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From: Karen Kei Yee CHAN/PLAND < >
Sent: 2023-12-07星期四 14:34:17
To: Phoebe Hiu Ching TSUI/PLAND < >
Cc: Pak Him CHIU/PLAND < >; Yen PY

LEUNG/PLAND < >; tpbpd/PLAND
<tpbpd@pland.gov.hk>

Subject: Fw: Planning Application No. A/YL-ST/660
Attachment: 2530AL09.pdf

From: Anson Lee < >
Sent: Thursday, December 7, 2023 2:32 PM
To: Monique Kin Man WONG/PLAND < >
Cc: Karen Kei Yee CHAN/PLAND < >; Yen PY LEUNG/PLAND < >
Subject: RE: Planning Application No. A/YL-ST/660

Dear Monique,

Please see the attached FI for your follow-up action. Thank you.

Regards,

Anson Lee
Lanbase Surveyors Limited
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Relevant Extracts of Town Planning Board Guidelines for
Application for Developments within Deep Bay Area

under Section 16 of the Town Planning Ordinance (TPB PG-No. 12C)

According to TPB PG-No. 12C, the Site falls within the Wetland Buffer Area (WBA).  Extracts
of land use concept and development guidelines are summarised as follows:

(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 however exempted from the requirement of
EcoIA; and

(c) 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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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)

According to TPB PG-No. 13G, the Site falls within Category 1 areas.  The following criteria
is relevant:

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.
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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. A/DPA/YL-ST/10 Open Container Vehicle Park 23.7.1993
Approved by RNTPC

(3 years)
2. A/YL-ST/11 Temporary Container Trailer Park and Open

Storage of Containers for a Period of 2-3
Years

18.10.1996
Approved by RNTPC

(3 years)
3. A/YL-ST/251 Temporary Public Car Park with Ancillary

Office for a Period of 3 Years
7.11.2003

Approved by RNTPC
(3 years)

4. A/YL-ST/324 Temporary Public Car Park with Ancillary
Office for a Period of 3 Years

1.12.2006
Approved by RNTPC

(8 months)
5. A/YL-ST/346 Temporary Public Car Park with Ancillary

Office for a Period of 3 Years
1.2.2008

Approved by RNTPC
(3 years)

6. A/YL-ST/394 Temporary Public Car Park with Ancillary
Office for a Period of 3 Years

28.1.2011
Approved by RNTPC

(3 years)
7. A/YL-ST/444 Temporary Public Car Park with Ancillary

Office for a Period of 3 Years
9.5.2014

Approved by RNTPC
(3 years)

8. A/YL-ST/530 Temporary Public Car Park with Ancillary
Office for a Period of 3 Years

5.10.2018
Approved by RNTPC

(3 years)
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Similar s.16 Applications within the same “U” Zone on
the Approved San Tin Outline Zoning Plan No. S/YL-ST/8 in the Past Five Years

Approved Applications

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

1. A/YL-ST/542* Temporary Open Storage of Construction
Materials for a Period of 3 Years

17.5.2019
Approved by RNTPC

(3 years)
(Revoked on 17.2.2021)

2. A/YL-ST/543* Temporary Open Storage of General Goods
and Public Vehicle Park (Private Cars only)
with Ancillary Site Office for a Period of 3
Years

31.5.2019
Approved by RNTPC

(3 years)
(Revoked on 28.2.2021)

3. A/YL-ST/563 Renewal of Planning Approval for Temporary
Container Vehicle Park, Open Storage of
Containers and Public Car Park for a Period of
3 Years

17.1.2020
Approved by RNTPC

(3 years)

4. A/YL-ST/568 Renewal of Planning Approval for Temporary
Public Vehicle Park (including Private Cars,
Container Vehicles and Heavy Goods
Vehicles) and Ancillary Facilities (including
Vehicle Repair Area, Site Offices and
Canteen), Storage of Metal Ware and
Construction Material, and Cargo Handling
and Forwarding Facilities for a Period of 3
Years

26.5.2020
Approved by RNTPC

(3 years)

5. A/YL-ST/580* Temporary Open Storage of General Goods,
Construction Materials and Machineries and
Public Vehicle Park (Excluding Container
Vehicles) with Ancillary Site Office and
Guard Room for a Period of 3 Years

18.12.2020
Approved by RNTPC

(3 years)
(Revoked on 18.5.2023)

6 A/YL-ST/635 Renewal of Planning Approval for Temporary
Container Vehicle Park, Open Storage of
Containers and Public Car Park for a Period of
3 Years

13.1.2023
Approved by RNTPC

(3 years)

7. A/YL-ST/644 Renewal of Planning Approval for Temporary
Public Vehicle Park (including Private Cars,
Container Vehicles and Heavy Goods
Vehicles) and Ancillary Facilities (including
Vehicle Repair Area, Site Offices and
Canteen), Storage of Metal Ware and
Construction Material, and Cargo Handling
and Forwarding Facilities for a Period of 3
Years

19.5.2023
Approved by RNTPC

(3 years)

8. A/YL-ST/647 Proposed Temporary Open Storage of
Construction Materials for a Period of 3 Years

25.8.2023
Approved by RNTPC

(3 years)
* 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 application;

· the application site (the Site) comprises Old Schedule Agricultural Lots (OSALs) and
Government Land (GL).  The OSLAs are held under Block Government Lease which
contains the restriction that no structures are allowed to be erected without prior
approval of the government;

· the private land of the following lots is covered by Short Term Waivers (STWs) as
below table:

STW No. Lot No. (in D.D. 99) Purposes
3274 252 RP Ancillary Use to Temporary Car Park with

Ancillary Office
3552 253 Public Vehicle Park (including Private Cars,

Container Vehicles and Heavy Goods
Vehicles) with Ancillary Facilities
(including Vehicle Repair Area, Site Offices
and Canteen) and Storage of Metal Ware and
Construction Material

3781 244 S.B RP Ancillary Office to Public Vehicle Park
(excluding Container Vehicle)

4284 254 Temporary Public Vehicle Park (including
Private Cars, Container Vehicles and Heavy
Goods Vehicles) with Ancillary Facilities
(including Vehicle Repair Area, Site Offices
and Canteen) and Storage of Metal Ware and
Construction Material, and Cargo Handling
and Forwarding Facilities

4285 258
4286 266

· no permission is given for occupation of GL in the Site (about 24m2 subject to
verification). The act of occupation of the above GL without government’s prior
approval is not allowed.

· advisory comments as detailed in Appendix V.

2. Traffic

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

· she has no comment on the application from traffic engineering point of view;
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· should the application be approved, a condition should be incorporated that no vehicle
is allowed to queue back to or reverse onto/from public road at any time during the
planning approval period; and

· advisory comments as detailed in Appendix V.

3. Environment

Comments of the Director of Environmental Protection (DEP):

· the application includes three loading/unloading spaces for heavy goods vehicles and
the use of heavy vehicle is expected.  No sensitive receiver within 100m from the Site
boundary and 50m from the access road is found.  As such, in accordance with the
revised “Code of Practice on Handling the Environmental Aspects of Temporary Uses
and Open Storage Sites”, he has no objection to the application;

· there was no environmental complaint related to the Site in the past 3 years; and

· advisory comments as detailed in Appendix V.

4. Landscape

Comments of the Chief Town Planner/Urban Design and Landscape, Planning Department
(CTP/UD&L, PlanD):

· with reference to the aerial photos of December 2022, the Site is located in an area of
miscellaneous urban fringe landscape character comprising open storage, car parks,
village houses and tree groups.  The proposed open storage use is not incompatible with
the surrounding landscape setting in the proximity;

· with reference to the site photos taken in September 2023, the Site is fenced off and
hard paved.  Temporary structures and existing trees along the boundary are observed
within the Site.  According to paragraph 4.6 and Figure 6 of the Planning Statement
(Appendix Ia of the RNTPC Paper), the applicant would continue to properly maintain
the existing landscape and tree plantings.  Further adverse impact on the landscape
character and resources arising from the open storage use is not anticipated.  As such,
she has no objection to the application from landscape planning perspective; and

· advisory comments as detailed in Appendix V.

5. Fire Safety

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

· no objection in principle to the application subject to fire service installations (FSIs)
being provided to his satisfaction;

· FSIs are anticipated to be required in consideration of the design/nature of the
application.  The applicant is advised to submit relevant layout plans incorporated with
the proposed FSIs to the Fire Services Department for approval;
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· having considered the nature of open storage, an approval condition should be
stipulated requiring the provision of fire extinguisher(s) to his satisfaction should the
application be approved by the Town Planning Board; and

· advisory comments as detailed in Appendix V.

6. Other Departments

The following government departments have no objection to or no comment on the
application and their advisory comments are at Appendix V where appropriate:

(a) Commissioner of Police;
(b) Chief Highway Engineer/New Territories West, Highways Department;
(c) Chief Engineer/Mainland North, Drainage Services Department
(d) Chief Engineer/Railway Development 2-2, Railway Development Office, Highways

Department;
(e) Chief Engineer/Construction, Water Supplies Department;
(f) Project Manager (North), North Development Office, Civil Engineering and

Development Department (CEDD);
(g) Project Manager (West), West Development Office, CEDD;
(h) Director of Agriculture, Fisheries and Conservation;
(i) Director of Fire Services;
(j) Chief Building Surveyor/New Territories West, Buildings Department; and
(k) District Officer (Yuen Long).
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Recommended Advisory Clauses

(a) The application site (the Site) falls within the boundary of San Tin Technopole.  The Site
may be resumed by the Government and that the proposed operation at 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:

· should planning approval be given to the planning application, 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 the lot
without STW will need to immediately apply to LandsD to permit the structures to
be erected or regularise any irregularity on site, if any;

· the applicant has to either exclude the GL from the Site or apply for a formal
approval prior to actual occupation of the concerned GL; and

· given the proposed use is temporary in nature, only application for regularisation 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
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 LandsD.

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

· the Site is connected to Lok Ma Chau Road via a section of a local access which is
not managed by the Transport Department.  The land status of the local access
should be clarified with LandsD by the applicant.  Moreover, the management and
maintenance responsibilities of the local access should be clarified with the relevant
lands and maintenance authorities by the applicant accordingly.

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

· HyD does not and will not maintain any access connecting the Site and Lok Ma
Chau Road; and adequate drainage measures should be provided at the Site to
prevent surface water running from the Site to nearby public roads or exclusive road
drains.

(e) to note the comments of the Chief Engineer/Railway Development 2-2, Railway
Development Office, Highways Department (CE/RD 2-2, RDO, HyD) that:

· the Site is in close proximity to the proposed Northern Link (NOL) Spur Line
alignment which is under development by the Mass Transit Railway Corporation
Limited (MTRCL); and
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· the applicant should 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.

(f) to note the comments of the Project Manager (North), Civil Engineering and
Development Department (PM(N), CEDD) that:

· the Site is within the proposed boundary of San Tin Technopole (covers the area
outside the Loop).  According to the latest tentative development programme of San
Tin Technopole, it is targeted to commence the works in phases tentatively by 2024
after the Finance Committee funding approval.  Therefore, the Site within the
boundary of San Tin Technopole, will probably be required for timely clearance and
construction; and

· the Site is located near the Development of Lok Ma Chau Loop: Main Works
Package 1 – Site Formation and Infrastructure Works Project.  The applicant should
take note of the proposed works which are near the Site.

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

· the applicant is advised to follow the latest “Code of Practice on Handling the
Environmental Aspects of Temporary Uses and Open Storage Sites” to minimise
potential environmental impacts on the surrounding areas.

(h) to note the comments of the Chief Town Planner/Urban Design and Landscape, Planning
Department (CTP/UD&L, PlanD) that:

· the applicant should properly maintain the existing trees within the Site.  Useful
information on tree maintenance is available at the greening website of
Development Bureau (https://www.greening.gov.hk/en/tree-care/information-
about-tree-maintenance-for-private-pro/index.html); and

· approval of the application does not imply approval of tree works, if any, such as
pruning, transplanting and felling. Application for any tree works should be
submitted to relevant authority(ies) for approval.

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

· the submitted layout plans incorporated with the proposed fire service installations
(FSIs) should be drawn to scale and depicted with dimensions and nature of
occupancy, the location of the proposed FSI should be clearly marked on the layout
plans, and the following good practice guidelines for open storage should be
adhered to:
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Internal
Access for

Fire
Appliances

Lot
Boundaries

(Clear
Width)

Distance
between
Storage

Cluster and
Temporary
Structure

Cluster
Size

Storage
Height

1 Open Storage of
Containers

- 2m 4.5m - -

2 Open Storage of
Non-combustibles or
Limited Combustibles

4.5m 2m 4.5m - -

3 Open Storage of
Combustibles

4.5m 2m 4.5m 40m x
40m

3m

Remarks: Smoking and naked flame activities shall not be allowed within the open storage/ recycling
site.

· to address the approval condition on provision of fire extinguisher(s), the applicant
should submit a valid fire certificate (F.S. 251) for D of FS’s approval; 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.

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

· the applicant shall provide DSD a set of latest record photographs showing the
completed drainage works (including the internal condition of the drains) with the
corresponding photograph locations marked clearly on the approved drainage plan.
DSD will inspect the completed drainage works jointly with the applicant with
reference to the comprehensive set of photographs;

· 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 DEP shall be
obtained;

· the applicant should consult DLO/YL, LandsD regarding all the proposed drainage
works outside the lot boundary in order to ensure 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.
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(k) to note the comments of the Chief Building Surveyor/New Territories West, Buildings
Department (CBS/NTW, BD) that:

· there is no record of approval by the Building Authority (BA) for the structures
existing at the Site;

· 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 the building plan submission stage;

· if the existing structures are erected on leased land without the approval of BA, they
are unauthorised building works (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 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 works or UBW 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 UBW under BO.
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 and 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.

(l) to note the comments of the Chief Engineer/Construction, Water Supplies Department
(CE/C, WSD) that:

· existing water mains will be affected.  The cost of any necessary diversion shall be
borne by the proposed development;

· in case it is not feasible to divert the affected water mains, a waterworks reserve
within 1.5 metres from the centerline of the water mains shall be provided to the
satisfaction of WSD.  No structure shall be built or materials stored within this
waterworks reserve. Free access shall be made available at all times for staff of the
Director of Water Supplies or their contractor to carry out construction, inspection,
operation, maintenance and repair works;

· no trees or shrubs with penetrating roots may be planted within the waterworks
reserve or in the vicinity of the water main; and
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· the government shall not be liable to any damage whatsoever and howsoever caused
arising from burst or leakage of the public water mains within and in close vicinity
of the Site.


