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Supplementary Statement 

 

1) Background 

1.1 The applicant seeks planning permission from the Town Planning Board (the Board) to use Lot 

1297 S.B (Part) in D.D. 105, Mai Po, Yuen Long, New Territories (the Site) for 'Proposed 

Temporary Shop and Services and Public Vehicle Park (Excluding Container Vehicle) for a 

Period of 5 Years and Associated Filling of Land’ (proposed development) (Plan 1).   

 

1.2 Despite the fact that public transportation is available at the Castle Peak Road – Mai Po, 

residents still rely mostly on private car for daily commuting due to the limited destinations 

and infrequency of public transportation.  Without legal parking space being provided at the 

nearby of Mai Po Tsuen, illegal on-street parking is also often observed at Mai Po Road.  As 

the Site is also located at an area dominated by residential use with limited shops to support 

the daily lives of locals, therefore, the applicant would like to operate a shop and services 

(convenience store) and vehicle park to bring convenience to the nearby locals living in Mai Po 

Tsuen. 

 

2) Planning Context 

2.1 The Site currently falls within an area zoned as “Village Type Development” (“V”) on the Draft 

Mai Po and Fairview Park Outline Zoning Plan (OZP) No. S/YL-MP/7 (Plan 2).  According to the 

Notes of the OZP, ‘shop and services’ and ‘public vehicle park (excluding container vehicle)’ are 

both column two uses within the “V” zone, which requires permission from the Board.  

 

2.2 Since the Site is surrounded by residential use, the proposed development with three 1-storey 

structures is small in scale and is considered not incompatible with the surrounding area.  The 

applicant is the sole land owner of the Site and he currently has no intention to develop the 

Site for long-term use, therefore, approval of the current application on a temporary basis of 

5 years would better utilize deserted land.  As the proposed development is intended to 

support the daily lives of nearby locals, it is also considered in line with the long-term planning 

intention of the “V” zone. 

 

2.3 Furthermore, two similar S.16 planning applications (Nos. A/YL-MP/320 and 343) for ‘shop and 

services’ use within the same “V” zone were approved by the Board in 2021 and 2023 

respectively.  As the current application is in similar nature, approval of the current 
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application is in line with the Board’s previous decision and would not set undesirable 

precedent within the “V” zone. 

 

3) Development Proposal 

3.1 The Site occupies an area of 781 m2 (about) (Plan 4).  Three 1-storey structures are proposed 

at the Site for shop and services, covered parking space and store room with total gross floor 

area (GFA) of 79 m2 (Plan 4).  It is estimated that the ‘shop and services (convenience store)’ 

would be able to attract 15 visitors per day, while 1 staff will work at the Site.  The operation 

hours of the ‘shop and services’ are 09:00 to 20:00 daily, including public holiday, while the 

‘public vehicle park’ will operate 24-hour daily, including public holiday.  Details of 

development parameters are shown at Table 1 below: 

 

Table 1 – Major Development Parameters 

Application Site Area 781 m2 (about) 

Covered Area 79 m2 (about) 

Uncovered Area 702 m2 (about) 

 

Plot Ratio 0.1 (about) 

Site Coverage 10 % (about) 

 

Number of Structure 3 

Total GFA 

- Domestic GFA 

- Non-Domestic GFA 

79 m2 (about) 

Not applicable 

79 m2 (about) 

 

Building Height 2.5 m – 3.5 m (about) 

No. of Storey 1 

 

3.2 The Site has already been filled with gravel of not more than 0.1 m in depth for parking spaces 

and circulation purposes (Plan 5).  The filling of land area is required to meet the operational 

need and the extent of filling has been kept to minimal.  No further filling of land will be 

carried out at Site by the applicant during the planning approval period.  

 

3.3 The Site is accessible from Mai Po Road via a local access (Plan 1).  Details of parking spaces 

are shown at Table 2 below: 
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  Table 2 – Parking Provisions 

Type of Space No. of Space 

Private Car Parking Space for Staff of the Shop and Services 

- 2.5 m (W) x 5 m (L) 
1 

Private Car Parking Space for Nearby Residents 

- 2.5 m (W) x 5 m (L) 
17 

 

3.4 As goods to be sold at the convenience store are small in size, they are transported to the Site 

by private car.  Sufficient space is provided for vehicle to smoothly manouvre within the Site 

to ensure no vehicle will queue back to or reverse onto/from the Site to the public road (Plan 

6).  A notice will also be posted at a prominent location of the Site to indicated that no light, 

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

defined in the Road Traffic Ordinance, are allowed to be parked/stored on or enter/exist the 

Site at all times during the planning approval period.   

 

3.5 Furthermore, no vehicles without valid licenses issued under the Road Traffic (Registration and 

Licensing of Vehicle) Regulations are allowed to be parked/stored at the Site at any time during 

the planning approval period.  As trip generation and attraction of the proposed 

development is insignificant (as shown at Table 3 below), adverse traffic impact to the 

surrounding road network should not be anticipated. 

 

 

 

 

 

 

 

 

 

 

3.6 The applicant will strictly follow the ‘Code of Practice on Handling the Environmental Aspects 

of Temporary Uses and Open Storage Sites’ issued by Environmental Protection Department 

and statutory requirements under relevant pollution control ordinances to minimize adverse 

environmental impacts and nuisance to the surrounding area.    

 

 

Table 3 – Estimated Trip Generation and Attraction 

Time Period 

Trip Generation and Attraction 

PC (Staff) PC (Residents) 2-Way 

Total In Out In Out 

Trips at AM peak per hour 

(07:30 – 08:30) 
0 0 1 7 8 

Trips at PM peak per hour 

(17:30 – 18:30) 
0 0 6 3 9 

Traffic trip per hour  

(average) 
0.5 0.5 2 2 5 
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4) Conclusion 

4.1 The proposed development will not create significant nuisance to the surrounding areas.  

Adequate mitigation measures will be provided by the applicant, i.e. submission of fire service 

installations and drainage proposals to mitigate any adverse impact arising from the proposed 

development after planning approval have been obtained from the Board. 

 

4.2 In view of the above, the Board is hereby respectfully recommended to approve the subject 

application for ‘Proposed Temporary Shop and Services and Public Vehicle Park (Excluding 

Container Vehicle) for a Period of 5 Years and Associated Filling of Land’. 

 

R-riches Property Consultants Limited 

April 2024 
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LIST OF PLANS 

 

Plan 1 Location Plan 

Plan 2 Plan Showing the Zoning of the Application Site 

Plan 3 Plan Showing the Land Status of the Application Site 

Plan 4 Layout Plan 

Plan 5 Filling of Land of the Application Site 

Plan 6 Swept Path Analysis – Private Car 
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Our Ref.: DD105 Lot 1297 S.B  
Your Ref.: TPB/A/YL-MP/370 

 
The Secretary, 
Town Planning Board, 
15/F, North Point Government Offices, 
333 Java Road, 
North Point, Hong Kong 
 
Dear Sir, 
 
 1st Further Information 
 

Proposed Temporary Shop and Services and Public Vehicle Park (excluding container vehicle) 
for a Period of 5 Years and Associated Filling of Land 

in “Village Type Development” Zone, Lot 1297 S.B in D.D. 105, Mai Po, Yuen Long 
 

(S.16 Planning Application No. A/YL-MP/370) 
 

We are writing to submit further information to address departmental comments of the 
subject application (Appendix I). 
 

Should you require more information regarding the application, please contact our Mr. 
Christian CHIM at     . .  or the undersigned at your 
convenience.  Thank you for your kind attention.  
 
Yours faithfully, 
 
For and on behalf of 
R-riches Property Consultants Limited 
 
 
 
 
Louis TSE 
Town Planner 
 
 
 
 
 
cc DPO/FSYLE, PlanD (Attn.: Mr. Gary LAM      email: gtllam@pland.gov.hk ) 
 (Attn.: Mr. Ryan CHAN   email: rlychan@pland.gov.hk ) 

盈
卓
物
業 

 

顧
問
有
限
公
司 

 

By Email 
 

2 July 2024 
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Responses-to-Comments  

 

Proposed Temporary Shop and Services and Public Vehicle Park (excluding container vehicle) 

 for a Period of 5 Years and Associated Filling of Land 

in “Village Type Development” Zone, Lot 1297 S.B in D.D. 105, Mai Po, Yuen Long 

 

(Application No. A/YL-MP/370) 

 

(i) No car beauty, washing, repairing, dismantling or other workshop activities will be carried out 

at the application site (the Site) at any time during the planning approval period. 

 

(ii) No medium or heavy goods vehicles exceed 5.5 tonnes, including container tractors/trailers, 

will be allowed to enter and park at the Site. 

 

(iii) A RtoC Table: 

 

Departmental Comments Applicant’s Responses 

1. Comments of the Commissioner for Transport 

(Contact Person: Mr. Donald LEUNG; Tel: 2399 2778) 

(a) As shown from the swept path provided, the 

local access connected to the site 

ingress/egress point is very narrow and could 

barely allow one vehicle to access at one 

time, the applicant should propose necessary 

traffic management measures, such as 

provision of banksman to manage the traffic 

during peak hours, to ensure gridlock 

situation could be avoided. 

 

Staff will be deployed by the applicant to 

direct vehicle entering/exiting the Site.  ‘Stop 

and give way’ and ‘beware of pedestrians’ 

signs would also be erected to ensure 

pedestrian safety to/from the Site. 
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Relevant Extracts of Town Planning Board Guidelines for
Application for Developments within Deep Bay Area

under Section 16 of the Town Planning Ordinance (TPB PG-No. 12C)

According to TPB PG-No. 12C, the Site falls within the Wetland Buffer Area (WBA). Extracts
of land use concept and development guidelines are summarised as follows:

(a) the intention of the WBA is to protect the ecological integrity of the fish ponds and
wetland within the Wetland Conservation Area (WCA) and prevent development that
would have a negative off-site disturbance impact on the ecological value of fish ponds;
and

(b) within the WBA, for development or redevelopment which requires planning permission,
an ecological impact assessment (EcoIA) would need to be submitted.  Some local and
minor uses (including temporary uses) are however exempted from the requirement of
EcoIA.



Appendix A

List of Uses Exempted from Ecological Impact Assessment within the Wetland Buffer Area

For planning applications involving uses/development within the Wetland Buffer Area, the
following uses/development are exempted from the requirement of ecological impact
assessment as part of the submission to the Board :

- Temporary Uses
- Agricultural Use (except in SSSI Zone)
- Ancestral Hall
- Bank#
- Barbecue Spot
- Barber Shop#
- Beauty Parlour#
- Burial Ground
- Clinic/Polyclinic*
- Electricity Substation of single storey
- Government Refuse Collection Point^
- House (Alteration, modification and/or redevelopment to the existing building bulk only)
- New Territories Exempted Houses
- Off-Course Betting centre#
- On-farm Domestic Structure
- Photographic Studio#
- Playground/Playing Field in “V” and “R(D)” zones
- Police Post/Police Reporting Centre
- Post Office*
- Private Club#
- Public Convenience
- Public Library*
- Public Utility Installation (electricity mast, lamp pole, pipeline and telephone booth only)^
- Pumping Station of single storey
- Refreshment Kiosk
- Retail Shop#
- School*
- Showroom excluding Motor-vehicle Showroom#
- Shrine
- Social Welfare Facility*
- Tent Camping Site

Note:
# other than free-standing building
* other than free-standing building exceeding 3 storeys
^ not applicable to the “Other Specified Uses” annotated “Eco-lodge” zone on the Ma Tso Lung and Hoo Hok

Wai Outline Zoning Plan
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Similar s.16 Applications in the vicinity of the Site within the same “V” Zone on the
Draft Mai Po & Fairview Park Outline Zoning Plan No. S/YL-MP/7

in the Past Five Years

Approved Application

No. Application No. Use(s)/Development(s) Date of Consideration
(RNTPC/TPB)

1. A/YL-MP/320 Proposed Temporary Shop and
Services for a Period of 5 Years

24.12.2021 (RNTPC)
[Revoked on 24.6.2024]

2. A/YL-MP/340 Proposed Temporary Shop and
Services for a Period of 3 Years and
Associated Filling and Excavation of
Land

22.9.2023 (RNTPC)

3. A/YL-MP/343 Temporary Eating Place and Shop and
Services for a Period of 3 Years and
Associated Excavation of Land

11.9.2023 (RNTPC)
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Government Departments’ General Comments

1. Land Administration

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

· He has no adverse comment on the application;

· The application site comprises Old Schedule Agricultural Lot No. 1297 S.B in D.D.
105 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;

· There are unauthorized structures on the private lot no. 1297 S.B in D.D. 105.  The
lot owner(s) should immediately rectify/regularize the lease breaches and his office
reserves the rights to take necessary lease enforcement action against the breaches
without further notice; and

· Advisory comments as detailed in Appendix V.

2. Fire Services

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

· He has no objection in principle to the application subject to fire service installations
(FSIs) being provided to his satisfaction;

· In consideration of the design/nature of the proposal, FSIs are anticipated to be
required. The applicant is advised to submit relevant layout plans incorporated with
the proposed FSIs for his approval; and

· Advisory comments as detailed in Appendix V.

3. Drainage

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

· He has no objection in principle from drainage operation and maintenance point of
view;

· Approval conditions should be stipulated in the approval letter requiring the applicant
(i) the submission of drainage proposal; and (ii) the implementation and maintenance
of the drainage proposal to the satisfaction of the Director of Drainage Services or of
the Town Planning Board; and

· Advisory comments as detailed in Appendix V.
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4. Environment

Comments of the Director of Environmental Protection (DEP):

· He has no objection to the application;

· There was no substantiated environmental complaint received at the Site in the past
three years; and

· Advisory comments as detailed in Appendix V.

5. Others

The following government departments have no comment on/ no objection to the
application and their advisory comments, if any, are in Appendix V:

· Chief Town Planner/Urban Design and Landscape, Planning Department;

· Chief Building Surveyor/New Territories West, Buildings Department;

· Chief Engineer/Construction, Water Supplies Department;

· Chief Highway Engineer/New Territories West, Highways Department;

· Project Manager (West), Civil Engineering and Development Department;

· Commissioner of Police;

· Director of Agriculture, Fisheries and Conservation; and

· District Officer (Yuen Long), Home Affairs Department.
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Recommended Advisory Clauses

(a) no car beauty, washing, repairing, dismantling or other workshop activities, as proposed
by the applicant, should be carried out at the site during the planning approval period.

(b) to note the comments of the District Lands Officer/Yuen Long, Lands Department
(DLO/YL, LandsD) that:

� the lot owner(s) should immediately rectify/regularize the lease breaches as demand
by LandsD. If the application is approved, the lot owner(s) shall apply to his office
for a Short Term Waiver (STW) to permit the structure(s) erected within the said
private lot; and

� the application for STW will be considered by the LandsD acting in the capacity of
the landlord and there is no guarantee that they will be approved.  The application,
if approved, will be subject to such terms and conditions including the payment of
waiver fee and administrative fee as considered appropriate by LandsD.  Besides,
given the proposed use is temporary in nature, only erection of temporary structure(s)
will be allowed.

(c) to note the comments of the Commissioner for Transport (C for T) that:

� the application site (the Site) is connected to public road network via a section of a
local access which is not managed by the Transport Department (TD).  The land
status of the local access should be clarified with the LandsD by the applicant.
Moreover, the management and maintenance responsibilities of the local access
should be clarified with the relevant lands and maintenance authorities accordingly;
and

� no vehicle is allowed to queue back to or reverse onto/from the Site at any time during
the planning approval period.

(d) to note the comments of the Chief Highway Engineer/New Territories West, Highways
Department (CHE/NTW, HyD) that:

� the proposed access arrangement of the Site should be commented by the Transport
Department (TD);

� HyD is not/ shall not be responsible for the maintenance of any access connecting the
application site and Mai Po Road; and

� adequate drainage measures should be provided at the site access to prevent surface
water running from the Site to the nearby public roads or exclusive road drains.

(e) to note the comment of the Director of Environmental Protection (DEP) that the applicant
is advised to follow the relevant mitigation measures and requirements in the latest “Code
of Practice on Handling the Environmental Aspects of Temporary Uses and Open Storage
Sites”.

(f) to note the comments of the Director of Fire Services (D of FS), Fire Services Department
that:
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� the layout plans to be submitted to his department should be drawn to scale and
depicted with dimensions and nature of occupancy;

� the location of the proposed FSIs to be installed should be clearly marked on the
layout plans; and

� if any proposed structures are required to comply with the Building Ordinance
(Cap.123), detailed fire services requirements will be formulated upon receipt of
formal submission of general building plans.

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

(i) the applicant shall submit a drainage submission to demonstrate how he will
collect, convey and discharge rain water falling onto or flowing to the Site.  A
clear drainage plan showing full details of the existing drains and the proposed
drains (e.g. cover and invert levels of pipes/catchpits/outfalls and ground levels
justifying waterflow, etc.) with supporting design calculations and charts should be
included.  For preparation of the proposal, the Guideline on preparation of the
drainage proposal is available in DSD homepage at:
http://www.dsd.gov.hk/EN/Files/Technical_Manual/dsd_guideline/Drainage_Sub
mission.pdf.

(ii) the applicant is reminded that approval of the drainage proposal must be sought
prior to the implementation of drainage works on the Site;

(iii) after completion of the required drainage works, the applicant shall provide DSD
for reference a set of record photographs showing the completed drainage works
with corresponding photograph locations marked clearly on the approved drainage
plan. DSD will inspect the completed drainage works jointly with the applicant
with reference to the set of photographs;

(iv) the applicant shall ascertain that all existing flow paths would be properly
intercepted and maintained without increasing the flooding risk of the adjacent
areas;

(v) the applicant is reminded that the proposed drainage proposal/works as well as the
site boundary should not cause encroachment upon areas outside his jurisdiction;

(vi) no public sewerage maintained by DSD is currently available for connection. For
sewage disposal and treatment, agreement from DEP shall be obtained;

(vii) the applicant should consult DLO/YL regarding all the proposed drainage works
outside the lot boundary in order to ensure unobstructed discharge from the Site in
future; and

(viii) all the proposed drainage facilities should be constructed and maintained by the
applicant at his own cost.  The applicant should ensure and keep all drainage
facilities on site under proper maintenance during occupancy of the Site.

(h) to note the comments of the Chief Building Surveyor/New Territories West, Buildings
Department (CBS/NTW, BD) that:
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� the Site shall be provided with means of obtaining access thereto from a street and
emergency vehicular access in accordance with Regulations 5 and 41D of the
Building (Planning) Regulations (B(P)R) respectively;

� 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 the Regulation 19(3) of the B(P)R
at building plan submission stage;

� if the existing structures are erected on leased land without the approval of the BA,
they are unauthorized building works (UBW) under the Buildings Ordinance (BO)
and should not be designated for any proposed use under the captioned application;

� for UBW erected on leased land, enforcement action may be taken by the Buildings
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 construed as an acceptance of any existing building works or UBW on
the application site under the BO;

� before any new building works (including containers / open sheds as temporary
buildings, demolition and land filling, etc.) are to be carried out on the Site, prior
approval and consent of the BA should be obtained, otherwise they are UBW under
the BO. An Authorized Person should be appointed as the co-ordinator for the
proposed building works in accordance with the BO;

� 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

� detailed checking under the BO will be carried out at building plan submission stage.
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