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Relevant Extracts of Town Planning Board Guidelines on
Application for Developments within Deep Bay Area
under Section 16 of the Town Planning Ordinance
(TPB PG-No. 120)

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

WCA

(a) the WCA comprises the existing and contiguous, active or abandoned fish ponds in the
Deep Bay Area, which should all be conserved. The intention of the WCA is to conserve
the ecological value of the fish ponds which form an integral part of the wetland
ecosystem in the Deep Bay Area;

(b) new development within the WCA would not be allowed unless it is required to support
the conservation of the ecological value of the area or the development is an essential
infrastructural project with overriding public interest. Any such development should be
supported by an ecological impact assessment (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, (i1) 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 of the Deep Bay Area;

WBA

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

(e) within the WBA, for development or redevelopment which requires planning
permission, an EcolA would need to be submitted. Some local and minor uses
(including temporary uses) are however exempted from the requirement of EcolA.
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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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Previous s.16 Application covering the Application Site

Rejected Application

Date of Consideration

Application No. Use(s)/Development(s) (Rural and New Town 1}:2::3[?:
Planning Committee)
A/DPA/YL-MP/25 | Residential Development 6.5.1994 (1) to (4)

Rejection Reasons

(1) not in line with the planning intention for the area which is primarily to restrict development to
agricultural and recreational uses only;

(2) falling within Deep Bay Buffer Zone 2, the proposed development cannot meet the Board’s
Guidelines in that there is no sufficient information in the submission to demonstrate that the
proposed development will have insignificant impacts on the environment, ecology, sewerage and
traffic in the area including Mai Po Nature Reserve and Inner Deep Bay;

(3) there is insufficient information to demonstrate that the proposed development will not increase the
pollution load on Deep Bay; and

(4) the proposed vehicular access options are not acceptable.

The proposed access in Option 1 will

be to close the emergency access of Palm Springs on Castle Peak Road, while Option 2 will require
the use of the emergency access to Palm Spring as the main access.
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Government Departments’ General Comments

Land Administration

Comments of the District Lands Officer/Yuen Long, LandsD (DLO/YL, LandsD):
* no adverse comment on the application;

* the application site (the Site) comprises Government Land (GL) having an area of
about 804m?, of which actual site area and boundary of the GL involved will be subject
to verification and fine-tuning upon processing of short term tenancy (STT)
application; and

* advisory comments are detailed in Appendix V.

Traffic

Comments of the Commissioner for Transport:
* no comment on the application from traffic engineering perspective; and
* advisory comments are detailed in Appendix V.

Comments of the Chief Highway Engineer/New Territories West, Highways Department
(HyD):

* no in-principle objection to the application from highways maintenance point of view;
and

* advisory comments are detailed in Appendix V.

Environment
Comments of the Director of Environmental Protection:

* considering the revised ‘Code of Practice on Handling the Environmental Aspects of
Temporary Uses and Open Storage Sites’, it is noted that the proposed uses would not
involve traffic of heavy vehicle and dusty operations. There are residential premises
within 100m from the boundary of the Site;

* considering the nature of the application as an animal boarding establishment with cats
and dogs, the applicant has proposed the following measures on Structure 2 for
controlling potential environmental nuisance:

(1) the structure will be enclosed and constructed with acoustic materials;
(i) the number of dogs and other animals for training would be limited;
(111) staff would be present at the facility at night time to manage the animals; and

(iv) retractable noise barriers are proposed on the side facing sensitive receivers;

* based on the above, he has no adverse comment on the application from environmental



planning perspective, and he has no adverse comment on the associated filling and
excavation of land;

* no environmental complaints relating to the Site were recorded in the past three years;
and

* advisory comments are detailed in Appendix V.

4. Fire Safety

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

* no in-principle objection to the application subject to fire service installations and
water supplies for firefighting being provided on the Site to the satisfaction of D of
FS; and

* advisory comments are detailed in Appendix V.

5. Landscape

Comments of the Chief Town Planner/Urban Design and Landscape, Planning Department:
* no adverse comment on the application from landscape planning perspective;

» with reference to the aerial photo taken in 2025, the Site is located in an area of rural
inland plain landscape character comprising low-rise residential development,
wetlands/ponds, a drainage channel, temporary structures and scattered tree groups.
The Site also partially falls within the Wetland Conservation Area and partially within
Wetland Buffer Area according to the Town Planning Board Guidelines No. 12C for
‘Application for Developments within Deep Bay Area under Section 16 of the Town
Planning Ordinance’. The proposed uses may alter the existing landscape character of
the area;

* with reference to site photos taken on 14.4.2026, the Site is generally formed with
some self-seeded vegetation. According to the application form submitted by the
applicant, no tree felling will be involved. Significant adverse landscape impact
arising from this application is not anticipated; and

* advisory comments are detailed in Appendix V.

6. Other Departments

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

* Chief Engineer/Construction, Water Supplies Department;

* Chief Engineer/Railway Development 1-1, Railway Development Office, HyD;
* Chief Building Surveyor/New Territories West, Buildings Department;

¢ Director of Electrical and Mechanical Services;

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

e Commissioner of Police; and

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

(a) to note the comments of the District Lands Officer/Yuen Long, Lands Department
(LandsD) that necessary policy support from the bureau/department (B/D) concerned for
short term tenancy (STT) application at the application site (the Site) would be required to
implement the proposed uses. Upon receipt of the STT application with policy support
being given by the B/D concerned, LandsD will consider the application in accordance
with applicable policy and practice and there is no guarantee that the application will be
approved. The said application if approved would be subject to such terms and
conditions, to be imposed by LandsD in the landlord capacity at its sole discretion;

(b) to note the comments of the Commissioner for Transport that:
(1)  sufficient maneuvering space should be provided within the Site;

(i1)) no vehicle is allowed to queue back to or reverse onto/from public road at any time
during the planning approval period; and

(ii1)) Geranium Path connecting the Site is not a public road managed by Transport
Department. The applicant should obtain consent of the management party of
Geranium Path for using it as the vehicular access to the Site;

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

(1) the Site involves Government Land, which is not under HyD’s maintenance
purview;

(i1) the proposed access arrangement of the Site should be commented and approved by
the Transport Department;

(i11)) HyD shall not be responsible for the maintenance of the proposed access connecting
the Site and Castle Peak Road — Mai Po, including the local track if any; and

(iv) adequate drainage measures should be provided to prevent surface water running
from the Site to nearby public roads and drains;

(d) to note the comments of the Director of Environmental Protection (DEP) that:

(1) therevised ‘Code of Practice on Handling the Environmental Aspects of Temporary
Uses and Open Storage Sites’ should be followed;

(i) from noise perspective, the following design measures should be adopted to
minimise the potential nuisance to nearby sensitive receivers:

e dogs and other animals should stay in enclosed structures with 24 hours
ventilation system provided such that they would not rely on open window
for ventilation, hence barking noise would not transmit through the window
to surroundings;

e the ventilation system should be properly designed to minimise noise impact
and facing away from sensitive receivers in vicinity;



(iii)

(iv)

e dogs and other animals should be staying in enclosed structures during night-
time period; and

e provision of staff to handle complaint/enquiry from the public;

on sewerage disposal, the sewage discharge from the Site should be directed to
nearby public sewer. In case of unavailability of public sewer, proper sewage
collection and treatment facilities should be provided in accordance with the
requirements in Professional Persons Environmental Consultative Committee
Practice Note 1/23 (ProPECC PN 1/23); and

all relevant pollution control ordinances, particularly on waste management and
disposal, should be strictly observed and necessary precautionary/pollution control
measures should be put in place to prevent any pollution/nuisance to nearby
sensitive receivers as a result of the construction/operation activities;

(e) to note the comments of the Director of Agriculture, Fisheries and Conservation that:

®

(1)

(ii)

(iii)

(iv)

under the Public Health (Animals) (Boarding Establishment) Regulations (Cap.
139I), any person who provides food and accommodation for animals in return for a
fee paid by the owner must apply for a Boarding Establishment Licence from his
department;

the establishment and ancillary facilities which is licensed under the Public Health
(Animals) (Boarding Establishment) Regulations (Cap 1391) must always fulfill the
criteria listed in the Regulations;

dogs kept by the applicant should also be properly licensed as in accordance with
the Rabies Ordinance (Cap. 421), and the Prevention of Cruelty to Animals
Ordinance (Cap 169) should be observed at all times; and

detailed information and guidance on animal boarding establishment will be
provided upon the receipt of the licence application submitted by the applicant;

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

(@)

(i)

relevant layout plans incorporated with the proposed fire service installations (FSIs)
to his department for approval. The layout plans should be drawn to scale and
depicted with dimensions and nature of occupancy. The location of where the
proposed FSIs to be installed should be clearly marked on the layout plans; and

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

(g) to note the comments of the Chief Town Planner/Urban Design and Landscape, Planning
Department that approval of the application does not imply approval of tree works such as
pruning, transplanting and felling. Approval for any proposed tree works from relevant
departments should be sought prior to commencement of the works; and

(h)

to note the comments for the Director of Electrical and Mechanical Services that in the
interests of public safety and ensuring the continuity of electricity supply, the applicant
concerned with planning, designing, organizing and supervising any activity near the



underground cable or overhead line under the mentioned document should approach the
electricity supplier (i.e. CLP Power) for the requisition of cable plans (and overhead line
alignment drawings, where applicable) to find out whether there is any underground cable
and/or overhead line within and/or in the vicinity of the concerned site. The Electricity
Supply Lines (Protection) Regulation and the “Code of Practice on Working near
Electricity Supply Lines” established under the Regulation should also be observed when
carrying out works in the vicinity of the electricity supply lines.
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*E: A/YL-MP/410 DD 104 Mai Po Wetlands
\al: Internet Email

A/YL-MP/410

Government Land in D.D. 104, Mai Po, Yuen Long

Site area: About 804sq.m

Zoning: "Other Specified Uses" annotated "Wetland Conservation Park" and "Recreation”

Applied use/: Education Centre / Animal Boarding Establishment / 1 Vehicle Parking / Filling and
Excavation of Land

Dear TPB Members,
STRONG OBJECTIONS.
There are numerous vacant schools that can be used for this purpose.

There is no justification to introduce animal boarding into the wetlands area. The fact that noise
barriers are mentioned underlines one of the issues. Another is potential contamination of the

surroundings.

The site is already filled in so no grassy area where animals could exercise in the open air.
Exercising on cement surface leads to damage to paws and joint pain. This is effectively a form of

cruelty to animals.

The application should be rejected. There are many lots designated Cat 2 Agriculture Zoning that
would be more appropriate also.

Mary Mulvihill
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R B e i/ E 1% iR H B R Making Comment on Planning Application / Review
SE IR

Reference Number: 260421-144440-72195

132 PRHA

Deadline for submission: 21/04/2026

=32 B H#A K B

Date and time of submission: 21/04/2026 14:44:40

ARARYIR B PR AR SIE

The application no. to which the comment relates: AR

FEERAL HB/21

Name of person making this comment: JEE Mr. CHAN

BERFERE

Details of the Comment :
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7 75 Bl B 55/ 78 1% 1% 1 B R Making Comment on Planning Application / Review
SEIR5R

Reference Number: 260421-144602-00045

132 PREA

Deadline for submission: 21/04/2026

1232 H A A s e

Date and time of submission: ezt 10

A B YR Bl 5R 5 R 51k

The application no. to which the comment relates: bt

MERR AL H3/2H

Name of person making this comment: KA Mrs. WONG

BERH#E

Details of the Comment :

BESREYMTRERAAR  VDAGELEABNHE - FTKREK - IEEAE - WEHH
MEREATE
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A B B35/ B iZ 1R =R Making Comment on Planning Application / Review

SEUR
Reference Number: 260421-144705-49568

1222 PREA

Deadline for submission: 2l gt

1B EfHﬁJE_iH#Fa'i o 21/04/2026 14:47:05
Date and time of submission:

ARV BB A 4R % A/YL-MP/410

The application no. to which the comment relates:

MEERA L HR/2H

Name of person making this comment: RA Mrs. TO

BER#EE

Details of the Comment :
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i 7R Bl e 55/ B #Z 12 £ & & Making Comment on Planning Application / Review

SELRR
Reference Number: 260421-144903-52142

123X MREA
Deadline for submission: 21/04/2026

=]
RZEMREE 21/04/2026 14:49:03
Date and time of submission:

AR B R EE 4R 5 A/YL-MP/410

The application no. to which the comment relates:

rERRA.L lR/BH L=t Mr. IP

Name of person making this comment:

BERHE

Details of the Comment :
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Reference Number: 260421-145014-66379

1IR3 PRHA
Deadline for submission: 21/04/2026

232 E”H‘B&ﬁﬁiﬁ . 21/04/2026 14:50:14
Date and time of submission:

ARARYIR B ER 3B 4R 5% A/YL-MP/410

The application no. to which the comment relates:

MEER AL H2/21H

Name of person making this comment: AA Mrs. NG

BRRHE

Details of the Comment :
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R B8 55/ B 1% 1E £ B R Making Comment on Planning Application / Review
SEUR

Reference Number: 260421-145108-18586

1RAZPRAA

Deadline for submission: 21/04/2026

1232 5 B K B

Date and time of submission: 21/04/2026 14:51:08

ARV B SR FR RS

L-MP.
The application no. to which the comment relates: &% /410

"RER AL HR/218

Name of person making this comment: JoE Mr. YIP

BRRFE

Details of the Comment :
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Reference Number:

/EB1Z IR H B R Making Comment on Planning Application / Review

260421-145351-75865

1222 PR HA 21/04/2026

Deadline for submission:

1232 H A R R

Date and time of submission: 211042025 14:55:31

ARLOE B S E LR B —

The application no. to which the comment relates:

TRERA L LEE/EE M EEBREIEEE

Name of person making this comment:

RR#E

Details of the Comment :
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