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Relevant extract from the Town Planning Board Guidelines
for Application for Open Storage and Port Back-up Uses

(TPB PG-No. 13G)

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) provides
guidelines for open storage and port back-up uses. The Site falls within Category 1 areas under
the guidelines. The following criteria are relevant:

Category 1 areas
- Category 1 areas are areas considered suitable for open storage and port back-up uses. In

general, such uses should be sited in areas zoned “OS”, “OU(PBU)”, “Industrial” or “I(D)”
where there are compatible uses such as industrial uses, public utility installations,
quarrying and other port back-up and open storage activities. Apart from the above zones,
other suitable sites in close proximity to the existing and proposed cross boundary links in
the North West New Territories are also included within this category. Generally, open
storage/port back-up uses are permitted as of right under such zones. Proposed uses which
may cause significant environmental and traffic concerns require planning permission
from the Board in accordance with the notes of the plans. 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, such as container trailer/tractor park
and open storage of chemical products/dangerous goods etc., may cause significant
environmental and traffic concerns.

Renewal of Temporary Planning Permission
For sites with temporary permissions for open storage and port back-up uses, if there has been
no major change in planning circumstances since the last approval of the application, the
applicant will not be required to prepare new, but just the updates of, technical assessments to
support the application for renewal of the planning permission, provided that the approval
conditions of the previous permission have been complied with and there are no adverse
departmental comments and local objections. Reference can be made to the procedures and
assessment criteria under the Town Planning Board’s Guidelines (Guidelines No. 34D or its
latest version) on “Renewal of Planning Approval and Extension of Time for Compliance with
Planning Conditions for Temporary Use or Development”:



Relevant Extracts of the Town Planning Board Guidelines for
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/TPB)

1. DPA/YL-NTM/10 Temporary Container Vehicle Park for a Period of 3 Years 23.7.1993
Approved by RNTPC

(3 years)
2. A

/
Y
L

A/YL-NTM/11 Temporary Container Trailer/Tractor Park for a Period of
5 Years

18.10.1996
Approved by RNTPC

(5 Years)

3. A/YL-NTM/121 Temporary Container Trailer/Tractor Park with ancillary
Vehicle Repair Workshop for a Period of 3 Years

25.1.2002
Approved by RNTPC

(3 Years)
4. AA/YL-NTM/185 Temporary Container Trailer/Tractor Park for a Period of

3 Years
29.7.2005

Approved by RNTPC
(3 Years)

5. A/YL-NTM/229 Temporary Public Vehicle Park (including Container
Vehicles) and ancillary Tyre and Repairing Use for a
Period of 3 Years

19.9.2008
Approved by RNTPC

(3 Years)
6. A/YL-NTM/266 Renewal of Planning Approval for Temporary Public

Vehicle Park (including Container Vehicles) and ancillary
Tyre and Repairing Use for a Period of 3 Years

19.8.2011
Approved by RNTPC

(3 Years)
7. A/YL-NTM/307 Renewal of Planning Approval for Temporary Public

Vehicle Park (including Container Vehicles) and ancillary
Tyre and Repairing Use for a Period of 3 Years

12.9.2014
Approved by RNTPC

(3 Years)
8. A/YL-NTM/348 Temporary Public Vehicle Park (including Container

Vehicles) and ancillary Tyre and Repairing Use for a
Period of 3 Years

8.12.2017
Approved by RNTPC

(3 Years)
9. A/YL-NTM/410 Renewal of Planning Approval for Temporary Public

Vehicle Park (including Container Vehicles) and ancillary
Tyre and Repairing Use for a Period of 3 Years

4.12.2020
Approved by RNTPC

(3 Years)



Similar s.16 Applications within the same “OS” Zone
on the Approved Ngau Tam Mei Outline Zoning Plan No. S/YL-NTM/12 in the Past Five Years

Approved Applications

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

1. A/YL-NTM/380 Temporary Container Vehicle Park with Ancillary
Facilities (including Site Offices and Staff Rest Rooms)
for a Period of 3 Years

1.2.2019
Approved by RNTPC

(3 Years)
2. A/YL-NTM/393 * Temporary Warehouse (Excluding Dangerous Goods

Godown, Goods Vehicle Park (Not Exceeding 24 Tonnes)
and Container Carrying Cargo Weighing Station with
Ancillary Site Office and Staff Canteen for a Period of 3
Years

1.11.2019
Approved by RNTPC

(3 Years)
(Revoked on 1.6.2022)

3. A/YL-NTM/402 Temporary Container Vehicle Repair Yard and Warehouse
for a Period of 3 Years

18.9.2020
Approved by RNTPC

(3 Years)
4. A/YL-NTM/412 Temporary Container Tractor/Trailer Park for a Period of

3 Years
16.4.2021

Approved by RNTPC
(3 Years)

5. A/YL-NTM/416 Renewal of Planning Approval for Temporary Public
Vehicle Park (Private Cars and Container Vehicles),
Vehicle Repair Workshop, Open Storage of Construction
Materials and Ancillary Offices for a Period of 3 Years

16.4.2021
Approved by RNTPC

(3 Years)

6. A/YL-NTM/429 Proposed Temporary Container Vehicle Repair Yard and
Warehouse for a Period of 3 Years

10.12.2021
Approved by RNTPC

(3 Years)
7. A/YL-NTM/437 Temporary Container Vehicle Park with Ancillary

Facilities (including Site Offices and Staff Rest Rooms)
22.4.2022

Approved by RNTPC
(3 Years)

8. A/YL-NTM/448 Temporary Warehouse (Excluding Dangerous Goods
Godown), Goods Vehicle Park (Not Exceeding 24 Tonnes)
and Container Carrying Cargo Weighing Station with
Ancillary Site Office and Staff Canteen for a Period of 3
Years

11.11.2022
Approved by RNTPC

(3 Years)

*denotes permission revoked
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Government Departments’ General Comments

1. Traffic

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

· She has no adverse comment from traffic engineering point of view; and

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

2. Fire Services

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

· He has no objection in principle to the renewal application subject to fire service
installations (FSIs) being maintained in efficient working order at all times; and

· Advisory comments as detailed in Appendix V.

3. Drainage

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

· He has no objection in principle from drainage operation and maintenance point of
view;

· The implementation of the drainage facilities is considered satisfactory;

· 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

· Advisory comments as detailed in Appendix V.

4. Railway Development

Comments of the Chief Engineer/Railway Development 1-1, Railway Development
Office, Highways Department (CE/RD 1-1, RDO, HyD);

· The application site (the Site) falls within the scheme boundary of the Northern Link
(NOL) Main Line published on 6.10.2023. The construction works of the NOL
Main Line are tentatively scheduled to commence in 2025 with completion year in
2034.  The applicant should consider the potential impacts arising from the future
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construction, operation and maintenance of NOL Main Line, including any potential
nuisances;

· The applicant is advised that the Site is in proximity to the proposed NOL Main Line,
it would be appreciated if any future submissions/application for consents and the
associated as-built records could be furnished to RDO, HyD and MTR Corporation
Limited (MTRCL) for review/reference;

· The Site is in close proximity to the NOL Spur Line alignment which is under
development by the 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;

· Deep foundation such as piling is not permitted at the Site unless MTRCL’s
agreement is sought; and

· Advisory comments as detailed in Appendix V.

5. Others

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

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

· Chief Engineer/Construction, Water Supplies Department;

· Chief Highway Engineer/New Territories West, HyD;

· Chief Town Planner/Urban Design and Landscape, Planning Department;

· Director of Agriculture, Fisheries and Conservation; and

· 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 the San Tin Technopole.  The
Site may be resumed by the Government and that the proposed operation of the Site may
be terminated at any time during the planning approval period for implementation of
government projects;

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

� the Short Term Waiver (STW) holder(s) will need to immediately apply to his office
for modification of the STW conditions where appropriate;

� the owner(s) of lots without STW will need to immediately apply to his office to
permit the structures to be erected or regularize any irregularity on site, if any.

� the applicant has to either exclude the Government land (GL) from the Site or apply
for a formal approval prior to the actual occupation of the GL; and

� given the applied uses are temporary in nature, only application for regularization or
erection of temporary structure(s) will be considered.  Application(s) for any of the
above will be considered by the LandsD acting in the capacity of the landlord or lessor
at its sole discretion and there is no guarantee that such application(s) will be
approved.  If such application(s) 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
the LandsD.

(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 Site should be commented and approved by
TD;

� HyD shall not be responsible for the maintenance of any accesses connecting the Site
and Kwu Tung Road; and

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

(d) to note the comments of the Chief Engineer/Railway Development 1-1, Railway
Development Office, Highways Department (CE/RD 1-1, RDO, HyD) that:

� the Site falls within the scheme boundary of the Northern Link (NOL) Main Line
published on 6.10.2023.  The construction works of the NOL Main Line are
tentatively scheduled to commence in 2025 with completion year in 2034.  The
applicant should consider the potential impacts arising from the future construction,
operation and maintenance of NOL Main Line, including any potential nuisances;

� the applicant is advised that the Site is in proximity to the proposed NOL Main Line,
it would be appreciated if any future submissions/application for consents and the
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associated as-built records could be furnished to RDO, HyD and MTR Corporation
Limited (MTRCL) for review/reference;

� the Site is in close proximity to the NOL Spur Line alignment which is under
development by the 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.

(e) 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 revised “Code of Practice on Handing the Environmental Aspects of Temporary
Uses and Open Storage Sites” to minimise any potential environmental nuisance;

� the applicant is advised to provide adequate supporting infrastructure/facilities for
proper collection, treatment and disposal of waste/wastewater generated from the
proposed use.  If septic tank and soakaway system will be used in case of
unavailability of public sewer, its design should follow the requirements of EPD’s
Practice Note for Professional Note (ProPECC) PN 5/93 “Drainage Plans subject to
Comment by Environmental Protection Department” including percolation test and
selection of proper location for the septic tank and soakaway system to meet the
relevant separation distances under ProPECC PN 5/93;

� the applicant is advised to minimise any noise from the proposed use, the use of public
announcement systems, audio amplifier and loudspeaker shall be prohibited;

� it is the obligation of the applicant to meet the statutory requirements under relevant
pollution control ordinances; and

� the applicant is advised to follow the Recommended Pollution Control Clauses
(https://www.epd.gov.hk/epd/english/environmentinhk/eia_planning/guide_ref/rpc.h
tml) for Construction Contracts to minimise the environmental impacts during the
construction stage.

(f) to note the comments of the Director of Agriculture, Fisheries and Conservation (DAFC)
that the applicant is advised to avoid damaging the trees in the vicinity during operation.

(g) 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 DSD is currently available for connection. For
sewage disposal and treatment, agreement from DEP shall be obtained;
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� the applicant should consult DLO/YL regarding all proposed drainage works outside
the lot boundary in order to ensure the unobstructed discharge from the Site in future;
and

� all 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.

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

� the applicant is reminded that if any proposed structure(s) is 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.

(i) 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 Building Ordinance (BO) and should not be designated for any
proposed use under the captioned 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 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;

� before any new building works (including containers / open sheds as temporary
buildings and land filling) are to be carried out on the Site, prior approval and consent
of the BD should be obtained, otherwise they are UBW. An Authorized 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;

� if 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;

� 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.
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