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Relevant Extracts of Town Planning Board Guidelines for
Application for Development within Deep Bay Area

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

According to TPB PG-No. 12C, the Site falls within the Wetland Buffer Area (WBA) of Deep
Bay Area. The relevant assessment criteria 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 (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; and

(b) within the WBA, for development or redevelopment which requires planning permission,
an ecological impact assessment (EcoIA) would 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 EcoIA 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; and

(c) proposals for residential/recreational developments on degraded sites to remove/replace
existing open storage or container back-up uses and/or to restore lost wetlands may be
given sympathetic consideration by the Town Planning Board subject to satisfactory
ecological and other impact assessments. Residential developments should be compatible
with the surrounding land uses and the rural setting of the area. Consideration should also
be given to the compatibility of recreational use with any adjoining fish pond area and to
other planning and environmental implications of the development.
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Previous s.16 Applications covering the Application Site

Approved Applications

Application No. Proposed Uses/

Development(s)

Date of
Consideration
(RNTPC/TPB)

Approval
Conditions

1. A/YL-MP/166 Proposed Comprehensive
Development to include Wetland
Restoration Area

19.9.2008
Approved by

RNTPC

1 to 14

2. A/YL-MP/185 Proposed Comprehensive
Development to include Wetland
Restoration Area (Houses and
Wetland Habitat) (Proposed
Amendments to an Approved
Scheme)

21.10.2011
Approved by

RNTPC

1, 2, 4 to 6,
10, 11, 13 to

18

3. A/YL-MP/229 Proposed Comprehensive House
and Wetland Habitat Development
with Filling and Excavation of
Land

27.2.2015
Approved by

RNTPC

1, 2, 4 to 6,
10, 11, 13 to

20

4. A/YL-MP/291 Proposed Comprehensive House
and Wetland Habitat Development
with Filling and Excavation of
Land (Amendments to an
Approved Scheme)

10.7.2020
Approved by

RNTPC

1, 4a, 5a, 6a,
11, 13, 14,
15a, 16, 17,

19, 20

Approval Conditions
1 The submission and implementation of an MLP

2 The interface arrangement for XRL project in terms of permanent land take for XRL tunnels
and structures and temporary land take for related construction

3 The interface arrangement for the project 7259RS ‘Cycle Tracks Connecting North West New
Territories with North East New Territories’

4 The submission and implementation of a LMP including tree preservation scheme

4a The submission and implementation of a LMP

5 The submission of a revised DIA and the implementation of the flood mitigation measures
and stormwater drainage facilities identified in the DIA

5a The submission of a revised DIA and the implementation of drainage proposal identified in
the DIA

6 The submission of a revised EcoIA and the implementation of the mitigation measures
identified therein

6a The implementation of the mitigation measures identified in the EcoIA

7 The submission of a wetland restoration and/or creation scheme, including its detailed design,
wetland buffer proposals to mitigate potential impact on the nearby existing wetland, a
maintenance and management plan with implementation details, arrangement of funding and
monitoring programme and enforcement mechanism to ensure the long-term management of
the restored wetland



- 2 -

8 The provision of a waterworks reserve within 1.5 metres from the centerline of the affected
water mains

9 The submission of a revised TIA

10 The design and provision of new junction between the proposed access road and Castle Peak
Road - Mai Po section and improvement measures at junction of Palm Springs Boulevard and
Castle Peak Road - Mai Po section

11 The design and provision of an access road to link with Castle Peak Road - Mai Po section

12 The proposed access road should serve as the right of way for the accessibility of adjoining
developments, as proposed by the applicant

13 The design and provision of vehicle parking, motorcycle parking and loading/unloading
facilities for the proposed development

14 The provision of emergency vehicular access, water supplies for fire-fighting and fire service
installations

15 The submission and implementation of a maintenance and management plan which covered
implementation details and the estimated annual recurrent costs with breakdown required for
maintaining the restored wetland area

15a The implementation of a maintenance and management plan which covered implementation
details and the estimated annual recurrent costs with breakdown required for maintaining the
restored wetland area

16 The submission and implementation of a funding arrangement proposal for ensuring the
long-term maintenance and management of the restored wetland area

17 As proposed by the applicant, land exchange and/or lease modification for the proposed
development if considered and approved by the Director of Lands, should not be executed
prior to the compliance with condition (16) above

18 The design and provision of mitigation measures to alleviate the visual impact of the noise
barriers

19 The submission of a revised SIA and the implementation of mitigation measures identified in
the revised SIA

20 The implementation of sewage disposal arrangement including the interim on-site sewerage
treatment plant, the reuse of treated effluent and the irrigation system, as proposed by the
applicant
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Recommended Advisory Clauses

(a) The approval of the application does not imply that the proposed building design
elements could fulfil the requirements under the Sustainable Building Design Guidelines
and the relevant requirements under the lease, and that the proposed gross floor area
(GFA) concession for the proposed development will be approved/granted by the
Building Authority (BA).  The applicant should approach the Buildings Department
(BD) and the Lands Department (LandsD) direct to obtain the necessary approval.  If
the building design elements and the GFA concession are not approved/granted by the
BA and the Lands Authority and major changes to the current scheme are required, a
fresh planning application to the Town Planning Board (the Board) may be required;

(b) the applicant is reminded that the implementation of the maintenance and management
plan and funding arrangement as approved under the agreement with the Environmental
Conservation Fund should be continued;

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

(i) providing that the proposal would not result in exceeding the permitted GFA and
parking provisions under New Grant No. 22875, he has no comment from land
lease perspective; and

(ii) the Landscape Master Plan and Tree Preservation and Removal Proposal should be
subject to separate application to be submitted for prior approval before
implementation of the development proposal.

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

(i) HyD is not and shall not be responsible for the maintenance of any access
connecting the Site and Castle Peak Road – Mai Po;

(ii) if any road improvements are considered necessary by TD due to the proposed
development, they shall be implemented by the applicant to the satisfaction of TD
and HyD at the applicant’s own cost;

(iii) HyD shall not be responsible for the maintenance of any internal transport facilities
within the Site; and

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

(e) to note the comments of the Chief Engineer/Railway Development 2-2, Railway
Development Office, HyD (CE/RD2-2, RDO, HyD) that the Site location falls within
the railway protection zone of the existing Express Rail Link (XRL).  As the operation
of the existing railway network is not under the jurisdiction of RDO, the applicant
should consult the railway protection team of MTRCL with respect to operation,
maintenance and safety of the existing railway network.

(f) to note the comments of the Director of Environmental Protection (DEP) that:
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(i) the proposed house development under application is covered by the Environmental
Permit (EP-311/2008/E) issued under the Environmental Impact Assessment
Ordinance (EIAO).  The applicant should be advised to observe and ensure that
the development in the current application will comply with all the statutory
requirements under the EIAO; and

(ii) the applicant is advised to note the following observations/comments on the revised
Environmental Assessment to ensure that the on-site sewage treatment plant (STP)
of the development would be properly designed and implemented:

Air Quality
(1) Section 1.5.2, 5m and 6th paragraphs and R-to-C 6: Even though no detailed

design is available at this stage, please ensure that the proposed STP should be
properly designed and the exhaust point should be located at a height similar
to that of the STKSTW (as mentioned in the EA) to minimise the odour
impact with the nearby planned air-sensitive uses at low levels (i.e at 9mAG or
lower).

(2) Section 1.5.2, 6th paragraph: Please delete “significant” in the last line.

Water Quality
(1) Section 3.2

(i) 5th bullet point: Please note that the River Water Quality in Hong Kong
in 2022 has been issued, please update.

(ii) Please add Marine Water Quality in Hong Kong 2022.

(2) Sections 3.4.2.2 and 3.6.2
(i) It is noted that a permanent tertiary STP adopting MBR followed by UV

disinfection is proposed and the effluent will be reused.
(ii) Please clarify if there would be any reject stream from the STP and/or the

proposed reclaimed water facility. If affirmative, please clarify how the
reject stream be treated.

(iii) Please provide the effluent water quality standards for the on-site tertiary
STP to ensure future compliance. Table 3.6 is the effluent standard from
the reuse water facility, not the effluent standard from STP.

(iv) Please clarify if there will be any further treatment provided by the
reclaimed water facility to treat the effluent from the STP (influx of the
reclaimed water facility), e.g. ultrafiltration to remove TSS, Chlorination
for disinfection.

(v) Noted that chlorine will be used for reuse water disinfection, please
clarify if de-chlorination procedures would be involved, and please
provide the chemicals to be used for de-chlorination and hence to
evaluate if any potential adverse water quality impact would raise.

(vi) Please also denote the TRC.
(vii) Under Diversion of Existing Water Ditches and Marsh “The existing

water ditches and marsh within the Project Area…. will be filled in order
to facilitate the construction...”, please indicate the water ditches and
marsh to be filled.

(viii)It is noted that STP would adopt UV treatment for disinfection whilst
Reclaimed water facility use Chlorine for disinfection.  Are there any
reason for the design?
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(3) Figure 3.3: Please denote the locations of the STP and reclaimed water facility.

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

(i) the applicant shall ensure during the construction stage, the run off from the Site is
properly intercepted and will not adversely affect the adjacent area;

(ii) the applicant is reminded to implement the temporary drainage diversion submitted
and adequate temporary drainage provisions during the construction;

(iii) the applicant should have a monitoring scheme and programme to ensure the
project’s expected drainage performance is achieved during construction;

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

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

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

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

(viii) all the proposed drainage facilities within the Site 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 during occupancy of the
Site.

(h) to note the comments of the Director of Fire Services (D of FS) that:

(i) detailed fire safety requirements will be formulated upon receipt of formal
submission of general building plans, the emergency vehicular access (EVA)
provision in the Site shall comply with the standard as stipulated in Section 6, Part
D of the Code of Practice for Fire Safety in Buildings 2011 under the Building
(Planning) Regulation (B(P)R) 41D which is administered by BD;

(ii) noise barrier(s), if provided, shall meet the following criteria, wherever applicable:

(a) normal operation and maintenance of fire hydrant is not impeded;
(b) vehicular access to areas/buildings on both sides of a road is not obstructed;
(c) emergency crossing to the opposite lane of a road is maintained;
(d) a minimum clear width of 6m and a minimum headroom clearance of 4.5m

shall be provided;
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(e) full enclosure type barrier exceeding 230m may need to comply with road
tunnel fire safety requirements;

(f) internal EVA may be required for buildings abutting those road with noise
barrier/enclosures installation if these roads are used for EVA purposes.  As a
general requirement, at least one major face of each building shall be
accessible by public access road/EVA within a 10m distance, measuring
between the building major face and the inner kerb of the EVA/public access
road; and

(g) should the covering area of any street fire hydrant be segregated by any type of
noise enclosure, an openable panel of appropriate size and appropriate signage
shall be provided so that the street fire hydrant could be located and used by
fire crew for fire-fighting on either side of the enclosure. An all-round
clearance of 1.5m shall be maintained at each hydrant outlet and its controlling
ground valve to ensure the effective operation of the hydrant by the fire crew.

(i) to note the comments of the Director of Electrical and Mechanical Services (DEMS) that
the in the interest of public safety and ensuring the continuity of electricity supply, the
applicant/parties concerned with planning, designing, organising and supervising any
activity near the underground cable or overhead line (OHL) under the subject
application should approach the electricity supplier (i.e. CLP Power) for the requisition
of cable plans (and OHL alignment drawings, where applicable) to find out whether
there is any underground cable and/or OHL within and/or in the vicinity of the Site.
The applicant should also be reminded to 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.

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

(i) presumably the Site will abut on specified street(s) of not less than 4.5m wide and
may be disregarded as a Class A site.  Its permitted development intensity shall be
determined under the First Schedule of the Building (Planning) Regulations
(B(P)R) at the building plan submission stage;

(ii) in view of the size of the sites, area of any internal streets/roads required under
s.16(1)(p) of BO should be deducted from the site area for the purpose of PR and
SC calculations under the Buildings Ordinance (BO);

(iii) for features applied to be excluded from the calculation of the total GFA, it shall be
subject to compliance with the requirements laid down in the relevant Joint
Practice Notes (JPN) and Practice Notes for Authorised Persons, Registered
Structural Engineers and Registered Geotechnical Engineers (PNAP), including
but not limiting to, the requirements of building set back, building separation and
SC of greenery as stipulated in PNAP APP-152 if applicable;

(iv) for any carparking spaces to be disregarded from GFA calculation under Regulation
23(3)(b) of B(P)R, the applicant shall comply with PNAP APP-2;

(v) the proposed noise barriers, unless exempted, are accountable for GFA and SC
calculations under BO;
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(vi) each phase of the development should be self-sustainable under BO;

(vii) the applicant’s attention is drawn to the requirements on provision of EVA to all
buildings to be erected on the Site under B(P)R 41D;

(viii)BD reserves the comment on the high headroom of about 4.5m for the upper floors
of the houses in the planning application stage and detailed comment under BO on
the high headroom issue will be provided at the building plan submission stage;

(ix) the discharge of foul water and surface water shall comply with Regulation 40 and
41 under the Building (Standards of Sanitary Fitments, Plumbing, Drainage Works
and Latrines) Regulations; and

(x) detailed checking under BO will be carried out at the building plan submission
stage.

(k) to note the comments of the Chief Engineer/Construction, Water Supplies Department
(CE/C, WSD) that for provision of water supply to the proposed development, the
applicant may need to extend his/her inside services to the nearest suitable government
water mains for connection.  The applicant shall resolve any land matter (such as
private lots) associated with the provision of water supply and shall be responsible for
the connection, operation and maintenance of the inside services within the private lots
to WSD’s standards; and

(l) to note the comments of the Director of Food and Environmental Hygiene (DFEH) that:

(i) no Food and Environmental Hygiene Department’s (FEHD) facilities should be
affected;

(ii) proper licence / permit issued by FEHD is required if there is any food business /
catering service / activities regulated by DFEH under the Public Health and
Municipal Services Ordinance (PHMSO) (Cap. 132) and other relevant legislation
for the public. Under the Food Business Regulation (FBR), Cap. 132X, a food
business licence is required for the operation of the relevant type of food business
listed in the Regulation. For any premises intended to be used for food business
(e.g. a restaurant, a food factory, a fresh provision shop), a food business licence
from the FEHD in accordance with the Public Health and Municipal Services
Ordinance (Cap. 132) shall be obtained.  The application for licence, if acceptable
by the FEHD, will be referred to relevant government departments such as BD,
FSD and Planning Department for comment.  If there is no objection from the
departments concerned, a letter of requirements will be issued to the applicant for
compliance and the licence will be issued upon compliance of all the requirements;

(iii) proper licence issued by FEHD is required if related place of entertainment is
involved. Any person who desires to keep or use any place of public entertainment
for example a theatre and cinema or a place, building, erection or structure, whether
temporary or permanent, on one occasion or more, capable of accommodating the
public presenting or carrying on public entertainment within Places of Public
entertainment (PPE) Ordinance (Cap. 172) and its subsidiary legislation, such as a
concert, opera, ballet, stage performance or other musical, dramatic or theatrical
entertainment, cinematograph or laser projection display or an amusement ride and
mechanical device which is designed for amusement, a Place of Public
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Entertainment Licence (or Temporary Place of Public Entertainment Licence)
should be obtained from FEHD whatever the general public is admitted with or
without payment;

(iv) a swimming pool licence must be obtained from FEHD for any artificially
constructed pool used for swimming or bathing and to which the public have access
(whether on payment or otherwise) or which is operated by any club, institution,
association or other organization. A swimming pool licence is not required for any
swimming pool which serves not more than 20 residential units and to which the
public have no access;

(v) 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. Also, for any
waste generated from such activities/ operation, the applicant should arrange
disposal properly at their own expenses;

(vi) if provision of cleansing service for new roads, streets, cycle tracks, footpaths,
paved areas etc, is required, FEHD should be separately consulted.  Prior consent
from FEHD must be obtained and sufficient amount of recurrent cost may have to
be provided to us; and

(vii) if domestic waste collection service of FEHD is required in future, prior comments
from this Department on the waste collection plan, including the accessibility and
maneuverability of RCV to RCP, should be sought. The refuses collection points of
domestic waste and the commercial waste should be clearly separated. The share
use of RCP for both domestic and commercial waste is not recommended.
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