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Relevant Extracts of 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)

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 New Development Areas:

(a) The planning for various New Development Areas (NDAs) (including potential development areas) in
the New Territories has been in progress and the land use proposals for some of these areas have been
incorporated as appropriate into relevant statutory town plans. The NDAs will be implemented by
phases. While it is envisaged that the existing open storage and port back-up uses in these areas will
be gradually phased out, sympathetic consideration may be given to applications for continued
operation of these uses during the interim period before the sites are required for NDA development.

(b) For existing open storage and port back-up sites with previous planning approval(s) and/or permitted
under the previous OZPs, sympathetic consideration may be given to the application (irrespective of
whether the application is submitted by the applicant of previous approval or a different applicant)
until the concerned site is required for implementation of NDA development, provided that the
relevant approval conditions, if any, have been complied with. Technical assessments, where
appropriate, may also need to be submitted to demonstrate that the continued operation of the current
uses would not have adverse drainage, traffic, visual, landscaping and environmental impacts on the
surrounding areas and the concerns of the departments and local residents, if any, can be addressed
through the implementation of the approval conditions.

(c) In view of the impending implementation of NDAs, new open storage and port back-up uses are
generally not encouraged to infiltrate into the NDAs. However, sympathetic consideration may be
given to applications for relocation of the uses/operations affected by government projects to sites
designated for development purpose in NDAs (including those planned for GIC and open space
developments) as temporary use/ development before these sites are required for NDA development,
subject to policy support given by the relevant policy bureau(x) to the application and no adverse
departmental comments and local objections, or the concerns could be addressed by approval
conditions. There is a general presumption against such uses at greenfield areas and/or at sites with
land use compatibility issue, e.g. in close proximity to existing residential dwellings which may be
subject to environmental nuisances caused by the open storage and port back-up uses. Applications
will normally be rejected unless under exceptional circumstances.

(d) Any approved temporary use and development should not jeopardize the long-term planned
development on the respective site/the surrounding area under the NDA and the applicant should be
advised that the site would be required by the government at any time during the planning approval
period for implementation of government projects.
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Extract of Town Planning Board Guidelines on
Renewal of Planning Approval and Extension of Time for Compliance

with Planning Conditions for Temporary Use or Development
(TPB PG-No. 34D)

1. The criteria for assessing applications for renewal of planning approval include:

(a) whether there has been any material change in planning circumstances since the previous
temporary approval was granted (such as a change in the planning policy/land-use zoning for the
area) or a change in the land uses of the surrounding areas;

(b) whether there are any adverse planning implications arising from the renewal of the planning
approval (such as pre-emption of planned permanent development);

(c) whether the planning conditions under previous approval have been complied with to the
satisfaction of relevant Government departments within the specified time limits;

(d) whether the approval period sought is reasonable; and

(e) any other relevant considerations.

2. Under normal circumstances, the approval period for renewal should not be longer than the original
validity period of the temporary approval. In general, the Board is unlikely to grant an approval period
exceeding three years unless there are strong justifications and the period is allowed for under the
relevant statutory plans. Depending on the circumstances of each case, the Board could determine the
appropriate approval period, which may be shorter than the time under request.
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Previous s.16 Applications covering the Application Site

Approved Applications

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

1. A/DPA/YL-ST/15 Temporary Open Container Vehicle Parking
for a Period of 3 Years

3.9.1993

2. A/YL-ST/71 Temporary Public Car Park for a Period of 3
Years

11.12.1998

3. A/YL-ST/96 Temporary Container Tractor/Trailer Park
with Ancillary Repair Area for a Period of
12 Months

10.9.1999

4. A/YL-ST/198* Temporary Container Tailer/Tractor Park
for a Period of 3 Years

10.5.2002
[Revoked on 10.5.2003]

5. A/YL-ST/230 Temporary Container Tailer/Tractor Park
for a Period of 3 Years

21.3.2003

6. A/YL-ST/311 Temporary Public Vehicle Park (Including
Container Vehicle and Heavy Goods
Vehicle) for a Period of 3 Years

2.6.2006

7. A/YL-ST/371 Temporary Public Vehicle Park (Including
Container Vehicle and Heavy Goods
Vehicle) for a Period of 3 Years

7.8.2009

8. A/YL-ST/416 Temporary Public Vehicle Park (Including
Container Vehicle and Heavy Goods
Vehicle) for a Period of 3 Years

20.7.2012

9. A/YL-ST/468 Renewal of Planning Approval for
Temporary Public Vehicle Park (Including
Container Vehicle and Heavy Goods
Vehicle) for a Period of 3 Years

17.7.2015

10. A/YL-ST/526 Renewal of Planning Approval for
Temporary Public Vehicle Park (Including
Container Vehicle and Heavy Goods
Vehicle) for a Period of 3 Years

20.7.2018

11. A/YL-ST/590 Renewal of Planning Approval for
Temporary Public Vehicle Park (Including
Container Vehicle and Heavy Goods
Vehicle) for a Period of 3 Years

28.5.2021

* denotes permission revoked
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Rejected Applications

No. Application
No.

Use(s)/Development(s) Date of
Consideration

(RNTPC)

Rejection
Reason(s)

1. A/YL-ST/21 Temporary Container Vehicle Park for a Period
of 12 Months

20.12.1996 (1) – (3)

2. A/YL-ST/165 Temporary Container Tractor/Trailer Park with
Ancillary Repair Area for a Period of 3 Years

30.3.2001 (3) – (4)

Rejection Reasons:
(1) Not in line with the planning intention of the “Residential (Group D)” zone. No strong

justification to merit a departure from this planning intention even on a temporary basis.

(2) Insufficient information in the submission to demonstrate that the development would not cause
interface problem betweent the development and the residential settlements nearby.

(3) Approval of the application would set an undesirable precedent for similar applications, the
cumulative effect of which would further degrade the environment of the area.

(4) Insufficient information in the submission to demonstrate that the development would not have
adverse environmental, drainage and sewage impacts on the surrounding areas including the
nearby residential use and Deep Bay.
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Similar s.16 Application within “OU(LSW)2” zone / “O” zone / “G/IC(1)” zone / area
shown as ‘Road’ in the vicinity of the Site on the San Tin Technopole OZP in the Past

Five Years

Approved Applications

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

1. A/YL-ST/594 Temporary Logistics Centre with Ancillary
Container Vehicle Park and Car Repair
Workshop, Warehouse for Cold Storage and
Car Beauty Service for a Period of 3 Years

12.11.2021

2. A/YL-ST/613 Temporary Parking of Lorry Cranes for Sale
with Ancillary Maintenance Workshop for a
Period of 3 Years

4.3.2022

3. A/YL-ST/614* Temporary Vehicle Park for Goods Vehicles
and Container Vehicles and Tyre Repair
Area with Ancillary Canteen and Site Office
for a Period of 3 Years

18.3.2022
[Revoked on 18.9.2003]

4. A/YL-ST/663 Temporary Vehicle Park for Goods Vehicles
and Container Vehicles and Tyre Repair
Area with Ancillary Canteen and Site Office
for a Period of 3 Years

26.1.2024

* denotes permission revoked
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Government Departments’ General Comments 

1. Land Administration 

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

LandsD): 

 no adverse comment on the planning application;  

 the Site comprises Old Schedule Agricultural Lots 158, 162 RP and 198 S.B in D.D. 

105 held under Block Government Lease which contains the restriction that no 

structures are allowed to be erected without prior approval of the Government and 

Government Land (GL); and 

 the private land Lots 158 and 162 RP in D.D. 105 are covered by Short Term Waivers 

(STWs) No. 3563 and 3564 for the purpose of “Temporary Public Vehicle Park 

(including Container Vehicles and Heavy Goods Vehicles)”; and 

 the GL within the application site (the Site) is covered by a Short Term Tenancy (STT) 

No. 2882 for the purposes of “Temporary Public Vehicle Park (including Container 

Vehicles and Heavy Goods Vehicles)”. 

2. Landscape 

Comments of the Chief Town Planner/Urban Design and Landscape, Planning Department 

(CTP/UD&L, PlanD): 

 the Site is located within an area partially zoned “Other Specified Uses” annotated 

“Logistics, Storage and Workshop (2)” and an area partially shown as ‘Road’, which 

is a non-landscape sensitive zoning and the previous application (No. A/YL-ST/590) 

for the same use was approved without landscape related condition.  Further significant 

landscape impact arising from the applied use is not anticipated. 

3. Drainage 

Comments of the Chief Engineer/Mainland North, Drainage Services Department 

(CE/MN, DSD): 

 no objection in principle to the planning application from drainage operation and 

maintenance point of view; 

 the applicant shall provide DSD for reference a set of record photographs showing with 

corresponding photograph locations marked clearly on the approved drainage plan after 

the completion of drainage works.  DSD will inspect the completed drainage works 

jointly with the applicant with reference to the set of photographs;  

 all the proposed drainage facilities 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 at all times; and 

Agenda Item 15 
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 advisory comments as detailed in Appendix V. 

4. Fire Safety 

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

 no objection in principle to the renewal application subject to the existing fire service 

installations implemented on the Site being maintained in efficient working order at all 

times.  

5. Other Departments 

The following government departments have no objection to/no adverse comment on the 

application and their advisory comments, if any, are in Appendix V: 

 

(a) Chief Highway Engineer/New Territories West, Highways Department (HyD);  

(b) Chief Engineer/Railway Development 2-1, Railway Development Office, HyD;  

(c) Director of Agriculture, Fisheries and Conservation; 

(d) Project Manager (West), CEDD; 

(e) Head of Geotechnical Engineering Office, CEDD;  

(f) Chief Engineer/Construction, Water Supplies Department; 

(g) Chief Building Surveyor/New Territories West, Buildings Department; 

(h) Chief Engineer/Construction, Water Supplies Department; 

(i) Commissioner of Police; and 

(j) District Officer (Yuen Long), Home Affairs Department. 
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Recommended Advisory Clauses

(a) The application site (the Site) falls within the boundary of San Tin Technopole (the
Technopole).  The Site may be resumed by the Government and that the applied use at
the Site may be terminated at any time during the planning approval period for
implementation of government projects;

(b) no operation between 11:00 p.m. to 7:00 a.m. from Monday to Friday, as proposed by
the applicant, is allowed on the Site during the planning approval period;

(c) no operation on Sundays and public holidays, as proposed by the applicant, is allowed
on the Site during the planning approval period;

(d) no dismantling, maintenance, repairing, cleansing, paint spraying and other workshop
activities are allowed on the Site at any time during the planning approval period;

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

� should the planning application is approved, the Short Term Waiver (STW)/ Short
Term Tenancy (STT) holder(s) will need to apply to his office for modification of
the STW/STT conditions where appropriate and the lot owner(s) shall apply to his
office for a STW and/or STT to permit the structure(s) erected within the said private
lot(s) and the occupation of the Government land.  The application(s) for
STW/STT will be considered by the Government in its capacity as a landlord and
there is no guarantee that they will be approved.  The application(s), if approved,
will be subject to such terms and conditions including the payment of waiver
fee/rent 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;

(f) to note the comments of the Commissioner for Transport (C for T) that should the
application be approved, no vehicle is allowed to queue back to or reverse onto/from
public road at any time during the planning approval period;

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

� the proposed access arrangement of the Site should be commented and approved by
Transport Department;

� HyD is not/shall not be responsible for the maintenance of any access connecting
the Site and Castle Peak Road – San Tin. Presumably, the relevant department will
provide their comments to you, if any; and

� adequate drainage measures shall be provided to prevent surface water running from
the Site to the nearby public roads and drains;
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(h) to note the comments of the Chief Engineer/Rail Development 1-1, Highways
Department (CE/RD1-1, HyD) that:

� the Site is in close proximity to the Northern Link (NOL) Spur Line alignment which
is under development by MTR Corporation Limited (MTRCL), the applicant is
required to consult MTRCL with respect to the design and construction of the
proposed works, whether it would affect the NOL Spur Line; and

� deep foundation such as piling is not permitted at the Site unless MTRCL's
agreement is sought;

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

� the applicant is advised to follow the environmental mitigation measures and
requirements in the latest “Code of Practice on Handling the Environmental Aspects
of Temporary Uses and Open Storage Sites” issued by the Environmental Protection
Department;

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

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

� 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;

� no public sewerage maintained by CE/MN, DSD is currently available for
connection.  For sewage disposal and treatment, agreement from the DEP shall be
obtained;

� the applicant should consult District Lands Officer/Yuen Long, Lands Department
regarding all the proposed drainage works outside the lot boundary in order to
ensure the unobstructed discharge from the Site in future; and

� all the proposed drainage facilities 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 at all times;

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

� if the existing structures (not being a New Territories Exempted House) are erected
on leased land without the approval of the BD, they are unauthorised building works
(UBW) under the Buildings Ordinance (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 the BD to
effect their removal in accordance with BD’s enforcement policy against UBW as
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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.

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

� 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; and

� if 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.


