drainage impacts on areas in the vicinity, as well as the provision of proper
drainage facilities for the development.

The Area is currently not served by any public sewerage system. Septic
tanks and soakaway pits are commonly used in traditional villages.
Subject to availability of funds, village sewerage will be provided to Ma
Tso Lung San Tsuen, Shun Yee San Tsuen and Liu Pok under Public
Works Programme Item No. 4203 DS/B “North District Sewerage Stage 2
Part 2B”. There is otherwise no public sewerage works planned for the
Area. As the Area falls within the Deep Bay catchment, no additional
pollution loading should be discharged mnto Deep Bay as a result of any
new proposed developments. On-site treatment facilities as an alternative
to connection to public sewers may not be possible as such facilities are
unlikely to comply with the requirement of “no net increase in pollution
load to Deep Bay”. The inadequacies of sewerage infrastructure will pose
a constraint to the development of the Area.

Water Supply

11.2.1

11.2.2

Potable water supply is generally available in the Area. Liu Pok in the
north is served by Table Hill Fresh Water Service Reservoir while rest of
the Area is served by Kwu Tung Fresh Water Service Reservoir, both
outside the Area. Supply of seawater for flushing is not available and
fresh water is used instead currently. Upgrading of the existing water
supply system may be required for new developments.

Water Supplies Department (WSD) Western Aqueduct including various
sizes of water mains, tunnels and the corresponding portals are located
within the Area. Advice from WSD should be sought in protecting these
waterworks facilities.

Other Public Utility Services

11.3.1

1132

Solid waste disposal relies on small refuse collection points scattered
throughout the Area. Collected wastes are transported to the North East
New Territories Landfill for disposal.

Electricity supply and telephone networks are available in the Area. There
1s however no existing piped gas system in the Area.

CULTURAL HERITAGE

The MacIntosh Fort at Ma Tso Lung, a Grade 2 historic building, is identified in the Area.
Some areas with medium archaeological potential are located in the sloping areas at the
northwest of Lo Wu Correctional Institution and at the east of Lo Wu Firing Range, and
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Tit Hang. All the above graded historic building and archaeological potential areas are
worthy of preservation. The Antiquities Advisory Board (AAB) also released a list of
new items in addition to the list of 1,444 historic buildings. These items are subject to
grading assessment by the AAB. Details of the list of 1,444 historic buildings and the
new items have been uploaded onto the website of the AAB at http://www.aab.gov.hk.
Prior consultation with the Antiquities and Monuments Office of the Leisure and Cultural
Services Department should be made if any development, redevelopment or rezoning
proposals might affect the above graded historic buildings/structures, areas with medium
archaeological potential or new items pending grading assessment and its/their immediate
environs.

13. IMPLEMENTATION

13.1 The Plan provides a broad land use framework for development control and
mmplementation of planming proposals for the Area. More detailed plans will be
prepared as a basis for public works planning and private developments.

13.2 At present, there is no definite programme for the provision of comprehensive
infrastructure within the Area. The implementation process will be gradual and
may stretch over a long period of time depending on the availability of resources.
It will be undertaken through the participation of both the public and private sectors.

13.3  Notwithstanding the above, minor improvement works e.g. widening of access road
and laying of utility services will be implemented through the Public Works
Programme and the Rural Public Works as and when resources are available.
Private developments will be effected principally through private sector initiatives
to develop or redevelop their properties in accordance with the zoned uses indicated
on the Plan, provided that their proposals meet Government requirements.

14. PLANNING CONTROL

14.1 The types of permitted developments and uses on land within the Area are listed in
the Notes to the Plan. Unless otherwise specified, all building, engineering and
other operations incidental to and all uses directly related and ancillary to the
pernmitted developments and uses within the same zone are always permitted and no
separate permission is required.

14.2 Uses of land or building which were in existence immediately before the first
publication in the Gazette of the notice of the draft DPA plan and which are not in
compliance with the terms of the Plan may have adverse impact on the environment,
drainage and traffic of the area. Although no action is required to make such use
conform to the Plan, any material change of such use or any other development
(except minor alteration and/or modification to the development of the land or
building in respect of such use which is always permmtted) must be always permutted
in terms of the Plan or, if permission is required, in accordance with a permission
granted by the Board. The Board will consider these applications on their
individual merits. Those alteration and/or modification works which may lead to an
environmental improvement or upgrading to the Area may be considered favourably
by the Board.
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Planning applications to the Board will be assessed on individual merits. In general,
the Board, in considering planning applications, will take into account all relevant
planning considerations including guidelines published by the Board. Guidelines
published by the Board are available from the Board’s website, the Secretariat of the
Board and the Technical Services Division of the Planning Department.
Application forms and Guidance Notes for planning application can be downloaded
from the Board’s website and are available from the Secretariat of the Board, the
Technical Services Division and the relevant District Planning Office of the Planning
Department. Applications should be supported by such materials as the Board
thinks appropriate to enable it to consider the applications.

Any development, other than those referred to in paragraph 14.1 above or in
conformity with this plan or with the permission of the Board, undertaken or
continued on land included in this Plan on or after the date of the first publication in
the Gazette of the notice of the draft DPA plan may be subject to enforcement
proceedings under the Ordinance. Any diversion of streams, filling of land/pond or
excavation of land in the relevant zones on or after the first publication in the Gazette
of the notice of the draft DPA plan without permission from the Board may also be
subject to enforcement proceedings. Moreover, there is a presumption against
filling of ponds for temporary land uses/developments in conservation-related
zonings, such as “CA” and “CA(1)".

TOWN PLANNING BOARD

JUNE 2015
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fized.in lien shereof under the prov.soes next he:elrn;ﬂer mnmned in Current Money of \‘.he said Colony of Hongkong, on the thirtieth day of June 1

i
" in-every year frec and clear frcm al. Taxes, Ratﬂf, Charges, A t nnﬂ:?" tions whatsoever, charged upon or in respect of the eaid premises }

or any part thereof, puymeat of the said Rent for the carrent year L;mhiug due on' the thirtieth day of June One thousand nine hundred and five; l

¢

.mtnhﬂlm ulmm, anu it 15 herebp al],'ffﬂ! any. deelared that on the"c:pmtwa of the first ten years of the term hercby granted the rent hercby

reserved shall cease and tliemliler ench reot shalt be paid and beeode pay nl;]e in respect of the said premises for the residue of the term hereby granted

pay or cause to be pa'd t His seid Majesty, His Heirs, Successors and As;igna, the enid yem;]y Rent stated in the Schedule liereto opposite

TR ot (} o
‘ﬂ‘. .-""'".':‘ -‘&’H“' Lﬁ. ' .;‘.'-- “3“”- ‘1“":‘-—-----

ad shall be foirly qnd impartially* fixed b} the Surveyor to His said Majesty, His Hairs, Successors or Assigns (now the Director of Public Works) as
the fair and ressonable rental valug ol' r.he ground at that date ; robided alge that in the event of any building being erected on any premises
expressed to be demised as agricaltural or gavden ground the rent payable in respeet of such premises shall be such sum as shall be specified in the

licenece for the erection of sub builﬁing to be granted in manner hereinafter-appearivg: Sk each Lexses for himself and herself and for his and her ovn

acts and deeds only and 10t hie ond for the other of tiem doth hereby covernant with His said Majesty, His Heirs, Successors and Assigns by these L

- I} l{ . .
prescuts in manner following that i3 to say, that the Lessoe shall and will yearly, and every year, during the said term hereby granted, well and truly

fhe Lot number of the pr;:mis;s ‘demized to him or her or such other rents as shall-become payable under the provisoes hereinbefore contained clear
of all deductions as aforesfle m the several days and times and in the manner hﬂreinhefure reserved and made payablet AND ALSO thai the Lessce -
shall and will during o't :haamd ta-'n hereby granted, bear, pay and discharge oll Iam rates, charges and sssessments whatsoever, which now are or
shull be horeafter sseesed ¥ chuged upon, or in respect of, the snz:] premises hereby axgre-ise& to be demised to him or her or’ any pert thereof : And 1
will pay the aa:d taxes, muz, charges and nasessinents for each ‘and every year Ly nnusl payments in advance with the rent hereinbefore reserved

an the th;rtwlrh dav of J‘ile in esrer) year: AND ALSO that the Lessce shall and will, from time to time, and at all times hereafter when, when,'
and 1s often as need or oethic 8! mll be and require, at his or her'and their propur coats and charges, well and sufficiently Repair, Uphold, Sl..ppmr
Maintain, Pave, Purgc, ;‘,ﬁh leansc, Empzy, Amend and keep the messuuge ur tenements, and all other erections and hmldmgs, now or at
any tiue hereafter standirg up i ciie said pim or pareels of ground hercby ex]n'easeﬂ to be demised, and all the Walls, Rails, Lights, Pavemenm
Privies, #inke, Dmmu,Ju ‘Water-courses thereunto belonging aud which shall~in an)msc belong or nppcrtnm unto the same, in, by, wd"l

with all and all manner ¢ needful and necessary reparations, cleuumu.f_, and nmendments whatsoever, the whole to be done to the satisfaction of

i
the "“urve}or of His ad l[a]esty, His Heirs, Stccessors or Assigns, And the eaid e or* b t, ion, buildings and premises be]nv i

0 W ctlnnd guﬂimm;ﬂy ?P‘“WL gustmned and amended, at the end or eooner determination of the said term hereby g mnned ehall and will peaceably ‘

and qui cl]y deliver n[liD His pmd Majesty, His Heirs, Successors or Assigus: -&nd further it shall and may be ]nw[u.bm and for His said Majesty, §
His Heirs, Successors s Asmgﬁs, by His ar their Surveyor, or other persons deput{ui to act for Him or them, twice or oftener in every year
during the eaid term, o all reasonablo Bmes in the day, to enter and come into and upou the eaid premises hereby expressed to be demised to view,

1,

, which upon every such view or views

search, md see, the ccuditions of the same, and of all do.cays, defects; and wints of reg \ration and
shall be found, o give or leave notjee or waning in writing, at or upon the !ﬂi(i premizes or some part thereof, unto or for the Lessee to repair and
amend the seme wil'd:inl Three Calendar Months then next following, within vihich said time or space of Three Ualenldnr Months, after every such notice
or wazning fhall be sq given, or left aloresuid, the Lessee will repair and amend the same aceordingly: AND FURTHER that the Lessee .
or uny pther pﬂ;-mn & persons shall not, nor will, during the continuance of thiz demise, use, exercise or follow, i: or upon the said premises,
or any part tlmreof ' any n:ns), noisome or offensive waddo -or business “whatever, uor convert any ground hereby expressed to be demzw]q
us agricaltural or gﬂl’dﬁn gmnnd ineo use for hmldmg purposea other tha for the proper oecupation of t.ho. same gmund as agrlcultuml ar garden “
grolmzl without the previous I-ml:ce of His said Mujesty, His Heirs, Successors- or Assigns, signified in writing by the Governor of the said Coleny f

of Honghong, or v:her person duly' nutherized in that behalf ;- AND FURTHER that the Lessee or any other person or persons shall not nor ml]ﬁ
at any time during f.he snidl tecm e}ecl or; onstract auy building or stracture of any description on the ssid demised premises or any part thereof §
‘whether demised as ngr;cuilum! or gnnie.n 3 oind or ulhurmse without fieet hnvmg obtained the approval ‘thereto of the Surveyor to His said Majesty, His )
Heirs, Succossoia or‘A.es:'m or other person duly ILIS}IDrlﬂ.('] by the Govirnor of the said Colony of Hongkong, in that behalf: AND-ALSO that -
the lma&. shall uot}nor will, nm-fn demise, mortgage, or otherwise part with, all or any part of the said prermses "hereby expressed to be demised for

all or amy! part of t.ue term hmhv expressed to be granted without Forthuith tegistering such alienation in the Land Office, or such other Office as may §

hcmfteri w instituted for the “t’“'pﬂelhs of Land R{‘.r'\st-nl;w in the said Cu]an} uf Honghong, and paying nll reasonable fees and other mcpanses r.herenn
¥
.
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Probided always, and it is hereby agreed and declared, that in case the eaid yearly rents hereinbefo;j‘@ reserved, or nn).r paﬁ. thereof, shatl be'in 1;‘::
and unpaid by the space of twenty-one days next over, ;:r after any or either of the said days yhereon 1;I1.e same ought to be paid as aloresaid (W'l‘Etl.lt‘l‘
lawfully demanded or not) or in case of the broach or non-performance of any or either of the eovenant;} aud conditions herein contained, and by or on
the part and behalf of the Lessee to be kept doue and performed, then, and in either of the said cases, i# shall and may be lawal to and for 1tis said
Majesty, His Heirs, Successors or Assigns, by the Governor of Hongkong, or other petson duly authorized in that behalf, in and upon the said premises
hereby expressed to be demised in respeet of which such rent shall be in arrear or such breach or non-p 2formance shall have occurred or any part thereo?
i the name of the whole, to Tre-enter, and the same to bave again, retain, ri':-.possms, and enjoy, as in _'iﬂiu or their first or former estate, s if these
presents had not beén made, and the Lessee and all other occupiers of the said premises thereout andrlhl;nce utterly to expel, put out and ﬂm‘:"'ey this
Indenture or anything contained herein to the contrary notwithstanding: {robibed also, and it is' hereby further agreed anc. deciwred that His sxid
Majesty, His Heirs, Successors and Assigns, shall have full power to resume, enter into, and ro-take possession of all or any part of the premises herchy
expressed to be demised, if required for the improvement of the suid Colony of Hongkong, or for any :_:bsr public purposes whazsoever, Three Calendar
Months' notice being given to the Leasee of its being so required, and Tull and fair compensation for e said Land and the Buildings thereon, heing
paid to the snid Lessee at n valuation, to be fnirly_ and impartially made by the Surveyor of His su]ﬂf Majesty, His Heirs, Sucacseors or As;il‘gns, and
upon the exertise of such power the term and estate hereby created shall respectively cease, determine, aid be void:  {Prodilied also, snd it is herchy I
further agreed and declared that each Lessee shall in such eases where the premises are demised for ;b teom of Seventy-five Years be entitled vn the .
expl'rzlti_on of the said term of Seventy-five famré to a renewed Lease of the premises respectively demised to hi.ru or her for a further termn of twenty-four
Years less three days without payment of any Fine or Premium therefor and a tlu:.Runt hercinaftes mentioned ; u His wid Majusty, His Heirs,
Successors or Assigns shall and will at the request and cost of sich Lessee grant unto him or her onf the expiration of the sl term of Seventy-five

. Years hereb_‘;l' granted a new Lease of .rhe said premises for the term of twenty-four Years less three #lays at such Rent. as shall be fairly and impartially
fixed by the Surveyor of His said Majesty, His Heirs, Successors, or Assigns as the fair and r@ﬁuu!hle rental value of the mroam at hhe. date of such

renewal;  And in all other respeets such new Lease shall be granved upon the same terms and undey, and subject to the same rescrvations, covinants,
r

stipulations, provisoes and declarations as are contained in this présent Lease with the excepticn of titis proviso for renewa! which shall not be vontained
)

in such new Lease.  3n. 88itness whereof the said St Matrusw Naruax duly authorized by'His ssid Majesty as aforesiid bath evecuted these
presents, and hereunto set the Public Seal of the Colony of Hongkong aforesaid, in the Name and on behalf of His said Majesty.

‘,7  .-M—ZM‘}ZI‘*—

&
Examined and certified to be correct,

Ll e g o .
Biotes Lot Crunt~ ’
. |

Land-Qficer, . I ‘ ’
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Lots 1321 RP, 1322 RP, 1303 RP, 1304 RP & 1306 in D.D.96,

Ma Tso Lung, North District, New Territories
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Office for Fine Architecture Limited BEMEERETR

Our Ref: HK/IS/PL/010/L01
TPB ref: -

Date: March 18, 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. This letter is to clarify a few things
about the application.

First of all, according to page 3 of the planning statement, there is a section called “Height of Temporary
Structure”. There will be movable containers and portable toilets as the temporary structure. The
height of these structures are all 2600mmH.

Besides, | would like to clarify about the “conversion of the site” on page 12 (Section 3.1.1).
“Conversion of the site” means that we would like to seek the planning permission from existing
“Conservation Area (1)” and “Agriculture” uses into “Temporary Holiday Camp and Shop & Services”.

Should you have any queries or require further information, please do not hesitate to contact
undersigned at . or our Mr. Wing Lau.

Yours faithfully,
For and on behalf of
Office and Fine Architecture Limited

Autht’yjzeﬁ Signature
Mr. Wing Lau




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

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

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

- Layout Plan
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Lots 1321 RP, 1322 RP, 1303 RP, 1304 RP & 1306 in D.D.96,

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

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

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

Site info:
Site Area ~ 1183 m?

Area :

Ratio:

Temporary Holiday
Camp

1078.02 m?

91.13%

1200
1180
1160
1140
1120

1100

Area (m?)

1080
1060
1040

1020

1183

Site Area

1078.02

Temporary Holiday Camp

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

Area:

Ratio:

Temporary Holiday
Camp

1078.02 m?

91.13%

Movable Containers

89.30 m?

7.55%

Portable Toilets

15.68 m?

1.33%

1200
1078.02

10000

Area (m?!
S

200

Temporary Tent Camping
Ground

B9.3

1568

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

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

- Particulars of A Development Proposal
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Lots 1321 RP, 1322 RP, 1303 RP, 1304 RP & 1306 in D.D.96,
Ma Tso Lung, North District, New Territories

Particulars of A Development Proposal

Total Development Area: 1183 m?
Total Gross Floor Area: - 104.98 m”
Movable Containers Area 89.30 m*
Portable Toilets 15.68 m*
Location: Lots 1321 RP, 1322 RP, 1303 RP,
1304 RP & 1306 in D.D.96, Ma Tso
Lung, North District,
New Territories

Current Land Use:

Lots 1321 RP & 1322 RP

Conservation Area (1)

Lots 1303 RP, 1304 RP & 1306

Agriculture

Related Statutory Plan:

Approved Ma Tso Lung and Hoo Hok
Wai Outline Zoning Plan
No.S/NE-MTL/3

Proposed Development :

Use Area
Temporary Holiday Camp 1078.02 m?
Movable Container Area 89.30 m’
Portable Toilets 15.68 m’
Impacts of Development Proposal:

Alteration of existing building No
Diversion of stream No
Filling of pond No
Filling & excavation of land No
Adverse impacts on environment, traffic, water No
supply, drainage, slope

Affects by slopes No
Landscape impact No
Tree felling No
Visual impact No
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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 .or our Mr. Wing Lau.

Yours faithfully,

Wing Lau

Architectural Assistant

Office for Fine Architecture Limited

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

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 m?
movable containers (2.6m Height) for shops and services and 15.68 m? 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.



Lots 1321 RP, 1322 RP, 1303 RP, 1304 RP & 1306 in D.D.96,

Ma Tso Lung, North District, New Territories
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Architectural Design  Building Main
Project Management  Property Valuation MBIS/MWIS Interior Design

Our Ref
TPB ref:

Date:

To:

Office for Fine Architecture Limited Q F E — 2 Appendix Ic of RNTPC

tenance  Licensing Services Planning Design R By Paper No. A/INE-MTL/5
: HK/IS/PL/010/L01

26 April, 2022

Town Planning Board,

15/F., North Point Government Offices,

333 Java Road,

North Point, Hong Kong

Secretary by Hand

Attn.:

Dear Sir/Madam,

Re:

We are
Section

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)

the Authorized Agent appointed by the Applicant for the Town Planning application under
16 of Town Planning Ordinance for the captioned subject. | 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.

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. 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 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 or our Mr. Wing Lau.

Yours faithfully,

Wing Lau

Architectural Assistant

Office for Fine Architecture Limited
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Application Site
Lot 1321 RP in D.D.96
Site Area: 369.79 sg.m.

(3980.34 sq.feet)

Application SKe " N

Lot 1327 RR_in DYD.96
Sité Area: 175\18 sdum.

(1885.62 sq.¥eet)

Portable Toilet

Watercourse

Application Site:
Temporary Holiday Camp
and Shop & Services for a pegod
of 5 years

Pedestrian
Inh & Out

Site Info:
Total Site Area: 1183 sg.m.

NNEANEEAN

Temporary Holiday Camp:
~ 1078.02 sq.m. (91.13%)

Maximum Tent Number: 25 /\(/J
Movable Containers Number: 6
Portable Toilets Number: 8

N\

Movable Containers
for Shop & Services

Application Site

TS

Lot 1506 in DD96

Gross Floor Area:

Site Area: 275.61 sq.m.

Movable Containers Area: 89.30 sg.m. (1 Storey/ 2.6m Height)

(2966.64 sq. feet)

Portable Toilets: 15.68 sq.m. (1 Storey/ 2.6m Height)

Application Site

Lot 1303 RR_in DD96
Site Area: 178.%8 sq.m.

(1921.14 sq. fdet)

Site B

Portable Toilet

Application Site
Lot 1304 RP in D.D.96

B.D. REF. NO.:

F.S.D. REF. NO.:

REVISION

NO. DATE DESCRIPTION INITIAL

1 [30-11-202 DRAFT WL

LEGEND:

SIZE OF MOVABLE CONTAINER:
6100mmL x 2440mmW x 2620mmH

N
Portable Toilets

=
! !
A

AREA FOR
TEMPORARY HOLIDAY CAMP

CONTRACT NO.:

DD96 LOT 1321RP, 1322RP,

PROJECTNO.: 1303RP, 1304RP AND 1306

Site Area: 183.94 sf.m.

(1979.91 sq.feet)

DRAWN BY: WL
CHECKED BY: LW
APPROVED BY: KC
SCALE: 1:500@A3

REVISION: 1

PROJECT:

Proposed Development
at SLT DD96 LOT 1321RP, 1322RP,
1303RP, 1304RP AND 1306

DRAWING TITLE:

Site Plan

DRAWING NO. SP-01

SIGNATURE

1| smEPLAN

Architectural Consultant:

Office for Fine Architecture

Unit B, 16/F, Easy Tower, 609 Tai Nan West Street, Cheung Sha Wan,
Kowloon, Hong Kong
Tel: +852 2137 0122 Fax: +852 3170 6506 Email: info@ofa.hk
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Appendix II of RNTPC
Paper No. A/NE-MTL/S

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. 120)

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)

@ 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 (EcolA) to demonstrate that the
development would not result in a net loss in wetland function and negative disturbances
impact;

(c) subject to submission of EcolA, 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,
(i) 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;



Wetland Buffer Area (WBA)

(d) theintention 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 EcolA would need to be submitted. Some local and minor uses (including temporary
use) are however exempted from the requirement of EcolA.
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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;

e 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

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

3. FEire 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):

e 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

e 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.



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.

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.

Other Departments

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

application:

Q) Chief Highway Engineer/New Territories East, Highways Department
(CHE/NTE, HyD);

(i) 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).



(a)

(b)

(©)

(d)
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Recommended Advisory Clauses

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

(i)  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;

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;

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;

to note the following comments of the Chief Engineer/Mainland North, Drainage Services
Department:

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

(i)  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



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:

(1)  if the existing structures are erected on leased land without approval of the Buildings



(M

(if)

(iii)

(iv)

v)

(vi)

(vii)

(viii)

(ix)

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;

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;

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;

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;

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;

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;

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;

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;

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;

to note the following comments of the Director of Fire Services:

(i)

in consideration of the design/nature of the proposal, FSls are anticipated to be
required. Therefore, the applicant is advised to submit relevant layout plans
incorporated with the proposed FSls 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



(9)

(h)

on the layout plans; and

(i)  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;

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)”.

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);

(i)  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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From: Carter Lau <carter@greensense.org.hk>
To: tpbpd@pland.gov.hk .
. File Ref:

1 attachment

VR{RAGSE I S5A-NE-MTL51E B~ % H.& pdf

Dear Sir/Madam,
Please find the attachment. Thank you.

Regards,
Carter Lau Ka Yeung

LAU Ka Yeung, Carter
Research Officer
Green Sense HK Ltd

Office: 8100 4877

Fax: 3011 9577

Website: http://greensense.org.hk

Facebook: http://www.facebook.com/hkgreensense
" Instagram: http://www.instagram.com/greensensehk
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Comments on the Section 16 Application No. A/NE-MTL/5
21/04/2022 12:16

From: Kristy Chow <kristy@cahk.org.hk>
To: Tpbpd <tpbpd@pland.gov.hk>

Ce: Roy Ng <roy@cahk.org.hk>

File Ref:

1 attachment

TPB20220421(MTL5).pdf

Dear Sir/Madam,,

Please refer to the attachment for the captioned. Thank you.

Yours faithfully,

Chow Oi Chuen

Campaign Officer

The Conservancy Association
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Town Planning Board

15/F North Point Government Offices
333 Java Road

North Point

Hong Kong

By e-mail: tpbpd@pland.gov.hk

Dear Sir/Madam,

Comments on the Section 16 Application No. A/NE-MTL/5

The Conservancy Association OBJECTS to the captioned application.

1. Notin line with the planning intention of Conservation Area (1) (CA)(1) and
Agriculture (AGR)
According to the approved Ma Tso Lung and Hoo Hok Wai Outline Zoning Plan (OZP)
No. S/NE-MTL/3, the planning intention of CA(1) zone “fo conserve the ecological
value of wetland and fish ponds which form an integral part of the wetland ecosystem
at Hoo Hok Wai and the rest of the Deep Bay area. The “no-net-loss in wetland”
principle is adopted for any change in use within this zone. The primary intention is to
discourage new development unless it is required to support the conservation of the
ecological integrity of the wetland ecosystem or the development is an essential
infrastructure project with overriding public interest”. The planning intention of AGR
zone “is intended primarily to retain and safeguard good quality agricultural
land/farm/fish ponds for agricultural purposes. It is also intended to retain fallow
arable land with good potential for rehabilitation for cultivation and other agricultural

purposes”.

According to the Executive Summary of the application, the proposed “Temporary
Holiday Camp and Shop & Services” is “fo provide more opportunity for public to keep
in touch with the nature and help to form a slow living lifestyle in the city”. However,
we do not think that there are sufficient details to justify that such plan is either “fo
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support the conservation of the ecological integrity of the wetland ecosystem” or “an
essential infrastructure project with overriding public interest”. Meanwhile, NO areas
would be proposed for agricultural purpose. Therefore, it is not in line with the planning
intention of both CA(1) and AGR zone.

2. Notin line with the Town Planning Board (TPB) PG-No. 12C

According to the TPB PG-No. 12C for Application for Developments within Deep Bay
Area, the application site is located within Wetland Buffer Area (WBA). The planning
intention of 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”. The plan should also
demonstrate that “the development will not cause net increase in pollution load to Deep

bb

Bay”.

With reference to the planning statement, no assessments and further information are
available to justify that the application causes no adverse ecological impacts on the
surrounding areas, especially off-site disturbance on wetlands within WCA. We do not
think this is in line with the TPB PG-No. 12C.

3. Adverse environmental impacts

We worry that there would be several potential adverse environmental impacts caused

by the application: -

- No plans on land recovery: Various structures/uses, including movable containers
for shops & services, portable toilet, 8 holiday camps, and so on, would be
temporarily proposed in the application site. However, no details are available to
illustrate how the land would be recovered after the proposed temporary use.

- Adverse sewage impact: The application mentioned that there will be 8 portable
toilets. However, the applicant did not provide any details of the portable toilets,
such as design, collection, treatment, disposal of sewage, back-up plans, and so on.
Regarding the proposed movable containers shops & services, no details are
available to describe their exact uses and activities, and whether additional
wastewater would be generated during operation. We worry that if the above issues
are not properly addressed, it may lead to serious environmental and hygiene
problems within the application site and its surrounding area, especially the

drainage channel and fish ponds in CA(1) zone.
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- Light and noise pollution: As the application mentioned that the proposed site will
be opened 24 hours daily including public holiday, light and noise pollution
generated from various activities would be highly inevitable. However, no attempts
have been proposed to tackle such disturbance.

- Other sources of environmental impacts not clearly addressed: There are no site
management and operational plans to describe issues such as crowd control, waste
management, additional provision of ancillary utilities, and so on. All these would
help identify source of environmental impacts and then suggest measures to
minimize or mitigate potential environmental disturbance, but we cannot see the

project proponent has attempted to address this.

4. Undesirable precedent of “destroy first, build later”

According to our site observation, this site has been subject to land formation and
vegetation clearance since May 2021 (Figure 1-3). During our site visit in December
2021, camping tent, reception and portable toilets can be spotted in the application site
without any planning approval (Figure 4-5). Warning letter and Enforcement Notice
(Case No. E/NE-MTL/0016) have been issued by Planning Department. It is suspected

that this is a case of “destroy first, build later”.

Planning Department and members of Town Planning Board (TPB) should alert that
TPB has announced approaches to deter “destroy first, build later” activities in 2011. It
stated that “the Board is determined to conserve the rural and natural environment and
will not tolerate any deliberate action to destroy the rural and natural environment in
the hope that the Board would give sympathetic consideration to subsequent
development on the site concerned”!. Therefore, this application should not be given
any sympathetic consideration, or it will set an undesirable precedent for similar cases
in future.

Yours faithfully,
Chow Oi Chuen
Campaign Officer

The Conservancy Association

! TPB Press Release. Available at: http://www.info.gov.hk/gia/general/201107/04/P201107040255.htm
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Figure 1-3 According to aerial photos (Source: Google Earth) and our site
observation, this site (marked in red) has been subject to land formation and
vegetation clearance since May 2021. It is suspected that this is a case of “destroy
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Figure 4-5 During our pervious site visit dated December 2021, camping tent,
reception, portable toilets (circled in red) can be spotted on the application site

‘without any planning approval.
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A/NE-MTL/5 DD 96 Ma Tso Lung Conservation Area - Tent City

21/04/2022 02:45
From:
To: tpbpd <tpbpd@pland.gov.hk>
File Ref:
A/NE-MTL/5

Lots 1321 RP, 1322 RP, 1303 RP, 1304 RP and 1306 in D.D. 96, Ma Tso Lung
Site area : 1,183sq.m
Zoning : "Agriculture" and "Conservétion Area (1)"

Applied use :25 Tent Holiday Camp / 6 Container Shops / 8 block portaloos

Dear TPB Members,

Strongest objections. This is not even a composite site but an effort to exploit three
separate lots with one of them well into Conservation Area. Clearly there would be
significant impact not only on the lots but also on the adjoining lots.

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 fo 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.

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.

So 200 people using the loos. No mention of where the campers would shower,
cook, wash dishes .... No doubt in the nearby water courses.

Members should refer to a recent application for the district, and this was for AG
zoning only _ s

A/NE-MTL/3



Lots 861 (Part), 869 RP (Part), 870 (Part) 871 (Part) and 872 (Part) in D.D. 96, Ma
Tso Lung, Kwu Tung North

Site area : About 1,378sq.m

Zoning :"Agriculture” and "Other Specified Uses" annotated "Research and
Development"

Applied use : Place of Recreation, Sports or Culture / 15 Vehlcle Parklng / Land
_ Filling ‘

665th RNTPC MEETING ON 05.02.2021

After deliberation, the Committee decided to reject the appllcatlon The reasons
were :

“(a) the proposed development is not in line with the planning intention of the
“Agriculture” zone which is primarily to retain and safeguard good quality
agricultural land/farm/fish ponds for agricultural purposes and to retain fallow
arable land with good potential for rehabilitation for cultivation and other agricultural
purposes. There is no strong planning justification in the submission for a departure
from such planning intention, even on a temporary basis; and

(b) the applicant fails to demonstrate in the submission that the proposed
development would not cause adverse traffic and landscape impacts on the
surrounding areas.’ :

That this application is penetrating into Conservation Area and close to
watercourses indicates that your decision must be in line with the above.

Mary Mulvihill
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HKBWS's comments on the planning application for the proposed Temporary
Holiday Camp and Shop and Services for a Period of 3 Years at Ma Tso Lung
(A/NE-MTL/5)
22/04/2022 17:31

From: "WONG, Suet Mei" <wsuetmei@hkbws.org.hk>
To: tpbpd <tpbpd@pland.gov.hk>

Ce: Chuan Woo <wchuan@hkbws.org.hk>

File Ref:

Dear Sif/Madam,

The Hong Kong Bird Watching Society's comments on the planning application for the proposed Temporary
Holiday Camp and Shop and Services for a Period of 3 Years at Ma Tso Lung (A/NE-MTLY/5) is attached.

Thank you.

Best Regards,

Wong Suet Mei | ZEE 1R
Conservation Officer | {5 £

Hong Kong Bird Watching Society | é%ﬁ%@
A: 7C, V Ga Building, 532 Castle Peak Road, Kowloon, Hong Kong
Et B L 53280 e AT THECE

T: +852 2377 4387 | F: +852 2314 3687

20220422_MaTsolLung_HolidayCamp_A_NE_MTL_5_HKBWS.pdf
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Secretary, Town Planning Board

15/F, North Point Government Offices
333 Java Road, North Point, Hong Kong
(E-mail: tpbpd@pland.gov.hk)

By email only

22 April 2022
Dear Sir/Madam,

Comments on the planning application for the proposed Temporary Holiday Camp
and Shop and Services for a Period of 3 Years at Ma Tso Lung (A/NE-MTL/5)

The Hong Kong Bird Watching Society (HKBWS) objects to the planning application
based on the following reasons.

1 Not in line with the planning intention of the “Conservation Area” (CA) and
“Agriculture” (AGR) zoning

1.1 The western part of the application site is located within the Wetland

Conservation Area (WCA), where is “to conserve the ecological value of the

fish ponds which form an integral part of the wetland ecosystem in the Deep

Bay Area” under the Town Planning Board Guideline No. TPB PG-NO. 12C. It

is also located within the CA zone under the approved Ma Tso Lung and Hoo

Hok Wai Outline Zoning Plan no. S/NE-MTL/3, which is intended to “protect

and retain the existing natural landscape, ecological or topographical

features of the area for conservation, educational and research purposes

and to separate sensitive natural environment such as Site of Special
Scientific Interest or Country Park from the adverse effects of development”.
We consider that the proposed recreational development is neither for
conservation, education nor research purposes and would have cause
adverse disturbance to the ecological sensitive wetlands. It is not in line with
the planning intention to conserve and protect the ecological value of the
fish ponds.

1
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1.2 Meanwhile, the eastern part of the site falls within the AGR zone, where the
planning intention is “to retain _and safequard good quality agricultural

land/farm/fish ponds for agricultural purposes. It is also intended to retain

fallow arable land with good potential for rehabilitation for cultivation and

other agricultural purposes”. It is also within Wetland Buffer Area (WBA),
which 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.” The proposed

recreational development would unavoidably associated with site clearance,
land filling, and set-up of structures, which would cause direct loss in arable
land, and also potentially cause negative human disturbance to the WCA.
We consider it is not in line with the intention of AGR zoning and WBA, and
therefore we urge the Town Planning Board (Board) to reject this application.

2 The Town Planning Board should not encourage “destroy first, build later”
From Google Earth aerial photographs, street view photograph and our site photo,
landscape changes including vegetation clearance, land filling and tent camping
use were seen at and around the application site between 2019 and 2021 (Figure
1). An Enforcement Notice (No. E/NE-MTL/0016) was also issued at the site. We
consider that this is “destroy first, build later”. We are concerned the approval of
the current application would further legitimize the current misuse of the CA and

AGR zone, leading to the promotion of “destroy first, develop later” attitudes
among landowners in the locality. As the Board has suggested that “the Board will
not tolerate any deliberate action to destroy the rural and natural environment in
the hope that the Board would give sympathetic

consideration to subsequent development on the site concerned.” 1 We urge the
Board to reject this application.

3 Potential adverse ecological and sewage impacts of the proposed recreational
development and the associated increased traffic and parking demand
3.1 From the Geolnfo map, the site is very close to stream and fish ponds (Figure

1 TPB Press Release. Available at:
http://www.info.gov.hk/gia/general/201107/04/P201107040255.htm
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2). We are concerned the water course and the connected wetland habitats
would potentially be adversely affected if the sewage generated from the
operation of holiday camping/ accommodation (i.e. cooking, barbecue
activities, cleansing, bathing, etc) are not being properly treated or directly
released to the stream.

3.2 Moreover, from our observation, there are increasing illegal land filling or

possession of government land for parking use since the unauthorized

restaurant and camping at/near the current application site started to
operate. We are concerned the approval of such recreation development
would inevitably introduce more parking activities or other recreational uses

that are associated with eco-vandalisms in the locality.

Set an undesirable precedent to the future development

The approval of this application will set an undesirable precedent to the future
similar applications associated with “destroy first, build later” within the WCA,
WBA, CA zoning and AGR zoning, and thus nullifying the statutory planning control
mechanism. We urge the Board to reject this application in order to protect the
ecological sensitive area from any development threats.

Justifications for the decision and comments made by Government departments
and the Board

According to the Hong Kong Planning Standards and Guidelines (HKPSG), Chapter
10, Section 2.1 (ii), the Board has the responsibility to, “restrict uses within
conservation zones to those which sustain particular landscapes, ecological and
geological attributes and heritage features”; (iii) the Board has the responsibility

to “control adjoining uses to_ minimise adverse impacts on conservation zones and

optimise their conservation value”. We note that all other Government
bureaux/departments are also bound to the HKPSG, the Agriculture, Fisheries and
Conservation Department (AFCD) and the Planning Department (PlanD) has the
responsibility to advise the Board on the ecological and planning aspects in

particular?. Given AFCD’s mission to conserve natural environment and safeguard

2 AFCD Role of Department. Available at:
http://www.afcd.gov.hk/english/aboutus/abt role/abt role.html

BirdLife
Lai Chi Kok, Kowloon, Hong Kong
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the ecological integrity> and the proposed development is not in line with the
planning intention of the statutory zoning, HKBWS would also expect AFCD and
PlanD to object this application. Should AFCD, PlanD or the Board feels otherwise,
we urge that the appropriate justifications are provided.

The HKBWS respectfully requests the Board to take our comments into consideration
and reject the current application. Thank you for your kind attention.

Yours faithfully,
Wong Suet Mei
Conservation Officer

The Hong Kong Bird Watching Society

ol

The Conservancy Association
Designing Hong Kong

Kadoorie Farm and Botanic Garden
WWEF — Hong Kong

TrailWatch

3 AFCD Vision and Mission. Available at:
http://www.afcd.gov.hk/english/aboutus/vision _mission/abt vision mission.html
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Figure 1. The Google Earth aerial photographs, street view bhotograph and our site
photo, landscape changes including vegetation clearance, land filling and tent camping
use were seen at and around the application site between 2019 and 2021. We consider
that this is “destroy first, build later”.
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Figure 2. From the map extracted from Geolnfo map, the site (approximate location
is marked with black line) is very close to stream and fish ponds. We are concerned
the water course and the connected wetland habitats would potentially be affected if
the sewage generated from the operation of holiday camping are not being properly
treated or directly released to the stream.
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KFBG's comments on two planning applications
22/04/2022 18:51

From: EAP KFBG <eap@kfbg.org>
To: “tpbpd@pland.gov.hk" <tpbpd@pland.gov.hk>
File Ref:

2 attachments

220422 s16 TMT 75.pdf 220422 s16 MTL 5.pdf

Dear Sir/ Madam,

Attached please see our comments regarding two applications. There are two pdf files
attached to this email. If you cannot see/ download/ open these files, please notify us

through email.
Best Regards,

Ecological Advisory Programme
Kadoorie Farm and Botanic Garden
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The Secretary,

Town Planning Board,

15/F, North Point Government Offices,
333, Java Road, North Point,

Hong Kong. '

(Email: tpbpd@pland.gov.hk)

22nd April 2022. : By email only

Dear Sir/ Madam,

Proposed Temporary Holiday Camp and Shop and Services for a Period of 3 Years
(A/NE-MTL/5)

1.  We refer to the captioned.

2. According to the information retrieved from the Planning Department in April 2022, there
is an Enforcement Case (E/NE-MTL/0016) covering part of the application site which involves
‘1. Use for place of recreation, sports and culture (including tent camping ground, fishing
ground and barbecue 'site), 2. Use for eating place, 3. Use for shop and services-and 4. Storage
use (including deposit of containers)’, and we could not observe that Compliance/ Cancellation
Notice has been issued. We urge the Board to liaise with relevant authorities as to whether

the case has been settled.

3. We object to this application as it involves Conservation Area (1) (CA(1)) zone and the
proposed use is unlikely to be in line with the planning intention of this zone. We urge the

Board to reject this application.
4. Thank you for your attention.

Ecologicél Advisory Programme

Kadoorie Farm and Botanic Garden

BEEHAREMNS® SR
Lam Kam Road, Tai Po, New Territories, Hong Kong
Email: eap@kfbg.org



	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.
	Sheets and Views
	Site Plan


