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Relevant Extracts of Town Planning Board Guidelines on
Application for Open Storage and Port Back-up Uses
(TPB PG-No. 13G)

On 14.4.2023, the Town Planning Board Guidelines for Application for Open Storage and Port
Back-up Uses under Section 16 of the Town Planning Ordinance (TPB PG-No. 13G) were
promulgated, which set out the following criteria for the various categories of area:

(a)

(b)

(©)

(d)

Category 1 areas: favourable consideration will normally be given to applications within
these areas, subject to no major adverse departmental comments and local objections, or
the concerns of the departments and local residents can be addressed through the
implementation of approval conditions. Technical assessments should be submitted if
the proposed uses may cause significant environmental and traffic concerns;

Category 2 areas: planning permission could be granted on a temporary basis up to a
maximum period of 3 years, subject to no adverse departmental comments and local
objections, or the concerns of the departments and local residents can be addressed
through the implementation of approval conditions. Technical assessments, where
appropriate or if required, should be submitted to demonstrate that the proposed uses
would not have adverse drainage, traffic, visual, landscaping and environmental impacts
on the surrounding areas;

Category 3 areas: applications would normally not be favourably considered unless the
applications are on sites with previous planning approvals (irrespective of whether the
application is submitted by the applicant of previous approval or a different applicant).
Sympathetic consideration may be given if genuine efforts have been demonstrated in
compliance with approval conditions of the previous planning applications and/or
relevant technical assessments/proposals have been included in the fresh applications, if
required, to demonstrate that the proposed uses would not generate adverse drainage,
traffic, visual, landscaping and environmental impacts on the surrounding areas.
Planning permission could be granted on a temporary basis up to a maximum period of 3
years, subject to no adverse departmental comments and local objections, or the concerns
of the departments and local residents can be addressed through the implementation of
approval conditions; and

Category 4 areas: applications would normally be rejected except under exceptional
circumstances. For applications on sites with previous planning approvals (irrespective
of whether the application is submitted by the applicant of previous approval or a different
applicant), and subject to no adverse departmental comments and local objections,
sympathetic consideration may be given if genuine efforts have been demonstrated in
compliance with approval conditions of the previous planning applications and/or
relevant technical assessments/proposals have been included in the fresh applications, if
required, to demonstrate that the proposed uses would not generate adverse drainage,
traffic, visual, landscaping and environmental impacts on the surrounding areas. The
intention is however to encourage the phasing out of such non-conforming uses as early
as possible. Planning permission for a maximum period of 3 years may be allowed for an
applicant to identify suitable sites for relocation. Application for renewal of approval
will be assessed on its individual merits.
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In assessing applications for open storage and port back-up uses, the other major relevant
assessment criteria are also summarised as follows

(a)

(b)

(©)

(d)

(€)

port back-up sites and those types of open storage generating adverse noise, air pollution
and visual intrusion and frequent heavy vehicle traffic should not be located adjacent to
sensitive receivers such as residential dwellings, hospitals, schools and other community
facilities;

port back-up uses are major generators of traffic, with container trailer/tractor parks
generating the highest traffic per unit area. In general, port back-up sites should have
good access to the strategic road network, or be accessed by means of purpose built roads;

adequate screening of the sites through landscaping and/or fencing should be considered
where sites are located adjacent to public roads or are visible from surrounding residential
areas;

there is a general presumption against conversion of active or good quality agricultural
land and fish ponds to other uses on an ad-hoc basis. For flood prone areas or sites
which would obstruct natural drainage channels and overland flow, advice should be
sought; and

for applications involving sites with previous planning approvals, should there be no
evidence to demonstrate that the applicants have made any genuine effort to comply with
the approval conditions of the previous planning applications, planning permission may
be refused, notwithstanding other criteria set out in the Guidelines are complied with.
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Similar S.16 Applications for Temporary Open Storage Use
within “Agriculture” Zone in the Vicinity of the Application Site in the Past Five Years

Approved Applications

Application No. Uses/Developments D?te Of.

Consideration
Proposed Temporary Open Storage of Planters and 22.12.2023
1.| A/NE-MUP/192* Landscaping Materials and Site Office (Revoked on
for a Period of 3 Years 22.9.2025)
Proposed Temporary Open Storage of Construction Materials
2.| A/NE-MUP/207 with Ancillary Facilities for a Period of 3 Years and 4.10.2024

Associated Filling of Land

Proposed Temporary Open Storage of Construction
Machinery, Planters and Landscaping Material with
3.| A/NE-MUP/215* . . . o 20.6.2025
Ancillary Site Office and Associated Filling of Land

for a Period of 3 Years

Temporary Open Storage of Construction Machinery, Tools
4. A/NE-MUP/216 and Materials Associated Filling of Land 1.8.2025

for a Period of 3 Years

Temporary Open Storage of Construction Materials with
5.| A/NE-MUP/232 Ancillary Facilities and Associated Filling of Land 26.6.2026

for a Period of 3 Years

Remarks

*: Application Nos. A/NE-MUP/192 and A/NE-MUP/215 largely involve the same site.
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Government Departments’ General Comments

Traffic

Comments of the Chief Highway Engineer/New Territories East, Highways Department
(CHE/NTE, HyD):

no comment on the application from highways maintenance point of view;

the existing local access road connecting the application site (the Site) to Sha Tau Kok
Road — Wo Hang is not under the maintenance of HyD;

as there is no proper run-in/out at the footpath of Sha Tau Kok Road — Wo Hang, which
forms part of the proposed access route to the Site, the applicant should submit a design
of the run-in/out at the footpath of Sha Tau Kok Road — Wo Hang for his review upon the
Transport Department’s approval of the access arrangement; and

his advisory comments are at Appendix V.

Drainage

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

no objection to the application from public drainage viewpoint;
he has no adverse comment on the submitted drainage impact assessment (DIA) report;

should the application be approved, conditions should be included to request the applicant
to implement the proposed drainage facilities identified in the DIA to ensure that the
proposed use will not cause adverse drainage impact on the adjacent area, and the
implemented drainage facilities at the Site shall be maintained at all times during the
planning approval period;

the Site is in an area where public sewerage connection is not available. The
Environmental Protection Department should be consulted regarding the sewerage impact
assessment and sewage treatment/disposal facilities for the proposed use; and

her advisory comments are at Appendix V.

Fire Safety

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

no in-principle objection to the proposal subject to fire service installations (FSIs) and
water supplies for firefighting being provided to his satisfaction; and

his advisory comments are at Appendix V.



Environment

Comments of the Director of Environmental Protection (DEP):

no objection to the application from environmental planning perspective noting that no
heavy vehicles nor dusty operation will be involved in the proposed use;

no comment on the proposed filling of land from the environmental planning perspective
subject to implementation of relevant mitigation measures listed in the Recommended
Pollution Control Clauses for Construction Contracts;

no environmental complaint against the Site was received in the past three years; and

his advisory comments are at Appendix V.

Building Matters

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

no objection to the application;

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

his advisory comments are at Appendix V.

Other Departments

The following government departments have no objection to/no comments on the application:

(a)
(b)

(©)
(d)

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

Project Manager (North), Civil Engineering and Development Department (PM(N),
CEDD);

Head of the Geotechnical Engineering Office, CEDD (H(GEO), CEDD); and
District Officer (North), Home Affairs Department (DO(N), HAD).



(a)

(b)

(©)
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Recommended Advisory Clauses

to resolve any land issues relating to the proposed use with the concerned owner(s) of the
application site (the Site);

failure to reinstate the Site as required under the relevant approval condition upon expiry of the
planning permission might constitute an unauthorized development under the Town Planning
Ordinance and be subject to enforcement and prosecution actions;

to note the comments of the District Lands Officer/North, Lands Department (DLO/N, LandsD)
that:

(i)  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. The proposed ingress/egress of the Site is required
to pass through Government land (GL) and the adjoining private lot. No right of access
via GL is granted to the Site. The applicant should make his own arrangements for
acquiring access to the Site. The Government shall accept no responsibility in such
arrangements;

(i) it is noted that no structure is proposed in the planning application, but there are
unauthorised structures erected within Lots 36 and 38 in D.D. 38 as further elaborated
below;

(iii) the following irregularity covered by the planning application has been detected by his
office:

unauthorised structure within Lot 36 in D.D. 38 covered by the planning application

there are unauthorised structures within Lot 36 in D.D. 38. The lot owner should
immediately rectify the lease breaches and his office reserves the rights to take necessary
lease enforcement action against the breaches without further notice;

(iv) the following irregularities not covered by the planning application have been detected
by his office:

unauthorised structure within Lot 38 in D.D. 38 not covered by the planning application

there is a structure extended from adjoining Lot 35 in D.D. 38 to Lot 38 in D.D. 38 not
covered by the subject planning application. The lot owner should immediately rectify
the lease breaches and his office reserves the rights to take necessary lease enforcement
action against the breaches without further notice;

unlawful occupation of GL not covered by the planning application

the GL adjoining Lot 36 in D.D. 38 has been fenced off without permission. The GL
being illegally occupied is not included in the application. The applicant should clarify
the extent of the Site. Any occupation of GL without Government’s prior approval is
an offence under Cap. 28. His office reserves the rights to take necessary land control
action against the illegal occupation of GL without further notice;

(v) the lot owner/applicant shall either (i) remove the unauthorised structures and cease the
illegal occupation of the GL not covered by the planning application immediately; or (ii)
include the unauthorised structures and the adjoining GL being illegally occupied in the
planning application for the further consideration by the relevant departments and, subject
to the approval of the Town Planning Board to the planning application which shall have



(d)

(€)

()

(9)
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reflected the rectification or amendment as aforesaid required, apply to his office for a
Short Term Waiver (STW) (on whole lot basis) and Short Term Tenancy (STT) to permit
the structures erected and the occupation of GL. The applications for STW and STT
will be considered by the Government in its capacity as a landlord and there is no
guarantee that they will be approved. The STW and STT, if approved, will be subject
to such terms and conditions including the payment of backdated waiver fee/rent and
administrative fee as considered appropriate to be imposed by LandsD. In addition,
LandsD reserves the right to take enforcement action against the lot owner/applicant for
any breach of the lease conditions, including the breach(es) already in existence or to be
detected at any point of time in future and land control action for any unlawful occupation
of GL; and

(vi) the applicant should comply with all the land filling requirements imposed by relevant
Government departments.  GL should not be disturbed unless with prior approval,

to note the comments of the Commissioner for Transport (C for T) that the Site is connected to
Sha Tau Kok Road — Wo Hang via a section of a local access road which is not managed by the
Transport Department (TD). The land status of the local access road should be checked with
LandsD. Moreover, the management and maintenance responsibilities of the local access road
should be clarified with the relevant lands and maintenance authorities.  Sufficient
manoeuvring space within the Site shall be provided. No vehicle is allowed to queue back to
or reverse onto/from public road at any time during the planning approval period;

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

(i) the proposed access arrangement and swept path analysis should be commented by TD;

(i) the proposed run-infout should be designed and constructed in accordance with the
prevailing HyD standard drawings (i.e. H1113C and H1114B) to his satisfaction;

(iii) adequate drainage measures should be provided to prevent surface water running from
the Site to the nearby public roads and drains; and

(iv) the applicant should take adequate precautionary measures to avoid damaging roads,
street furniture, drainage and slopes etc. maintained by his office. Damage caused to
roads, street furniture, drainage and slopes etc. maintained by his office due to the
proposed works shall be repaired to his satisfaction at the applicant’s own costs;

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

(i) the drainage facilities should be rectified if they are found inadequate/ineffective during
operation;

(i)  the applicant should construct and maintain the proposed drainage facilities whether
within or outside the Site at his own expense; and

(iii) the Site is in an area where public sewerage connection is not available. The
Environmental Protection Department (EPD) should be consulted regarding the sewage
impact assessment and sewage treatment/disposal facilities for the proposed use;

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

(i) in consideration of the design/nature of the proposal, the applicant is advised to submit a
Declaration Form together with relevant FS 251 for approval,

(i) the applicant is reminded that if the application will involve the erection of enclosed
structures, the aforesaid Declaration Form will no longer be applicable while the applicant



(h)

(i)

(iii)

(iv)
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is required to submit relevant layout plans incorporated with proposed fire service
installations to his department for approval;

the submission of a completed Declaration Form alongside valid FS 251 will be
considered equivalent to compliance with the relevant approval condition; and

if the proposed structures are 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;

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

(i)

(i)

the applicant should observe the requirements of the ‘Code of Practice on Handling the
Environmental Aspects of Temporary Uses and Open Storage Sites’; and

the applicant is advised to implement relevant mitigation measures listed in the
Recommended Pollution Control Clauses for Construction Contracts during filling of
land. In addition, the applicant should seek comments from relevant authorities such as
the Agriculture, Fisheries and Conservation Department should there be proposed
replacement of the existing watercourse by drainage; and

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

(i)

(i)

site formation works, i.e. land filling works, is building works under the control of BO.
Before the proposed filling of land is to be carried out on the Site, prior approval and
consent of the Building Authority (BA) should be obtained, otherwise they are
unauthorised building works (UBW) under BO. An Authorized Person (AP) should be
appointed as the co-ordinator for the proposed building works in accordance with BO;
and

the applicant’s attention is drawn to the followings:

- if the existing structures is erected on leased land without the approval of BA, they
are UBW under BO and should not be designated for any proposed use under the
application;

- 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 BO;

- before any new building works (including containers / open sheds as temporary
buildings and demolition, etc.) are to be carried out on Site, prior approval and
consent of BA should be obtained, otherwise they are UBW under BO. An AP
should be appointed as the co-ordinator for the proposed building works in
accordance with BO; and

- detailed checking under BO will be carried out at building plan submission stage.
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Liges s16_A_NE-MUP_231 20260513 WWF.pdf

¥l Internet Email

Dear Sir/Madame,

Attached please find our submission regarding the planning application A/NE-MUP/231.
Thank you for your attention.

Yours faithfully,

Mr. Tobi Lau

Senior Manager, HK Biodiversity and Conservation Policy

WWEF-Hong Kong

Registered Name &£ ff4& ¥&: World Wide Fund For Nature Hong Kong 1R B A(FE)EEE (Incorporated

in Hong Kong with limited liability by guarantee f2 & & E M AL AR {R A PR B)). This email (including any |

attachments) is intended for the use of the designated recipient(s) only, which may contain confidential,
non—public, proprietary information, and/or be protected by the attorney—client or other privilege. Any
unauthorized reading, distribution, copying, or other use of this communication is strictly prohibited and
may be unlawful. Receipt by anyone other than the intended recipient(s) should not be deemed a waiver of
any privilege or protection. If you are not the intended recipient or believe you have received this email in
error, please notify the sender immediately and delete this email from your computer system. This email
and any attachments are checked for viruses and other malicious software (“malware”). However, the
sender does not warrant, represent, or guarantee in any way that this communication is free from malware
or potentially damaging defects. The sender disclaims all liability for any errors, omissions, or damages
arising out of or in connection with the use or reliance on the information contained in this email.
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13 May 2026
Town Planning Board
15/F North Point Government Offices
333 Java Road
North Point
Hong Kong
(Email: tpbpd@pland.gov.hk)

By E-mail ONLY
Dear Chair and Board Members,

RE: Proposed Temporary Open Storage of Construction Materials and Machinery
and Associated Filling of Land for a Period of 3 Years in Man Uk Bin

(A/NE-MUP/231)

We would like to show concern to the captioned.

Suspected unlawful development within the application site

Compared to Google’s aerial images taken in 2024 and 2026, all the vegetation within
the application site had been cleared and the land was formed with large wooden boxes
in place (Fig 1). While we do not have updated land use status nor whether suspected
unlawful change of land use is underway at the application site, it would be grateful if
the Town Planning Board request relevant government departments to investigate any
illegal land use/development occurred in relation with the application site. If that were
the case, we would like to ask the Town Planning Board to reject the application so as
not to legitimate such unlawful habitat destruction ahead of town planning approval

granted.
We would be grateful if our comment could be considered by the Town Planning Board.

Kind regards,

T Lo

Mr. Tobi Lau
Senior Manager, HK Biodiversity and Conservation Policy

WA Hong Kong together possible.

WRahA Patron: The Honourable John Lee Ka-chiu, GBM, SBS, PDSM Auditors: Forvis Mazars CPA Limited
LEY The Chief Executive, Hong Kong Special Administrative Region Company Secrefary.
= People's Republic of China McCabe Secretanal Services Limited
J%, SBS, PDSM
st Chaiman: Mr Daniel R Bradshaw Honorary Treasurer. HSBC
* CEO: Ms Nicole Wong Registered Charity

(Incorporated With Limited Liability)

\ Registered Name: {iE¥L3 #:( & ) 3% & @ World Wide Fund For Nature Hong Kong
(> B FRAR R RATIR 25 7] Incorporated in Hong Kong with limited fiability by guarantee)
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xE: KFBG's comments on five planning applications
e 44 260519 516 KTS 1108.pdf; 260519 s16 KTN 1167.pdf; 260519 s16 KTN 1181.pdf; 260519
‘ $16 MUP 232.pdf; 260519 s16 MUP 231.pdf
Al : csmng, Internet Email

Dear Sir/ Madam,

Attached please see our comments regarding five-applications. There are five pdf files attached to this
email. If you cannot see/ download/ open these files, please notify us through email.

Please do not disclose our email address.
Thank You and Best Regards,

Ecological Advisory Programme
Kadoorie Farm and Botanic Garden

Email Disclaimer:

The information contained in this e-mail {including any attachments) is confidential and is intended solely for the addressee. If you are not the
intended recipient, please notify the sender immediately and delete this e-mail from your system. Any unauthorised use, disclosure, copying,
printing, forwarding or dissemination of any part of this information is prohibited. KFBG does not accept responsibility and shall not be liable for
the content of any e-mail transmitted by its staff for any reason other than bona fide official purposes. There is no warranty that this e-mail is error
or virus free. You should not rely on any information that is not transmitted via secure technology.
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The Secretary,

Town Planning Board,

15/F, North Point Government Offices,
333, Java Road, North Point,

Hong Kong.

(Email: tpbpd@pland.gov.hk)

19th May, 2026. , By email only

Dear Sir/ Madam,

Proposed Temporary Open Storage of Construction Materials and Machinery and
Associated Filling of Land for a Period of 3 Years
(A/NE-MUP/231)

l.. We refer to the captioned.

2. We urge the Board to first consult the relevant authorities to verify the current status of
the site, including whether there are any ongoing unauthorised activities, uses, or
enforcement cases associated with the application site. If any such issues are identified, we
recommend that the Board carefully consider whether it is appropriate to approve the
application.

3. Thank you for your attention,

Ecological Advisory Programme
Kadoorie Farm and Botanic Garden
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B tpbpd@pland.gov.hk

To : Secretary, Town Planning Board

By hand or post : 15/F, North Point Government Offices, 333 Java Road, North Point, Hong Kong
By Fax : 2877 0245 or 2522 8426

By e-mail : tpbpd@pland.gov.hk
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TEHL: tpbpd@pland.gov.hk

To : Secretary, Town Planning Board _
By band or post : 15/F, North Point Government Offices, 333 Java Road, North Point, Hong Kong
By Fax : 2877 0245 or 2522 8426

By e-mail : tpbpd@pland.gov.hk

ERREEHSE The application no. to which the comment relates
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ES=F A/NE-MUP/231 DD 38 Sha Tau Kok

¥l Internet Email

Dear TPB Members,
225 withdrawn.
Previous objections applicable and upheld.
Application should be rejected.
Mary Mulvihill
—-— . —
To: tpbp! <tp!pdgpland.gov.hk>
Date: Wednesday, 7 January 2026 3:51 AM HKT
Subject: A/NE-MUP/225 DD 38 Sha Tau Kok
A/NE-MUP/225
Lots 36, 37 (Part) and 38 (Part) in D.D. 38, Sha Tau Kok
Site area: About 1,149sq.m
Zoning: "Agriculture”

Applied use: Open Storage / 2 Vehicle Parking / Filling of Land

Dear TPB Members,

Strong Objections. No history of previous approvals. There is no PH or other large development
taking place in Sha Tau Kok so therefore no justification as there are already a number of similar
operations nearby that are sufficient for any local construction needs.

Mary Mulvihill
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From:

Sent: Monday, May 25, 2026 4:39 PM

To: e-Enquiry Counter/LAQ/LANDSD <landsd@landsd.gov.hk>
Subject: Fw: 7 ¥R BIEFRT B E5A/NE-MUP/ 231 FZ A/NEMUP/232

----- EREZHVER G -

A ¢ no_reply@epd.gov.hk <no_reply@epd.gov.hk>
e A - I

BI%EHT : 2026455 25 H EHfi— T4-04:33:57 [GMT+8]

F 5 Re: FEHABIEFE e EFANE-MUP/231 FAINEMUP/232

This is an auto-email for acknowledgement, please do NOT reply.
Thank you for your email dated 2026/05/25.We shall process it, where
appropriate, as soon as possible. For further enquiry, please address to
enquiry@epd.gov.hk '
(This is a computer generated auto-reply)

ER—-H AR S EETEE - SFAELE -
SR 2026/05/25 AYEE] - MG ERER - WHFHMEH - FHEE
enguiry@epd.gov.hk

(EEREHBHASZFHAER)

Environmental Protection Department
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