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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. 12C)

Wetland Buffer Area (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.

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

(c) Applications for new open storage or port back-up uses within the WBA, whether
temporary or permanent, would normally not be allowed in view of the adverse
disturbances of such activities on birds, in particular for those uses involving filling of
contiguous ponds.  However, open storage or container back-up uses located close to the
Lok Ma Chau crossing and without involving pond filling might be sympathetically
considered by the Board in view of the genuine need to facilitate cross-boundary
movements of goods in the area.
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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 Applications covering the Application Site
on the Approved Nam Sang Wai Outline Zoning Plan No. S/YL-NSW/8

Approved Application

No. Application No. Use(s)/Development(s) Date of Consideration
(RNTPC/TPB)

1. A/YL-NSW/284 * Temporary Shop and Services (Convenience Store) for a
Period of 3 Years

5.2.2021
Approved by RNTPC

for 3 years

*denotes permission revoked



Similar s.16 Applications within the same “OU(CDWRA)” Zone
on the Approved Nam Sang Wai Outline Zoning Plan No. S/YL-NSW/8 in the Past Five Years

Approved Application

No. Application No. Use(s)/Development(s) Date of Consideration
(RNTPC/TPB)

1. A/YL-NSW/298 Temporary Shop and Services for a Period of 3 Years 24.6.2022
Approved by RNTPC

for 3 years
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Government Departments’ General Comments

1. Land Administration

Comments of the District Lands Officer/Yuen Long, Lands Department (DLO/YL,
LandsD):

· The application site (the Site) comprises of Old Schedule Agricultural Lot
(OSAL) and Government Land (GL). The OSAL is 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;

· No permission is given for the occupation of the GL in the Site (about 50m2

subject to verification).  The act of occupation of the above GL without
Government’s prior approval is not allowed; and

· Advisory comments as detailed in Appendix V.

2. Traffic

Comments of the Commissioner for Transport (C for T):

· The Site is connected to the public road network via a section of local access
road which is not managed by Transport Department.  The land status of the
local access road should be clarified with the LandsD by the applicant.
Moreover, the management and maintenance responsibilities of the local
access road should be clarified with the relevant lands and maintenance
authorities accordingly;

· As there is no information about the vehicular access at the private lot(s) to the
concerned site, the applicant should arrange by themselves if necessary, and
should seek the relevant land owner(s) on the right of using the vehicular
access;

· No vehicle is allowed to queue back to or reverse onto/from the Site at any
time during the planning approval period.

· Advisory comments as detailed in Appendix V.

Appendix IV of RNTPC
Paper No. A/YL-NSW/308
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3. Environment

Comments of the Director of Environmental Protection (DEP):

· He has no objection to the application from environmental planning perspective;

· There was no substantiated environmental complaint concerning the Site
received by the Environmental Protection Department in the past three years;
and

· Advisory comments as detailed in Appendix V.

4. Fire Services

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

· He has no objection in-principle to the application subject to FSIs being
provided to his satisfaction;

· The FSI proposal submitted is considered acceptable; and

· Advisory comments as detailed in Appendix V.

5. Drainage

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

· He has no objection in principle to the proposed development;

· The submitted drainage proposal is considered not acceptable.  The applicant
is required to submit a revised drainage proposal.  Detail comments on the
drainage proposal are detailed in Appendix IV; and

· Should the application be approved, conditions should be stipulated in the
approval letter requiring the applicant (i) to submit a drainage proposal and (ii)
to implement and maintain the drainage proposal for the development to the
satisfaction of the Director of Drainage Services or the Town Planning Board.

6. Landscape

Comments of the Chief Town Planner/Urban Design and Landscape, Planning
Department (CTP/UD&L, PlanD):

· She has no objection to the application from landscape planning perspective;
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· Based on the aerial photo of 2022, the Site is located in a rural fringe landscape
character comprising of low-rise residential areas, vacant lands, ponds and
scattered tree groups.  The proposed use with one storey not exceeding 3m
height is not incompatible with the surrounding landscape setting of the area;
and

· According to site photos taken on 28.2.2023, the Site is vacant, hard-paved with
a temporary structure.  No existing tree is observed within the Site.
Significant adverse landscape impact within the Site arising from the proposed
use is not anticipated.

7. Building Matters

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

· He could not offer any comment on the application under the BO, noting that
the application may involve NTEH and possible unauthorized structures and
his department has no record of the buildings/structures on site; and

· The suitability of the premises for restaurant would depend on a number of
factors including structural stability, means of escape provision, fire resisting
construction and existing of unauthorized building works.  If the buildings
concerned are NTEH, he is unable to offer comment as it is outside the ambit
of his department.

8. Others

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

· Chief Building Surveyor/New Territories West, Buildings Department;

· Chief Engineer/Construction, Water Supplies Department (CE/C, WSD);

· Chief Highway Engineer/New Territories West, Highways Department
(CHE/NTW, HyD);

· Chief Engineer/Railway Development 2-2, Railway Development Office,
Highways Department (CE/RD 2-2, RDO, HyD);

· Project Manager (West), Civil Engineering and Development Department
(PM(W), CEDD);

· Director of Agriculture, Fisheries and Conservation (DAFC);

· Director of Electrical and Mechanical Services (DEMS);
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· Commissioner of Police (C of P); and

· District Officer (Yuen Long), Home Affairs Department (DO(YL), HAD).
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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:

� should planning approval be given to the subject planning application, the lot owner(s)
will need to immediately apply to this office to permit the structures to be erected or
regularize any irregularity on site, if any; and

� given the proposed use is temporary in nature, only application for regularisation or
erection of temporary structure(s) will be considered.  Application(s) for any of the
above will be considered by LandsD acting in the capacity of the landlord or lessor at
its sole discretion and there is no guarantee that such application will be approved.  If
such application is approved, it will be subject to such terms and conditions, including
among others the payment of rent or fee, as may be imposed by LandsD.

(b) to note the comments of the Commissioner for Transport (C for T), Transport Department
that:

� the Site is connected to the public road network via a section of local access which is
not managed by Transport Department.  The land status of the local access road should
be clarified with the LandsD by the applicant.  Moreover, the management and
maintenance responsibilities of the local access road should be clarified with the
relevant lands and maintenance authorities accordingly;

� as there is no information about the vehicular access at the private lot(s) to the
concerned site, the applicant should arrange by themselves if necessary, and should
seek the relevant land owner(s) on the right of using the vehicular access; and

� no vehicle is allowed to queue back to or reverse onto/from the Site at any time during
the planning approval period.

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

� the proposed access arrangement of the application site from Fairview Park Boulevard
should be commented and approved by Transport Department;

� HyD shall not be responsible for the maintenance of any access connecting the
application site and Fairview Park Boulevard. Presumably, the relevant department
will provide their comments, if any; and

� adequate drainage measures should be provided to prevent surface water running from
the application site to the nearby public roads and drains.

(d) to note the comments of the Director of Environmental Protection (DEP) that the applicant
is advised to follow the relevant mitigation measures and requirements in the latest “Code
of Practice on Handling the Environmental Aspects of Temporary Uses and Open Storage
Sites”.
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(e) to note the comments of the Director of Fire Services (D of FS) that the applicant is advised
that the installation/ maintenance/ modification/ repair work of FSIs shall be undertaken
by an Registered Fire Service Installation Contractor (RFSIC). The RFSIC shall after
completion of the installation/ maintenance/ modification/ repair work issue to the person
on whose instruction the work was undertaken a certificate (F.S.251) and forward a copy
of the certificate to the Director of Fire Services.

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

� the submitted drainage proposal plan is considered unacceptable. The drainage
proposal should be critically reviewed and drainage proposal should be resubmitted;
and

� DSD has the following comments on the drainage proposal submitted by the applicant
from drainage operation and maintenance point of view:

the submitted drainage proposal has not provided all essential information such as
dimensions, layout, invert levels and gradient/fall of drains, etc.

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

� 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;

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

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

� for UBW erected on leased land, enforcement action may be taken by the BD 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 woks or UBW on the Site under the BO;

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

� detailed checking under the BO will be carried out at building plan submission stage.
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Urgent Return Receipt Requested Sign Encrypt Mark Subject Restricted Expand personal&public groups

A/YL-NSW/308：補充文件 （請以電郵為準）
24/03/2023 08:26

From: Chong Hermose <allgain.hk@hotmail.com>
To: "tpbpd@pland.gov.hk" <tpbpd@pland.gov.hk>
Cc: "gtllam@pland.gov.hk" <gtllam@pland.gov.hk>

History: This message has been forwarded.

2 attachments

NSW-308_Drainage_Plan.pdfNSW-308_Drainage_Plan.pdf NSW-308_消防裝置建議計劃.pdfNSW-308_消防裝置建議計劃.pdf

城規會/規劃處：
您好。

有關規劃申請：A/YL-NSW/308。
現附上渠務建議圖及之前(A/YL-NSW/284)已批出的消防裝置建議，請查收。
此電郵將取代2023年3月20日發出的電郵，請知悉。
謝謝。

Ms Chong
( 2818 7092)

whyman
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Proposed Temporary Shop and 
Services (Convenience Store) for a 
Period of 3 Years at Lot 3250 S.B 
ss. 49 in D.D. 104 and Adjoining 
Government Land, Mai Po, Yuen Long, 
N.T.

Drainage Plan Catchpit

Inlet

Storm Water Manhole

Outlet

Pipe (Storm)Figure 1



檔案編號：A/YL-NSW/284 

 

 

敬啟者： 

 

 

就上述檔案(h)項，申請人提交消防裝置建議，詳細如下： 

 

此申請發展作擬議臨時商店及服務行業(便利店)用途（為期 3

年），申請地點內會設有一個以貨櫃及金屬搭建的上蓋物，樓高一

層。高約 3 米，佔面積約 80 平方米，覆蓋整個申請地點範圍。上蓋

物目前尚未建造，要等向地政署申請的短期豁免書(STW)批出後才

開始搭建。（可參閱：場地設計圖） 

 

上蓋物純粹作便利店用途，不設儲物用途。上蓋物雖然四面密

封，不過佔面積少於 230 平方米(只佔面積約 80 平方米)。上蓋物位

於錦繡花園大道支路(行車通道)的路邊，屬一條標準的行車通道。

上蓋物位於行車通道沿線，與行車幹道距離不超過 30 米。行車通道

闊約 7 米，雙線行車，已鋪築成混凝土路面，行可供如消防車之類

的緊急車輛進入。基於以上條件，申請人建議在上蓋物內安裝一支

4 公斤乾粉滅火筒。  

 

隨函附上消防裝置建議計劃圖及行車通道實況照片，以便有關

方面了解情況。如有任何疑問，歡迎致電與郭先生聯絡。不便之

處，敬請原諒。 

 

此致 

 

 規劃署 / 元朗及元朗 / 劉先生 

 

 

申請代理人 

 

 
郭志文 

通知日期：二零二一年四月十四日 



行車通道實況照片 

  
 



 



消防裝置建議計劃圖 
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