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Extract of Town Planning Board Guidelines for
Application for Development within Green Belt Zone

under Section 16 of the Town Planning Ordinance
(TPB PG-No. 10)

The relevant assessment criteria are as follows:

(a) There is a general presumption against development (other than redevelopment)
in a “Green Belt” (“GB”) zone. In general the Board will only be prepared to
approve applications for development in the context of requests to rezone to an
appropriate use.

(b) An application for new development in a “GB” zone will only be considered in
exceptional circumstances and must be justified with very strong planning
grounds. The scale and intensity of the proposed development including the plot
ratio, site coverage and building height should be compatible with the character
of surrounding areas. With the exception of New Territories Exempted Houses,
a plot ratio up to 0.4 for residential development may be permitted.

(c) Applications for New Territories Exempted Houses with satisfactory sewage
disposal facilities and access arrangements may be approved if the application
sites are in close proximity to existing villages and in keeping with the
surrounding uses, and where the development is to meet the demand from
indigenous villagers.

(d) Redevelopment of existing residential development will generally be permitted
up to the intensity of the existing development.

(e) Applications for government/institution/community (G/IC) uses and public
utility installations must demonstrate that the proposed development is essential
and that no alternative sites are available. The plot ratio of the development site
may exceed 0.4 so as to minimize the land to be allocated for G/IC uses.

(f) Passive recreational uses which are compatible with the character of surrounding
areas may be given sympathetic consideration.

(g) The design and layout of any proposed development should be compatible with
the surrounding area. The development should not involve extensive clearance
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of existing natural vegetation, affect the existing natural landscape, or cause any
adverse visual impact on the surrounding environment.

(h) The vehicular access road and parking provision proposed should be appropriate
to the scale of the development and comply with relevant standards. Access and
parking should not adversely affect existing trees or other natural landscape
features. Tree preservation and landscaping proposals should be provided.

(i) The proposed development should not overstrain the capacity of existing and
planned infrastructure such as sewerage, roads and water supply. It should not
adversely affect drainage or aggravate flooding in the area.

(j) The proposed development must comply with the development controls and
restrictions of areas designated as water gathering grounds.

(k) The proposed development should not overstrain the overall provision of G/IC
facilities in the general area.

(l) The proposed development should not be susceptible to adverse environmental
effects from pollution sources nearby such as traffic noise, unless adequate
mitigating measures are provided, and it should not itself be the source of
pollution.

(m) Any proposed development on a slope or hillside should not adversely affect
slope stability.
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Relevant extract of the Town Planning Board Guidelines for
Application for Developments within Deep Bay Area

(TPB PG-No. 12C)

On 16.5.2014, the Town Planning Board Guidelines for Application for Developments within Deep
Bay Area under Section 16 of the Town Planning Ordinance (TPB PG-No. 12C) were promulgated
by the Town Planning Board, which set out the following criteria for the Wetland Buffer Area (WBA):

(a) 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. A buffer area of about 500m along the landward
boundary of the WCA is thus designated as a WBA. As a substantial amount of the fish
ponds within the WBA have already been lost over time through filling and certain areas
have been degraded by the presence of open storage use, these degraded areas may be
considered as target areas to allow an appropriate level of residential/recreational
development so as to provide an incentive to remove the open storage use and/or to restore
some of the fish ponds lost.

(b) Within the WBA, for development or redevelopment which requires planning permission
from the Board, an ecological impact assessment would also need to be submitted.
Development/redevelopment which may have negative impacts on the ecological value of
the WCA would not be supported by the Board, unless the ecological impact assessment can
demonstrate that the negative impacts could be mitigated through positive measures. The
assessment study should also demonstrate that the development will not cause net increase
in pollution load to Deep Bay. Some local and minor uses are however exempted from the
requirement of ecological impact assessment. They are listed in Appendix A and include
temporary uses.



 

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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Previous s.16 Application covering the Application Site

Rejected Application

Application No. Proposed Use Zoning Date of
Consideration

(RNTPC)

Rejection
Reasons

1 A/YL-LFS/484 Proposed Temporary Place of
Recreation, Sports or Culture (Hobby

Farm) for a Period of 3 Years and
Filling and Excavation of Land

“GB” 13.10.2023 (1) & (2)

Rejection Reasons

1. Not in line with the planning intention.

2. Not in line with the TPB PG-No. 10.

Similar s.16 Applications within the same “Green Belt” Zone
on the Lau Fau Shan and Tsim Bei Tsui Outline Zoning Plan in the past 5 years

Approved Applications

Application No. Proposed Use(s)/
Development(s)

Zoning(s) Date of
Consideration

(RNTPC)
1 A/YL-LFS/343 Proposed Temporary Place of Recreation,

Sports or Culture (Hobby Farm)
(3 Years)

“GB” 5.7.2019
(Revoked on
5.12.2021)

2 A/YL-LFS/363 Proposed Place of Recreation, Sports or
Culture and Shop and Services (including

Hobby Farming, Children Playground,
Refreshment Kiosk, Handicraft Making and

Ancillary Public Car Park) (3 years)

“GB” &
“O(1)”

4.9.2020
(Revoked on

4.6.2021)

3 A/YL-LFS/366 Proposed Temporary Place of Recreation,
Sports or Culture (Hobby Farm)

(3 Years)

“GB” 6.11.2020
(Revoked on
28.6.2022)

4 A/YL-LFS/380 Proposed Temporary Place of Recreation,
Sports or Culture (Hobby Farm)

(3 Years)

“GB” 8.1.2021
(Revoked on

8.1.2022)
5 A/YL-LFS/408 Proposed Temporary Place of Recreation,

Sports or Culture (Hobby Farm)
(3 Years)

“GB” 24.9.2021

6 A/YL-LFS/414 Proposed Temporary Place of Recreation,
Sports or Culture (Hobby Farm) (3 Years)

“GB” 24.12.2021
(Revoked on
24.3.2023)
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Application No. Proposed Use(s)/
Development(s)

Zoning(s) Date of
Consideration

(RNTPC)
7 A/YL-LFS/435 Proposed Temporary Place of Recreation,

Sports or Culture (Hobby Farm) (3 Years)
“GB” 9.9.2022

8 A/YL-LFS/475 Proposed Temporary Place of Recreation,
Sports or Culture (Hobby Farm)

for a Period of 3 Years

“GB” 28.7.2023

Rejected Applications

Application No. Proposed Use Zoning Date of
Consideration

(RNTPC)

Rejection
Reasons

1 A/YL-LFS/409 Proposed Temporary Place of
Recreation, Sports or Culture (Hobby

Farm) for a Period of 2 Years and
Filling of Land

“GB” 15.10.2021 (1) & (2)

2 A/YL-LFS/419 Proposed Temporary Place of
Recreation, Sports or Culture (Hobby

Farm) with Ancillary Office for a
Period of 3 Years and Filling of Land

“GB” 28.1.2022 (1) & (2)

3 A/YL-LFS/494 Proposed Temporary Place of
Recreation, Sports or Culture (Hobby

Farm) for a Period of 3 Years and
Filling of Land

“GB” 24.11.2023 (1) & (2)

4 A/YL-LFS/511 Proposed Temporary Place of
Recreation, Sports or Culture (Hobby

Farm) for a Period of 3 Years

“GB” 5.4.2024 (1) & (2)

Rejection Reasons

1. Not in line with the planning intention.

2. Not in line with the TPB PG-No. 10.



Appendix V of RNTPC
Paper No. A/YL-LFS/531

A/YL-LFS/531

Government Departments’ General Comments

1. Environment

Comments of the Director of Environmental Protection (DEP):

(a) He has no objection to the application.

(b) Since the application site falls within Deep Bay Buffer Zone 1, the proposed development
is a potential designated project under the Environmental Impact Assessment Ordinance
(EIAO). As such, if the application is approved, the applicant is required to provide more
information to confirm whether it is a designated project under the EIAO, and if affirmative,
Environmental Permit would be required for its construction and operation. The potential
environmental impacts (including noise and sewage) of the proposed temporary use shall be
assessed and relevant mitigation measures shall be recommended and implemented as
appropriate to meet the requirements under the EIAO process.

(c) There is no substantiated environmental complaint pertaining to the Site received in the past
three years.

(d) The applicant should note his advisory comments at Appendix VI.

2. Drainage

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

(a) He has no objection in principle to the application from drainage point of view.

(b) Should the Town Planning Board consider that the application is acceptable from planning
point of view, a condition should be stipulated requiring the applicant to submit a revised
drainage proposal, to implement and maintain the proposed drainage facilities to the
satisfaction of his department.

(c) The applicant should note his detailed comments on the submitted drainage proposal at
Appendix VI.

3. Fire Safety

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

It was revealed in a recent inspection by his department that the distance between the Site and the
nearest street fire hydrant is more than 500m. He has no objection in principle to the proposal
subject to water supply for firefighting, i.e. street fire hydrant system with adequate flow and
pressure at a location that is within 500m from the Site; and fire service installations being
provided to his satisfaction.
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4. Building Matters

Comments of the Chief Building Surveyor/New Territories West, Buildings Department
(CBS/NTW, BD):

(a) As there is no record of approval granted by the Building Authority for the existing structure
at the Site, he is not in a position to offer comments on their suitability for the use proposed
in the application.

(b) It is noted that two structures are proposed in the application.  Before any new building
works (including containers/open sheds as temporary building, 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 unauthorised building works (UBW) under the Building
Ordinance (BO).  An authorised person should be appointed at the coordinator for the
proposed building works in accordance with the BO.

5. Other Department’s Comments

The following Government departments have no comment/objection on the application:

(a) Antiquities and Monuments Office, Development Bureau (AMO, DEVB);
(b) Commissioner for Transport (C for T);
(c) Chief Highway Engineer/New Territories West, Highways Department (CHE/NTW, HyD);
(d) Chief Engineer/Construction, Water Supplies Department (CE/C, WSD);
(e) Director of Agriculture, Fisheries and Conservation (DAFC);
(f) Chief Engineer/Land Works, Civil Engineering and Development Department (CE/LW,

CEDD);
(g) Head of Geotechnical Engineering Office, CEDD (H(GEO), CEDD);
(h) Project Manager (West), CEDD (PM(W), CEDD);
(i) Director of Leisure and Cultural Services (DLCS); and
(j) Director of Food and Environmental Hygiene (DFEH).
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Recommended Advisory Clauses

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

(i) the application site (the Site) comprises Old Schedule Agricultural Lots 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; and

(ii) the lot owner(s) shall apply to LandsD for Short Term Waiver(s) (STWs) to permit
the structure(s) erected or to be erected within the subject lots, if any. The
application(s) for STWs will be considered by the Government in its capacity as a
landlord and there is no guarantee that it/they will be approved.  The STWs 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 considered;

(b) to note the comments of the Commissioner for Transport (C for T) that the local track
leading to the Site is not under Transport Department’s purview.  The applicant shall
obtain consent of the owners/managing departments of the local track for using it as the
vehicular access to the Site.  The applicant shall advise the visitors to visit the Site via
public transport as no parking space is available at the Site;

(c) to note the comments of the Chief Highway Engineer/New Territories West, Highways
Department (CHE/NTW, HyD) that adequate drainage measures shall be provided to
prevent surface water running from the Site to the nearby public roads and drains. The
access road connecting the Site with Deep Bay Road is not and will not be maintained by
HyD.  HyD should not be responsible for maintaining any access connecting the Site
with Deep Bay Road;

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

(i) to follow the relevant mitigation measures and requirements in the revised “Code of
Practice on Handling the Environmental Aspects of Temporary Uses and Open
Storage Sites” to minimise any potential environmental nuisance;

(ii) to avoid the use of public announcement system, portable louder or any form of
audio amplification system on the Site;

(iii) to provide adequate supporting infrastructure / facilities for proper collection,
treatment and disposal of waste / wastewater generated from the proposed use. If
septic tank and soakaway system will be used in case of unavailability of public
sewer, its design and construction shall follow the requirements of Practice Note
for Professional Person (ProPECC) PN 1/23 "Drainage Plans subject to Comment
by the Environmental Protection Department" including completion of percolation
test and certification by Authorized Person; and

(iv) to meet the statutory requirements under relevant pollution control ordinances;
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(e) to note the comments of the Chief Engineer/Mainland North, Drainage Services
Department on the submitted drainage proposal that:

(i) please indicate how the runoff (the flow direction) within the Site and from the
adjacent areas would be discharged to the proposed drainage system;

(ii) peripheral surface channels shall be provided along the site boundary to collect the
surface runoff accrued on the Site and to intercept the overland flow from the
adjacent lands;

(iii) please clearly indicate the full alignment of the discharge path from the Site all the
way down to the ultimate discharge point (e.g. a well-established stream
course/public discharge system);

(iv) please clearly indicate the existing drainage facilities on the proposed drainage plan
and demonstrate the existing facilities to be discharged to have sufficient capacity
to cater for any additional flow generated due to the subject application;

(v) please demonstrate with hydraulic calculation that the proposed drainage facilities
are adequate to collect, convey and discharge the surface runoff accrued on the Site
and the overland flow intercepted from the adjacent lands;

(vi) the applicant should employ a qualified engineer (Registered Professional Engineer
in the Civil Engineering discipline) to prepare for drainage submission.  The
drainage submission should be signed and by a qualified engineer;

(vii) cross sections showing the existing and proposed ground levels of the Site with
respect to the adjacent areas should be given;

(viii) sand trap or provision alike should be provided before the collected runoff is
discharged to the public drainage facilities;

(ix) standard details should be provided to indicate the sectional details of the proposed
drainage system;

(x) the cover levels and invert levels of the proposed drainage facilities should be
shown on the drainage plan;

(xi) the applicant should provide details for the connection of the proposed and existing
drainage facilities;

(xii) the gradient and the sizes of the proposed U-channels should be shown on the
drainage plan;

(xiii) catchpit should be provided at where a proposed surface channel change direction
or gradient;

(xiv) consideration should be given to provide grating for the surface channels;

(xv) where walls and hoarding are erected/liad along the site boundary, adequate
opening should be provided to intercept the existing overland flow passing through
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the Site;

(xvi) the proposed development should neither obstruct overland flow nor adversely
affect any existing natural streams, village drains, ditches, the adjacent lands etc.;

(xvii) the applicant is required to rectify the drainage system if they are found to be
adequate or ineffective during operation.  The applicant shall also be liable for
and shall indemnify claims and demands arising out of damage or nuisance caused
by a failure of the drainage system;

(xviii) EPD should be consulted as regards the sewage disposal aspects of the subject
application; and

(xix) the applicant should consult DLO/YL of LandsD and seek consent from the
relevant owners for any drainage works to be carried out outside his lot boundary
before commencement of the drainage works;

(f) to note the comments of the Director of Fire Services (D of FS) that the distance between
the Site and the nearest street fire hydrant is more than 500m. In this regard, street fire
hydrant system with adequate flow and pressure shall be provided at a location that is
within 500m from the Site. In consideration of the design/nature of the proposal, fire
service installations (FSIs) and water supply for firefighting are anticipated to be
required.  The applicant shall submit relevant layout plans incorporated with the
proposed FSIs and water supply for firefighting to the Fire Services Department for
approval.  The layout plans should be drawn to scale and depicted with dimensions and
nature of occupancy.  The location of the proposed FSIs and water supply for
firefighting to be installed should be clearly marked on the layout plans.  If the
proposed structure(s) is required to comply with the Buildings Ordinance (BO) (Cap.
123), detailed fire service requirements will be formulated upon receipt of formal
submission of general building plans; and

(g) to note the comments of the Chief Building Surveyor/New Territories West, Buildings
Department (CBS/NTW, BD) that:

(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;

(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 the building plan submission stage;

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

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

(vi) detailed checking under the BO will be carried out at building plan submission
stage.
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⬜Urgent  ⬜Return receipt  ⬜Expand Group  ⬜Restricted  ⬜Prevent Copy  ⬜Confidential

1

Wilfred Ka Hing CHU/PLAND

 寄件者: Wilfred Ka Hing CHU/PLAND
寄件日期: 2024年09月04日星期三 17:47
收件者: tpbpd/PLAND
主旨: Fw: Supplementary Information for Planning Application No. A/YL-LFS/531

From: PROJECT CONSULTANCY FBI   
Sent: Wednesday, September 4, 2024 4:39 PM 
To: Wilfred Ka Hing CHU/PLAND <wkhchu@pland.gov.hk> 
Subject: Supplementary Information for Planning Application No. A/YL-LFS/531 
 
1. 有關申請地點構築物內將會建設儲糞污水缸，將會定時尋找吸糞車到場處理。 
 
2. 承諾清除申請地點內所有不適合耕種的物品及土地清除  
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Wilson Chun Yin TSE/PLAND

 寄件者: tmylwdpo_pd/PLAND
寄件日期: 2024年09月26日星期四 17:22

收件者: Wilfred Ka Hing CHU/PLAND
副本: Eric Chi Yeung CHIU/PLAND; Wilson Chun Yin TSE/PLAND
主旨: 轉寄: Further Information on Planning Application No. A/YL-LFS/531

附件: P.6-01.jpg

 
 
From: tpbpd/PLAND <tpbpd@pland.gov.hk>  
Sent: Thursday, September 26, 2024 4:51 PM 
To: tmylwdpo_pd/PLAND <tmylwdpo@pland.gov.hk> 
Cc: Kiff Kit Fu YIU/PLAND <kkfyiu@pland.gov.hk> 
Subject: Fw: Further Information on Planning Application No. A/YL-LFS/531 
 
 
 
From: Wilfred Ka Hing CHU/PLAND <wkhchu@pland.gov.hk>  
Sent: Thursday, September 26, 2024 4:39 PM 
To: tpbpd/PLAND <tpbpd@pland.gov.hk> 
Subject: Further Information on Planning Application No. A/YL-LFS/531 
 
 
From: PROJECT CONSULTANCY FBI 
Sent: Tuesday, September 24, 2024 12:43 AM 
To: Wilfred Ka Hing CHU/PLAND <wkhchu@pland.gov.hk> 
Subject: Re: Clarification on Planning Application No. A/YL-LFS/531 
 
P.6內容打錯,是星期一至星期六,不是星期一至星期五,謝謝 
 
Wilfred Ka Hing CHU/PLAND <wkhchu@pland.gov.hk> 於 2024年9月23日 週一 下午12:13寫道： 

Dear  

  

Regarding your submission of planning application no. A/YL-LFS/531, please find below our 
comments for your further clarification please. 

  

1.    Referring to p.6 of the application form, it is stated that the operation hours are 9am to 
6pm on Mondays to Fridays and Sundays including Public Holidays. However, the 
operation hours on Saturdays are not mentioned. Please provide the operation hours for 
Saturdays. 

  

Should you wish to submit further information in response to the above, please do so by 
24.9.2024 and submit in writing to Secretary of the Town Planning Board (email: 
tpbpd@pland.gov.hk; Address: 15/F, North Point Government Offices, 333 Java Road, North 
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Point, Hong Kong; Fax: 2877 0245) with copy to us. In submitting the further information, 
reference should be made to the TPB Guidelines No. 32B on the Submission of Further 
Information in Relation to Applications for Amendment of Plan, Planning Permission and 
Review. 

  

Thanks and Regards, 

Wilfred CHU 

TP/YLW4, TMYLW DPO, PlanD 

Tel: 2158 6290 
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Wilfred Ka Hing CHU/PLAND

 寄件者: Wilfred Ka Hing CHU/PLAND
寄件日期: 2024年10月16日星期三 17:22
收件者: tpbpd/PLAND
主旨: Further Information for Planning Application No. A/YL-LFS/531
附件: 車輛通道圖.pdf

From: PROJECT CONSULTANCY FBI  
Sent: Wednesday, October 16, 2024 5:16 PM 
To: Wilfred Ka Hing CHU/PLAND <wkhchu@pland.gov.hk> 
Subject: Re: Comments on Planning Application No. A/YL-LFS/531 
 

回覆Comments on Planning Application No. A/YL-LFS/531 

 
Wilfred Ka Hing CHU/PLAND <wkhchu@pland.gov.hk> 於 2024年10月16日 週三 上午10:52寫道： 

Dear Mr. Chan,  

  

Regarding your submission of planning application no. A/YL-LFS/531, please find below our 
comments for your further action please. 

  

1.    Referring to the submitted vehicular access plan, the area marked as “申請地點” in dark blue 
is not the application site. Please submit a revised vehicular access plan with the correct location 
of the application site. 
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Should you wish to submit further information in response to the above, please do so by 16.10.2024 
(today) and submit in writing to Secretary of the Town Planning Board (email: tpbpd@pland.gov.hk; 
Address: 15/F, North Point Government Offices, 333 Java Road, North Point, Hong Kong; Fax: 2877 
0245) with copy to us. In submitting the further information, reference should be made to the TPB 
Guidelines No. 32B on the Submission of Further Information in Relation to Applications for 
Amendment of Plan, Planning Permission and Review. 

  

Thanks and Regards, 

Wilfred CHU 

TP/YLW4, TMYLW DPO, PlanD 

Tel: 2158 6290 
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