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Relevant extract 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;
and

(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 however exempted from the requirement of
EcoIA.
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Previous Applications Covering the Site

Approved Applications

Application No. Development/Use Date of
Consideration

A/YL-PS/614 Proposed Temporary Shop and Services (Convenience Store and
Retail Shop) with Ancillary Office and Toilet for a Period of 3

Years

9.10.2020

(Revoked on
9.7.2022)

Rejected Applications

Application
No.

Zoning
(at the time of
consideration)

Development/Use Date of
Consideration

Rejection
Reasons

A/DPA/YL-
PS/50

Unspecified
Use

Temporary Use as Container
Vehicles Park for 3 Years

16.2.1996
(TPB)

(1), (2), (3),
(4) & (5)

A/YL-PS/42 “REC” Filling of Pond for Growing of
Vegetables

11.12.1998 (3) & (7)

A/YL-PS/244 “REC” Temporary Open Storage of
Construction Materials (Iron, Steel
and Stone) for a Period of 3 Years

19.5.2006 (1), (2), (4),
(6) & (7)

A/YL-PS/523 “REC” Temporary Public Vehicle Park
(Private Cars, Light Goods Vehicles
and Coaches) for a Period of 3 Years

14.10.2016 (7)

Rejection Reasons
(1) Not in line with planning intention of the area/the “REC” zone.

(2) Not compatible with surrounding land uses.
(3) It has not been demonstrated in the submission that the proposed development will not cause

adverse impacts on the ecology of the area which is needed to sustain the nearby Mai Po Nature
Reserve.

(4) The submission has not adequately addressed the potential traffic impact of the proposed
development on the surrounding area.

(5) The road improvement work proposed by the applicant will trigger off further developments in the
area and this is highly undesirable in terms of traffic growth control and transport planning.

(6) The proposed development did not comply with the Town Planning Board (TPB) Guidelines No.
13E in that no previous planning approval had been granted for the use on the site, the applicant
had failed to demonstrate that the proposed development would not have adverse landscape and
traffic impacts on the surrounding areas, and there were adverse departmental comments and
public objections on the application. The proposed development was also not compatible with the
surrounding area which was rural in character.

(7) The approval of the application would set an undesirable precedent for other similar applications.
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Similar s.16 Applications within the same “REC” Zone

Approved Applications

Application No. Development/Use Date of
Consideration

A/YL-PS/634 Proposed Temporary Public Vehicle Park for Private Car for a
Period of 3 Years

14.5.2021

A/YL-PS/661 Proposed Temporary Public Vehicle Park (Private Cars, Light
Goods Vehicles and Light Buses) with Ancillary Facilities for a

Period of 3 Years

24.6.2022

A/YL-PS/688 Proposed Temporary Public Vehicle Park (Private Cars, Light
Goods Vehicles, Light Buses and Coaches) with Ancillary

Facilities for a Period of 3 Years

14.07.2023
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Government Departments’ General Comments

1. Land Administration

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

� he has no adverse comment on the application;

� 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; and

� Lots 57 RP and 58 RP in D.D. 126 are covered by a Short Term Waiver (STW)
No. 4951 for the purpose of “Temporary Place of Recreation (barbecue spot)”.

2. Traffic

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

He has no adverse comment on the application.

3. Drainage

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

� he has no in-principle objection to the proposed application from a drainage point
of view; and

� should the Town Planning Board consider that the application is acceptable from
planning point of view, he would suggest that a condition requiring the applicant
to submit a drainage proposal, to implement and maintain the proposed drainage
facilities to the satisfaction of DSD should be stipulated.

4. Fire Safety

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

� he has no objection in principle to the proposal subject to fire service installations
(FSIs) being provided to his satisfaction; and

� in consideration of the design/nature of the proposal, FSIs are anticipated to be
required.  Therefore, the applicant is advised to submit relevant layout plans
incorporated with the proposal FSIs to his department for approval.

5. Building Matters

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

He has no objection to the application.

6. Environment

Comments of the Director of Environmental Protection (DEP):

He has no objection to the application.

7. District Officer’s Comments

Comments of the District Officer (Yuen Long), Home Affairs Department (DO(YL),
HAD):

His office has not received any comment from locals.

8. Other Departments

The following departments has no comment on the application:

� Chief Town Planner/Urban Design and Landscape, Planning Department
(CTP/UD&L, PlanD);

� Commissioner of Police (C of P);
� Project Manager (West), Civil Engineering and Development Department

(PM(W), CEDD);
� Director of Agriculture, Fisheries and Conservation (DAFC); and
� Chief Engineer/Construction, Water Supplies Department (CE/C, WSD).
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Recommended Advisory Clauses

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

(b) 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
Short Term Waiver (STW) holder(s) will need to apply to LandsD for
modification of the STW conditions where appropriate.  The owner(s) of the
lots without STW will need to apply to LandsD for permitting the structures to
be erected or to regularize any irregularities on site, if any.  Besides, given
the proposed use is 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 LandsD acting in the capacity of the
landlord or lessor as it 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;

(c) to note the comments of the Commissioner for Transport (C for T) that:

� the applicant is reminded that sufficient space within the Site should be
provided for maneuvering of vehicles;

� no vehicle is allowed to queue back to or reverse onto/from public road at any
time during the planning approval period; and

� the Site is connected to Tin Tsz Road via a section of a local road which is not
managed by his department.  The land status of that local access road should
be checked with LandsD.  The management and maintenance responsibilities
of that local access road should be clarified with the relevant lands and
maintenance authorities accordingly;

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

� adequate drainage measures shall be provided to prevent surface water running
from the Site to the nearby public roads and drains; and

� the access road connecting the Site with Wetland Park Road is not and will not
be maintained by his office.  His office should not be responsible for
maintaining any access connecting the Site with Wetland Park Road;

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

� to follow the relevant mitigation measures and requirements in the latest “Code
of Practice on Handling the Environmental Aspect of Temporary Uses and
Open Storage Sites” issued by the Environmental Protection Department;
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(f) to note the comments of the Director of Fire Services (D of FS) that:

� the applicant is advised to submit relevant layout plans incorporated with the
proposed Fire Service Installations (FSIs) to his department for approval;

� the applicant should be advised on the following:

(i) the layout plans should be drawn to scale and depicted with dimensions
and nature of occupancy; and

(ii) the location of where the proposed FSIs to be installed should be clearly
marked on the layout plans; and

� the applicant is reminded that if the 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; and

(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 and its
permitted development intensity shall be determined under Regulation 19(3)
of B(P)R at building plan submission stage;

� for UBWs erected on lease land, enforcement may be taken by BD to effect
their removal in accordance with the prevailing enforcement policy against
UBWs as and when necessary.  The granting of any planning approval should
not be construed as an acceptance of any existing building works or UBWs on
the Site under 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 BA should be obtained, otherwise they are
UBWs.  An Authorised Person should be appointed as the co-ordinator for
the proposed building works in accordance with BO;

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

� detailed checking under BO will be carried out at building plan submission
stage.
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Justifications 
 
 

Applied Use 
 

1. The applied use is ‘Proposed Temporary Public Vehicle Park (Coaches)’ for a period of 5 
years and associated Filling of Land (the proposed development). 
 
 

Location 
 

2. The application site (the Site) is on Lots 56 R. P., 57 R. P. (Part) and 58 R. P. (Part) in 
D. D. 126, Ping Shan, Yuen Long, New Territories.  It is accessible from Tin Wah Road via a 
local access (Plans 1 and 2). 

 
 

Site Area 
 

3. The site area is about 1,977 m2.  No Government Land is involved. 
 
 

Planning Context 
 

4. The Site falls within an area zoned “Recreation” (“REC”) on the Approved Ping Shan Outline 
Zoning Plan (OZP) No. S/YL-PS/20. 
 

5. The planning intention of the “REC” zone is intended primarily for recreational developments 
for the use of the general public.  It encourages the development of active and/or passive 
recreation and tourism/eco-tourism.  Uses in support of the recreational developments may be 
permitted subject to planning permission. 
 

6. The applied use is a Column 2 use within the “REC” zone on the OZP which may be 
permitted with or without conditions by the Town Planning Board (the Board/TPB). 
 

7. Provided that the structure of the proposed development is temporary in nature, approval of 
the application on a temporary basis for a period of 5 years would not frustrate the long-term 
planning intention of the “REC” zone. 
 
 

TPB Planning Guidelines 
 

8. The TPB Guidelines for ‘Application for Developments within Deep Bay Area under Section 
16 of the Town Planning Ordinance’ (TPB PG-No. 12C) are relavant to this application as the 
Site is located within the Wetland Buffer Area (WBA).  With reference to Appendix A of the 
guidelines, this application is temporary in nature and shall be exempted from the requirement 
of ecological impact assessment as part of the submission to the Board. 
 

9. Given that the Site falls within the “REC” zone and is in close proximity to existing main 

roads with regular traffic (i.e. Tin Tsz Road, Tin Wah Road and Wetland Park Road), the 
proposed development would not frustrate the intention of the WBA in protecting the 
ecological integrity of the fish ponds and wetland within the Wetland Conservation Area. 
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Development Parameters  
 

10. A single-storey temporary structure with gross floor area of about 15 m2 and building height 
of not more than 3 m is proposed to be erected at the Site for office-cum-guardroom purpose.  
17 nos. of parking spaces for coaches are proposed at the Site (Plan 3). 
 

11. The Site is hard-paved with concrete of about 0.2 m in depth.  The current application serves 
to regularise the filling of land for providing a solid ground for the parking of coaches and site 
maintenance (Plan 4). 
 

12. The operation hours are 24 hours daily, including Sundays and public holidays. 
 
 

Similar Applications Approved within the Same “REC” Zone on the OZP 
 

13. A total of 3 similar applications approved by the Board can be found within or straddling the 
same “REC” zone on the OZP: 
 

Application No. Applied Use Date of 
Approval 

A/YL-PS/634 Proposed Temporary Public Vehicle Park 
for Private Car for a Period of 3 Years 14.5.2021 

A/YL-PS/661 
Proposed Temporary Public Vehicle Park 

(Private Cars, Light Goods Vehicles and Light Buses) 
with Ancillary Facilities for a Period of 3 Years 

24.6.2023 

A/YL-PS/688 
Proposed Temporary Public Vehicle Park 

(Private Cars, Light Goods Vehicles, Light Buses and 
Coaches) with Ancillary Facilities for a Period of 3 Years 

14.7.2023 

 
14. Similar applications for the use of ‘Temporary Public Vehicle Park’ within or straddling the 

same “REC” zone in the vicinity of the Site have been approved for the past years mainly on 
considerations that the proposed use would not frustrate the long-term planning intention of 
the “REC” zone; not entirely incompatible with the surrounding areas; and no adverse traffic, 
drainage, landscape, environmental and fire safety impacts on the surrounding areas.  Given 
that the planning context of adjacent areas was not significantly altered, it is considered that 
the planning circumstances of this application are relevant to those similar applications. 
 
 

Planning Gain 
 

15. The proposed development caters for the demand of parking spaces for coaches in Tin Shui 
Wai area and reduces roadside illegal parking, particularly during nighttime. 
 
 

No Adverse Impact to the Surroundings 
 
Environment 
 

16. The applicant will follow the measures as set out in the ‘Code of Practice on Handling the 

Environmental Aspects of Temporary Uses and Open Storage Sites’ issued by the 
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Environmental Protection Department in order to minimise any possible environmental 
nuisances, and to comply with all environmental protection/pollution control ordinances. 
 
Visual and Landscape 
 

17. The proposed development only involves the erection of a single-storey temporary.  It is 
compatible with surrounding land uses of public vehicle parks, open storage of construction 
materials, warehouse and scrubland.  No tree felling would be carried out at the Site. 
 

18. The Site is also in close proximity to a recently approved application No. A/YL-PS/688 for 
the same applied use but of a large scale.  Given that the proposed development under this 
application is of the same nature as the recently approved application, adverse visual and 
landscape impacts to the surrounding areas should not be anticipated. 
 
Traffic 
 

19. The trip attraction and generation rates are expected as follows: 
 

Time Weekday Weekend 
Generations Attractions Generations Attractions 

07:00 – 08:00 2 0 0 0 
08:00 – 09:00 3 0 0 0 
09:00 – 10:00 3 0 3 0 
10:00 – 11:00 2 0 4 0 
11:00 – 12:00 0 2 3 0 
12:00 – 13:00 0 0 0 0 
13:00 – 14:00 2 0 0 0 
14:00 – 15:00 0 0 0 0 
15:00 – 16:00 0 0 0 0 
16:00 – 17:00 0 0 0 0 
17:00 – 18:00 0 0 0 0 
18:00 – 19:00 0 0 0 0 
19:00 – 20:00 0 4 0 3 
20:00 – 21:00 0 4 0 3 
21:00 – 07:00 0 2 0 4 
Total Trips 12 12 10 10 

 
20. In view of such low trip attraction and generation rates, adverse traffic impacts arising from 

the proposed development to the adjacent area and road network are not anticipated. 
 

21. Sufficient space is allowed for vehicle manoeuvring within, entering and leaving the Site 
(Plan 5).  No reversing or turning of vehicles on public road is expected. 
 

22. Vehicles without valid licences issued under the Road Traffic Ordinance, medium/heavy 
goods vehicles and container trailers/tractors are not allowed to park, stall, enter or exit the 
Site. 
 

23. No car beauty, dismantling or other workshop activities will be carried out at the Site. 
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Drainage 
 

24. The applicant will submit a drainage proposal, with provision of peripheral u-channels and 
catchpits to mitigate any potential adverse drainage impacts generated by the proposed 
development after planning approval has been granted from the Board.  The applicant will 
implement the proposed drainage facilities at the Site once the drainage proposal is accepted 
by the Drainage Services Department. 
 
 

- End - 
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Further Information for Planning Application No. A/YL-PS/698 

Response-to-Comment 

 

Comments from UD&L, PlanD dated 27.10.2023 

Contact person: Mr. Brian LAM (Tel.: 3565 3949) 

I. Comment  Response 

1. No landscape proposal was included in the 

planning statement to mitigate the 

landscape impact arising from the 

development.  The applicant should 

provide the required information and 

mitigate the impact caused by the 

proposed use. 

 Naturally existing trees/vegetation can be found on the 

strip of Government Land along the western periphery 

of the site boundary.  Please refer to site photos at 

Appendix I.  In addition, it is proposed to plant 23 

nos. of Bauhinia x blakeana (洋紫荊 ) along the 

western and northeastern site boundary to mitigate the 

landscape and visual impacts arising from the 

proposed development.  Please refer to the enclosed 

landscape proposal at Plan 6. 

 

Meanwhile, one of the proposed parking spaces has 

been rearranged to facilitate the landscape proposal.  

The number of proposed parking spaces shall remain 

unchanged.  Please refer to the revised Layout Plan 

and Swept Path Analysis at Plans 3a and 5a 

respectively. 

 

By adopting the above mitigation measures, it is 

expected that the adverse landscape and visual impacts 

to the public realm can be minimised. 

 

 

- END - 
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