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Annex 2  Estimated Traffic Generation  
 

2.1 The application site is abutting an unnamed Road.  It is situated amidst the 

‘Agriculture’ (“AGR”) zone of which animal boarding establishment is a column 2 

use which requires the prior planning permission from the Town Planning Board.   

 

2.2 The maximum number of visitors is 21 per day which can be accommodated by 7 

private cars because the site would allow the parking of 7 private cars at any time 

while another parking space will be reserved for the use of staff for picking up 

dogs to/from the site and picking up of staff.  There will be 3 staffs at the 

application site during operation hours.  No more than 42 dogs will be 

accommodated at the application site and most of the dogs will stay overnight at 

the application site.   

 

2.3 Also, the proposed parking spaces at the application site would only be opened to 

visitors with prior appointment.  

 

2.4 The estimated average traffic generation and traffic generation rate at peak hours 

are as follow: 

 

Type of 

Vehicle 

Average Traffic 

Generation Rate  

(pcu/hr) 

Average Traffic 

Attraction Rate  

(pcu/hr) 

Traffic 

Generation Rate 

at Peak Hours 

(pcu/hr) 

Traffic 

Attraction Rate  

at Peak Hours 

(pcu/hr) 

 

Private car  1.0 1.0 3 2 

Note 1: The opening hour of the proposed development is restricted to 9:00 a.m. to 

7:00 p.m. from Mondays to Sundays including public holidays; 

 

Note 2: The pcu of private car is taken as 1; & 

 

Note 3: Morning peak is defined as 7:00a.m. to 9:00a.m. whereas afternoon peak is 

defined as 5:00p.m. to 7:00p.m. 

 

2.5 As shown in the above estimation, it is estimated that the proposed development 

would not generate significant amount of traffic.  It would not affect the traffic 

condition of the unnamed road leading from Kong Nga Po Road.  The negligible 

increase in traffic would not aggravate the traffic condition of nearby road 

networks. 
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Date: 18 August 2021 
 
TPB Ref.: A/NE-FTA/205 

                                                     By Email  
Town Planning Board 
15/F, North Point Government Offices 
333, Java Road 
North Point 
Hong Kong 
(Attn: The Secretary) 
 
Dear Sir, 
 
Proposed Temporary Animal Boarding Establishment (Dog Kennel) 

for a Period of 3 Years at Lots 360 AB (Part), 360 C S.A (Part), 360 

D S.A (Part) & 360 D RP (Part) in D.D.87, Ta Kwu Ling, N.T. 

 

This letter intends to supersede our letter dated 17.8.2021.  
 
Our response to the comments of Transport Department is as follows: 
 
Transport Department’s comments Applicant’s response 
(i) The vehicular access should be no 

less than 7.3m wide;  
Noted.  Please see updated Figure 3.  

(ii) The vehicular access between the site 
and Man Kam To Road are not 
managed by TD. The applicant should 
seek comment from the responsible 
party.   

 

Noted.  

 
 
Our response to the comments of Environmental Protection Department is as follows: 
 
DEP’s comments  Applicant’s response  
Air quality 
1. The applicant is suggested to clarify if 

the all dogs are proposed to be kept in 
fully enclosed structures with 
adoption of MVAC. Besides, if any 
complaint is received, the applicant 
shall review the existing measures 
and provide further measures to 
remedy the situation promptly, for 
example application of 
deodourisation unit. 

 
Noted.  All dogs are proposed to be kept 
in fully enclosed structures with adoption 
of MVAC.  The applicant shall review 
the existing measures and provide further 
measures to remedy the situation 
promptly, for example application of 
deodourisation unit in case there is 
receipt of complaint.  

Water Quality 
2. Considering the proximity to the 

watercourses to the north and west of 
the site, the applicant should assess 
the water quality impacts during 
construction phase and propose 

 
Noted and will do.  
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respective mitigation measures as 
appropriate. 

3. We understand that there is no 
planned / existing public sewer in the 
vicinity for connection. The applicant 
should clarify the method to collect, 
treat and dispose of wastewater 
generated on site. 

The wastewater will be disposed by the 
special vehicle operated by professional 
wastewater collection company.  

4. If all wastewater generated on site 
would be treated and disposed of at 
the septic tank and soakaway system 
(STS) on site, the applicant should 
ensure the design, construction, 
operation and maintenance of the STS 
complies with the requirements under 
ProPECC PN 5/93, which should be 
duly certified by an Authorized 
Person. The applicant's attention is 
particularly drawn to the percolation 
test and minimum clearance distance 
requirements (i.e. the soakaway pit, 
not the septic tank, should be at least 
15m away from the nearby 
watercourses), and no overflow 
should be allowed. 

Only portable toilet will be provided at 
the application site.  The wastewater 
will be disposed by the special vehicle 
operated by professional wastewater 
collection company. 

5. The applicant should demonstrate that 
the capacity of the STS would be 
sufficient for all wastewater generated 
on site, including the effluent from 
toilet and dog kennel, removal of 
animal urine/excrement, floor 
washing and general cleaning of the 
dog kennel, etc. 

The wastewater will be disposed by the 
special vehicle operated by professional 
wastewater collection company. 

6. The applicant should comply with the 
requirements under Water Pollution 
Control Ordinance (Cap. 358), and 
adopt good housekeeping measures to 
prevent water quality pollution, 
including those by animal urine / 
excrement, rubbish, etc. 

Noted and will do.  

Noise  
7. The applicant should provide details 

of the soundproofing materials of the 
dog kennel, which should have 
surface mass density not less than 
10kg/m2 such that the noise 
transmitted through the structure of 
the dog kennel would be negligible. 

 
Rockwool with surface mass density not 
less than 10kg/m2 will be used such that 
noise transmitted through the structure of 
the dog kennel would be negligible.  

8. The applicant should indicate the 
location of opening(s) of the dog 
kennels in a figure for our 
consideration. Please note that noise 
arising from indoor (e.g. dog barking) 
will transmit out through door or 
other openings which may cause 

The opening of the dog kennel is shown 
in Figure 3.  The openings of the dog 
kennel are facing inward such that they 
will not cause noise nuisance to the 
nearby NSR. The openings would also 
remain closed at all times.  Auto-closing 
doors would be used and no opening 



noise nuisance to nearby Noise 
Sensitive Receiver (NSR). These 
door(s)/ window(s)/ opening(s) 
should remain closed at all times. The 
applicant is reminded that the 
opening(s) should be directed away 
from the NSR at the southwest of the 
site and adopt auto-closing door(s). 

would be directed to the NSR to the 
southwest of the site.  

 
 
Our response to the comments of Director of Agriculture, Fisheries and Conservation 
is as follows: 
 
DAFC’s comments Applicant’s response 
The subject site falls within “AGR” zone 
and is currently a cemented vacant land 
occupied by a warehouse. Agricultural 
activities are active in the vicinity and 
agricultural infrastructures such as road 
access and water source are available.  
The subject site can be used for other 
agricultural activities such as 
greenhouses, plant nurseries, etc.  As the 
subject site possesses potential for 
agricultural rehabilitation, the application 
is not supported form agricultural point of 
view.  

It is noted that the site is currently a 
cemented land occupied by a warehouse.  
The approval of the current application 
would be a planning gain to replace the 
hard paving and warehouse use.  In case 
the proposed development is not 
supported by Government departments 
and Town Planning Board, the 
application site may very likely to be 
occupied for the use of warehouse 
continuously which will jeopardize the 
planning intention of the “AGR” zone.   
 
The proposed development is not the first 
of its kind in “AGR” zone in adjacent 
Outline Zoning Plan.  Further, the 
proposed development is a column 2 use 
in the Approved Fu Tei Au and Sha Ling 
Outline Zoning Plan No. S/NE-FTA/16 
which means that it is a complementary 
land use in the “AGR” zone.  It is a 
compatible use with surrounding 
environment and landscape.  Although 
the land is owned by the family of the 
applicant, she does not possess the 
know-how of farming practice so that she 
didn’t turn the application site for 
greenhouses and plant nurseries.  Also, 
no third party so far shows the intention 
to occupy the application site for farming 
activities.  
 
The applicant would like to draw 
DAFC’s attention that the proposed 
development is a welfare for the dogs.  
The issuance of licence for dog kennel is 
under the jurisdiction of DAFC and the 
welfare of the dogs should be promoted 
by DAFC.  The proposed development 
only occupies a negligible amount of land 
in the “AGR” zone and it would not 



affect other active agricultural activities 
in the area.  As such, DAFC is invited to 
further consider the application.   

 
Please see updated Figure 1 to Figure 4 with updated Lot address.  
 

Yours faithfully, 
 
 
 
 
 
                                                     Patrick Tsui 
 
c.c. Sha Tin, Tai Po and North District Planning Office (Attn: Ms. Wendy LEE) – By 
Email 











Appendix II of RNTPC
Paper No. A/NE-FTA/205

Previous S.16 Application

Rejected Application

Application No. Uses/ Development
Date of

Consideration

Rejection

Reasons

A/NE-FTA/195 Proposed Temporary Warehouse and Open
Storage of Containers for a Period of 3 Years 6.3.2020 R1 - R4

Rejection Reasons

R1 The proposed development was not in line with the planning intention of the “Agriculture”
(“AGR”) zone, which was intended primarily to retain and safeguard good quality
agricultural land/farm/fish ponds for agricultural purposes. It was also intended to retain
fallow arable land with good potential for rehabilitation for cultivation and other agricultural
purposes. There was no strong planning justification in the submission for a departure from
the planning intention, even on a temporary basis.

R2 The proposed development did not comply with the Town Planning Board Guidelines No.
13E for ‘Application for Open Storage and Port Back-up Uses under Section 16 of the Town
Planning Ordinance’ in that no previous planning approval had been granted at the Site and
there were adverse departmental comments and local objection on the application.

R3 The applicant failed to demonstrate that the proposed development would not generate
adverse traffic impact on the surrounding areas.

R4 The approval of the application, even on a temporary basis, would set an undesirable
precedent for similar applications within the “AGR” zone. The cumulative effect of
approving such applications would result in a general degradation of the environment of the
area.
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Appendix IV of RNTPC
Paper No. A/NE-FTA/205

Recommended Advisory Clauses

(a) to note the following comments of the District Lands Officer/North, Lands Department:

(i) the Site comprises private lots which are Old Schedule lots held under the Block
Government Lease (demised for agricultural use) without any guaranteed right of
vehicular access. The applicant should make his own arrangement for acquiring
access to the Site, and there is no guarantee that any adjoining Government land (GL)
will be allowed for vehicular access to the Site for the proposed use;

(ii) the actual occupation area does not tally with the Site.  The existing total built-over
area is larger than the proposed development parameters under application.  The
existing number of structures also does not tally with the proposed development
parameters under application;

(iii) there are unauthorized structures erected on the Site and portions of GL are occupied
without approval from her office.  Her office reserves the right to take necessary lease
enforcement actions against the structures on private lots and land control action
against the irregularities on GL as appropriate;

(iv) the applicant should note that any proposed toilet facility should meet the current
health requirements; and

(v) should the application be approved, the owners of the lots concerned shall apply to her
office for a Short Term Waiver (STW) and/or Short Term Tenancy (STT) covering all
the actual occupation area and structures concerned.  The applications for STW and
STT will be considered by Government in its landlord’s capacity and there is no
guarantee that they will be approved.  Should the STW and STT be approved, their
commencement date would be backdated to the first date of occupation and they will
be subject to such terms and conditions to be imposed including payment of waiver
fee, rent and administrative fees as considered appropriate by her office;

(b) to note the comments of the Commissioner for Transport that the vehicular access between
between the Site and Man Kam To Road is not managed by his office. The applicant should
seek comments from the responsible party;

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

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

(ii) the applicant is advised on the following general requirements of the drainage proposal:

- surface channel with grating covers should be provided along the site boundary;

- a drainage plan should be provided clearly showing the size, levels and routes
of the proposed drainage.  The details (invert level, gradient, general sections
etc.) of the proposed drain/ surface channel, catchpits and the discharge
structure shall be provided;

- the cover levels of proposed channels should be flush with the existing
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adjoining ground level;

- a catchpit with covers should be provided where there is a change of direction
of the channel/drain.  The details of the catchpit with covers shall be provided;

- catchpits with sand trap shall be provided at the outlets of the proposed
drainage system.  The details of the catchpit with sand trap should be
provided;

- the applicant should check and ensure that the existing drainage downstream
to which the proposed connection will be made have adequate capacity and
satisfactory condition to cater for the additional discharge from the captioned
site. The applicant should also ensure that the flow from this Site will not
overload the existing drainage system;

- the applicant is reminded that where walls are erected or kerbs are laid along
the boundary of the same, peripheral channels should be provided on both sides
of the walls or kerbs, and/or adequate openings should be provided at the
walls/kerbs to allow existing overland flow passing through the Site to be
intercepted by the drainage system of the Site with details to be agreed by DSD,
unless justified not necessary;

- the applicant is reminded that all existing flow paths as well as the run-off
falling onto and passing through the Site should be intercepted and disposed
of via proper discharge points.  The applicant shall also ensure that no works,
including any site formation works, shall be carried out as may adversely
interfere with the free flow condition of the existing drains, channels and
watercourses on or in the vicinity of the Site any time during or after the works;

- the proposed drainage works, whether within or outside the site boundary,
should be constructed and maintained properly by the applicant and rectify the
system if it is found to be inadequate or ineffective during operation.at his/her
own expense;

- for works to be undertaken outside the lot boundary, the applicant should
obtain prior consent and agreement from DLO/N and/or relevant private lot
owners;

- the applicant should make good all the adjacent affected areas upon the
completion of the drainage works;

- the applicant shall allow all time free access for the Government and its agent
to conduct site inspection on his completed drainage works;

- the applicant and the successive lot owners shall allow connections from the
adjacent lots to the completed drainage works on Government Land when so
required; and

- photos should be submitted clearly showing the current conditions of the area
around the Site, the existing drainage/flowpaths around the Site, the proposed
drainage from the Site to the downstream existing watercourse and the existing
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watercourse at about 20 m intervals.  The locations of the camera and the
direction of each photo should also be indicated on a plan;

(d) to note the following comments of the Chief Building Surveyor/New Territories West,
Buildings Department:

(i) if the existing structures are erected on leased land without approval of the Buildings
Department (BD) (not being a New Territories Exempted House), they are
unauthorised under the Buildings Ordinance (BO) and should not designated for any
approved use under the captioned application;

(ii) before any new building works are to be carried out on the Site, the prior approval and
consent of the Building Authority (BA) should be obtained unless they are exempted
building works or commenced under the simplified requirement under the Minor
Works Control System.  Otherwise they are unauthorized buildings works (UBW).
An Authorized Person (AP) should be appointed as the coordinator for the proposed
building works in accordance with the BO;

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

(iv) if the proposed use under application is subject to issue of a licence, please be reminded
that any existing structures on the Site intended to be used for such purposes are
required to comply with the building safety and other relevant requirements as may be
imposed by the licencing authority;

(v) any temporary shelters for dog kennel or site office or other uses are considered as
temporary buildings that are subject to control of the Building (Planning) Regulations
(B(P)R) Pt. VII;

(vi) 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 B(P)R
respectively;

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

(viii) formal submission under the BO is required for any proposed new works, including
any temporary structures and site formation works like site formation drainage works.
Detailed comments under the BO will be provided at the building plan submission
stage;

(e) to note the following comments of the Director of Fire Services:

(i) 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 FSD for approval. In addition, the applicant
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should also be advised on the following points:

- the layout plans should be drawn to scale and depicted with dimensions and
nature of occupancy; and

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

(ii) the applicant is reminded that if the proposed structure(s) is required to comply with
the BO (Cap. 123), detailed fire safety requirements will be formulated upon receipt
of formal submission of general building plans;

(f) to note the following comments of the Director of Agriculture, Fisheries and Conservation:

(i) 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 applicant should also be reminded that the establishment and ancillary facilities
which is licensed under the Cap 139I Public Health (Animals) (Boarding
Establishment) Regulations must always fulfil the criteria listed in the Regulations;

(ii) the dogs kept by the applicant should also be properly licensed as in accordance with
Cap. 421 Rabies Ordinance and the applicant is reminded to observe Cap 169
Prevention of Cruelty to Animals Ordinance at all times.  Detailed information and
guidance on animal boarding establishment would be provided upon the receipt of the
licence application; and

(iii) the applicant is reminded to avoid impact to the watercourse located to the north of the
Site during construction and operation phase of the proposed development;

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

(i) the applicant should be reminded of his obligation to comply with environmental
protection / pollution control ordinances, including but not limited to Water Pollution
Control Ordinance and Noise Control Ordinance, and to follow all requirements and
mitigation measures in EPD’s latest COP. The applicant should properly implement
and maintain the proposed environmental mitigation measures to avoid and minimize
environmental nuisance/ impacts. In particular, the applicant should be advised to close
all doors / any openings at all times to avoid odour and noise nuisance, adopt auto-
closing doors for the enclosed structures, provide soundproofing materials with
sufficient surface mass density for the enclosed dog kennels, and face the openings of
dog kennels away from sensitive use(s) nearby. If any complaint is received, the
applicant shall review the existing measures and provide further measures to remedy
the situation promptly, for example application of deodourisation unit; and

(ii) adequate supporting infrastructure / facilities should be provided for proper collection,
treatment and disposal of waste/ wastewater from the proposed use, including that from
toilets, dog washing facility, removal of animal urine/ excrement, floor washing and
general cleaning of dog kennel etc. Should septic tank and soakaway system(s) be
adopted to treat and dispose of the wastewater on site, its design, construction,
operation and maintenance should follow ProPECC PN 5/93, including Minimum
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Clearance Distance and Percolation Test requirements, and be duly certified by an
Authorised Person. Should the wastewater on site would be disposed off site, the
applicant should employ licenced collector(s) to collect and dispose of the wastewater
regularly, the applicant should also review the capacity of on-site storage tank(s),
frequency of collection, and their practicality to prevent any water quality impact.
Mitigation measures stated in ProPECC PN 1/94 should be carried out during
construction phase, and good housekeeping measures to prevent water quality
pollution by animal urine/ excrement, rubbish etc. should also be implemented during
operation; and

(h) to note the following comments of the Director of Food and Environmental Hygiene:

(i) proper licence/ permit issued by his Department is required if there is any food
business/ catering service/ activities regulated by the Director of Food and
Environmental Hygiene (DFEH) under the Public Health and Municipal Services
Ordinance (Cap. 132) and other relevant legislation for the public and the operation of
any business should not cause any obstruction; and

(ii) if the proposal involves any commercial/trading activities, there should be no
encroachment on the public place and no environmental nuisance should be generated
to the surroundings. Its state should not be a nuisance or injurious or dangerous to
health and surrounding environment. Any animal carcass/ parts shall be properly
wrapped or bagged before disposal and in accordance with the relevant legislation.
Also, for any waste generated from the activities in the premises, the applicant should
handle on their own/ at their expenses.
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