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Planning Statement 

 

Introduction 

 

1. This Planning Statement is submitted to the Town Planning Board (“the Board”) on behalf of 

Mr. LEUNG Wo Ping, the Indigenous Inhabitant Representative of Ma Kwu Lam Village 

(“the Applicant”) in support of the planning application for ‘Proposed Temporary Private 

Vehicle Park (Private Cars)’ for a period of 3 years (“the Proposed Development”) at Lot Nos. 

543(Part), 544(Part), 546(Part), 547(Part), 548(Part), 549, 550(Part), 551(Part), 552RP(Part), 

553, 603S.ARP, 605(Part), 606RP, 607(Part), 608(Part), 609RP and 610RP(Part) in D.D. 218 

and adjoining Government Land, Ma Kwu Lam Village, Sai Kung North, New Territories 

(“the Site”) under Section 16 of the Town Planning Ordinance. 

 

 

Application Site (Plans 1 and 2) 

 

2. The Site comprises Lot Nos. 543(Part), 544(Part), 546(Part), 547(Part), 548(Part), 549, 

550(Part), 551(Part), 552RP(Part), 553, 603S.ARP, 605(Part), 606RP, 607(Part), 608(Part), 

609RP and 610RP(Part) in D.D. 218 and adjoining Government Land, Ma Kwu Lam Village, 

Sai Kung North, New Territories.  The Site is accessible from Sai Sha Road via a local track. 

 

3. The site area is about 219 m2, including about 96 m2 of Government Land. 

 

 

Planning Context 

 

4. The Site falls within an area zoned “Village Type Development” (“V”) on the Approved Shap 

Sz Heung Outline Zoning Plan (the “OZP”) No. S/NE-SSH/11. 

 

5. The planning intention of the “V” zone is to reflect existing recognised and other villages, and 

to provide land considered suitable for village expansion and reprovisioning of village houses 

affected by Government projects.  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 infrastructures 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.  Other 

commercial, community and recreational uses may be permitted on application to the Board. 

 

6. Temporary use or development of any land or building not exceeding a period of 3 years 

requires planning permission from the Board, notwithstanding that the use or development is 

not provided for in terms of the OZP. 

 

7. Provided that the structure of the Proposed Development is temporary in nature, approval of 

the application on a temporary basis for a period of 3 years would not frustrate the long-term 

planning intention of the “V” zone. 
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Development Parameters 

 

8. The following table summarises the details of the structure on site (Plan 3): 

 

No. Use 
Floor Area 

(ab.) (m2) 

Covered Area 

(ab.) (m2) 

Height 

(ab.) (m) 

No. of 

storey 

1 Guardroom 4 4 3 1 

Total 4 4  

 Plot Ratio Site Coverage 

0.002 0.2% 

 

9. The private vehicle park serves to meet the parking demand of villagers.  Only registered car 

owners are allowed to park at the Site.  83 nos. of parking spaces for private cars are proposed 

at the Site (Plan 3). 

 

10. Operation hours are 24 hours daily, including Sundays and public holidays. 

 

11. The Site was filled (existing ground level at +17.8 mPD) for the provision of solid ground.  

There is no land filling restriction within the “V” zone on the OZP. 

 

 

Similar Applications 

 

12. 3 similar applications for ‘Private Vehicle Park’ use were approved by the Rural and New 

Town Planning Committee (“the Committee”) within the “V” zone on the OZP in the past 5 

years: 

 

Application No. Applied Use 
Date of 

Approval 

A/NE-SSH/134 
Renewal of Planning Approval for Temporary Private Car 

Park (Private Cars and LGVs) for a Period of 3 Years 
10.7.2020 

A/NE-SSH/135 
Renewal of Planning Approval for Temporary Private Car 

Park (Private Cars and LGVs) for a Period of 3 Years 
10.7.2020 

A/NE-SSH/141 
Renewal of Planning Approval for Temporary Private Car 

Park (Private Cars and LGVs) for a Period of 3 Years 
15.10.2021 

 

13. The similar applications were approved by the Committee on considerations that temporary 

approval would not frustrate the long-term planning intention of the “V” zone; the site was 

hard-paved and the applied use was not incompatible with surrounding environment; and no 

adverse departmental comments from relevant government departments. 

 

14. Given that the planning context of the adjacent areas has not been significantly altered, it is 

considered that the planning circumstances of the current application are relevant to the 

similar approved applications. 
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No Adverse Impacts to the Surroundings 

 

Visual and Landscape 

 

15. The Proposed Development involves the erection of a single-storey temporary structure, the 

applied use is considered not incompatible with surrounding land uses mainly comprising 

village houses and vacant lands. 

 

16. Adverse visual and landscape impacts to the surrounding areas should not be anticipated. 

 

Traffic 

 

17. The trip attraction and generation rates are expected as follows: 

 

 Weekday Weekend 

 Attractions Generations Attractions Generations 

07:00 – 08:00 0 2 0 0 

08:00 – 09:00 0 4 0 0 

09:00 – 10:00 0 0 0 0 

10:00 – 11:00 0 4 0 6 

11:00 – 12:00 2 4 0 6 

12:00 – 13:00 3 3 0 6 

13:00 – 14:00 4 2 0 5 

14:00 – 15:00 3 4 5 7 

15:00 – 16:00 2 3 6 5 

16:00 – 17:00 2 2 5 5 

17:00 – 18:00 3 0 6 0 

18:00 – 19:00 2 0 4 0 

19:00 – 20:00 3 0 4 0 

20:00 – 21:00 2 0 5 0 

21:00 – 07:00 2 0 5 0 

Total Trips 28 28 40 40 

 

18. In view of the low trip attraction and generation rates, the Proposed Development should not 

cause adverse traffic impacts to the adjacent areas and road networks. 

 

19. Sufficient space is provided for vehicle manoeuvring (Plan 4) within the Site.  No parking, 

reversing or turning of vehicles on public roads is expected. 

 

20. Neither vehicles without valid licences issued under the Road Traffic Ordinance nor vehicles 

exceeding 5.5 tonnes, including medium/heavy goods vehicles and container trailers/tractors, 

are allowed to park, stall, enter or exit the Site. 

 

21. No car beauty services, vehicle repairing, dismantling or other workshop activities will be 

carried out at the Site. 
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Drainage 

 

22. The Applicant will submit a drainage proposal, with the provision of u-channels and catchpits 

to mitigate any potential adverse drainage impacts generated by the Proposed Development 

after the planning approval has been granted from the Board.  The Applicant will implement 

the drainage facilities at the Site once the drainage proposal is accepted by relevant authorities. 

 

Fire Safety 

 

23. A layout plan incorporated with fire service installations (FSIs) will be submitted upon the 

request of the Director of Fire Services after the planning approval has been granted from the 

Board.  The Applicant will proceed to implement the FSIs once the proposal is accepted. 

 

Environment 

 

24. The Applicant will follow the measures as set out in the ‘Code of Practice on Handling the 

Environmental Aspects of Temporary Uses and Open Storage Sites’ issued by the 

Environmental Protection Department in order to minimise any possible environmental 

nuisances, and to comply with all environmental protection/pollution control ordinances. 

 

 

Planning Gain 

 

25. The Proposed Development can cater for the huge demand of parking spaces for village 

residents in the vicinity and reduce roadside illegal parking. 

 

 

- END - 
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Further Information for Planning Application Nos. A/NE-SSH/155&156 

Response-to-Comment 

 

Comments from Drainage Services Department received on 28.3.2024 

Contact person: Mr. Justin LAU (Tel.: 2300 1545) 

I. Comment  Response 

1. Proposed finished site formation level and 

footprint of the proposed development 

(bearing in mind that the site formation level 

shall not cause flooding risk to nearby 

area/premises). 

 For application no. A/NE-SSH/155, the Site had 

been formed and the existing formation levels 

range from +18.9 to +19.4 mPD. 

 

For application no. A/NE-SSH/156, the Site had 

been formed and the existing formation level is at 

+17.8 mPD. 

 

It is anticipated that the Proposed Development 

shall not impose flooding risks to the surrounding 

areas with the provision of the proposed drainage 

facilities (see enclosed drainage proposals of both 

applications). 

2. Stormwater drainage proposal demonstrating 

stormwater drainage collection and disposal 

facilities of adequate flow capacity already 

exist/to be provided can deal with surface 

runoff within the lot or flow from adjacent 

areas including overland flow.  The lot 

owner(s) shall effect the necessary 

modification/upgrading work of downstream 

drainage system. 

 For application no. A/NE-SSH/155, please refer to 

the enclosed drainage proposal at Plans 4.1 & 4.2.  

 

For application no. A/NE-SSH/156, please refer to 

the enclosed drainage proposal at Plans 6.1 & 6.2. 

3. The applicant(s) shall resolve any 

conflict/disagreement with relevant lot 

owner(s) and seek LandsD’s permission for 

laying new drains/channels and/or 

modifying/upgrading existing ones on other 

private lot(s) or on government land (where 

required) outside the application site(s). 

 Noted. 

 

  



Your Ref.: A/NE-SSH/155&156  Our Ref.: P23055 

 

Page 2 of 2 

Comments from Lands Department received on 28.3.2024 

Contact person: Ms. Y. L. LAM (Tel.: 2654 1215) 

II. Comment  Response 

1. The Government Land within the application 

site (about 96 m2 as mentioned in the 

application form) has been paved without 

permission.  Any occupation and/or site 

formation of Government Land without 

government’s prior approval is an offence 

under Cap. 28.  This office reserves the 

right to take necessary land control action 

against the illegal occupation and/or site 

formation of Government Land without 

further notice. 

 Noted.  The Applicant will rectify the matter by 

applying for Short Term Tenancy for the concerned 

Government Land within the Site upon receiving 

relevant approval from the Board. 

 

 

- END - 
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Further Information (2) for Planning Application Nos. A/NE-SSH/155&156 

Response-to-Comment 

 

Comments from Drainage Services Department received on 22.4.2024 

Contact person: Mr. Justin LAU (Tel.: 2300 1545) 

I. Comment  Response 

1. Please advise any additional runoff will be 

generated due to the development. 

 Kindly note that no additional runoff will be 

generated due to the development. 

2. Please advise any structure/building will be 

constructed due to the development. 

 No additional structures will be constructed within 

the Site of application no. A/NE-SSH/155. 

 

Apart from the guardroom as shown on Plan 3 of 

application no. A/NE-SSH/156, no additional 

structures will be constructed within the Site. 

 

 

- END - 
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Further Information (4) for Planning Application Nos. A/NE-SSH/156 

Response-to-Comment 

 

Comments from Drainage Services Department received on 31.5.2024 

Contact person: Mr. Justin LAU (Tel.: 2300 1545) 

I. Comment  Response 

(a) Supporting calculations to demonstrate that 

the proposed drainage system and the 

existing downstream drain/channel has 

adequate capacity to convey the runoff to be 

discharged arising from the proposed 

development. (Checking for the proposed 

450mm UC for SSH_156.) 

 

 Please refer to attached drainage calculations for 

details. 

 

(b) Please justify your proposed catchment area. 

(Please provide support evidence for all 

directions of the sites) 

 

 Catchment area is updated. Ground levels of 

surrounding area are indicated on Plan 7.2.  

(c) The drainage flow path from the 

development to the public drainage system / 

streamcourse / sea / any recognized drainage 

facilities should be provided in association 

with supporting site photos for the captioned 

submission. (photos for the locations of 

proposed 450UC and outfall for SSH_156). 

 

 Please refer to the attached site photos showing 

the drainage flow path and the local river. 

 

(d) The lot owners/developers are required to 

rectify/modify the drainage systems if they 

are found to be inadequate or ineffective 

during operation. The lot owners/developers 

shall also be liable for and shall indemnify 

Government against claims and demands 

arising out of damage or nuisance caused by 

failure of the systems. 

 

 Noted. 

(e) The lot owners/developers shall resolve any 

conflict/disagreement with relevant lot 

owner(s) and seek LandsD’s permission for 

laying new drains/channels and /or 

modifying/upgrading existing ones in other 

private lots or on Government land (where 

required) outside the application site(s). 

 

 Noted. 
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Further Information (5) for Planning Application Nos. A/NE-SSH/156 

Response-to-Comment 

 

Comments from Drainage Services Department received on 23.7.2024 

Contact person: Mr. Justin LAU (Tel.: 2300 1545) 

I. Comment  Response 

(c) Please provide photos showing the existing 

conditions of the local river sections 

receiving the runoff from SSH_156. 

 

 Please refer to attached photos (viewpoint 5 and 

viewpoint 6) for the existing conditions of the 

local river sections receiving the runoff from 

SSH_156. 

 

(d) Please indicate the level of existing local 

river in the connection details in Plan 6.1a. 

 

 The level of existing local river in the connection 

details in Plan 6.1a is indicated in an updated plan 

(Plan 6.1b) 
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Detailed Comments from Relevant Government Departments 

1. Environment 

 

Comments of the Director of Environmental Protection (DEP): 

 

(a) the applicant is advised to follow the latest “Code of Practice on Handling the 

Environmental Aspects of Temporary Uses and open Storage Sites” issued by the 

Environmental Protection Department; and  

 

(b) no environmental complaint to the Site has been received in the last three years. 

2. Drainage 

 

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

(CE/MN, DSD): 

 

(a) her office has no comments on the application; and  

 

(b) no existing / planned DSD’s stormwater and sewerage facilities would be affected 

by the proposed development at the moment. 

 

(c) her office has accepted the drainage proposal submitted by the applicant; and  

 

(d) her advisory comments are set out at Appendix III. 

3. Fire Safety 

 

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

 

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

and water supplies for firefighting being provided to his satisfaction; and 

 

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

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

incorporated with the proposed FSIs to his office for approval. 

 

4. Building Matters 

 

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

(CBS/NTW, BD): 

 

(a) no objection to the application; and 

 

(b) it is noted that one structure proposed in the application, before any new building 

works (including containers / open sheds as temporary buildings, demolition and 



- 2 - 

land filling, etc.) are to be carried out on the Site, prior approval and consent of the 

Building Authority should be obtained, otherwise they are unauthorized building 

works (UBW) under the Buildings Ordinance (BO). An Authorized Person should 

be appointed as the coordinator for the proposed building works in accordance with 

the BO. 

 

5. Other Departments 

 

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

application:  

 

(a) Commissioner of Police (C for P);                

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

(c) Chief Highway Engineer/New Territories East, Highways Department (CHE/NTE, 

HyD); 

(d) Director of Agriculture, Fisheries and Conservation (DAFC); 

(e) Head of the Geotechnical Engineering Office, Civil Engineering and Development 

Department. (H(GEO),CEDD);  

(f) Project Manager/North, CEDD (PM/N, CEDD);  

(g) District Officer/Tai Po, Home Affairs Department (DO/TP/ HAD); and  

(h) Chief Town Planner/Urban Design and Landscape, Planning Department 

(CTP/PlanD). 



Appendix III of RNTPC
Paper No. A/NE-SSH/156B

Recommended Advisory Clauses

(a) prior planning permission should have been obtained before commencing the applied
use at the Site;

(b) the  applicant should follow up with the District Lands Officer/Tai Po, Lands
Department (DLO/TP, LandsD) on their concerns as detailed under item (c);

(c) to note the comment of the DLO/TP, LandsD that:

(i) the Site comprises 17 Old Schedule Agricultural Lots all in D.D. 218 with
different ownership and adjoining Government land (GL). The lots are held
under the Block Government Lease which contain the restriction that no
structures are allowed to be erected without the prior approval of the
Government;

(ii) the GL within the Site (about 96m2 as mentioned in the application form) has
been paved without permission. Any occupation and/or site formation of GL
without government’s prior approval is an offence under Cap. 28. His office
reserves the right to take necessary land control action against the illegal
occupation and/or site formation of GL without further notice;

(iii) there is no guarantee to the grant of a right of way to the Site or approval of
the EVA thereto;

(iv) the lot owners are required to cease the occupation of concerned GL and to
submit application for Short Term Waiver (STW) to LandsD if they wish to
erect structures on the Site. LandsD will consider the STW applications in
accordance with the established procedures and guidelines. However, there is
no guarantee at this stage that the STW applications would be approved. If the
STW applications are approved by LandsD acting in the capacity as landlord
at its sole discretion, such approval will be subject to such terms and
conditions as may be imposed by LandsD including the payment of rental,
waiver fee and administrative fee as considered appropriate; and

(v) the applicant will likely make use of the adjoining unleased / unallocated
Government land as vehicles access to and from the Site. The maintenance and
management responsibility of the said Government land and any other
Government land leading to the Site should be sorted out with the relevant
Government departments, prior to the use of access purpose. Moreover, access
to the Site may also fall on adjoining private lots all in D.D. 218. The
applicant should sort out the relevant issues with the lots owners concerned;

(d) to note the comments of the Chief Engineer/Mainland North, Drainage Services
Department (CE/MN, DSD) that :

(i) the applicant/lot owner shall maintain the drainage facilities in good condition
without causing adverse drainage impact to the adjacent area at all time. In
addition, the applicant/lot owner should rectify the system is found to be
inadequate or ineffective during operation. The applicant/lot owner shall also
be liable for and shall indemnify claims and demands arising out of damage or
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nuisance caused by failure of the system;

(ii) the applicant/lot owner shall resolve any conflict/disagreement with relevant
lot owner(s) and seek LandsD’s permission for laying new drains/channels and
/or modifying/upgrading existing ones in other private lots or on Government
land (where required) outside the Site;

(iii) all proposed drainage connection works should be carried out by the
applicant/lot owner at their own cost to the satisfaction of her office;

(iv) all site formation works should not obstruct any overland flow. All the existing
flow paths as well as the runoff falling onto and passing through the Site
should be intercepted and disposed of via proper discharge points. Please
ensure the proposed works would not cause any adverse drainage impacts to
the surrounding areas;

(v) the applicant/lot owner should take all precautionary measures to prevent any
disturbance, damage and pollution from the development to any parts of the
existing drainage facilities in the vicinity of the lot. In the event of any damage
to the existing drainage facilities, the applicant/lot owner would be held
responsible for the cost of all necessary repair works, compensation and any
other consequences arising therefrom;

(vi) extreme care should be exercised when working in the vicinity of any existing
drainage facilities in order not to disturb, interfere with or cause damage to
them. Any damage to the existing drainage facilities due to the proposed works
shall be made good at the developer's expense to the satisfaction of DSD;

(vii) the limited desk-top checking by Government on the drainage proposal covers
only the fundamental aspects of the drainage design which will by no means
relieve his obligations to ensure that (i) the proposed drainage works will not
cause any adverse drainage or environmental impacts in the vicinity; and (ii)
the proposed drainage works and the downstream drainage systems have the
adequate capacity and are in good conditions to receive the flows collected
from his lot and all upstream catchments.

(e) to note the comments of the Commissioner for Transport (C for T) that the applicant
shall make their own arrangement with the concerned landowners for using the road, and
the land status, management, maintenance responsibilities of it should be clarified with
the relevant lands and maintenance authorities accordingly in order to avoid potential
land disputes;

(f) to note the comments of the Director of Environmental Protection (DEP) that the
applicants should follow the latest “Code of Practice on Handling the Environmental
Aspects of Temporary Uses and Open Storage Sites” issued by the Environmental
Protection Department;

(g) to note the comments of the Chief Engineer/Mainland North, Drainage Services
Department (CE/MN, DSD) that the applicant shall resolve any conflict/disagreement
with relevant lot owners and seek LandsD’s permission for laying new drains/channels
and/or modifying/upgrading existing ones on other private lots or on GL (where required)
outside the Site; and

(h) to note the comments of the Director of Fire Services (D of FS) that in consideration of
the design/nature of the proposal, fire service installations (FSIs) are required. The
applicant is advised to submit relevant layout plans incorporated with the proposed FSIs
to FSD for approval. In addition, the applicant should also be advised on the following
points:
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- the layout plans should be drawn to scale and depicted with
dimensions and nature of occupancy;

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

- if there is electric vehicle charging station involved, the requirement
of Fireman’s Emergency Switch is at Appendix IIIa for reference.

(i) to note the comments of the Chief Building Surveyor/ New Territories West (CBS/NTW)
that:

(i) the Site shall be provided with means of obtaining access thereto from a street
and emergency vehicular access in accordance with Regulation 5 and 41D of
the Building (Planning) Regulations [B(P)R] respectively;

(ii) the Site does not abut on a specified street of not less than 4.5m wide and its
permitted development intensity shall be determined under Regulation 19(3)
of the B(P)R at building plan submission stage;

(iii) for UBW erected on leased land, enforcement action may be taken by the
Building Department to effect their removal in accordance with the prevailing
enforcement policy against UBW as and when necessary. The granting of any
planning approval should not be constructed as an acceptance of any existing
building works or UBW on the application under the BO;

(iv) any temporary shelters or converted containers for office, storage, washroom
or other uses are considered as temporary buildings are subject to the control
of Part VII of the B(P)R; and

(v) detailed checking under the BO will be carried out at building plan submission
stage.



Appendix 

Requirements for the Fireman's Emergency Switch 

1. A fireman's emergency switch conforming EMSD's Code of Practice 
shall be provided to cut off the power supply of all EV charging facilities 
within the car parking facilities. 

2. The switch shall be situated in a conspicuous position, yet out of reach of 
the public in general. Thus, switch(es) provided at vehicle entrance(s) 
shall be positioned no more than 3m but not less than 2.5 from ground 
level. Where more than one fireman's emergency switch is installed on 
any one building, such switches shall be clearly marked to distinguish 
one from another. 

3. In case the switch is installed at a location other than the vehicle entrance, 
notice plate(s) shall be provided at conspicuous location(s) of vehicle 
entrance(s) acceptable to the Director of Fire Services to indicate the 
location of fireman's emergency switch. 

4. The 'ON' and 'OFF' position of the fireman's emergency switch shall be 
conventional (i.e. push upward - 'OFF'; push downward - 'ON') and 
clearly indicated by lettering legible to a person standing on the ground 
at the intended site. 

5. The switch is to be affixed on a board approximately 300 mm long by 
250 mm wide, which is painted white and edged with a 50 mm red 
border. The inscription 'EV CHARGING FACILITIES - FIREMAN'S 
SWITCH' in English is to be painted on the top and '~fh}f[3'tJl~J£t:Jjffi 
- 5P3~J::L~lfflmffl~f in Chinese at the bottom of the board in black. The 
switch is to be positioned in the middle of the board. 

Ref. number and date should be quoted in reference to this letter 
JL m & ::$: f~ 81 ITT1i sl }ill; ~i 5ffi. & El Wl 
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