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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 Application covering the Application Site
on the Approved Nam Sang Wai Outline Zoning Plan No. S/YL-NSW/8

Rejected Application

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

Rejection
Reason(s)

1. A/YL-NSW/57 Temporary Open Storage of Vehicles for Sale
and Machineries for 12 Months

26.3.1999
Rejected by

RNTPC

(1), (2), (3) &
(4)

Rejection Reason(s):
(1) The development is not in line with the planning intention of the "Village Type Development" zone

which is for village development and expansion. There is insufficient justification in the submission
for a departure from the planning intention, even on a temporary basis.

(2) The development is not compatible with the land uses of the surrounding areas which include the
marshes, fish ponds and village houses.

(3) The site falls within Deep Bay Buffer Zone 2. The development does not comply with the Town
Planning Board Guidelines for "Application for Developments within Deep Bay Buffer Zones" in that
there is insufficient information in the submission to demonstrate that the development would not
have significant impacts on the environment, ecology and drainage in the area.

(4) The approval of the application would set an undesirable precedent for other similar applications. The
cumulative effect of approving such similar applications would result in a general degradation of the
environment of the area.
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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:

� the registered lot owner(s) should inform DLO/YL, and DLO/YL will consider
processing the Small House (SH) application(s) acting in the capacity as the landlord
at its sole discretion in accordance with the New Territories SH Policy. The SH
application would also be subject to such terms and conditions including, among
others, the payment of premium and/or administrative fee as may be imposed by the
Lands Department.

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

� the subject site is connected to public road via a section of a local track which is not
managed by Transport Department.  The land status of the local track road should
be clarified with the Lands Department by the applicant.  Moreover, the
management and maintenance responsibilities of the local track 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, I presume the applicant should arrange by themselves if necessary,
and should seek consent from 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 subject 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 should be commented and
approved by Transport Department;

� HyD shall not be responsible for the maintenance of any access connecting the
application site and Castle Peak Road – Tam Mi.  Presumably, the relevant
department will provide comments, if any; and

� adequate drainage measures shall 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 Recommended Pollution Control Clauses for
Construction Contracts to minimize the environmental impacts during construction
stage; and

� it is the applicant's responsibility to comply with all relevant environmental
legislations during construction of the project.
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(e) to note the comments of the Director of Fire Services (D of FS) that the applicant is
reminded to observe“New Territories Exempted House - A Guide to Fire Safety
Requirements”published by Lands Department.

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

� site formation works are building works under the control of the Buildings Ordinance
(BO).  Before the proposed filing of land is to be carried out on the application site,
the prior approval and consent of the Building Authority (BA) should be obtained,
otherwise they are Unauthorized Building Works. An Authorized Person (AP) should
be appointed as the co-ordinator for the proposed site formation in accordance with
the BO; and

� notwithstanding the paragraph above, the Director of Lands may issue a certificate of
exemption from prior approval and consent of the BA in respect of site formation
works in the New Territories under the Buildings Ordinance (Application to the New
Territories) Ordinance.  The applicant may approach District Land Officer/Yuen
Long or seek AP’s advice for details.

(g) To note the comments of the Chief Engineer/Construction, Water Supplies Department
(CE/C, WSD):

� for provision of water supply to the development, the applicant may need to extend
his/her inside services to the nearest suitable government water mains for connection;
and

� the applicant shall resolve any land matter (such as private lots) associated with the
provision of water supply and shall be responsible for the construction, operation and
maintenance of the inside services within the private lots to WSD’s standards.
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香港新界錦田吉慶圍 236 號盈匯坊 D 座  (852) 2339 0884  (852) 2323 3662 

Block D, The Richfield, 236 Kat Hing Wai, Kam Tin, NT, HK  (852) 6345 7884  matthewng@r-riches.com.hk 

 

 
 

Our Ref. : DD104 Lot 3540 S.B ss.1 & VL 

Your Ref. : TPB/A/YL-NSW/310 

 

The Secretary 

Town Planning Board 

15/F, North Point Government office 

333 Java Road 

North Point, Hong Kong 

 

Dear Sir, 

 

 1st Further Information  

 

Proposed Filling of Land for Permitted Houses (New Territories Exempted Houses) in  

“Village Type Development” Zone, Various Lots in D.D. 104, Pok Wai, Yuen Long, New Territories 

 

(S.16 Planning Application No. A/YL-NSW/310) 

 

We are writing to submit Further Information to address departmental comments of the 

subject application (Appendix I). 

 

Should you require more information regarding the application, please contact our Mr. Louis 

TSE at (852) 2339 0884 / louistse@r-riches.com.hk or the undersigned at your convenience.  Thank 

you for your kind attention. 

 

Yours faithfully, 

 

For and on behalf of 

R-riches Property Consultants Limited 

 
Matthew NG 

Planning and Development Manager 

 

 

 

 

 

 
cc DPO/FSYLE, PlanD  (Attn.: Ms. Christine CHEUNG email: ccmcheung@pland.gov.hk ) 

(Attn.: Mr. Gary LAM  email: gtllam@pland.gov.hk  ) 

     (Attn.: Mr. Wilson MAN  email: whyman@pland.gov.hk  ) 

盈
卓
物
業 

 

顧
問
有
限
公
司 

 

By Email 
 

28 April 2023 

whyman
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Responses-to-Comments  

 

Proposed Filling of Land for Permitted Houses (New Territories Exempted Houses) in  

“Village Type Development” Zone, Various Lots in D.D. 104, Pok Wai, Yuen Long, New Territories 

 

(Application No. A/YL-NSW/310) 

 

(i) Clarifications for the subject application: 

 

- Please be confirmed that the proposed filling of land works would be used for the development 

of 8 permitted houses (New Territories Exempted Houses) (Annex I and Plan 1). 

 

(ii) A RtoC Table: 

 

Departmental Comments Applicant’s Responses 

1. Comments of Commissioner for Transport (C for T) 

(Contact Person: Mr. LAM Chi-sing; Tel: 2399 2716) 

(a) The subject site is connected to public road 

via a section of a local track which is not 

managed by Transport Department.  The 

land status of the local track road should be 

clarified with the Lands Department by the 

applicant.  Moreover, the management and 

maintenance responsibilities of the local 

track should be clarified with the relevant 

lands and maintenance authorities 

accordingly; 

 

Noted.  The applicant will liaise with respective 

land owners and the Government regarding 

the management and maintenance 

responsibilities of the local track after planning 

approval has been granted from the Town 

Planning Board (the Board). 

(b) As there is no information about the 

vehicular access at the private lot(s) to the 

concerned site, I presume the applicant 

should arrange by themselves if necessary, 

and should seek consent from the relevant 

land owner(s) on the right of using the 

vehicular access. 

 

Noted.  The applicant will seek consent from 

respective owners for the right of using the 

vehicular access after planning approval has 

been granted from the Board. 

(c) The applicant should specify the types of 

vehicles could enter the subject site and 

indicate clear width of the vehicular access 

and demonstrate sufficient space for 

manoeuvring of the types of vehicle within 

the subject site; 

 

The applied filling of land is intended to 

facilitate a flat surface for construction of 8 

permitted houses (New Territories Exempted 

Houses).  As the public transport services are 

provide in close vicinity of the application site 

(the Site)(i.e. 200 m west of the Site at Castle 

Peak Road – Tam Mei), no private car parking 

space is provided at the Site upon completion.  
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Regarding the logistics arrangement, a non-

fixed loading/unloading (L/UL) space for light 

goods vehicle (LGV) is provided at the Site for 

L/UL activities.  Sufficient space is provided for 

LGV to smoothly manoeuvre within the Site to 

ensure that no vehicle will turn back onto 

Castle Peak Road – Tam Mei (Plan 2). 

 

(d) The applicant should clarify the estimated 

trip generation and attraction during the 

operation stage of the proposed use and 

assess the impact of the additional traffic 

arising from the proposal on Castle Peak 

Road – Tam Mi and other road links which 

will be affected; 

 

Concrete mixer trunk will be deployed for 

transportation of concrete to facilitate the land 

filling works during the construction stage.  In 

view of the small scale of land filling works, it is 

estimated that not more than 6 trips will be 

generated and attracted by the Site per day 

during non-peak hours, details are as follows: 

 

Time 

Period 

Trip 

Generation 

Trip 

Attraction 

Total 

10:00 – 

11:00 

1 1 2 

11:00 – 

12:00 

1 1 2 

14:00 – 

15:00 

1 1 2 

 

As number of vehicular trips generated and 

attracted by the proposed development is 

minimal, adverse traffic impact to nearby road 

network should not be anticipated. 

 

(e) The applicant should clarify if parking, 

loading and unloading spaces will be 

provided; and 

 

As the Site is served with public transport 

services provided at Castle Peak Road – Tam 

Mei, no private car parking space is provided at 

the Site.  One non-fixed L/UL space for LGV is 

provide at the Site for L/UL activities. 

 

(f) Please demonstrate that sufficient 

manoeuvring space shall be provided 

within the subject site.  Please note that no 

vehicle is allowed to queue back to or 

reverse onto/from public roads at any time 

during the approval period. 

Sufficient space is provided for LGV to 

smoothly manoeuvre within the Site to ensure 

that no vehicle will queue back to or reverse 

onto/from Castle Peak Rpad – Tam Mei during 

the planning approval period (Plan 2). 
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10. Justifications理由

The applicant is invited to provide justifications in support of the application. Use separate sheets if necessary.
現請申請人提供申請理由及支持其申請的資料。如有需要，請另頁說明。
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………………………………………………………………………………………………………………………

Part 10 第 10部分

Matthew
Text Box
Background
The applicant seeks planning permission from the Town Planning Board (the Board) for 'Proposed Filling of Land for Permitted Houses (New Territories Exempted Houses (NTEHs)" in respect to various private lots in D.D. 104, Pok Wai, Yuen Long, New Territories (Plan 1).

Planning Context
The Site currently falls within an area zoned as "Village Type Development" ("V") on the Approved Nam Sang Wai Outline Zoning Plan (OZP) No. S/YL-NSW/8 (Plan 2).  According to the Notes of the OZP, ‘House (NTEH only)’ is a Column  1  use  which  is  always  permitted within the "V" zone.  

However,  filling  of  land/pond  or excavation  of  land,  including  that  to  effect  a  change  of  use  to  any  of  those specified in Columns 1 and 2 uses/developments always permitted under the covering Notes, requires planning permission from the Board.  Since the applied filling of land is intended for development of NTEHs, it is considered in line with the planning intention of "V" zone.  

Development Proposal
The Site occupied an area of 1,131 sq.m (about) of private land (Plan 3).    The Site will be filled wholly and the depth of filling will not be more than 0.9 m as site formation for development of 8 permitted hosues (NTEHs)(Plans 4 and 5).  

The Site is currently vacant and is slopping from the north to the south with approximate site levels of +4.4 mPD and +3.5 mPD respectively (Plans 4 and 5).  In addition, the Site is also adjoining the application site of the approved S.16 planning application No. A/YL-NSW/305 (the Adjoining Site) for temporary 'public vehicle park' use with associated filling of land.  According to the approved scheme of Adjoining Site, filling of land (with proposed site level +7.1 mPD) would be carried out to create a flat surface for the operation of the 'public vehicle park' by the applicant of the Adjoining Site.  As the Site is significantly lower than the Adjoining Site and there are level differences within the Site, site formation work involving filling of land (i.e. 0.9m in depth, filled to +4.4 mPD) is therefore required to create a flat surface for development of 8 permitted houses (NTEHs)(Plans 4 and 5).

The Site is accessible from Castle Peak Road - Tam Mi via a local access (Plan 1).  Minimal vehicular trips will be generated and attracted by the proposed filling works given the scale and nature of the proposal.  The proposed filling will be carried out in accordance with relevant environmental ordinance / guidelines as to minimise nuisance and adverse impact to the surrounding environment.
  
Conclusion
The proposed filling of land works for development of 8 houses (NTEHs) will not create significant adverse impact as the Site falls entirely within the "V" zone.  As the applicant intended to raise the site level to +4.4 mPD (about), a drainage proposal will be submitted to mitigate adverse drainage impact to the surrounding areas after planning approval has been granted from the Board.

In view of the above, the Board is hereby respectfully recommended to approve the subject application for `Proposed Filling of Land for Permitted Houses (NTEHs)'.


Matthew
文字框
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LAND STATUS OF THE SITE

PLAN 1 004

LAND STATUS OF THE APPLICATION SITE

APPLICATION SITE AREA : 1,131 m2 (ABOUT)

AREA OF PRIVATE LAND : 1,131 m2 (ABOUT)
AREA OF GOVERNMENT LAND : NOT APPLICABLE

LOCATION OF PROPOSED NTEHs

APPLICATION SITE AREA : 1,131 m2 (ABOUT)
FILLING OF LAND AREA : 1,131 m2 (ABOUT)

PROPOSED SITE LEVEL : +4.4 mPD (ABOUT)
DEPTH OF LAND FILLING : NOT MORE THAN 0.9 m
MATERIAL OF LAND FILLING : CONCRETE

ALL SITE LEVELS ARE FOR IDENTIFICATION PURPOSE ONLY

LEGEND

APPLICATION SITE

LOCATION OF NTEHs

25.4.2023

VARIOUS LOTS IN D.D. 104, POK
WAI, YUEN LONG, NEW
TERRITORIES

PLANNING CONSULTANT

PROPOSED FILLING OF LAND
FOR PERMITTED HOUSES (NEW
TERRITORIES EXEMPTED
HOUSES)

APPLICATION SITE APPLICATION SITE

LEGEND

APPLICATION SITE
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SWEPT PATH ANALYSIS

PLAN 2 001

SWEPT PATH ANALYSIS

TYPE OF VEHICLE : LIGHT GOODS VEHICLE
DIMENSION OF VEHICLE : 2.1 m (W) X 5.2 m (L)

SWEPT PATHS GENERATED BY AUTODESK VEHICLE TRACKING

27.4.2023

VARIOUS LOTS IN D.D. 104, POK
WAI, YUEN LONG, NEW
TERRITORIES

PLANNING CONSULTANT

PROPOSED FILLING OF LAND
FOR PERMITTED HOUSES (NEW
TERRITORIES EXEMPTED
HOUSES)

APPLICATION SITE APPLICATION SITE

LEGEND

APPLICATION SITE

LOCATION OF NTEHs

LIGHT GOODS VEHICLE

SWEPT PATH OF VEHICLE

FROM THE LOCAL ACCESS
TO THE APPLICATION SITE

FROM THE APPLICATION
SITE TO THE LOCAL ACCESS

NON-FIXED L/UL
SPACE FOR LGV

NON-FIXED L/UL
SPACE FOR LGV
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