Appendix II of RNTPC
Paper No. A/YL-MP/423

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)

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:

WBA

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

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



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 within the same/adjoining “Open Space” zones

on the Mai Po and Fairview Park Outline Zoning Plan in the Past Five Years

A/YL-MP/348*

Place with Ancillary Facilities for a Period of 5 Years

Approved Applications
N Date of Consideration
Application No. Use(s)/Development(s) (RNTPC)
Temporary Shop and Services with Ancillary Office 24.12.2021
A/YL-MP/319* for a Period of 5 years [revoked on 24.9.2024]
Temporary Shop and Services with Ancillary Office 24.12.2021
A/YL-MP/321* for a Period of 5 Years [revoked on 24.9.2024]
Renewal of Planning Approval for
A/YL-MP/325 Temporary Sales Office (for Real Estate and Furniture) 22.4.2022
and Furniture Showrooms for a Period of 3 Years
Proposed Temporary Shop and Services
A/YL-MP/329 (Retail Shop for Hardware Groceries) 29.7.2022
with Ancillary Facilities for a Period of 3 Years
Proposed Temporary Shop and Services and Eating 11.9.2023

[revoked on 11.6.2024]

Temporary Shop and Services (Real Estate Agency)

A/YL-MP/351 for a Period of 3 Years 25.8.2023
Proposed Temporary Shop and Services (Foot
N Massage Parlour), Public Vehicle Park (excluding 7.6.2024
A/YL-MP/364 container vehicle) with Ancillary Electric Vehicle [revoked on 7.9.2025]
Charging Facilities and Office for a Period of 3 Years
Temporary Shop and Services and Eating Place with
A/YL-MP/382 Ancillary Facilities for a Period of 5 Years 18.7.2025
Proposed Temporary Shop and Services
A/YL-MP/383 for a Period of 3 Years 2:5.2025
Temporary Shop and Services
A/YL-MP/385 (Wooden Ware Retail Shop) for a Period of 5 Years 28.2.2025
Renewal of Planning Approval for Temporary Sales
A/YL-MP/386 Office (for Real Estate and Furniture) 28.2.2025
and Furniture Showrooms for a Period of 3 Years
Proposed Temporary Shop and Services (Pet Salon,
A/YL-MP/388 Pet Supplies and Gardening Goods) and Associated 7.11.2025
Filling and Excavation of Land for a Period of 5 Years
Temporary Shop and Services with Ancillary Facilities 20.6.2024

A/YL-MP/389*

and Associated Filling of Land for a Period of 5 Years

[revoked on 20.3.2026]

Renewal of Planning Approval for Temporary Shop

A/YL-MP/391 and Services (Retail Shop for Hardware Groceries) 18.7.2025
with Ancillary Facilities for a Period of 3 Years
Proposed Temporary Shop and Services with
A/YL-MP/393 Ancillary Facilities and Associated Filling of Land 5.9.2025

for a Period of 5 Years




A/YL-MP/411

Renewal of Planning Approval for Temporary Shop
and Services (Metal Hardware Shop and Household
Item Retail Store) for a Period of 5 Years

5.6.2026

* denotes permission revoked
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Government Departments’ General Comments

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 perspective;
and

* advisory comments are detailed in Appendix V.

Drainage

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

* no in-principle objection to the application from the drainage operation and
maintenance perspectives;

» approval conditions requiring submission and implementation of a drainage proposal,
and to maintain the existing drainage facilities at the Site to the satisfaction of the
Director of Drainage Services or of the Town Planning Board should be imposed; 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 use would not
involve traffic of heavy vehicle and dusty operations. There are residential premises
within 100m from the boundary of the Site. Based on the above, he has no objection
to the application from environmental planning perspective;

* no adverse comment on the associated filling of land and pond;
* there is no environmental complaints recorded in the past three years; and

* advisory comments are detailed in Appendix V.



4. Nature Conservation

Comments of the Director of Agriculture, Fisheries and Conservation:

* no comment on the application from nature conservation perspective.

5. 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 to the satisfaction of D of FS; and

* advisory comments are detailed in Appendix V.

6. Landscape

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

* based on the aerial photos taken in 2024 and 2025, the Site was situated in an area of
residential development landscape character comprising low-rise residential buildings,
temporary structures, open storages, ponds and scattered tree groups. The proposed
temporary use is considered not incompatible with the surrounding environment;

* with reference to the above aerial photos, site photos taken on 8.9.2026 and site
inspection by her office on 16.9.2026, the Site was largely formed and some temporary
structures were found on it. No trees were observed within the Site. The Planning
Statement submitted by the applicant states that the application serves to regularise
the existing filled pond and hard-paving, and no further filling of land will be carried
out at the Site. According to the application form submitted by the applicant, no tree
felling will be involved; and

* in view of the above, significant adverse landscape impact arising from this
application is not anticipated,

7. Building Matters

Comments of the Chief Building Surveyor/New Territories West, Buildings Department:
* no objection to the application; and

* advisory comments are detailed in Appendix V.
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8. 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;
* Project Manager (West), Civil Engineering and Development Department;

e Commissioner of Police; and

* Director of Electrical and Mechanical Services; and

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



(a)

(b)

(©)

(d)

(e)

®

Appendix V of RNTPC
Paper No. A/YL-MP/423

Recommended Advisory Clauses

the permission is given to the use and/or structures under the application. It does not
condone any other use(s) and/or structure(s) which currently occur on the application site
(the Site) but not covered by the application. Immediate action should be taken to
discontinue such use(s) and/or remove such structure(s) not covered by the permission;

to closely liaise with the stakeholders in the surrounding areas (including the Palm Springs
and Royal Palms) of the Site) with a view to minimising any potential nuisance during the
construction and operation of the proposed use;

to note the comments of the District Lands Officer/Yuen Long, Lands Department
(LandsD) that the lot owner(s) shall apply to his office for a Short Term Waiver (STW) to
permit the structure(s) erected within the private lots at the Site. The application(s) for
STW will be considered by the Government in its capacity as a landlord and there is no
guarantee that they will be approved. The application(s) for STW, if approved, will be
subject to such terms and conditions including the payment of waiver fee/rent 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 considered,;

to note the comments of the Commissioner for Transport that:

(1)  sufficient maneuvering spaces shall be provided within the Site or its adjacent area.
No vehicles are allowed to queue back or reverse onto/from public roads; and

(i) the land near the Site is not under the purview of Transport Department (TD).
Consent of the owners/managing department of the concerned land should be
obtained for using the land for vehicular accesses to the Site;

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

(1) the proposed access arrangement of the Site should be commented and approved by
TD;

(i1)) HyD shall not be responsible for the maintenance of the proposed access connecting
the Site and Castle Peak Road — Mai Po, including the local tracks, if any; and

(i11)) adequate drainage measures shall be provided to prevent surface water running
from the Site to the nearby public roads and drains;

to note the comments of the Chief Engineer/Railway Development 1-1, Railway
Development Office, HyD that the Site is near the railway protection boundary of the
existing Hong Kong Express Rail Link. With reference to DEVB TC(W) No. 1/2019
and/or Practice Notes for Authorized Persons, Registered Structural Engineers and
Registered Geotechnical Engineers (PNAP) APP-24, MTR Corporation Limited (MTRCL)
should be consulted with respect to the operation, maintenance, safety and any future
works required for the existing railways;



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

(@)

(1)
(iii)

(iv)

the revised ‘Code of Practice on Handling the Environmental Aspects of Temporary
Uses and Open Storage Sites’ shall be followed;

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; and

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

(1)

(i)

(iii)

(iv)

)

(vi)

(vii)

a drainage proposal shall be submitted to demonstrate how he will collect, convey
and discharge rainwater 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 drainage proposal, the Guideline on preparation of the drainage proposal is
available in DSD homepage at
https://www.dsd.gov.hk/EN/Files/Technical Manual/dsd guideline/Drainage_Sub
mission.pdf for reference. Approval of the drainage proposal must be sought prior
to the implementation of drainage works on Site;

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

all existing flow paths should be properly intercepted and maintained without
increasing the flooding risk of the adjacent areas;

the drainage proposal/works as well as the Site boundary should not cause
encroachment upon areas outside CE/MN, DSD’s jurisdiction;

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

DLO/YL, LandsD should be consulted regarding all the drainage works outside the
lot boundary in order to ensure the unobstructed discharge from the Site in future;

all the drainage facilities should be constructed and maintained by the applicant at
his own cost. The applicant should ensure and keep all drainage works on site under
proper maintenance at all times; and
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(viii) to encourage a higher quality submission and avoid rounds of comments, thereby
shortening the processing time, the applicant shall complete the checklist previously
provided in preparing the drainage proposal and include the checklist in the
submission. Otherwise, a longer processing time may be required;

(1) to note the comments of the Director of Fire Services that:

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

(i1) if'the proposed structures are required to comply with the Buildings Ordinance (Cap.
123) (BO), detailed fire safety requirements will be formulated upon receipt of
formal submission of general building plans;

(j) 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

(k) to note the comments of the Chief Building Surveyor/New Territories West, BD that:

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

(i) 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;

(i11)) 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 planning submission stage;

(iv) for UBW erected on leased land, enforcement action may be taken by BD 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 Site
under the BO;

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

(vi) detailed comments under the BO will be provided at building plan submission stage-;
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(I) to note the comments of the Director of Electrical and Mechanical Services that:

(i)  the parties concerned with planning, designing, organizing and supervising any
activity near the underground cable under the mentioned document should
approach the electricity supplier (i.e. CLP Power) for the requisition of cable
plans to find out whether there is any underground cable within and/or in the
vicinity of the concerned Site. The applicant should also observe the Electricity
Supply Lines (Protection) Regulation and the “Code of Practice on Working near
Electricity Supply Lines” established under the Regulation when carrying out
works in the vicinity of the electricity supply lines;

(i1)  the applicant shall liaise with the Hong Kong and China Gas Company Limited
in respect of the exact locations of existing or planned gas pipes/gas installations
in the vicinity of the proposed work areas and any required minimum set back
distance away from them during the design and construction stages of work; and

(iii) the applicant/consultant/works contractor is required to observe the requirements
of the Electrical and Mechanical Services Department's Code of Practice on
“Avoidance of Damage to Gas Pipes" 2nd Edition for reference. The Code can
be downloaded via the following web-link:
https://www.emsd.gov.hk/filemanager/en/content 286/CoP_gas pipes 2nd (En

g).pdf
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Th R B B A/ 11 H 2 R Making Comment on Planning Application / Review

SERWR
Retarsitn: Muaiie 260915-132250-46375

123ZPRHA
Deadline for submission: 29/09/2026

B B H R B 9.
Date and time of submission: 15/09/2026 13:22:50

BRAAIRE R BRI A/YL-MP/423

The application no. to which the comment relates:

rRERA . =/a

Name of person making this comment: 3+ Ms. KWAN YM

ER#E

Details of the Comment :

[ object to the application. The proposed site's only entrance and exit overlaps with the access ro
ute used by residents of Palm Springs and Royal Palms to enter and exit the Castle Peak Road. T
o enter the site, vehicles need to either make a U-turn along the same road or use the first rounda
bout at the Royal Palms. The increased human and car traffic will cause inconvenience and safet
y concerns to the residents. The burden on road usage increase is also unfair to the residents who
pay for the maintenance of the Palm Springs Boulevard.
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sk ok stk sk ok skok sk sk sk sk ok ok sk ok ok sk ok ok ok sksk ok sk sk sk sk ok sk stk ok sk ok ks stoteksk ok ik sokosk solok ok sk

Disclaimer: This e-mail message (together with any attachments) is confidential to the addressee and may also be
privileged. If you are not the intended recipient, you are hereby notified that any dissemination, distribution or
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from your system. Internet communications cannot be guaranteed to be secure or error-free. The sender and the entity
through which this message is sent therefore do not accept liability for errors or omissions as contained in the
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Dear sir,

Attached the letter for your handling, thanks.
Regards,

Rovyal Palms Management Services Office

KAI SHING MANAGEMENT SERVICES LIMITED
PMC Licence Number: C-499163
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Dear sir,
Attached the letter for your handling, thanks.

Regards,

Royal Palms Management Services Office

KAl SHING MANAGEMENT SERVICES LIMITED
PMC Licence Number: C-499163
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Disclaimer: This e—mail message (together with any attachments) is confidential to the addressee and may
also be privileged. If you are not the intended recipient, you are hereby notified that any dissemination,
distribution or copying of this message is strictly prohibited. Please also notify the sender immediately by
return e—mail and delete it from your system. Internet communications cannot be guaranteed to be secure
or error-free. The sender and the entity through which this message is sent therefore do not accept
liability for errors or omissions as contained in the message and any spreading of viruses as a result of
Internet transmission. Any opinions contained in this message are those of the sender personally and would
not bind any entity unless otherwise clearly stated and with the authority of the sender duly verified.
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OUrgent OReturn receipt OExpand Group ORestricted CPrevent Copy 3 Cf

tpbpd/PLAND

HHE: ]
HFHHEH: 2026709827 HE8H 0:39
Wt tpbpd/PLAND

ES=H A/YL-MP/423 DD 101, Mai Po OS
LRI Internet Email

A/YL-MP/423

Lots 15 (Part) and 16 in D.D. 101, Mai Po

Site area: About 633sg.m

Zoning: "Opn Space

Applied use: Shop and Services / 5 Vehicle Parking / Filling of Land and Pond / 5 Years

Dear TPB Members,

Despite a lack of approval history, the site and pond have been paved over. Has any enforcement action
been taken?

Strong objects to the creeping brownfield encroaching ever further onto the ‘OS”.

| would remind members that even if there is no current plan to provide the community with the long
overdue park facilities, the very fact that the land is empty space provides spatial relief to a very dense
residential community and encourages the development of a local eco system.

The application should be rejected and members should push the administration to provide

the same community park facilities as those enjoyed by residents in urban centres.

Mary Muvihill
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