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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 2.  The following criteria are
relevant:

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.
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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/11 Container Vehicle Park and Stormwater
Nullah

23.7.1993
Approved by RNTPC

2. A/YL-ST/12 Temporary container vehicle park and open
storage of containers for 3 years

1.11.1996
Approved by RNTPC

(3 Years)
3. A/YL-ST/60 Proposed for pond filling and temporary

container tractor/trailer park and open storage
of containers for a period of 2 years

13.11.1998
Approved by RNTPC

(2 Years)
4. A/YL-ST/94 Temporary Container Vehicle Park and Open

Storage of Containers with Ancillary Repair
Area for a Period of 2 Years

10.9.1999
Approved by RNTPC

(2 years)
5. A/YL-ST/157 Temporary Container Vehicle Park and

Container Depot with Ancillary Repair Area
for a Period of 2 Years

22.12.2000
Approved by RNTPC

(2 Years)
6. A/YL-ST/167* Temporary Container Tractor/Trailer Park

and Open Storage of Containers with
Ancillary Repair Area and Canteen for a
Period of 18 Months

16.11.2001
Approved by RNTPC

(18 Months)
(Revoked on 16.2.2003)

7. A/YL-ST/312* Temporary Container Vehicle Park,
Container Storage Area, Vehicle Repair and
Canteen for a Period of 3 Years

1.9.2006
Approved by RNTPC

(3 Years)
(Revoked on 1.2.2009)

8. A/YL-ST/363 Temporary Container Vehicle Park,
Container Storage Area, Vehicle Repair and
Canteen for a Period of 3 Years

27.3.2009
(Approved by TPB on

review)
(3 Years)

9. A/YL-ST/411* Renewal of Planning Approval for
Temporary Container Vehicle Park,
Container Storage Area, Vehicle Repair and
Canteen for a Period of 3 Years

16.3.2012
Approved by RNTPC

(3 Years)
(Revoked on 27.3.2013)

10. A/YL-ST/438* Temporary Vehicle Park (including
Container Vehicles), Container Storage Area,
Tyre Repair, Shop and Services (Sale of
Container Vehicles and the Related
Parts/Accessories), Vehicle Repair and
Services and Ancillary Offices

11.10.2013
Approved by RNTPC

(3 Years)
(Revoked on 11.10.2014)

11. A/YL-ST/447 Temporary Vehicle Park (including
Container Vehicles), Container Storage Area,
Storage of New Unlicensed Container
Tractors, Storage of Construction Materials,
Tyre Repair, Shop and Services (Sale of
Container Vehicles and the Related
Parts/Accessories) , Vehicle Repair and
Services, and Ancillary Offices for a Period
of 3 Years

22.8.2014
Approved by RNTPC

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

12. A/YL-ST/506 Renewal of Temporary Vehicle Park
(including Container Vehicles), Container
Storage Area, Storage of New Unlicensed
Container Tractors, Storage of Construction
Materials, Tyre Repair, Shop and Services
(Sale of Container Vehicles and the Related
Parts/Accessories) , Vehicle Repair and
Services, and Ancillary Offices for a Period
of 3 Years

11.8.2017
Approved by RNTPC

(3 Years)

13. A/YL-ST/575 Renewal of Planning Approval for
Temporary Vehicle Park (including
Container Vehicles), Container Storage Area,
Storage of New Unlicensed Container
Tractors, Storage of Construction Materials,
Tyre Repair, Shop and Services (Sale of
Container Vehicles and the Related
Parts/Accessories), Vehicle Repair and
Services, and Ancillary Offices for a Period
of 3 Years

15.9.2020
Approved by RNTPC

(3 Years)

14. A/YL-ST/627 Proposed Temporary Eating Place for a
Period of 3 Years

23.9.2022
Approved by RNTPC

(3 Years)
15. A/YL-ST/655 Renewal of Planning Approval for

Temporary Vehicle Park (including
Container Vehicles), Container Storage Area,
Storage of New Unlicensed Container
Tractors, Storage of Construction Materials,
Tyre Repair, Shop and Services (Sale of
Container Vehicles and the Related
Parts/Accessories), Vehicle Repair and
Services, and Ancillary Offices for a Period
of 3 Years

11.9.2023
Approved by RNTPC

(3 Years)

* denotes permission revoked

Rejected Applications

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

Rejection
Reason(s)

1. A/YL-ST/95 Temporary Container Storage and
Container Vehicle Parking with
Ancillary Workshop Facilities for a
Period of 3 Years

26.5.2000
Rejected by

TPB on review

(1), (2),
(3)

2. A/YL-ST/103 Temporary Container Tractor/Trailer
Parks and Open Storage of Containers
with Ancillary Repair Area for a Period
of 2 Years

21.7.2000
Rejected by

TPB on review

(1), (2)
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No. Application No. Use(s)/Development(s) Date of
Consideration
(RNTPC/TPB)

Rejection
Reason(s)

3. A/YL-ST/200 Temporary Container Vehicle Park and
Container Depot with Ancillary Repair
Area for a Period of 2 Years

14.6.2002
Rejected by

RNTPC

(2), (4)

4. A/YL-ST/295 Temporary Container Vehicle Park,
Container Storage Area, Vehicle Repair
and Canteen for a Period of 3 Years

17.3.2006
Rejected by

RNTPC

(1), (5)

Rejection Reasons:
(1) Not in-line with TPB PG-No. 12B for “Application for Developments within Deep Bay Area”.
(2) There was insufficient information in the submissions to demonstrate that due regard had been

given to minimise the adverse impacts of the development including drainage, traffic, sewerage,
environment and ecology on the surrounding areas.

(3) The submitted layout was not acceptable.
(4) A large portion of the site falls within the gazetted scheme boundary of the Eastern Main

Drainage Channel for San Tin, the approval of the application, even on temporary basis, would
jeopardise the implementation of the drainage channel project.

(5) Not in-line with TPB PG-No.13D for Application for Temporary Open Storage and Port
Back-up Uses.
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Similar s.16 Applications in the vicinity of the Site within the same “OU(SS)” 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/559* Temporary Shop and Services (Motor
Vehicle Showroom) for a Period of 3 Years

15.11.2019
Approved by RNTPC

(3 Years)
(Revoked on 15.2.2022)

2. A/YL-ST/592* Temporary Shop and Services for a Period of
3 Years

13.8.2021
Approved by RNTPC

(3 Years)

3. A/YL-ST/595* Proposed Temporary Open Storage of
Construction Machinery and Materials for a
Period of 3 Years

12.11.2021
Approved by RNTPC

(3 Years)
(Revoked on 24.12.2021)

4. A/YL-ST/600* Proposed Temporary Shop and Services for a
Period of 3 Years and Associated Filling and
Excavation of Land

24.12.2021
Approved by RNTPC

(3 Years)
(Revoked on 24.9.2023)

* 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 application site (the Site) comprises Old Schedule Agricultural Lots (OSALs) Nos.
372S.D RP, 744 RP in D.D.99 held under the Block Government Lease which contains
the restriction that no structures are allowed to be erected without thte prior prooval of
the Government and Government Land (GL);

� the private lot no. 744 RP in D.D.99 is covered by Short Term Waiver No. 4045 for the
purpose of “Temporary Vehicle Park (including Container Vehicles), Container
Storage Area, Storage of New Unlicemsed Container Tractors, Storage of Construction
Materials, Tyre Repair, Shop and Services (Sale of Container Vehicles and the Related
Parts/Accessories), Vehicle Repair and Services, and Ancillary Offices”;

� the GL within the application site is covered by Short Term Tenancy No. 2830 for the
purpose of “Temporary Vehicle Park (including Container Vehicles), Container
Storage Area, Storage of New Unlicemsed Container Tractors, Storage of Construction
Materials, Tyre Repair, Shop and Services (Sale of Container Vehicles and the Related
Parts/Accessories), Vehicle Repair and Services, and Ancillary Offices”; and

� advisory comments as detailed in Appendix V.

2. Traffic

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

� having considered the applicant’s submission including the further information, he has
no adverse comment on the application from traffic engineering point of view;

� should the application be approved by the Town Planning Board, an approval condition
should be imposed to the planning approval requiring 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):

� no environmental complaints relating to the Site was recorded in the past 3 years;

� the application includes 2 parking spaces for heavy goods vehicles/container vehicles
and the use of heavy vehicles is expected.  No sensitive receiver within 100 m from the
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site boundary and 50 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; 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):

� based on the aerial photo of 2022, the Site is located in a rural landscape character
comprising of car parks, temporary structures, ponds, scattered tree groups and dense
vegetation to the west. Comparing the aerial photo of 2022 and 2019, there is no
significant change to the landscape character of the surrounding area. According to the
proposed layout plan, there is no significant change in the layout. The planning
statement stated that the existing landscdape and tree plantings would be properly
maintained. Further significant adverse landscape impact within the Site arising from
the continuous use is not anticipated. As such, she has no objection to the application
from landscape planning perspective.

5. 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 site layout under this application is basically the same as the drainage proposal
submitted and accepted under previous planning application No. A/YL-ST/575 and
A/YL-ST/655 and he has no further comment on the submitted drainage proposal;

� the applicant shall provided DSD a set of record photographs showing the completed
drainage works with 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 set of photographs; and

� advisory comments as detailed in Appendix V.

6. Fire Safety

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

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

� a set of legible FSI proposal for the planning application shall be provided for further
consideration; and
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� comments on the submitted FSI proposal and advisory comments as detailed in
Appendix V.

7. Food and Environmental Hygiene

Comments of the Director of Food and Environment Hygiene (DFEH):

� no adverse comment on the subject planning application;

� advisory comments as detailed in Appendix V.

8. 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) Director of Food and Environmental Hygeine;
(e) Project Manager (West), Civil Engineering and Development Department, Civil

Engineering and Development Department (CEDD);
(f) Head of Geotechnical Engineering Office, CEDD;
(g) Chief Engineer/Construction, Water Supplies Department;
(h) Chief Building Surveyor/New Territories West, Buildings Department;
(i) Commissioner of Police; and
(j) 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 subject planning application, the Short Term
Tenancy (STT)/Short Term Waiver (STW) holder(s) will need to apply to LandsD for
modification of the STT/STW conditions where appropriate.  The owner(s) of lots
without STW will need to immediately apply to LandsD to permit the structures to be
erected or regularise any irregularity on site, if any.  Besides, given the applied 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 the Government in its capacity as a landlord 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 the Commissioner for Transport (C for T) that:

� the Site is connected to public road network via a section of 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
responsibiltiies of the local access shoud be clarified with 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:

� HyD shall not be responsible for the maintenance of any access connecting the Site
and Tun Yu Road; and

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

(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 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;

(f) 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;
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� 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; and

� the applicant should consult DLO/YL 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;

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

� on the FS Notes of the submitted fire services installation (FSI) proposal:

(i) the standards and specification of the proposed automatic sprinkler system shall
be revised to ‘LPC BS EN 12845:2015 and the FSD Circular Letter No. 5/2020’;

(ii) automatic sprinkler system shall be provided to every storey of each structure;

(iii) the standards and specification of the proposed fire detection system shall be
revised to ‘BS 5839-1:2017 and the FSD Circular Letter No. 6/2021’;

(iv) the provision of fire alarm system shall be demonstrated in form of FS Notes
with all relevant standards and specifications (i.e. BS 5839-1:2017 and the FSD
Circular Letter No. 6/2021);

(v) the standards and specification of the proposed emergency lighting shall be
revised to ‘BS 5266-1:2016, BS EN 1838:2013 and the FSD Circular Letter No.
4/2021’;

(vi) the standards and specification of the proposed directional and exit signs shall
be revised to ‘BS 5266-1:2016 and the FSD Circular Letter No. 5/2008’; and

(vii) justifications for the non-provision of smoke extraction systems to Structures 1
and 6 shall be specified in the FS Notes;

� the applicant shall submit a set of legible FSI proposal in hard copy, preferably in A1
size; and

� if the proposed structure(s) is required to comply with the Building Ordinance (BO)
(Cap. 123), detailed fire service requirements will be formulated upon receipt of
formal submission of general building plans;

(h) to note the comments of the Director of Food and Environmental Hygiene (DFEH) that:

� no facilities of her department will be affected;
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� proper licence/permit issued by Food and Environemtnal Hygiene Department
(FEHD) is required if there is any food business / catering service / activities regulated
by the DFEH under the Public Health and Municipal Services Ordinance (Cap. 132)
and other relevant legislation for the public.  In accordance with Section 4 of Food
Business Regulation, Cap. 132X, the expression “food business” means any trade or
business for the purpose of which any person engages in the handling of food or food
is sold by means of a vending machine. But it does not include any canteen in work
place (other than a factory canteen referred to in section 31) for the use exclusively of
the persons employed in the work place.  As such, a staff canteen that exclusively use
by the staff members of that working place does not require a food business licence
from this department. However, the operation of any eating place providing foods to
outsiders with payment should be under a food licence issued by the FEHD.   If the
operator intends to operate a restaurant business in the territory, a restaurant licence
should be obtained from FEHD in accordance with the Public Health and Municipal
Services Ordinance (Cap. 132).  For the operation of other types of food business,
relevant food licences should also be obtained from FEHD in accordance with Cap.
132.  Under the Food Business Regulation, Cap. 132X, a Food Factory Licence should
be obtained from this department for food business which involves the preparation of
food for sale for human consumption off the premises before commencement of such
business.  The application for food business licences under Cap.132, if acceptable by
FEHD, will be referred to relevant government departments for comment.  If there is
no objection from the departments concerned, a letter of requirements will be issued
to the applicant for compliance and the licence will be issued upon compliance of all
the requirements;

� the operation of the eating place must not cause any environmental nuisance to the
surrounding.  The refuse generated by the proposed eating place are regarded as trade
refuse. The management or owner of the site is responsible for its removal and
disposal at their expenses.  The operation of any business should not cause any
obstruction or environmental nuisance in the vicinity; and

� proper licence issued by FEHD is required if related place of entertainment is
involved. Any person who desires to keep or use any place of public entertainment
for example a theatre and cinema or a place, building, erection or structure, whether
temporary or permanent, on one occasion or more, capable of accommodating the
public presenting or carrying on public entertainment within Places of Public
entertainment (PPE) Ordinance (Cap. 172) and its subsidiary legislation, such as a
concert, opera, ballet, stage performance or other musical, dramatic or theatrical
entertainment, cinematograph or laser projection display or an amusement ride and
mechanical device which is designed for amusement, a Place of Public Entertainment
Licence (or Temporary Place of Public Entertainment Licence) should be obtained
from FEHD whatever the general public is admitted with or without payment;

(i) to note the comments of the Chief Highway Engineer/Railway Development 2-1,
Railway Development Office, Highways Department (CE/RD 2-1, RDO, HyD) that:

� the Site is in close proximity to the Northern Link (NOL) Spur Line alignment which
is under development by the Mass Transit Railway 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;
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� deep foundation such as piling is not permitted at the Site unless MTRCL’s agreement
is sought; and

� as the detailed design of the NOL Spur Line project has not commenced, MTRCL or
HyD may provide further comment in future;

(j) to note the comments of Project Manager (West), Civil Engineering and Development
Department (PM(W), CEDD) that:

� 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;

(k) to note the comments of Head of Geotechnical Engineering Office, Civil Engineering
and Development Department (H(GEO), CEDD) that:

� the applicant is reminded to submit the proposed building works plans to the Buildings
Department (BD) for approval as required under the provisions of the Buildings
Ordinance (BO); and

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

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

� if the existing structures are erected on leased land without approval of BA, they are
unauthorised building works (UBW) under BO and should not be designated for the
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 woks or UBW on the Site under BO;

� before any new building works (including containers and open sheds as temporary
buildings) 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;

� if the applied use under application is subject to issue of a license, the applicant should
be reminded that any existing structures on the Site intended to be used for such
pruposes are required to comply with the building safety and other relevant
requriemetns as may be imposed by the licensing authority;

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

� 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 B(P)R
respectively;
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� 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; and

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


