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For Consideration by the Rural and

New Town Planning Committee
on 13.1.2023

APPLICATION FOR PERMISSION
UNDER SECTION 16 OF THE TOWN PLANNING ORDINANCE

APPLICATION NO. A/YL-ST/616

Applicant Most Rich Investment Limited represented by Top Bright Consultants
Limited

Sites Lot 769 RP (Part) in D.D. 99, San Tin, Yuen Long

Site Area About 30,862 m?

Lease Block Government Lease (demised for agricultural use)

Plan Approved San Tin Outline Zoning Plan (OZP) No. S/YL-ST/8

Zoning “Other Specified Uses” annotated “Comprehensive Development to include
Wetland Restoration Area” (“OU(CDWRA)”)

Application : Temporary Container Vehicle Park and Open Storage of Construction

Materials with Ancillary Tyre Repair Area, Site Office and Storage Uses for
a Period of 2 Years

1. The Proposal

1.1

1.2

The applicant seeks planning permission to use the application site (the Site) for
temporary container vehicle park and open storage of construction materials with
ancillary tyre repair area, site office and storage uses for a period of two years
(Plan A-1a). The Site falls within an area zoned “OU(CDWRA)” on the approved
San Tin OZP No. S/YL-ST/8. The applied uses are neither Column 1 nor Column
2 uses of the “OU(CDWRA)” zone. According to the covering Notes of the OZP,
temporary uses not exceeding a period of three years may be allowed subject to
planning permission from the Town Planning Board (the Board), notwithstanding
that the uses or developments are not provided for in terms of the OZP. The Site is
currently paved and used for the applied uses without planning permission (Plan
A-2).

The Site in whole or in part is the subject of +8-13 previous planning applications
for permanentresidential-developments—and-various temporary uses, including
three applications (No. A/YL-ST/553, 554 and 578) submitted by the same
applicant as the current one for similar applied uses as the current application.
Details of these applications are provided in paragraph 6 and Appendix III.
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1.3

1.4

1.5

.

The Site is accessible from Castle Peak Road — San Tin via local access. As shown
in the layout plan in Drawing A-1, the vehicular entrance of about 11m wide will
be provided at the southeastern part of the Site and manoeuvring and queuing
spaces will be provided within the Site to avoid vehicles queuing back to or
reversing onto the public road/local track. The proposal will accommodate a total
of 92 container vehicle parking spaces, an open storage of construction materials in
the lower middle portion of the Site, a total of 48 structures (with height of 1-to-2
storey / 2.5m-6m) for ancillary tyre repair area, storage and site office uses and 8
private vehicle parking spaces for the staff and visitors. The operation hours at the
Site are between 8:00am and 6:00pm from Monday to Saturday with no operation
on all Sundays and public holidays. The development will setback from the
northern boundary to provide buffer area for the existing settlements located to the
north of the Site. Existing trees in the area along the eastern site boundary will be
preserved and new planting (47 nos. of Garcinia subelliptica JEEFEAR) will be
provided in the buffer area along the northern site boundary to soften the
appearance of the development (Drawing A-3). The local track within the Site
will be maintained by the applicant to allow free flow of vehicles to the adjoining
sites. The details of the temporary structures and the landscape and tree
preservation proposal are at Drawings A-2 and A-3.

In support of the application, the applicant has submitted the following documents:

(a) Application Form received on 14.4.2022 (Appendix I)

(b) Supplementary Planning Statement (Appendix Ia)

(¢) Further Information (FI) received on 9.8.2022 (Appendix Ib)
providing response to departmental comments with a
revised landscape and tree preservation proposal plan *

(d) FI received on 8.9.2022 providing response to (Appendix Ic)
departmental comments on site trip generation *

(e) FI received on 21.11.2022 providing response to (Appendix Id)
departmental comments on environmental impacts *

* exempted from publication requirement
On 10.6.2022 and 23.9.2022, the Committee decided to defer a decision on the

application as requested by the applicant to allow time for the applicant to address
departmental comments.

Justifications from the Applicant

The justifications put forth by the applicant in support of the application are detailed in
the Supplementary Planning Statement and the FI at Appendices Ia to Id. They can be
summarised as follows:

(2)

The Site was subject to planning enforcement action for unauthorised development
(UD) requesting cessation of the current use at the Site. The application pleaded
guilty on 15.7.2020 and has accepted the fine imposed by the court. Since then, the
applicant has actively worked with over 40 different operators with a view to
identifying alternative sites to relocate the current businesses at the Site. The
relocation exercise, however, has been affected by the Covid-19 pandemic and the
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associated anti-epidemic measures imposed by the government and on 17.1.2022,
the court issued a second summon to the applicant for the same offence. As a
matter of fact, many vehicles are left idle at the Site in the past few years and the
operators need time to retreat from the Site. The applicant seeks sympathetic
consideration from the Board for a period of two years for operation of the applied
uses at the Site with a view to identifying alternative locations, liaising with
relevant land owners for the relocation.

The Site has been hard paved and previously used for car racing, car
repair/maintenance and ship building yard. It was then used as for parking of
vehicles with ancillary open storage in past years, some with temporary planning
permissions. There is a genuine demand for parking of container vehicles near the
boundary crossing and the current facilities on the Site are well-established.
Integral parking facility is playing an important role in serving the cross-boundary
trade.

The applied development would not frustrate the planning intention of the
“OU(CDWRA)” and are not incompatible with the surrounding port back-up uses.

Approval of the application would not contravene the Town Planning Board
Guidelines (TPB Guidelines) No. 12C as 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 strategic location
of the Site in close proximity to the Lok Ma Chau crossing and the genuine need to
facilitate cross-boundary movements of goods in the area.

In accordance with the TPB Guidelines No. 13F, the Site falls within Category 4
areas. The Site is the subject of previous planning approvals. The applied use
would not generate adverse environmental, visual, traffic and drainage impacts on
the surrounding areas. The Site is near the existing cross-boundary control point in
Lok Ma Chau and the applied uses provide the much needed vehicle parking
facilities serving the cross-boundary trade for over the past 30 years till the present
moment.

Given the close proximity of the Site to Lok Ma Chau Boundary Control Point
(LMCBCP), the Site is a suitable location for container vehicle parking. There is
still in a great demand for container vehicle parking at the Site to facilitate
cross-boundary trade in the Northern New Territories.

No adverse environmental, water quality, drainage, traffic, visual and landscape
impacts are envisaged.

Compliance with the “Owner’s Consent/Notification” Requirements

The applicant is not a “current land owner” of the Site but has complied with the
requirements as set out in the Town Planning Board Guidelines on Satisfying the
“Owner’s Consent/Notification” Requirements under Sections 12A and 16 of the Town
Planning Ordinance (the Ordinance) (TPB PG-No. 31A) by publishing a notice in local
newspapers and posting site notice. Detailed information would be deposited at the
meeting for Members’ inspection.



Town Planning Board Guidelines

The Town Planning Board Guidelines for ‘Application for Development within Deep
Bay Area under Section 16 of the Town Planning Ordinance’ (TPB PG-No. 12C) and
‘Application for Open Storage and Port Back-up Uses under Section 16 of the Town
Planning Ordinance’ (TPB PG-No. 13F)’ are relevant to the application. Relevant
extracts of the Guidelines are at Appendix II.

Background

The Site is subject to active planning enforcement action for UDs involving the parking
of vehicles, storage use (including deposit of containers), workshop use and use for fuel
filling station. Enforcement Notice (EN) was issued on 30.4.2019 requiring
discontinuation of the UDs (Plan A-2). Site inspection on 10.11.2022 revealed that the
UDs still continued upon expiry of the notice, prosecution action may follow.

Previous Applications

6.1 The Site in whole or in part is the subject of 13 previous applications for temporary
container vehicle/tractor/trailer parks with or without open storage of building or
construction machinery/materials, tyre/vehicle repair workshop or open storage of
electricity cable/wire/accessories/generator (Plans A-1a and 1b). Amongst them,
5 applications (No. A/YL-ST/149 and 273 on same site, 379, 381 and 382) for
temporary container tractor/trailer parks, vehicle repair workshop with or without
open storage uses were approved by the Committee or the Board on review
between 1999 and 2010 on special circumstances, while all other applications were
rejected. Details of these applications are at Appendix III.

Approved Applications

6.2 Application No. A/YL-ST/149 for temporary container tractor/trailer park and
open storage of building materials was approved in 2000 as interim arrangement to
alleviate the acute shortage of port back-up land in the area.

6.3 Applications No. A/YL-ST/273 for temporary container tractor/trailer park and
open storage of building materials, A/YL-ST/379 for container storage yard and
vehicle park with ancillary vehicle repair area and site office, A/YL-ST/381 for
temporary tyre repair workshop with ancillary site office, and A/YL-ST/382 for
temporary container vehicle park were approved between 2004 and 2010
respectively for periods of 6 or 12 months all on sympathetic grounds to allow time
for relocation of the uses to other suitable locations. However, planning approvals
of all these applications were subsequently revoked between 2005 and 2010 due to
non-compliance with approval conditions.

Rejected Applications

6.4 Applications No. A/YL-ST/166 and 178 for container tractor/trailer parks, and No.
A/YL-ST/220, 250 and 298 for container tractor/trailer parks with open storage of



6.5

-5.-

building machinery/materials were rejected between 2001 and 2006 mainly on
grounds that the developments were not in line with the planning intention of
“OU(CDWRA)” zone and did not comply with the then TPB PG-No. 12B and
13D; there was insufficient information in the submission to demonstrate that the
development would not have adverse impacts on the surrounding areas; and the
approval of the application would set an undesirable precedent for other similar
applications within the “OU(CDWRA)” zone.

Applications No. A/YL-ST/553, 554 and 578 were submitted by the same
applicant for similar applied uses as the current application (Plans A-1b and
A-1b). These 3 applications were rejected by Committee on 20.3.2020 and
14.5.2021 mainly on grounds that the developments were not in line with the
planning intention of the “OU(CDWRA)” zone and the TPB Guidelines No. 12C
and 13E/13F, there were adverse departmental comments on the environmental,
ecological and landscape impacts and local objections, and approval of the
applications would result in a general degradation of the environment in Deep Bay
area.

7. Similar Applications

7.1

7.2

During the past five years, there are two similar applications, No. A/YL-ST/547
and A/YL-ST/558 (also submitted by the same applicant as the current one) for
similar temporary vehicle parks uses involving container vehicles/goods vehicles
with ancillary storage which were rejected by the Committee in 2020 for the
reasons that the developments were not in line with the planning intention of the
“OU(CDWRA)” zone, not line with TPB PG-No. 12C and 13E, setting of
undesirable precedent for similar applications in the area and resulting in a general
degradation of the environment in Deep Bay area and adverse departmental
comments on the application.

Details of these applications are summarised at Appendix III.

8.  The Site and Its Surrounding Areas (Plans A-1a to A-4c¢)

8.1

8.2

The Site is:
(a) accessible from Castle Peak Road — San Tin in the east via a local access;
(b) located within the Wetland Buffer Area (WBA) in the Deep Bay Area; and

(c) currently hard-paved and used for the applied uses without planning
permission.

The surrounding area is intermixed with storage/open storage yards, scattered
residential dwellings, some unused/vacant land and ponds:

(a) to the immediate north, northwest and east are extensive ponds in the WCA
and the “Other Specified Uses” annotated “Comprehensive Development
and Wetland Enhancement Area” (“OU (CDWEA)”) zone, residential
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dwellings (the nearest is at about 13m to its north) (Plan A-2) and open
storage yard;

(b) to the immediate south are a stream course, open storage yards (mostly
suspected UDs), vacant land and residential dwellings (the nearest are at
about 88m to its southeast) (Plan A-2); and

(c) to the immediate west are a number of open storage yards and to the further
west is land within the “Conservation Area” zone within the Wetland
Conservation Area (WCA) in the Deep Bay Area.

The planning intention of the “OU(CDWRA)” zone is to provide incentive for the
restoration of degraded wetlands adjoining existing fish ponds through comprehensive
residential and/or recreational development to include wetland restoration area. It is also
intended to phase out existing sporadic open storage and port back-up uses on degraded
wetlands. Any new building should be located farthest away from Deep Bay.

Comments from Relevant Government Departments

10.1 Apart from the government departments as set out in paragraph 10.2 below, other
departments consulted have no objection to or no adverse comment on the
application. Their general comments on the application and advisory comments in
the Recommended Advisory Clauses are provided in Appendices IV and V

10.2

respectively.

The following Government departments have been consulted and their views on
the application are summarised as follows:

Traffic

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

(2)

(b)

(c)

The Site is connected to public road network via a section of a local
access which is not managed by Transport Department (TD). 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 accordingly.

The applicant should seek the relevant land owner(s) on the right of
using the vehicular access.

The application should justify the trip generation and attraction rate
at peak hours (in pcu/hr) as 4 in view of 100 parking spaces (i.e. 8
Private Car Parking Spaces + 91 Container Vehicle Parking Spaces)
and provide daily average trip generation and attraction rate (in
pcu/hr) for consideration.



(d)

Environment

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.

10.2.2 Comments of the Director of Environmental Protection (DEP):

(a)

He does not support the application for the following reasons:

(i)

(i)

(iii)

the Site falls within the WBA and is adjacent to a number of
ponds and also falls within Deep Bay catchment area where
the assimilative capacity is limited. The applied use due to
uncertain sewage treatment for on-site facilities, potential
contaminated surface runoff and land contamination (and
thus groundwater contamination) would result in adverse
water quality impact;

with reference to the revised COP, which is applicable in
handling the subject application, the applied use will
generate traffic of heavy vehicles and it is understood that
there are village houses within 100m from the application
site boundary. In particular, according to section 1.3 of the
COP, “Heavy vehicles to and from sites of temporary uses
are not actionable under existing ordinances. Even though
the traffic noise from vehicles does not exceed the Hong
Kong Planning and Standards Guidelines (HKPSG)
criterion, it might still cause noise nuisance to residents and
lead to complaints. Noise nuisances, for example, can be
due to traffic of heavy vehicles, which can be particularly
disturbing during early morning or nighttime hours.” ; and

the FI did not fully address DEP’s comments. Information is
not provided on the drainage management plan with a layout
plan to discuss and demonstrate how the mitigation
measures would be implemented. There is lack of
information on the sewage treatment for the on-site facilities
with supplementary information on the number of
employees that would be involved for the proposed use,
arrangement for sewage treatment, etc. The applicant
should provide clarification whether there would be
kitchen/canteen facilities in the Site and how would
wastewater from the facilities be handled. The applicant
should confirm whether petrol filling stations would still be
present, if so, proper mitigation measures, such as hard
paving, petrol interceptor, floor drainage, etc. shall be
proposed to prevent potential land contamination, and thus
groundwater contamination. Moreover, relevant mitigation
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measures suggested in ProPECC PN 1/94 “Construction Site
Drainage” to prevent adverse water quality impact from
operation of the open storage of construction materials
should be implemented. Relevant regulations, guidelines
and best practices, e.g. Water Pollution Control Ordinance,
ProPECC PN 1/94, ProPECC PN 5/93 “Drainage Plans
Subject to Comment by the Environmental Protection
Department”, etc. shall be complied and followed.

No environmental-related complaint related to the Site was
recorded in the past 3 years.

Nature Conservation

10.2.3 Comments of the Director of Agriculture, Fisheries and Conservation
(DAFC):

He has reservation on the application as the Site is located within the
“OU(CDWRA)” zone and the WBA in proximity to the fish ponds in the
WCA. Having said that, he will defer to PlanD/the Board to take into
account the planning intentions of the Site and relevant factors, such as
local needs, to give a balanced consideration on the application. Should
the application be approved, the applicant is advised to adopt effective
measures such as buffer planting to minimise disturbances to the more
sensitive areas in the WCA.

Landscaping

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

(2)

(b)

With reference to the aerial photos of 2021, the Site is situated in an
area of rural landscape character comprising fish ponds, tree groups,
village houses, temporary structures, open storages, carparks,
vacant land, etc. The Site is in close vicinity of large extent of fish
ponds which falls within areas zoned “CA” and “OU(CDWEA)”.
Dense woodland within the “Green Belt” (“GB”) and ‘Site of
Special Scientific Interest” (“SSSI”’) zones are located to the further
southern and southwestern part of the Site (Plan A-1a).

With reference to the site record in May 2022, the Site is hard paved
with temporary structures and container vehicles parking on the Site.
The landscape environment of the area had been degraded. Existing
trees of common species in fair conditions are observed. According
to paragraph 5.07 and Figure 6 Landscape and Tree Preservation
Proposal (Drawing A-3) of the Supplementary Planning Statement
(Appendix Ia), all existing trees would be preserved and not less
than 47 new trees are proposed along the northern boundary of the
Site. Having considered the FI and the revised Landscape and Tree
Preservation Proposal in Drawing A-3, she has no further comment
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on the application. Notwithstanding, the effect of the proposed new
tree planting to enhance the landscape quality of the surrounding
environment is not apparent. There is concern that approval of the
application may further alter the landscape character of the area. As
such, she has some reservation on the application from the
landscape planning perspective.

(c) In view that there are existing trees as buffer planting around the
Site, it is considered not necessary to impose any landscape-related

condition should the Board approve the application.

(d) Her advisory comments are at Appendix V.

Public Comments Received During Statutory Publication Period

On 22.4.2022, the application was published for public comments. During the first 3
weeks of the statutory publication period which ended on 13.5.2022, 6 comments were
received from Kadoorie Farm and Botanic Garden Corporation, Conservancy
Association, Hong Kong Bird Watching Society, San Tin Rural Committee and two
individuals. They raise objection on the grounds that there are no justifications to
substantiate the current application; the development is not in line with the planning
intention of the “OU(CDWRA)” zone, the WBA and the TPB PG-No. 12C; “destroy
first, develop later” should be deterred; unauthorised uses at the Site should not be
undertaken; and the Site should be maintained as wetland to mitigate the impact of the
future Northern Metropolis (Appendix VI).

Planning Considerations and Assessments

12.1  The application is for temporary container and goods vehicle park and open
storage of construction materials with ancillary tyre repair area, site office and
storage uses at the Site for a period of two years. The Site falls within
“OU(CDWRA)” zone which is to provide incentive for the restoration of
degraded wetlands adjoining existing fish ponds through comprehensive
residential and/or recreational development to include wetland restoration area,
and to phase out existing sporadic open storage and port back-up uses on
degraded wetlands. The Site also falls within the WBA and are next to the WCA.
According to TPB PG-No. 12C, the intention of the WBA is to protect the
ecological integrity of the fish ponds and wetland within the WCA and prevent
development that would have a negative off-site disturbance impact on the
ecological value of fish ponds. The applied uses, which are brownfield
operations, are not in line with the planning intention of the “OU(CDWRA)”
zone. No strong planning justification has been given in the submission for a
departure from the planning intention, even on a temporary basis.

12.2  The applied uses are considered incompatible with the surrounding areas which
are predominantly ponds with scattered residential dwellings. Although there are
open storage yards in the area, most of them are suspected UDs. DEP does not
support the application as the applicant fails to demonstrate that the applied uses
would not cause noise nuisance and adverse water quality impact. On noise
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aspect, there are sensitive receivers in the vicinity of the Site (residential
dwellings are located about 13m from the northern boundary of the Site and 88m
from its southeastern boundary) (Plan A-2), environmental nuisance is expected.
On water quality aspect, the Site falls within WBA and are adjacent to a number
of ponds. The applicant has not provided any submission to demonstrate the
applied use at the Site will not have adverse impact on the issues of drainage
management, sewage treatment and control of contaminated surface runoff.
Moreover, the applicant has not provided sufficient information to justify the trip
generation and attraction rate for the development as requested by C for T to
address the traffic concern.

The applied use is not in line with TPB PG. 12C. DAFC has reservation on the
application as the Site is within WBA in proximity to the fish ponds in WCA and
the applicant fails to demonstrate compliance with the planning intention of
WBA or “OU(CDWRA)” zone. CTP/UD&L, PlanD also has reservation on the
application as the applied uses may further alter the landscape character of the
area and the effect of the landscape and tree preservation proposal to enhance the
landscape quality of the surrounding environment is not apparent. Approval of
the application would set an undesirable precedent for other similar uses in the
locality. Other relevant departments have no adverse comment on the application.

Under TPB PG-No. 13F, the Site falls within Category 4 areas where application
would normally be rejected except under exceptional circumstances, but it is also
stated that applications for cross-boundary parking facilities at suitable sites in
areas of close proximity to the border crossing points, such as in the San Tin area,
may be considered in light of its own merits and subject to satisfactory
demonstration of no adverse impacts on the surrounding areas. The application,
however, is considered not in line with the TPB PG-No. 13F in that there are
adverse comments from concerned departments including DEP and DAFC, and
objections from the public including the green groups and individuals; and the
applicant has failed to demonstrate that the proposed uses would not have adverse
noise and water quality impacts on the surrounding areas.

The Site is the subject of 13 previous applications for temporary container vehicle
park/vehicle repair workshop uses under the “OU(CDWRA)” zoning, of which
eight applications (including the last 3 applications No. A/YL-ST/553, 554 and
578) were rejected by the Committee between 2001 and 2021. The remaining 5
previous applications were all approved by the Committee or the Board on review
between 2000 and 2010 on special circumstances, i.e. to alleviate the acute
shortage of port back-up land in the area, to allow for timely review of the land
uses in the area and to allow time for relocation. In the past five years, there were
two similar applications for container and goods vehicle parking uses within the
“OU(CDWRA)” zone which were all rejected by the Committee in 2020 for the
reasons as detailed in Appendix III. Details of these applications are set out in
paragraphs 6 and 7. Though the applicant has indicated his intention to relocate
the applied uses from the Site, there are no progress and details in terms of the
timing, sequence and possible sites for relocation. As such, it is considered that
there are no special circumstances pertaining to the application that may warrant
sympathetic consideration by the Committee. Rejection of the application is in
line with the previous decisions of the Committee and the Board on similar
applications in the area.
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There are 6 public comments, all objecting to and raising concerns on the
development as detailed in paragraph 11. The planning considerations and the
departmental comments above are relevant.

13. Planning Department’s Views

13.1

13.2

Based on the assessments in paragraph 12 and having taken into account the
public comments mentioned in paragraph 11, the Planning Department does not
support the application for following reasons:

(a) the development is not in line with the planning intention of the
“OU(CDWRA)” zone, which is to provide incentive for the restoration of
degraded wetlands adjoining existing fish ponds through comprehensive
residential and/or recreational development to include wetland restoration
area, and to phase out existing sporadic open storage and port back-up uses
on degraded wetlands. There is no strong planning justification in the
submission for a departure from such planning intention, even on a
temporary basis;

(b) the development is not in line with the Town Planning Board Guidelines for
Application for Developments within Deep Bay Area (TPB PG-No. 12C) in
that the applicant fails to demonstrate that the proposed development is
compliant with the intention of the Wetland Buffer Area to protect the
ecological integrity of the fish ponds and wetland within the Wetland
Conservation Area and prevent development that would have a negative
off-site disturbance impact on the ecological value of fish ponds; and

(c) the development is not in line with the Town Planning Board Guidelines for
Application for Temporary Open Storage and Port Back-up Uses (TPB
PG-No. 13F) in that the applicant has failed to demonstrate that the
development would not result in adverse noise and water quality impacts on
the surrounding areas. Approval of the application would result in a general
degradation of the environment in the areas.

Alternatively, should the Committee decide to approve the application, it is
suggested that the permission shall be valid on a temporary basis for a period of 2
Years until 13.1.2025. The following conditions of approval and advisory
clauses are also suggested for Members’ reference:

Approval Conditions

(a) no operation between 6:00 p.m. and 8:00 a.m., as proposed by the applicant,
is allowed on the Site during the planning approval period,

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

(c) no vehicle is allowed to queue back to or reverse onto/from the Site at any
time during the planning approval period;
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the submission of water quality impact assessment (including sewage
treatment and control of contaminated surface runoff) within 6 months from
the date of planning approval to the satisfaction of the Director of
Environmental Protection or of the Town Planning Board by 13.7.2023;

in relation to (d) above, the implementation of the mitigation measures
identified in the water quality impact assessment within 9 months from the
date of planning approval to the satisfaction of the Director of Environmental
Protection or of the Town Planning Board by 13.10.2023;

the submission of a drainage proposal within 6 months from the date of
planning approval to the satisfaction of the Director of Drainage Services or
of the Town Planning Board by 13.7.2023;

in relation to (f) above, the implementation of the drainage proposal within 9
months from the date of planning approval to the satisfaction of the Director
of Drainage Services or of the Town Planning Board by 13.10.2023;

the implemented drainage facilities within the Site shall be maintained at all
times during the planning approval period,

the submission of a fire service installations proposal within 6 months from
the date of planning approval to the satisfaction of the Director of Fire
Services or of the Town Planning Board by 13.7.2023;

in relation to (i) above, the provision of fire service installations within 9
months from the date of planning approval to the satisfaction of the Director
of Fire Services or of the Town Planning Board by 13.10.2023;

the provision of fire extinguisher(s) within 6 weeks from the date of planning
approval to the satisfaction of the Director of Fire Services or of the Town
Planning Board by 24.2.2023;

if any of the above planning conditions (a), (b), (¢) or (h) is not complied with
during the planning approval period, the approval hereby given shall cease to
have effect and shall be revoked immediately without further notice;

(m) if any of the above planning conditions (d), (e), (f), (g), (1), (j) or (k) is not

(n)

complied with by the specified date, the approval hereby given shall cease to
have effect and shall on the same date be revoked without further notice; and

upon expiry of the planning permission, the reinstatement of the application
site to an amenity area to the satisfaction of the Director of Planning or of the
Town Planning Board.

Advisory Clauses

The recommended advisory clauses are attached at Appendix V.
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14. Decision Sought

14.1 The Committee is invited to consider the application and decide whether to grant
or refuse to grant permission.

14.2  Should the Committee decide to reject the application, Members are invited to
advise what reason(s) for rejection should be given to the applicant.

14.3  Alternatively, should the Committee decide to approve the application, Members
are invited to consider the approval condition(s) and advisory clause(s), if any, to
be attached to the permission, and the period of which the permission should be
valid on a temporary basis.

15. Attachments
Appendix I Application Form received on 14.4.2022
Appendix Ia Supplementary Planning Statement
Appendix Ib FI received on 9.8.2022
Appendix Ic FIreceived on 8.9.2022
Appendix Id Fl received on 21.11.2022
Appendix II Relevant Extracts of TPB PG-No. 12C and 13F
Appendix III Previous and similar applications
Appendix IV Government departments’ general comments
Appendix V Recommended advisory clauses
Appendix VI Public comments
Drawing A-1 Layout Plan
Drawing A-2 Details of Temporary Structures
Drawing A-3 Landscape and Tree Preservation Proposal
Plan A-1a Location Plan with Similar Applications
Plan A-1b Previous and Similar Applications Plan
Plan A-2 Site Plan
Plan A-3 Aerial Photo
Plans A-4a to A-4f Site Photos
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! . Paper No. A/YL-ST/616B
gﬁggwﬂtﬂ Bz ny

This dacument is reccived on 1 L APR tqzz 7__1 Or m. No. S16- "'ff-‘

The T Planning Boord will formelly acknowled
the due of receipt of the application on’l(yupan regupi
ofall tie reyuired information and documents,

APPLICATION FOR PERMISSION
UNDER SECTION 16 OF
THE TOWN PLANNING ORDINANCE
(CAP.131)

miE (HEREEHDI(EIIE)
%016k B X By BT H B |

Applicable to Proposal Only Involving Temporary Use/Development of
Land and/or Building Not Exceeding 3 Years in Rural Areas or Renewal

of Permission for such Temporary Use or Development*

AL A B3 - R RS T R =
7 R Bk S BRI FH AR /3% IR HVET r) R EHR R+

*Form No. S16-I should be used for other Temporary Use/Development of Land and/or Building (e.g. temporary
tse/developments in the Urban Area)and Renewal of Permission for such Temporary Use or Developnient.

Rl -5 L By SRR M I TR i R (ﬂﬁﬁ?“ﬁ?@mﬂgﬁﬁﬁ&ﬁﬁ@ﬁﬁﬂﬁg‘ﬁﬁﬂﬁ@
TRAIEF TN + PEGET RS S16-1 3 -

Applicant who would like to publish the notice of application in local newspapers to meet one of the Town
Planning Board’s requirements of taking reasonable steps to obtain consent of or give notification to the
current land owner, please refer to the following link regarding publishing the notice in the designated
newspapers: htips//www.info.gov.hk/tpblen/plan_application/apply.html

A A M ARE A SR BT B ER AN A A DARREUS AR B2 B & SIS BT - thigi s AR B B AR T
TR ARMEENHET—FEER2LR AWMU TELEHEEENHETNSEN
https:/fwww.info.gov.hk/tpb/te/plan_application/apply.htm!

General Note and Annotation for the Form

HREARN— T | R

* “Current land owner" means any person whose name is registered in the Land Registry as that of an owner
of the land to which the application relates, as at 6 weeks before the application is made

PIRIT MR A ) SETER D AT BE  RELSRATREE Lt MR AR i vay L

HEIHE ARIA

% Please attach documentary proof KRBT {4

~ Please insert number where appropriate  EFIENEE Hh A EEIA SR

Please fill “NA™ for inapplicable item S¥ETMAREEINE T FHMA

Please use separate sheets if the space provided is insufficient ADFTHRELRVZERMF R » S EEA

Please inserta M v, at the appropriate box RIEHEAI BN LIOL Tv, &




2
Form No. S16-III 25558 S16-118 &% ~

Application No.
For%ﬂ}iialésc lkgngu R | AMi=ST 161k
& i Date Recsived
WEIR 14 APR 102

1. The completed form and supporting documents (if any) should be sent to the Secretary, Town Planning Board (the
B A S AR B0 S R TR (W) + SR LA 3 SELATT A 15 M
) ol 5 ) B 1) N :, -2 m

FAGRG R ARy N i

2. Please read the “Guidance Notes” carefuily before you fill in this form. The document can be downloaded from the

Board’s website at http://www.info.gov.hk/tnb/, it can also be obtained from the Secretariat of the Board at 15/F, North
Point Government Offices, 333 Java Road, Morth Point, Hong Kong (Tel: 2231 4810 or 2231 4835), and the Planning
Enquiry Counters of the Planning Department (Hotline: 2231 5000) (17/F, North Point Government Offices, 333 Java
Roacii, Iislox)'th Point, Hong Kong and 14/F, Sha Tin Government Offices, 1 Sheung Wo Che Road, Sha Tin, New
Territories), -
B UHn (HEFAM) MHRIEE - AT BT EARERONEE TR (A4
http:www.info gov hicitob/) IRBT el 25 I R AL EE (FAEIL A SN 333 SUILAERT &% 15 % — 1QEE:22314810
%2231 4835)&5;&!1]%9’95‘& (R paR (FA4R | 2231 5000) (Frdim i 333 RILAEUTSE 17 BEHAD
H R 1 O HEBFE 14 1R)FREL -

3. This form cen be downloaded from the Board's website, and obtained from the Secretariat of the Board and the Planning
Enquiry Counters of the Planning Department. The form should be typed or completed in block letters. The processing of
B R R SR T . T i S S B 0 TR E R T ol » S8 AL TE 25k

a o 1 ARE][= B A ¥ ¢ AL X b/

AR RTE o ﬁuﬁgﬁIg%&&B’\Jﬁ‘ BB 2R AT IR R T R o

1. Nameof Applicant HiF A\ &R /L8

(O Mr. S 70 Mrs, 2 A 70OMiss M8 /DO Ms. 21 /@ Company 225} / O Organisation [ )

Most Rich Investment Limited ¥ RERAT

2. Name of Authorised Agent (if applicable) TEFSHE/VE A M 2/2M (MEE)

(O Mr S8 J0 Mrs. kA /O Miss/NMA /CMs. 2 /& Company 43 / O Organisation B )

Top Bright Consultants Limited 4 PSEERI# A T

3. Application Site EY 3 ithh BS

{a) Full address / location /| LotNo. 769RP (Part) in DD 99, San Tin, Yuen Long,
demarcation distfct and ot ]|  New Territories ‘
number (if applicable)
AR H B S RAT D R
HERSREE (H0AT )

(b) Site area and/or gross floor area
involved BSite area {EARTET ............... 30,862 ... sq.m F2 5@ About £

;ﬁ&ﬂi&ﬂ@*ﬁ&/aﬁ&%ﬂﬁﬁ #Gross floor area (HBTERGH, .. 4,799 sq.m EIFsEBAbout §

............................

{c) Areaof Government land included

{if any) ' Nil T el &
Fﬁﬂﬁﬂ’]ﬁﬁiiﬂiﬁm ({réjﬁ-) ............................................... sq.m ‘;l'jj./k OAbout 5“]

Parts 1, 2 and 3 81 %2 B 3 5+




Form_No. S16-I1 F5in % S16-11 ¢

{d)

Name and number of the related | San Tin Qutline Zoning Plan No. S/YL-ST/8
statutory plan(s}

AN R FE) 0 R RAR

(e)

Land use zone(s) involved “Other Specified Uses" annotated "Comprehensive

M o bt Development to include Wetland Restoration Area” ("OU
5 R (1 bt 7 i e ‘
Container Vehicle Park and Open Storage of Construction
Materials with Ancillary Tyre Repair Area, Site Office and
(A Current use(s) Storage Uses
A A&
(i there are any Governmeat, institution or communily facilitics, please illustrate on
plan and speeily the use and gross ttoor areu)
(I CEEIPAEF « MAEYRHIEROTS « SYEBAN 1A » A 3EEHRIAR TR
4.  “Current Land Owner” of Application Site EISfHr BEEY T BT - HEHF A

The applicant A ~

(|

O

is the sole “current land owner™* (please proceed to Part 6 and attach documentary proof of ownership).

Ee—y TIRIT AR A ) " (FIHESUIRTE 6 565 « ATRAIRAERIRE) -

is one of the “current land owners™ * (please attach documentary proof of ownership).

B —& TRITANEE A ) S (HTTRHEREA ) -

is not a “current land owner™,

WAR TRITLUGEEA, -

The application site is entirely on Government land (please proceed to Part 6),

RS & A BT L b (GBSO 6 BESY) -

Statement on Owner's Consent/Notification

s st iR A A BY R B/ A1 - 3t S A S BRI

{®

Accordiug to the record(s) of the Land Registryasat ........cooevviiniiiniiaacnn, . (DDIMMIY Y YY), this application
involves atotal of vo.oveivrnenreires “current fand owner(s) ™.

fghﬁii&ﬁiﬂﬂfﬁﬁﬁi ..................... < O B i, BREEs: » HRm P

{b)

The applicant BEHA ~
[ has obtained consent(s) oF ....o..vvvnnres “current land owner(s)"".

B e, % TRTLEEA ) "R -

Details of consent of “current fand owner(s)"” obtained H{f% M IRIFHHE A A L "BIREA9sEts

No. of Currer . . . b " consent obtained
of *Current Lot number/address of premises as shown in the record of the Dute of consent

L,fl ‘;;; gf&;gt Land Registry where conseni(s) hasfiave been obtained gg%%’;j\gé)
omg | M RHCBOAETRWE AL (B )

{Please use separate sheets if the space of any box above is insuffieient. 0 LA N REYZERFTR » A EHEH )

3 Parts 3 (Cont'd), 4 and § %53 W) + %5 4 % 5 4R5y




Form No. 816-II §16-111

EE N

[ has natified ............... “current land owner(s)""

525z L1 [T £ TRITEEEA L -

Details of the “current land owner(s)"* notified TRIL0 T LU A L "HISEERE
No. of Currel}l Lot number/address of premises as shown in the record of the |
Land Owner{s} given

il Land Registry where notification(s) has/have been given
FER{T L fk e 0 A4 20T £ 1) 4% e g . (DDMMIY Y YY)
ﬁA 3 mﬁ g *E?ﬁ:f:fﬂ’,ﬂﬁﬂlﬁuﬂﬁia’gfﬂj}ﬁiﬁﬂﬁ'}iﬁjﬁx%@/ﬁﬁﬂﬁh ﬁ#ﬂ EHE( EIH [_’E'E)

Date of notification

(Please use separafe shects if the space of any box above is Insufficient. 40 EFHEFIAFEOVEMTR  HREHF)

las Laken reasonable steps to obtain consent of or give notification to owner(s):

CHENEES TG - A AEIEREHASBED - s5R0T ¢
Reasonable Steps to Obtain Consent of Owner{s) By {&-Fill s A o9E METIRE A9 SFRE R

7] sentrequest for consent to the *current Jand owner(s)” on { DDIMM/YYYY)“"‘
ey (S/BMERE—% TRTLHEE A "HEEREEE

Reasonable Steps to Give Notification to Ow_ner(s

@] published notices in local newspapers on __25/02/2022 (DDAVIMIY Y Y Y)®
" (B/BIEVEISESREI e N TR —KiEm®

(4 posted notice in a prominent position on or near epplication site/premises on
24/02/2022  (DDIMMIYYYY)®

B (/A MEYE SR SIS,/ 52 SiOR PRSI AVREEH R 0 LR i s st

[J sent notice to relevant owners' corporation(s)/owners’ committee(s)/mutual aid committee{s)/management
office(s) or rural committes on (DDMMIYYYY)®
ey (BB MRS EENNR IR/ AEERG/EHERGRER
B RAMNEREAY"

QOthers ft

[ others (please specify)
Hfir (HifgEA)

Note; May insert more thanone v/ .
Information should be provided on the basis of each and every lot (if applicable) and premises (if any) in respect of the
application. :

SESR—EFERNE TV ) 3
B 5 A CHS e B B A — it B

4 ~ Part 5 (Cont’d) %E 5

I



f

: _ Form_No. S16-11] 34545 S16-111 i

6. Type(s) of Application EF 5545 5l .

-(A) Temporary Use_{ngélnpment of Land and/or Building Not Excecding 3 Years in Rural Areas

SRR L B R/ RS T A RS AR R /B8R

(For‘R,enawaj_l of Permission for Temporary Use or Developmerit in Rural Areas, please proceed to Part (B))

(OBBAT PR R EIR PR AR AT G » SO (BIEESY) .
: Tempoerary Container Vehicle Park and Open Storage of Construction
() Proposcd Materials with Ancillary Tyre Repair Area, Site Office and Storage
use(s)/development Uses ) .
RS R E IR ‘
(Please illustrate the details of the proposal on a layout plan) (555 S miRIAREREE AL
(b) Effective period of B oyear(s) £ 0000 e 2 e reerereene i,
permission applied for’ ' : .
EF SRR AT A S HA . L] month(s) BB .veernis TIPS
(c) Development Schedule $§REURETHE
Proposed uncovered land area i};’ﬁsﬁﬁ‘g%ii{hﬁiﬂ ......... 26,857 ... ooe.5q.m BBAbout 49
Proposed covered land area 1558 3 HiER ereebenees 4'0 05 ............ ...sq.m BAbout £
Proposed nwiiiber of buildiugsfstructureé Rk CIMSEERE ... 48,
Proposed domestic floorarea ST FAMREHRM - @ ... N'! .................. 5. OAbout &3
Proposed non-domestic floor area BENIE(LEVRERR® @ 00 ........... 4799 . vivres sq.m MAbout &Y
Proposed gross floor area {§F#8 48k Ffl ey 4798 i, sq.um BAbout £9

Proposed height and use(s) of different floors of buildings/structures (if applicable) HSEH/SSEYHEEN S ER T EHLE
HIEEARRIR (J0iF) (Please use separate sheets if the space below is insufficient) (4051 FZEIF 2 » SR EHR)

..............................................................................................................................

.....................................................................................................................................

....................................................................................................................................

Private Car Parking Spaces FAZZBH{ 8 (2.5m x 5m) (3 parking spaces under structure Nos, 43, 44, 47)
Motorcycle Parking Spaces W¥MI®AZ e NI e
.| Light Goods Vehicle Parking Spaces SBIISGEIEEERr N e,
Medium Goods Vehicle Parking Spaces EIfgHrmsy . .. NI e eeeeeeenes
Heavy Goods Vehicle Parking Spaces ST Sa;AHI{iz e, NI e
Others (Please Specify) Hfll (FHFBE) - Container Vehicles Parking Spaces: 92 (3.5m.x 16m).

Proposed number of loading/unloading spaces L34 2 S B 9K R

TaxiSpaces HYLHIfL i, NI et
Coach Spaces HEMEEHI{iL e L
Light Goods Vehicle Spaces ¥RIS®HIY NI e eees s
Medium Goods Vehicle Spaces P74 $5a Biflr e, NIL. et
Heavy Goods Vehicle Spaces SERUIRHREM N e,
Others (Please Specify) 3ty (355188) e, NI e




Form No. S16-Il1 S16-III

Proposed operating hours #ESMIEMLT

..................................

..........

8:00am and 6:00pm (Mondays to Saturdays)

............................................. R R e T

-------------------

Hberntabbrsdb bbb bddie I T P RN TR T 1sesssan

Yes & | /) There is anlexisting access. {please i'ndicate the street name, wheré
appropriate}
. FH—IRERA IR - (SHEFOABER IR (M)
(d) - Any vehicular access to kR d— S T
the site/subject building? .St Peak Road - San Tin —
BRESBNEERE S [l Thereis a proposed access (please 1llustrate. on plan and speclfy the
HWEE? width) .
A IRBENEES o (EIEREIEGT o dRETRE A RRE )
No%®E (00
() Impacts of Development Proposal #E 2% 4% BB 5T WA Re 1

(If necessary, please use separate sheets to indicate the proposed measures to minimise possible adverse unpacts or

give justifications/reasons for ot providing such meastres. MPEHTEE gﬁ%ﬁﬁ"rjﬁﬂ:ﬁﬁ’f\jﬁﬁﬁﬁ:{-ﬁ%
SEHTESE » RIHIEIRIEARt - )

® ti:t)e?;opment the Yes';% O Please provide details Eﬁﬁ%ﬁéﬁﬁ
Praposal  TRVOIVE [ eerereerrrerrresn b e tesera et teseae et rrens vereereeriaie
alteration * of
Existil'lg building? StsussssqasNssasasdantbtasan NS R AR P I PRI RS AT R AT AR IR R T AT RN N
iﬁg gg%}ggg S AR Ceereeterrer T et err e aa e a e rrarran
@ .
TR N D
Yes B D {Please indicate on site plan the boundury of concerned tond/pond(s), ond porcticulues of strenm
‘ diversion. the extent of filling of land/pond(s) andfor excavation of tand) ‘
(RN R RS /R« BRI © BUE  R R/RE LA R
SRR :
O Diversion of stream o383l
(i) Does the 3 Filling of pond i '
developmen:‘. Area of filling HUEEMR .....ocovvvnenians sq.m SEF# DAbout 49
propossl  involve Depth of filling HLHETERE s DOAbout 49
the operation on epth of filling B e iririeeineniiens m /.\ oul
the right? ‘ 1 Filling of tand $4-
g???ﬂ';ﬁl%fif % Avea of filling SLEHH ..0oovvervvrnnnnn sq.m EFH TAbout 49
Depth of filling LM ... crerereans ma DlAbout
‘ [] Excavation of land {54 .
. Area of excavation &+ HR............. -+ 5q.m IR CAbout &5
Depth of excavation {ELIEEE ............ severeas m 3% ClAbout £
Noe® |4
On enviranment LIERHE Yes & [0 No ¢ 7
On traffic $35iE Yes & 3 No 7% 4
On water supply BHikzK Yes % (J No & [
(i) Would " the | Ondrainage $HEK Yes & [ . No F¢ {4
development On slopes 8 Yes & [ No F¢r
- proposal cause any | Affected by slopes SRR Yes & O Mo @ [A
adverse impacts? Landscape Impact ¥ EREREE Yes & (3 No A& [A
BTSRRI Y | TreeFelling Wik . Yes & (J No Ry &
TR T B & | Visual Impact HiESM LS Yes & ) No A€ @
7 : Others (Please Specify) HAth (F¥F(9H) Yes &[] - NoFE

6 - Part 6 (Cont’d) & 6




Form No. S16-llI 3 816-111

Please state measure(s) to minimise the impact(s). For tree felling, please state the number,
diameter at breast height and species of the affected trees (if possible)

LR B R D R IO - WIS RIKIREDR » B R MMHEIARSIRE - R AT
BRI ‘

---------------------------------------------------------------------------------------------------------
.........................................................................................................

---------------------------------------------------------------------------------------------------------

(B) Renewal of Permission for Temporary Use or Development in Rural Areas

AL 8208t T AR o/ B PR A TR P R A

{a) Application number to which
the permission relates Af /

SR AT A R B A Sl

(b) Date of approval

R T L S — (DD B/MM B/YYYY 4)

) ;D::”g%:gg} et st e et e (DD H/MM B/YYYY £)

(d) Approved use/development

CHLESIFETRIRS /SR

The permission does not have any approval condition

SFETAER AR R

Applicant has complied with all the approval conditions

HER ACIRTT R ARTR IR

Applicant has not yet complied with the following approval condition(s):

SR AV T FURH TRl

(e} Approval conditions

St

Reason(s) for non-compliance:

TRBITHIRER -

(Please use separate sheets if the space above is insufficient)

GO 2R » S5 H )

(5 Renewal period sgught [0 year(s) £ et aees
BRI ARAN] O month(s) HE

..................................

Part_6_(Cont’d) 3 6 S04




’

Form_No. S16-II1 254258 S16-111 B}

b

7. Justifications ¥ R

The applicant is invited to provide justifications in support of the application. Use separate sheets if necessary.

B3 B 8 AHR (3% o AL ol B SR EL R SAVITR - 0T EE BB FERR) -

Please refer to Chapter 6 of the Supplementary Planning Statement

R S il Auit Bt e s i 1 bt e tniaa s ese e
ersiraerer et g
et i ee R e et b e e e e R e e et e e a R Rt e A re e i Rarantra et e e ran e enrarnns
rrerrieeerrrar e O N B e
f s bieteaseraaeietr e E e ese e tEre s B, F e ey anses
R R R LR TR PR PR SRRCE RS ssisussusannte reresrrncearranaunnass rasennence n-.--nn-oi¢o|-lfcbtclolro‘olla|t|olocol%»----oc---|------
B L T T T TS PN F et e reiieeieiea st r e e et e aersaraeas G
eraetisesreaeeriera ity PN bevbearssrarieniinais eeranenas b ireisesieesesacaeiniast b ar e et
eeresisietrare e iare st iraa e ceranreiaiaas v eberierber b e b aanas N et tseanessianarerret et sainraarseasstnrtrTinans
.llllllll.llIIIllIllllIIIlIlI‘llll‘llll‘ll‘lllllllll lllll Vadraberdvaddidrontd bt d bR v i bl abddsd il ARSI IR RRTI AN RN N NN N NN RN
IEE S N R A NN NN R ARLarNasan I N NN TN NN R Y LN sremerarR TS .tlll'lllliiIl.lll.'.dllll..!‘.'llll'l llllll (R N
..... P PP
f e eeheihestieseracareirr et rerasrraraiaerarra DD PP e sessaeriesesteatairiaenatatert it e raaenrant
l‘llll.llIllllIlllllllIIIIlllIlllllllllllllll'lllllll;l'l‘ll.ll'll.' lllllllllll N N N N N N N N L A NN
er e re b e naas Cher e rrsere i iresre e ena e RN PP
......... TN
et areesieesearreree i er ey Paverererearirrerraar ey ens Craranne essevasans e rreeiesiersaeiettata st ietr e aanae ey
e U P ebreereieeas
rrresesireeerisirranaaes . U RPN .
...... PPN
i
. Cerrieraeas veriravenss et e e e ie e e b ar i rr e reaanins crrnans

TR R L L T T R R R R R N R N

AR R RN PR NS R R NN RN NN llllllIlllllblhl‘ll'llJlIIIIIIIIIIIIIIIIl'llIllll‘lIlli.lbllll..—ll.l.‘ll.l'..l" ------------ PasssI e
T R R R R N T T T T PN vesrnen P T T T N
............... e b b a Ao b e b 1ot oo b IS b s b e R o R h e b ad A e a e b ot B gl ey R e b et aas s g raisrrearenrariaranissanrenaanrraretos eribanitny

R N R R TR T R L R ]
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Form No. 816-111 3% S16-1I

8. Declaration BB

| hereby declare that the particulars given in this application are correct and true to the best of my knowledge and belicf.
ALY - RASLET ARV A ARTHRAE SR ES -

| hereby grant a permission to the Board to copy all the materials submitted in an application to the Board and/or to upload
such materials to the Board's website for browsing and downleading by the public free-oi-charge at the Board’s discretion.

A NIRRT B NI A A ZREL S 8 AR A BRI A g LR R R el (RO BB T -

Signature

O Applicant Hig A /@ Authorised Agent S8 RECELA

wE
........... AJAMCROW o esieneiione Assistant Town Planner
Name in Block Lei(ers Position (if applicable)
e (HEAIERSHIRD k6 (SOER)
7 Professional Qualification(s)  [IMember & /7 [ Fellow of #iEdr S h
B3RS ’ O] HKIP Faeiflpiaer / [0 HKIA Sy /

[0 HKIS HRAMAIER S / [0 HKIE SR TRMed /
[ HKILA FHERaiA e/ O HKIUD st iig

Ohers FEME ... riieeerreeenierreriiessirareriassressreranssnrrorannssrrasss
on behaif of . _— e
R . Top Bright Consultants Limited oo ssssnnens >

............................................................ (DDIMMIYYYY BI/F4E)

Remark {#ig¥

The materials subinitted in an application to the Board and the Boards decision on the application would be disclosed to the
public. Such materials would also be uploaded to the Board’s website for browsing and free downleading by the public
where the Board considers appropriate.

ZE G O@EORIEERHAFFRENPHANAOER GHFHAEIAE - EFERSBASEOIRAT  ARNHR
TR LRELROHEE AR E R TR -

Warning B4

Any person who knowingly or wilfully makes any statement or furnish any information in connection with this application,
which is false in any material particular, shall be liable to an offence under the Crimes Ordinance.

ERAERRRGEUAINR T USRS MIEIEE MR LR ROMM R - BIBER (RBTHTIRED -

Statement on Personal Data_{B A Gl AL ER

1. The personal data submitted 1o the Board in this application will be used by the Secretary of the Board and Governiment
departments for the following purposes:
2 & G ki R IR IR E AT & RS ZE A T ROBUF B8RP » LURER (AR ) RABBHEDR AR
HZBAFHGES IOREFLATRA
(a) the processing of this application which includes making available the name of the applicant for public inspection
when making available this application for public inspection; and
FRELIETR RS  SIEAMIETRMMARER - EIFATWRAMILSENNER Uk
(b} fhcilitating communication between the applicant and the Secretary of the Board/Government departments.

77 e A BRE B Sy Rt R B 0P 2 T TR a8

The personal data provided by the applicant in this application may also be disclosed 1o other persons for the purposes
mentioned in paragraph | above,

o150 ARLESR R AR B EARIED » SR G m AT IEE - LIAE B | BRRRRETAE -

An applicant has a right of access and correction with respect to hisfher personal data as provided under the Personal
Data (Privacy) Ordinance (Cap. 486). Request for personal data access and correction should be addressed to the
Secretary of the Board at 15/F, North Point Government Offices, 333 Java Road, North Point. Hong Kong,

R {BATEIGLRENRE]) (25 486 BNV B AT SR R B IESL B A L » J080 TR R S IE (B A ¥t
R %2 8 S BIREETRE R » ikt 2 &840 AR 333 SRIbAPUFES 15 14

I

trd

9 Part 8 55 8 3|5




Gist of Application EE 2L

{Please provide details in both English and Chinese as_far as_possible. This part will be circulated to relevant
consultees, uploaded to the Town Planning Board's Website for browsing and free downloading by the public and
deposned at the Planning Enquiry Counters of the Planning Department for general information. )

(EBRLAT BB - LG S TR AL - LEHERTRNER GEFHEAREEHR R
Tﬂi&?’ﬁﬁﬁ"iﬂﬂ@ﬁﬁﬂﬁﬂ EEHRR IS AR - )

Application No.
FHERHR L

(For Official Use Only) (m)

Location/address

rE. ik Lot No. 769RP (Part) in DD 99, San Tin, Yuen Long, New Territories
/
Site area
sq. m 3 J7 ¢ A About &9
AR 30,862 | q 7
(includes Government land of L FE L FF L3tk Nil sq.m YEF 3 O About £9)
Plan '
[ San Tin Outline Zoning Plan No. S/YL-ST/8
Zoning
A “Other Specified Uses” annotated “Comprehensive Development to include
Wetland Restoration Area” ("OU(CDWRA)")
TYPC_Of_ (4 Temporary Use/Development in Rural Areas tor a Period of
Appleaton LBV B B BIR FRIR 25 FR
Year(s) 2 O Month(s) B
O Renewal of Planning Approval for Temporary Use/Development in Rural
Areas for a Period of
A ERRT L EERRE A iR S TR AVAR BT T SRE A A
~0O Year(s) £E ' O Month(s) B
Applied use/ -
development Temporary Container Vehicle Park and Open Storage of Construction
Bk FRIRISE Materials with Ancillary Tyre Repair Area, Site Office and Storage Uses

10 For Form No. S.16-11i {ZeHs S.16-111 3R



(i} Gross floor area sq.m 753k Plot Ratio HERTELER
and/or plot ratio _ . ,
LTI R Domestic O About %y OAbout #:
;ﬂiﬁ‘ltti"ﬁ 1£F Nil (3 Not more than ONot more than

. _ THR TER:
Non-domestic @ About £ OAbouwt 7
JE{E A 4,799 3 Not more than ONot more than
T TER

(i1) No. of block Domestic _

it 4 2/ Nil
Non-domestic
FE(EME 43

(i) Building height/No. | Dornestic {
of storeys . m S
@%%éﬂﬁ g £ Nil O (Not more than 55 j4)

Nil Storeys(s) &
0O (Not more than FZ&5)
Non-domestic m 3¢
FHEM 25-6 & (Not more than A~Z %)
Storeys(s) &
1-2 &2 (Not more than &)
' (iv) Sitf coverage
FEHEH 13 % @ About %
v)  No. of parking Total no. of vehicle parking spaces {SeEE{ir 8%
spaces and loading /
unloading spaces Private Car Parking Spaces FAZEHIH{iy 8
{gﬁg;’éb@%ﬁ Motorcyele Parking Spaces %Hﬁ.ﬁ.ﬁ[ Nil
- Light Goods Vehicle Parking Spaces #EZUF7HIHEI{Y Nil
Medium Goods Vehicle Parking Spaces RIS EIQEI{T Nil
Heavy Goods Vehicle Parking Spaces B8 B {ir Nil
Others (Please Specify) At (S5FYEH)
Container Vehicles Parking Spaces 92
Total no. of vehicle loading/unloading bays/lay-bys
LIRS RO
Taxi Spaces 9T {i Nil
Coach Spaces JffifE B Nil
Light Goods Vehicle Spaces ﬁ_gﬂﬁﬁﬁﬁi Nil
Medium Goods Vehicle Spaces FpRIBgEIfr Nil
Heavy Goods Vehicle Spaces BRI HIE iy Nil
Others (Please Specify) HAfi (FAFI8%) Nii

11 For Form No. S.16-111
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Submitted Plans, Drawings and Documents FEXAVEE! ~ S8 p 3t
Chinese  English
H3L E
Plans and Drawings I
Master layout plan(s)/Layout plan(s) #R48%REER -~ F/Ea%sTH d @2
Block plan(s) #2=E{r BB O O
Floor plan(s) &= FEH | 0
Sectional plan(s) #1EE O a
Elevation{s) 1r3R# a O
Photomontage(s) showing the proposed development BETRER S BINESEER O ]
Master landscape plan(s)/Landscape plan(s) EISERaT4R0E, EHERSTE m] @
Others (please specify) HAffr (:HzE8H) |
Location Plan, Site Plan, Plan Showing the General Area, Aerial Photo
Extract from San Tin Outline Zoning Plan Neo. S/YL-8T/8 -
Reports &5
Planning Statement/Justifications AR#I4HF/EHE 0
Environmental assessment (noise, air and/or water pollutions) (] d
MEEPE (WRY - ZRR/PUKELTH)
Traffic impact assessment (on vehicles) LR ESMETRE 0 m|
Traffic impact assessment {on pedestrians) g,tﬁ)\&']a‘&éﬁﬁﬂ?‘?{é O ]
Visual impact assessment R FETE O O
Landscape impact assessment SSHERSEIEE ] |
Tree Survey HiAiH# O O
Geotechnical impact assessment RN [ 0
Drainage impact assessment SE7K R SE O O
Sewerage impact assessment SESSRAESEE | 0
Risk Assessment [ELRGEEL O 0O
Others (please specify) Ell (FHEEBT) | 0 O
Note: May Insert more thanone "+ ;. &F : TESH—ESEANE "V B

Note: The information in the Gist of Application above is provided by the applicant for easy reference of the general public. Under no
circumstances will the Town Planning Board accept any liabilities for the use of the information nor any inaccuracles or
discrepancies of the information provided. In case of doubt, reference should always be made to the submission of the applicant.

i LA EEOR RS R AR B ET RARSY - BRI REEM A LR R T8 Ll - TR EE
REEARIR « BH{TEEEHY B ARSI -

12 For_Form No. S.16-1I1 #t34%% S.16-111 6%




l. A BB AR e =
B TOPBRIGHT CONSULTANTS LIMITED

Our Ref.: 22/763/L01

February 25, 2022

Secretary

Town Planning Board

15/F., North Point Government Offices
333 Java Road, North Point

Hong Kong By Hand

Dear Sir/Madam,

Temporary Container Vehicle Park and Open Storage of Construction Materials with
Ancillary Tyre Repair Area, Site Office and Storage Uses for a Period of Two Years in
- “QOther Specified Uses” annotated ‘Comprehensive
Development to include Wetlard Restoration Area’ (“OU (CDWRA)”) Zone

“at Lot 769RP (Part) in DD 99, San Tin, Yuen Long, New Territories

We are instructed by the Applicant, Most Rich Investment Limited, to apply for the captioned
use under Section 16 of the Town Planning Ordinance (Cap. 131).

The following documents are submitted for your consideration:
(a) 5 signed original copies of the application form; R
(b) 70 copies of the supplementary planning statement;

(¢) An authorization letter signed by the Applicant;

(d) Copies of notification given to the current land owners; and
(e) Particulars of applicant and authorized agent.

Should you have any queries or require further information, please feel free to contact the
undersigned at

Yours faithfully,

For and on behalf of m@Mﬁg - RIASBRY
Top Bright Consultants Ltd. i
4 ¢
This dacument is received on 1 APR 1322 .
The 1cwn Plarning Beard will formelly acknowledge
the doiv of r: Lot of 1.0 wpplication onlyupon recuipt
. ofal) tite 1cyuired jntonuution aud documents,
Adam Chow
Encls.

¢.c. Most Rich Investment Limited (the Applicant)
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TOP BRIGHT CONSULTANTS LIMITED

Qur Ref.: 22/763/1.02 . .
April 13,2022

Secretary

Town Planning Board

15/F., North Point Government Offices
333 Java Road, North Point

Hong Kong By Email

Dear Sir/fMadam,

Temporary Container Vehicle Park and Open Storage of Construction Materials with
Ancillary Tyre Repair Area, Site Office and Storage Uses for a Period of Two Years in
. “Other Specified Uses” annotated ‘Comprehensive
Development to include Wetland Restoration Area’ (*OU (CDWRA)*) Zone

at Lot 769RP (Part) in DD 99, San Tin, Yuen Long, New Territories

With reference to the captioned application, we submit herewith amended page 5 of Form No.
S16 III and Figure SA for replacement. The total covered area of the Proposed Development
is 4,005 sq.m and covered area of structure no.7 is 96 sq.m. The structure no. 41 is 1 storey
high. ' :

Should you have any queries or require further information, please feel free to contact the
undersigned at

Yours faithfully,
For and on behalf of ]
Top Bright Consultants Ltd. 2022% 4A-1 4

shoieE MO RiANIRAe
ROMESEINY L ER ARG ERARB S

Ry EN] .

R 102
Thix dacument is received on ,_1&__
The s *vn Pianning Bozrd will formally acknowledge

the d... of receipt of the application onlyupon recipt
Adam Chow of alt wie 1eguired information and documeats,

Encls.
¢.c. Most Rich Investment Limited (the Applicant)



* Details of Structures:

' Structure No. Uses ' ) No. of Storey Height({m) Covered Area (m®) Floor Area {m?)
1 Tyre Repair Workshop with Site Office and Storage 2 ' 55 . 770 770 + 30 = 800
2 Storage and Site Offlce T 2 5.0 37 374+ 30=87
3 Storage of Trailer Parts with Site Office, Tollet 1 5.5 812 812
4 Slte Office 1 2,5 16 ' 15
5 - Storage and Site Office 2 5.0 15 30
6 Site Office and Toilet 1-2 5.0 109 109 + 16 =124
7 Site Office and Toilet 1 " 3.0 . 88 96
8 Site Office and Storage 1.2 8,0 347 347 + 120 = 467
9 Site Office 1 2.5 15 15
10 Site Office 1 25 15 16
11 Site Office 2 8.0 149 149 x 2 =298
12 Site Office and Storage 1 5.0 . 188 188
13 Storage 1 2.5 15 ' 15
14 Storage 1 25 . 16 18
15 Storage 1 25 15 15
16 Site Office 2 5.0 30 30x2=60
17 Storage and Site Office 1 5.0 114 114
18 Storage and Site Office 1-2 5.0 285 285 + 60 =345
19 Toilet 1 3.0 7 7
20 Site Office 2 5.0 15 16x2=30
21 Site Office 1 2.5 15 15
22 Storage 1 25 15 18
23 Site Office 2 5.0 16 1E5x2=30
24 Site Office 1 2,6 30 30
25 Site Office 2 5.0 15 16 % 2 =30
26 Site Offlce 1 2.5 15 15
27 Site Office , 2 5.0 15 ) 16x2=30
28 Toilet 1 3.0 7 7
29 Site Office 2 5.0 39 3Bx2=78
30 Site Office 1 2.5 16 16
31 Site Office = . 1 2.5 34 v, 34
3z Site Office 2 5.0 84 B4x2=168
33 ©  Site Office 1 25 66 56
34 Site Office and Storage 2 5.0 87 87x2=174
36 - Storage 1 28 .15 ‘ 15
36 Storage 1 2,5 15 18

' 37 Storage 1 2.5 15 15
38 Site Office and Storage 1 25 §7 &7
39 Storage 1 2.5 . 16 15
40 Storage 1 2.0 30 30+16=46
41 Tollet 1 20 . 3 K
42 Toilet 1 2.6 15 15
43 Covered Parking Space for Staff 1 2.5 1% 16

.44 Covered Parking Space for Staff 1 2.8 16 18
46 Site Office 1 2.5 185 16
46 Site Office 1 25 12 18
47 Covered Parking Space for Staff 1 2.5 18 18
48 SHe Office and Storage 12 68 245 245 + B0 = 305

Top Bright Consultants Ltd. Details of Temporary FIGURE 5A
Structures

. FOR IDENTIFICATION PURPOSE
Drawing No, 1 TBI22/763/05A Lot 769RP{Part) In DD99, Date: 11.4.2022
San Tin, Yuen Long, N.T.




. - Appendix la of RNTPC
' .+ 'Paper No. A/YL-ST/616B

SAéld
Application for Permission under Section 16 of
the Town Planning Ordinance (Cap. 131)

Temporary Container Vehicle Park and Open Storage of
Construction Materials with Ancillary Tyre Repair Area, Site
Office and Storage Uses (the “Proposed Development”) for a
Period of Two Years in “Other Specified Uses” annotated
“Comprehensive Development to include Wetland Restoration
Area” (“OU(CDWRA)")Zone at Lot 769RP (Part) in DD 99,
San Tin, Yuen Long, New Territories

SUPPLEMENTARY PLANNING STATEMENT

Applicant: ’ Planning Consultant:

Most Rich Investment Limited I. Top Bright Consultants Ltd

Febr[;ary, 2022


ayycheung
文字框
Appendix Ia of RNTPC
Paper No. A/YL-ST/616B





Appendix Ib of RNTPC
Paper No. A/YL-ST/616B

I. S EBEEMRARE ST
B  TOPBRIGHT CONSULTANTS LIMITED

- Your Ref.: TPB/A/YL- ST/616
‘Our Ref.: TB/22/763/L04

August 9, 2022

Secretary

Town Planning Board

15/F., North Point Government Offices
333 Java Road, North Point

Hong Kong By Email

Dear Sir/Madam,

Temporary Container Vehicle Park and Open Storage of Construction Materials with Ancillary
Tyre Repair Area, Site Office and Storage Uses for a Period of Two Years in “Other Specified
Uses” annotated ‘Comprehensive Development to include Wetland Restoration Area’ (“QU
(CDWRA)”) Zone at Lot 769RP (Part) in DD 99, San Tin, Yuen Long, New Territories

(Application No. A/YL-ST/616)

With reference to the comment suggested by Planning Department dated 13.5.2022, we submit
herewith our response to comment for your further consideration.

Planning Department’s Comment

As indicated in Figure 6, 3-4m spacing is proposed for Ficus microcarpa, which becomes large tree
when it is mature. The applicant is advised to review the planting proposal for sustainable tree growth.

Our Response
Garcinia subelliptica will be the alternative tree species to plant in the Application Site. It is smaller

than Ficus macrocarpa in mature size, which the height will be about 6m, and the crown will be about
" 5m in diameter. The proposed tree height is about 3 meters when first planted in the ground. 3-4m
spacing is proposed for sustainable tree growth.

Garcinia subelliptica is an evergreen species. It can tolerate to strong wind, heat, drought and pollution.
According to the information from the Greening, Landscape, and Tree Management Section of
Development Bureau, Garcinia subelliptica is commonly used for beautifying the environment,
screening and blocking the wind and noise in Hong Kong. It can also provide shading for the parking
vehicles. :

Should you have any queries or require further information, please feel free to contact the undersigned
at.

Yours faithfully, '
For and on behalf of
Top Bright Consultants Ltd.

S

‘-/ .
Lo Ming Kong

Encls.
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Appendix Ic of RNTPC
Paper No. A/YL-ST/616B

l. A %5 BA 5 7R PR o &
B  TOPBRIGHT CONSULTANTS LIMITED

Your Ref.: TPB/A/YL- ST/616
Our Ref.: TB/22/763/1.05

September 8, 2022

Secretary

Town Planning Board

15/F., North Point Government Offices

333 Java Road, North Point

Hong Kong By Email

Dear Sir/Madam,

Temporary Container Vehicle Park and Open Storage of Construction Materials with Ancillary
Tyre Repair Area, Site Office and Storage Uses for a Period of Two Years in “Other Specified
Uses” annotated ‘Comprehensive Development to include Wetland Restoration Area’ (“OU
(CDWRA)”) Zone at Lot 769RP (Part) in DD 99, San Tin, Yuen Long, New Territories

(Application No. A/'YL-ST/616)

With reference to the comments suggested by Transport Department dated 13.5.2022, we submit
herewith the RtoC table for your further consideration.

Should you have any queries or require further information, please feel free to contact the undersigned
at

Yours faithfully,

For and on behalf of
Top Bright Consultants Ltd.

Encls.
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Traffic Impact Assessment for S.16 Planning
Applications for Proposed Temporary Container and
Goods Vehicle Park with Ancillary Site Office,

Vehicle Repair Area ‘and Storage Uses at Lot 769
RP {Part) in D.D. 99, San Tin, Yuen Long

Planning Data

According to the report "Projections of Population Distribution 2019-2028"
issued by Planning Department to the public on July 2019, the population
growth from base year 2018 to 2022 is shown in Table 4.2 and Appendix B.

Table 4.2 Projected Population Distribution

Dlstm_:t C_ouncli Year 2018 |
District

Year 2022 i Growth Rate p.a. (%)

Yuen Long 641000 662300 0.8%

# Base Year Estimates

The planning data indicate a slight increase in population at a rate of +0.8%
per annum.

After comparing the historical data with the future .planning data, for the
purpose of a conservative assessment, an annual growth rate of +1.4% was
adopted. This factor is used to forecast the future traffic volume for this study.

4.3

Traffic Generation & Attraction of Study Development

The traffic flows observed in our fraffic survey carried out in 2019 has already
included the traffic generation by the site, and no further extension of the
workshop area is proposed. Therefore, no additional traffic flows will be
generated. For conservative approach, it is assumed that the development
would generate and attract 4(4) pcu, i.e. 1(1) no. of Heavy Goods Vehicles
and 1(1).no. of Private Cars, in the morning {afternoon) peak hours, as shown
in Figure 4.2.

4.4

Junction Capacity Assessment

The growth factor will be applied to the 2019 observed traffic flows to estimate
the 2022 reference flows.

The reference and design flows for the year 2022 are calculated from the
following formulae:

2022 Reference Flows (Figure 4.1) = 2019 Observed Flows (Figure 3.3)
X (1 +1.4%)°

2022 Design Flows (Figure 4.3) = 2022 Reference Flows (Figure 4.1) +
Total Development Flows (Figure 4.2)

Based on the observed existing traffic flows and pattern of existing road
network, the 2021 peak hour Reference and Design traffic flows at the critical
junctions are distributed and assigned in Figures 4.1 and 4.3 respectively.

AXON CONSULTANCY LIMITED . Page 6
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Appendix Id of RNTPC
Paper No. A/YL-ST/616B

Il AR R R oS
B  TOPBRIGHT CONSULTANTS LIMITED

Your Ref.: TPB/A/YL- 8§T/616
Our Ref.: TB/22/763/L07

November 21, 2022

Secretary

Town Planning Board

15/F., North Point Government Offices
333 Java Road, North Point

Hong Kong By Email

Dear Sir/Madam,

Temporary Container Vehicle Park and Open Storage of Construction Materials with Ancillary
Tyre Repair Area, Site Office and Storage Uses for a Period of Two Years in “Other Specified
Uses” annotated ‘Comprehensive Development to include Wetland Restoration Area’ (“OU
(CDWRA)”) Zone at Lot 769RP (Part) in DD 99, San Tin, Yuen Long, New Territories
(Application No. A/YL-8T/616)

With reference to the comments suggested by Environmental Protection Department dated 13.5.2022,
we submit herewith the RtoC table for your further consideration.

Should you have any queries or require further information, please feel free to contact the undersigned
at '

Yours faithfurlly,
For and on behalf of
Top Bright Consultants Ltd.

L

Adam‘Chow

Encls.
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Appendix II of RNTPC
Paper No. A/YL-ST/616B

Relevant Extract of Town Planning Board Guidelines for Application
for Development 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). The
relevant assessment criteria are summarized as follows:

(a)

(b)

(c)

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;

within the WBA, for development or redevelopment which requires planning permission,
an ecological impact assessment (EcolA) would need to be submitted. Some local and

minor uses (including temporary uses) are however exempted from the requirement of
EcolA; and

application for new open storage or container back-up uses including workshops within
the WBA, whether temporary or permanent, would normally not be allowed in view of
the adverse disturbances of such activities on birds, in particular for such uses involving
filling of contiguous ponds. However, 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.



Relevant Extract 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. 13F)

According to TPB PG-No.13F, the Site falls within Category 4 areas. The following criteria
are relevant:

(a)

(b)

applications for open storage and port back-up uses would normally be rejected except
under exceptional circumstances. For applications on sites with previous planning
approvals (irrespective of whether the application is submitted by the applicant of
previous approval or a different applicant), and subject to no adverse departmental
comments and local objections, sympathetic consideration may be given if genuine efforts
have been demonstrated in compliance with approval conditions of the previous planning
applications and relevant technical assessments/proposals have been included in the fresh
application, if required, to demonstrate that the proposed uses would not generate adverse
drainage, traffic, visual, landscaping and environmental impacts on the surrounding areas.
The intention is however to encourage the phasing out of such non-conforming uses as
carly as possible. Since the planning intention of Category 4 areas is to phase out the open
storage and port back-up uses, a maximum period of 2 years may be allowed upon renewal
of planning permission for an applicant to identify suitable sites for relocation. No further
renewal of approval will be given unless under very exceptional circumstances and each
application for renewal of approval will be assessed on its individual merits; and

taking into account the demand for cross-boundary car parking facilities, applications for
cross-boundary parking facilities at suitable sites in areas of close proximity to the border
crossing points, such as in the San Tin area, particularly near the existing cross-boundary
link in Lok Ma Chau, may also be considered. Application of such nature will be assessed
on its own merits, including its nature and scale of the proposed use and the local
circumstances, and subject to satisfactory demonstration that the proposed use would not
have adverse drainage, traffic, visual, landscaping and environmental impacts on the
surrounding areas, and each case will be considered on its individual merits.

A/YL-ST/616



Appendix III of RNTPC
Paper No. A/YL-ST/616B

Previous s.16 Applications covering the Application Site

Approved Applications

No. | Application No. Use(s) / Development(s) Date of Consideration
(RNTPC/TPB)
1. [A/YL-ST/149 Temporary Container Tractor/Trailer Park and 27.10.2000
Open Storage of Building Materials for a Period Approved by RNTPC
of 3 Years (up t0 3.3.2003)
[Revoked on 27.4.2002]
2. |A/YL-ST/273 Temporary Container Tractor/Trailer Park and 10.12.2004
Open Storage of Building Materials for a Period Approved by TPB on review
of 1 Year (12 months)
[Revoked on 10.11.2005]
3. |A/YL-ST/379 Temporary Container Storage Yard and 26.3.2010
Container Vehicle Park with Ancillary Vehicle Approved by TPB on review
Repair Area and Site Office for a Period of 3 (6 months)
Years [Revoked on 26.6.2010]
4. |A/YL-ST/381 Temporary Tyre Repair Workshop with 16.4.2010
Ancillary Site Office for a Period of 3 Years Approved by TPB
on Review
(6 months)
[Revoked on 16.7.2010]
5. |A/YL-ST/382 Temporary Container Vehicle Park for a Period 16.4.2010
of 3 Years Approved by TPB on Review
(6 months)
[Revoked on 16.7.2010]

Rejected Applications

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

1. |A/YL-ST/166 Temporary Container Tractor/Trailer Park 30.3.2001 1,58, 9
for a Period of 3 Years Rejected by RNTPC

2. |A/YL-ST/178 Temporary Container Tractor/Trailer Park 16.11.2001 1,5,8,9
for a Period of 3 Years Rejected by RNTPC

3. |A/YL-ST/220 Temporary Container Tractor/Trailer Park 23.5.2003 1,5,9,10
& Open Storage of Building Machinery fora | Rejected by TPB on
Period of 3 Years Review

4, | A/YL-ST/250 Temporary Container Tractor/Trailer Park 6.2.2004 1.5,8.9
and Open Storage of Building Materials for Rejected by TPB on
a Period of One Years Review

5. |A/YL-ST/298 Temporary Container Tractor/Trailer Park 26.5.2006 155
and Open Storage of Building Materials for | Rejected by TPB on
a Period of 12 Months Review

6. |A/YL-ST/553 Temporary Container Vehicle Park with 20.3.2020 1,5, 8,13
Ancillary Site Office and Storage Uses for a | Rejected by RNTPC
Period of 3 Years

7. | A/YL-ST/554 Temporary Container Vehicle Park and 20.3.2020 1,5, 8,13
Open Storage of Construction Materials Rejected by RNTPC
with Ancillary Tyre Repair Area, Site Office
and Storage Uses for a Period of 3 Years




-2

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

(RNTPC/TPB) Reason(s)

8. |A/YL-ST/578 Temporary Container and Goods Vehicle 14.5.2021 1,589
Park and Open Storage of Construction Rejected by RNTPC

Materials with Ancillary Tyre and Vehicle
Repair Areas, Site Office, Staff Canteen and
Storage Uses for a Period of 18 Months

Rejection Reasons

1.

10.

11.

12.
13.

The proposed development was not in line with the planning intention for the area. There was no strong
planning justification for a departure from the planning intention, even on a temporary basis.

The ecological assessment had not demonstrated that the proposed development would have
insignificant adverse impacts.

The proposed development would have adverse traffic impacts road and interchange(s) in the vicinity.
The drainage impact assessment and the related mitigation measures against flooding hazards were
considered inadequate as the details of drainage problems had not been satisfactorily addressed.

The development had not met/did not comply with Town Planning Board (TPB) Guidelines for
“Application for Developments within Deep Bay Buffer Zones™ and/or “Application for Open Storage
and Port Back-up Uses™.

The proposed development intensity and building height were not in line with the low-density
residential developments in ecologically sensitive areas.

The ecology assessment had not demonstrated that the proposed development and the associated
human disturbance would have insignificant adverse impacts.

Approval of the proposed development would set an undesirable precedent for uncoordinated
conservation proposals/for other similar applications within the zone/will result in a general
degradation of the environment in Deep Bay area.

There was insufficient information to demonstrate that the development would not have adverse traffic,
noise, drainage, water quality, sewerage and visual impacts on the surrounding areas / The applicant
failed to demonstrate the proposed development was compliant with the intention of the Wetland
Buffer Area to protect the ecological integrity of the fish ponds and wetland within the WBA and
prevent development that would have a negative off-site disturbance impact on the ecological value of
fish ponds.

As a large portion of the site falls within the gazetted scheme boundary of the Eastern Main Drainage
Channel for San Tin, approval of the application, even on temporary basis, would jeopardize the
implementation of the drainage channel project.

There was insufficient information to justify a plot ratio of 0.45 which exceeded the maximum
permissible plot ratio of 0.4 in the zone.

There was insufficient information on the maintenance and management plan of the proposed wetland.
There were adverse departmental comments on the environmental, ecological and landscape impacts
and local objections.




.3 -

Similar s.16 Applications in the vicinity of the Site within the same “OU(CDWRA)” Zone

on the Approved San Tin Qutline Zoning Plan No. S/YL-ST/8 in the Past Five Years

Rejected Applications

No. | Application No. Use(s)/Development(s) Date of Consideration | Rejection
(by RNTPC/TPB) reason(s)
1. | A/YL-ST/547 Temporary Container Vehicle Park with 13.3.2020 1
Ancillary  Facilities (including Site | Rejected by TPB on
Office and Storage) for a Period of 3 Review
Y ears
2. | A/YL-ST/558 Temporary Container and Goods 20.3.2020 1-4
Vehicle Park with Ancillary Site Office, | Rejected by RNTPC
Vehicle Repair Area, Staff Canteen and
Storage Uses for a Period of 3 Years

Rejection Reasons

The development was not in line with the planning intention of the site/area.

The development had not met/did not comply to TPB Guidelines for “Application for Developments
within Deep Bay Buffer Zones™ and/or “Application for Open Storage and Port Back-up Uses™.
Approval of the proposed development would set an undesirable precedent for uncoordinated
conservation proposals/for other similar applications within the zone/would result in a general
degradation of the environment in Deep Bay area.

There were adverse departmental comments on the environmental, ecological and landscape impacts
and local objections.







Appendix IV of RNTPC
Paper No. A/YL-ST/616B

Government Departments’ General Comments

1. Land Administration

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

(a)

(b)

the application Site (the Site) comprises an Old Schedule Agricultural Lot held under
Block Government Lease which contains the restriction that no structures are
allowed to be erected without prior approval of the Government; and

should planning approval be given to the application, the lot owner will need to apply
immediately to LandsD to permit the structures to be erected or regularise any
irregularity on site, if any. Besides, given the applied uses are 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 as its sole discretion and there is no guarantee
that such application(s) 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.

2. Traffic

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

(a)

(b)

(c)

the access arrangement of the Site from Castle Peak Road — San Tin should be
approved by Transport Department;

HyD shall not be responsible for the maintenance of any access connecting the Site
and Castle Peak Road — San Tin; and

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

3. Fire Safety

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

(a)

(b)

()

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

in consideration of the design/nature of the proposal, FSIs are anticipated to be
required. The applicant is advised to submit relevant layout plans incorporated with
the proposed FSIs to his department for approval. The layout plan should be drawn
to scale and depicted with dimensions and nature of occupancy; and the location of
where the proposed FSIs to be installed should be clearly marked on the layout plans.
The applicant should also adhere to the good practice guidelines for open storage
(Appendix V);

having considered the nature of the open storage, should the application be approved



4.

5.

ol

by the Board, an approval condition should be stipulated requiring the applicant to
provide fire extinguisher(s) within 6 weeks from the date of the planning approval
to the satisfaction of D of FS. To address this condition, the applicant is advised to
submit a valid fire certificate (FS 251) for approval by his department; and

(d) 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.

Drainage

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

(a)  he has no objection in principle to the application from drainage operation and
maintenance point of view;

(b)  the applicant should submit a drainage proposal to demonstrate how he will collect,
convey and discharge rain water falling onto or flowing to the Site. A clear drainage
plan showing full details of the existing drains and the proposed drains (e.g. cover
and invert levels of pipes/catchpits/outfalls and ground levels justifying waterflow,
etc.) with supporting design calculations and charts should be included. Approval
of the drainage proposal should be sought prior to the implementation of drainage
works on site;

(c) after completion of the required drainage works, the applicant shall provide DSD
sets of record photographs showing the completed drainage works with
corresponding photograph locations marked clearly on the approved drainage plans
for reference; and

(d)  his advisory comments are at Appendix V.

Building Matters

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

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

(b)  if the existing structures (not being a New Territories Exempted House) are erected
on leased land without the approval of BA, 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 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 works or UBW on the Site under BO;



(d)

(e)

(H

(2)

(h)

G

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. An
Authorised Person should be appointed as the co-ordinator for the proposed building
works in accordance with 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;

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 plans (BPs) submission stage;

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 the BPs submission stage.

. Other Departments

The following government departments have no objection to or no comment on the

application:

(a) Commissioner of Police;

(b)  Chief Engineer/Railway Development 2-2, Railway Development Office, Highways
Department;

(¢) Project Manager (West), Civil Engineering and Development Department;

(d) Chief Engineer/Construction, Water Supplies Department; and

(e) District Officer (Yuen Long).






(a)

(b)

(c)

(d)

(e)

(

(2)

(h)

Appendix V of RNTPC
Paper No. A/YL-ST/616B

Recommended Advisory Clauses

Prior planning permission should have been obtained before commencing the applied use
at the application site (the Site);

to note the comments of the District Lands Officer/Yuen Long, Lands Department
(DLO/YL, LandsD) that the Site comprises an Old Schedule Agricultural Lot 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. The lot owner 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(s) 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 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;

to note the comments of the Commissioner of Transport (C for T) that the Site is
connected to public road network via a section of a local access which is not managed by
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
accordingly;

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 Castle Peak Road — San Tin. Adequate drainage
measures should be provided at the Site to prevent surface water running from the Site to
the nearby public roads/drains;

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;

to note the comment of the Director of Agriculture, Fisheries and Conservation (DAFC)
to adopt effective measures such as buffer planting to minimise disturbances to the more
sensitive areas in the Wetland Conservation Area in Deep Bay area;

to note the comment of the Chief Town Planner/Urban Design and Landscape, Planning
Department (CTP/UD&L, PlanD) that approval of the application does not imply
approval of tree works such as pruning, transplanting and felling under lease. The
applicant is reminded to seek approval for any proposed tree works from relevant
departments prior to commencement of the works;

to note the comments of the Director of Fire Services (D of FS) to submit relevant layout
plans incorporated with the proposed fire service installations (FSIs) to his department for
approval. The layout plans should be drawn to scale and depicted with dimensions and
nature of occupancy; and the location of where the proposed FSIs to be installed should be
clearly marked on the layout plans. The good practice guidelines for open storage



(1)

0

5

(Appendix) should be adhered to. The applicant is advised to submit a valid fire
certificate (FS 251) to his department for approval to address the approval condition on
“the provision of fire extinguisher(s) within 6 weeks from the date of planning approval”.
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 (BPs);

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

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

(11) if the existing structures (not being a New Territories Exempted House) are
erected on leased land without the approval of the Building Authority (BA),
they are unauthorised building works (UBW) under BO and should not be
designated for any proposed use under the application;

(1ii) 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 works or
UBW on the Site under BO;

(iv) 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. An
Authorised Person should be appointed as the co-ordinator for the proposed
building works in accordance with BO;

(v) 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;

(vi) 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 BPs submission stage;

(vii) 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

(viii) detailed checking under BO will be carried out at the BPs submission stage; and

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

(1) the drainage proposal should demonstrate how the applicant will collect, convey
and discharge rain water falling onto or flowing to the Site. A clear drainage
plan showing full details of the existing drains and the proposed drains (e.g.



(ii)

(iii)

(iv)

)

(vi)

(vii)

(viii)

_3-

cover and invert levels of pipes/catchpits/outfalls and ground levels justifying
waterflow, etc.) with supporting design calculations & charts should be
included. For preparation of the proposal, the Guideline on preparation of the
drainage proposal is available in DSD homepage at:

http://www.dsd.gov. hk/EN/Files/Technical Manual/dsd guideline/Drainage S
ubmission.pdf

the applicant is reminded that approval of the drainage proposal must be sought
prior to the implementation of drainage works on the Site;

after completion of the required drainage works, the applicant shall provide
DSD sets of record photographs showing the completed drainage works with
corresponding photograph locations marked clearly on the approved drainage
plans for reference. DSD will inspect the completed drainage works jointly
with the applicant with reference to the 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. No sewerage collected from the Site should be discharged to the
drainage system. For sewage disposal and treatment, agreement from the
Director of Environmental Protection shall be obtained;

the applicant should consult DLO/YL, LandsD regarding all the proposed
drainage works outside the site 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
facilities on site under proper maintenance during occupancy of the Site.
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PEMS Comment Submission Appendix VI of RNTPC
Paper No. A/YL-ST/616B

fgﬁiﬁﬁijﬁﬁlﬁﬁ%tﬂﬁﬁ Making Comment on Planning Application / Review

SR
Koebermoe i B 220510-153621-11194

PESRIRA 13/05/2022

Deadline for submission:

232 H HA R A 10/05/2022 15:36:21

Date and time of submission:

BRI AR 3 EF 5 R A/YL-ST/616

The application no. to which the comment relates:

TRERA L e/ R | 4t Mr. Lam Ka Hing

Name of person making this comment:

BRFE

Details of the Comment :

i’HﬂH% lﬁk@f‘& Ev%ﬁﬁ Eﬁ%&é&%ﬁﬁ

file://pld-egis3-app/Online_ Comment/220510-153621-11194_Comment_A_YL-ST_6... 11/05/2022
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K F' B G Kadoorie Farm & Botanic Garden Corporation
TR R A e

The Secretary,

Town Planning Board,

15/F, North Point Government Offices,
333, Java Road, North Point,

Hong Kong.

(Email: tpbpd@pland.gov.hk)

11th May 2022. By email only

Dear Sir/ Madam,

Temporary Container Vehicle Park and Open Storage of Construction Materials with

Ancillary Tyre Repair Area, Site Office and Storage Uses for a Period of 2 Years
(A/YL-ST/616)

1. We refer to the captioned.

2. We urge the Board to liaise with relevant authorities as to whether there is ongoing

enforcement case covering the application site.

3. Thank you for your attention.

Ecological Advisory.Programme
Kadoorie Farm and Botanic Garden

BREF R KHE&#E LK
Lam Kam Road, Tai Po, New Territories, Hong Kong
Email: eap@kfbg.org
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The Conservancy Association

Add.: Units 1305-6, 13/F, Tower 1, Magnet Place, 77-81 Container Port
Road, Kwai Chung, New Territories, H.K.

A1l Website:www.cahk.org.hk

BTFE# E-mail:cahk@cahk.org.hk

13" May 2022

Town Planning Board
15/F North Point Government Offices

333 Java Road RECEIVED
North Point 1.3 MAY 2022
Hong Kong

Town Planging

Board
By e-mail: tpbpd@pland.gov.hk

Dear Sir/Madam,

Comments on the Section 16 Application No. A/YL-ST/616

The Conservancy Association (CA) OBJECTS to the captioned application.

1. Not in line with the planning intention of “Other Specified Uses” annotated
“Comprehensive Development to include Wetland Restoration Area”
(OU(CDWRA))

According to the approved San Tin Outline Zoning Plan (OZP) No. S/YL-ST/8, the
planning intention of OU(CDWRA) is “to provide incentive for the restoration of
degraded wetlands adjoining existing fish ponds through comprehensive residential
and/or recreational development to include wetland restoration area. It is also intended
to phase out existing sporadic open storage and port back-up uses on degraded
wetlands”.

Although the proposed uses, such as container vehicle park, open storage of construction
materials, etc., are temporary in nature, all of them would not lead to restoration of
degraded wetlands, not to say phasing out existing sporadic open storage. The
application is clearly not in line with the planning intention of OU(CDWRA).

2. Not in line with the Town Planning Board (TPB) PG-No. 12C

According to the TPB PG-No.12C for Application for Developments within Deep Bay
Area, the application site is located within Wetland Buffer Area (WBA) and very close
to Wetland Conservation Area (WCA). The planning intention of WBA is “ro protect

WAlk: RTS8 ME S ERES 77-81 %% Magnet Place —li+=18 1305-6 & BR15 Tel.:(852)2728 6781 {#M Fax.:(852)2728 5538
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the ecological integrity of the fish ponds and wetland within the WCA and prevent
development that would have a negative off-site disturbance impact on the ecological
value of fish ponds™. It also states that “Applications for new open storage or container
back-up uses including workshops within the WBA, whether temporary or permanent,
would normally not be allowed in view of the adverse disturbances of such activities on
birds, in particular for such uses involving filling of contiguous ponds. However, 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”.

Fish ponds can be spotted in the eastern and northern part of the proposed application
site. However, the applicant fails to explain how to ensure the ecological integrity of the
fish ponds and wetland within WCA. We opine that this is not in line with the TPB
Guideline No. 12C.

3. Notin line with the TPB PG-No.13F

According to the TPB PG-No.13F for Application for Open Storage and Port Back-up
Uses, the application site falls within Category 4 areas. It states that “Applications for
open storage and port back-up uses in Category 4 areas would normally be rejected
except under exceptional circumstances. For applications on sites...subject to no
adverse departmental comments and local objections, sympathetic consideration may be
given if genuine efforts have been demonstrated in compliance with approval conditions
of the previous planning applications and relevant technical assessments/proposals have
been included in the fresh application, if required, fo demonstrate that the proposed uses
would not generate adverse drainage, traffic, visual, landscaping and environmental
impacts on the surrounding areas. The intention is however to encourage the phasing

out of such non-conforming uses as early as possible”.

As mentioned above, there are fish ponds adjacent to the application site, but the
applicant fails to demonstrate that how the application would not generate adverse
environmental impacts on these fish ponds. Moreover, the proposed uses are in
contradictory with the planning intention to phase out non-conforming uses from the
area. We opine that this is not in line with the TPB Guideline No. 13F.
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4. Undesirable precedent of “destroy first, build later”

This site has been subject to unauthorized development. Enforcement Notice (Case No.
E/YL-ST/0412) has been issued by Planning Department. It is suspected that this is a
case of “‘destroy first, build later”.

Planning Department and members of Town Planning Board (TPB) should alert that
TPB has announced approaches to deter “destroy first. build later” activities in 2011. It
stated that “the Board is determined to conserve the rural and natural environment and
will not tolerate any deliberate action to destroy the rural and natural environment in
the hope that the Board would give sympathetic consideration to subsequent
development on the site concerned™'. Therefore, this application should not be given any
sympathetic consideration, or it will set an undesirable precedent for similar cases in
future.

Yours faithfully,

Ng Hei Man

Campaign Manager

The Conservancy Association

! TPB Press Release. Available at: http://www.info.gov.hk/gia/general/201107/04/P201107040255 .htm



Secretary, Town Planning Board

15/F, North Point Government Offices
333 Java Road, North Point, Hong Kong
(E-mail: tpbpd@pland.gov.hk)

By email only

13 May 2022
Dear Sir/Madam,

Comments on the planning application for the proposed Temporary Container
Vehicle Park and Open Storage of Construction Materials with Ancillary Tyre Repair

Area, Site Office and Storage Uses for a Period of 2 Yearsat San Tin, Yuen Long

(A/YL-ST/616)

The Hong Kong Bird Watching Society (HKBWS) objects to the planning application
based on the following reasons.

1 Not in line with the planning intention of the “Other Specified Uses (for
“Comprehensive Development to include Wetland Restoration Area” only)”
(OU(WRA)) zoning and the Wetland Buffer Area (WBA) under the Town Planning
Board Planning Guideline No. 12C
1.1 Under the approved San Tin Outline Zoning Plan No. S/YL-ST/8, the

application site is located within the OU(WRA) zone, where is intended “to
provide incentive for the restoration of degraded wetlands adjoining existing
fish ponds through comprehensive residential and/or recreational
development to include wetland restoration area. It is also intended to phase
out existing sporadic open storage and port back-up uses on degraded

wetlands.”?

1 Approved San Tin Outline Zoning Plan No. S/YL-ST/8. Available at:
https://www2.0zp.tpb.gov.hk/plan/ozp plan notes/en/S YL-ST 8 e.pdf
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1.2 The application site is also located within WBA, where is “to protect the
ecological integrity of the fish ponds and wetland within the WCA and
prevent development that would have a negative off-site disturbance impact
on the ecological value of fish ponds.”?

1.3 Referring to the previous applications (no. A/YL-ST/22, A/YL-ST/32, A/YL-
ST/166, A/YL-ST/178, A/YL-ST/220, A/YL-ST/298, A/YL-ST/250, A/YL-ST/298,
A/YL-ST/553, A/YL-ST/554 and A/YL-ST/558) at the same/adjacent sites, all

the proposed container vehicle parks and open storage were rejected by the

Board. Most of them are rejected because ‘the development is not in line
with the planning intention of the "Other Specified Uses" annotated
"Comprehensive Development to include Wetland Restoration Area" ("OU
(COWRA)") zone which is to encourage the phasing out of sporadic open
storage and port back-up uses, and to provide incentive for the restoration
of degraded wetlands adjoining existing fish ponds.” And ‘the development
does not comply with the revised Town Planning Board Guidelines for
"Application for Developments within Deep Bay Area" in that there is no
information in the submission to demonstrate that the development would
not have adverse disturbance impacts on the ecological integrity and
ecological value of the fish ponds within the Wetland Conservation Area in
the Deep Bay area.

1.4 We consider the proposed brownfield operation is not in line with the

intention to phase out port back-up uses and prevent negative off-site
disturbance impact on the fishponds ecosystem. Therefore, we urge the
Town Planning Board (the Board) to reject this application.

2 The Town Planning Board should not encourage “destroy first, build later”

2.1 Fourteeh Enforcement Notices (Case no. E/YL-ST/029, E/YL-ST/067, E/YL-
ST/069, E/YL-ST/138, E/YL-ST/229, E/YL-ST/271, E/YL-ST/272, E/YL-ST/283,
E/YL-ST/291, E/YL-ST/292, E/YL-ST/293, E/YL-ST/294, E/YL-ST/412 and E/YL-
ST/413) for the unauthorized development including container vehicle park

and open storage were issued at the application site and the adjoining area

2 Section 6.4 of the Town Planning Board Planning Guideline No. 12C. Available at:
https://www.info.gov.hk/tpb/en/forms/Guidelines/pgl2c e.pdf
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from 1996 to 2019.

2.2 The Google Earth aerial photograph in December 2018 reveals that the
unauthorized container vehicle parking is still in operation (Figure 1). We
consider that this is “destroy first, build later”. We are concerned the
approval of the current application would further legitimize the current

misuse of the OU(WRA) zone in Deep Bay area, leading to the promotion of

“destroy first, develop later” attitudes among landowners in the locality. As
the Board has suggested that “the Board will not tolerate any deliberate
action to destroy the rural and natural environment in the hope that the
Board would give sympathetic consideration to subsequent development on
the site concerned.”  We urge the Board to reject this application.

3 Setan undesirable precedent to the future development
The approval of this application will set an undesirable precedent to the future
similar applications associated with “destroy first, build later” within the OU(WRA)
zone, and thus nullifying the statutory planning control mechanism. We urge the
Board to reject this application in order to protect OU(WRA) zone from any
development threats.

4 Justifications for the decision and comments made by Government departments
and the Board
According to the Hong Kong Planning Standards and Guidelines (HKPSG), Chapter
10, Section 2.1 (ii}, the Board has the responsibility to, “restrict uses within
conservation zones to those which sustain particular landscapes, ecological and
geological attributes and heritage features” and (iii), the Board has the
responsibility to “control adjoining uses to_minimise adverse impacts on

conservation zones and optimise their conservation value”. We note that all other

Government bureaux/departments are also bound to the HKPSG, and the
Agriculture, Fisheries and Conservation Department (AFCD) and the Planning
Department (PlanD) have the responsibility to advise the Board on the ecological®

3 TPB Press Release. Available at:
http://www.info.gov.hk/gia/general/201107/04/P201107040255.htm
% AFCD Role of Department. Available at:

http://www.afcd.gov.hk/english/aboutus/abt_role/abt role.html
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and planning aspects in particular. Given AFCD’s mission to conserve natural
environment and safeguard the ecological integrity ®, and the proposed
development is not in line with the planning intention of the statutory zoning,
HKBWS would also expect AFCD and PlanD to object to this application. Should
AFCD, PlanD or the Board feels otherwise, we urge that the appropriate
justifications are provided.

The HKBWS respectfully requests the Board to take our comments into consideration
and reject the current application. Thank you for your kind attention.

Yours faithfully,

Wong Suet Mei

Conservation Officer

The Hong Kong Bird Watching Society

(i

The Conservancy Association
Designing Hong Kong

Kadoorie Farm and Botanic Garden
WWF - Hong Kong

Trailwatch

® AFCD Vision and Mission. Available at:
://www.afcd.gov.hk/english/aboutus/vision _mission/abt vision mission.html
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Figure 1. The Google Earth photograph in December 2018 shows that the
unauthorized use is still continued at the site (marked with red line). As “the Board will

not tolerate any deliberate action to destroy the rural and natural environment in the

hope that the Board would give sympathetic consideration to subsequent development

on the site concerned.” We urge the Board to reject this application.
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J Urgent ] Return Receipt Requested [ Sign ] Encrypt [_] Mark Subject Restricted [_] Expand personal&publi

Y A/YL-ST/616 DD 99 San Tin Wetland Restoration
{‘*&\5 10/05/2022 03:12

From:

To: tpbpd <tpbpd@pland.gov.hk>
File Ref:

A/YL-ST/616
Lot 769 RP (Part) in D.D. 99, San Tin
Site area : 30,862m?

Zoning : "Other Specified Uses" annotated "Comprehensive Development to include
Wetland Restoration Area"

Applied Use: 92 Container Vehicle Park / Open Storage of Construction Materials / 8
Vehicle Parking

Dear TPB Members,

Applications 553 and 554 were rejectéd on 20 March 2020. Applicant subsequently
filed a review that was withdrawn.

There is no justification for the current application, particularly as the wetlands are
part of the proposed conservation.area to help mitlgate the impact of the Northern
Metropolis plan.

Members must again reject the application for the same reason quoted in 2020.

Mary Mulvihill
From:
To: tpbpd <tpbpd@plana.gov.
Date: Thursday, 11 July 2019 2: 15 AM CST
Subject: A/YL-ST/554 DD 99 San Tin Wetland Restoration

A/YL-ST/554

Lot 769 RP (Part) in D.D. 99, San Tin

Site area : 20,780m? ‘

Zoning : "Other Specified Uses" annotated "Comprehensive Development to
include Wetland Restoration Area"

Applied Use: 72 Container Vehicle Park / Open Storage of Construction Materials /
6 Vehicle Parking

Dear TPB Members,



Approval of the most recent application was revoked on 26 June 2010 As the
applicant had failed to comply with conditions (e) to (l) satisfactorily

It is quite clear from Google map that the operation has never been terminated.
In view of the impact of global warming and research that indicates that degraded

coastal wetlands contribute to climate change. Drainage and degradation of
_coastal wetlands emit significant amounts of carbon dioxide directly to the

" . atmosphere and lead to decreased carbon sequestration, it is now time that steps

be taken to commence work on the restoration of the wetlands in this area.

The first step will be to have brownfield sites like this relocate to high rise, custom
built storage facilities complete with industrial lifts, parking, wash room and all the
other amenities one would expect in a modern economy.

lllegal land use should not be rewarded.

Mary Mulvihill
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" Details of Structures:

* Structure No. Uses No. of Storey Height (m) Covered Area (m?) Floor Area (m?)
1 Tyre Repair Workshop with Site Office and Storage 1-2 5.5 770 770 + 30 = 800
2 Storage and Site Office ’ 2 5.0 37 37 + 30 = 67
3 Storage of Trailer Parts with Site Office, Toilet 1 5.5 812 812
4 Site Office 1 2.5 16 15
5 Storage and Site Office 2 5.0 15 30
] Site Office and Toilet 1-2 5.0 109 109 + 15 =124
7 Site Office and Toilet 1 3.0 96 96
8 Site Office and Storage 1-2 6.0 347 - 347 + 120 = 467
9 Site Office 1 2.5 15 15
10 Site Office 1 2.5 15 15
11 Site Office 2 5.0 149 149 x 2 = 298
12 Site Office and Storage 1 5.0 188 188
13 Storage 1 2.5 15 15
14 Storage 1 2.5 15 15
15 Storage 1 2.5 156 16
16 Site Office 2 5.0 30 30x2~=60
17 Storage and Site Office 1 5.0 114 114
18 Storage and Site Office 1-2 5.0 285 285 + 60 = 345
19 Toilet 1 3.0 7 7
20 Site Office 2 5.0 15 15 x 2= 230
21 Site Office 1 25 15 15
22 Storage 1 25 15 15
23 Site Office 2 5.0 15 16x2=30
24 Site Office 1 25 30 30
25 Site Office 2 5.0 16 15x2=30
26 Site Office 1 2.5 15 15
27 Site Office 2 5.0 15 15 x 2 =30
28 Toilet 1 3.0 7 7
29 Site Office 2 5.0 39 39x2=78
30 Site Office 1 25 16 16
31 Site Office 1 2.5 34 34
32 Site Office 2 5.0 84 84 x2=168
33 Site Office 1 25 13 66
34 Site Office and Storage 2 5.0 87 87 x2=174
35 Storage 1 2.5 15 15
36 storage 1 2.5 15 16

© 37 Storage 1 25 15 15
38 Site Office and Storage 1 2.5 67 67
39 Storage 1 25 15 15
40 Storage 1 2.0 30 30 +15=45
“ Toilet 1 2.0 6 6
42 Toilet 1 25 15 15
43 Covered Parking Space for Staff 1 2.5 15 16
44 Covered Parking Space for Staff 1 2.5 15 15
45 Site Office 1 2.5 15 15
48 Site Office 1 2.5 15 15
47 Covered Parking Space for Staff 1 2.5 15 15
48 Site Office and Storage 12 55 243 245 + 60 = 305

Top Bright Consultants Ltd. Details of Temporary FIGURE 5A
Structures
FOR IDENTIFICATION PURFPOSE
Drawing No. :TB/22/763/05A Lot 769RP(Part) in DD99, Date: 11.4.2022
San Tin, Yuen Long, N.T.

(GEsEEERBAR 14.4.2022 EXXHIREE
(Extract from Applicant's
Submission of 14.4.2022)
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Agenda Item 53
Section 16 Application

[Open Meeting (Presentation and Question Sessions Only)]

A/YL-ST/616 Temporary Container Vehicle Park and Open Storage of Construction
Materials with Ancillary Tyre Repair Area, Site Office and Storage
Uses for a Period of 2 Years in “Other Specified Uses” annotated
“Comprehensive Development to include Wetland Restoration Area”
(“OU(CDWRA)” Zone, Lot 769 RP (Part) in D.D. 99, San Tin, Yuen
Long
(RNTPC Paper No. A/YL-ST/616B)

Presentation and Question Sessions

181. With the aid of some plans, Ms Christine C.M. Cheung, STP/FSYLE, briefed
Members on the background of the application, the applied use, departmental and public
comments, and the planning considerations and assessments as detailed in the Paper. The

Planning Department did not support the application.

182. A Member said that a large number of open storage and warehouse uses would be
relocated due to the planned New Development Areas (NDAs) and asked what the
reprovisioning arrangement was. In response, the Chairman explained that a number of
brownfield operations had been displaced to make way for NDA developments. A
multi-pronged strategy had been adopted by the Government, including (i) compensation in
accordance with the established mechanism; (ii) planned development of multi-storey
buildings, with a pilot scheme in Hung Shui Kiu, for brownfield operations to re-establish;
(iii) making available suitable Government sites by way of short term tenancy by Lands
Department (LandsD); and (iv) providing assistance/advice on planning/land matters by
PlanD and LandsD respectively to the affected brownfield operators to facilitate planning
application or lands procedures at the relocation sites. Planning permissions were
previously granted by the Committee for reprovisioning of brownfield uses affected by NDAs

though the reprovisioning scale might not be like for like.

183. A Member further queried whether the application site (the Site) was located
within any NDA area. In response, the Chairman said that the Site fell within the study area
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of the Feasibility Study of San Tin/Lok Ma Chau Development Node but the current

application was assessed and recommended for rejection based on the planning intention of

the current “Other Specified Uses” annotated “Comprehensive Development to include

Wetland Restoration Area” zone.

Deliberation Session

184. After deliberation, the Committee decided to reject the application. The reasons

were :

“(a)

(b)

(©)

the development is not in line with the planning intention of the “Other
Specified Uses” annotated “Comprehensive Development to include
Wetland Restoration Area” zone, which is to provide incentive for the
restoration of degraded wetlands adjoining existing fish ponds through
comprehensive residential and/or recreational development to include
wetland restoration area, and to phase out existing sporadic open storage
and port back-up uses on degraded wetlands. There is no strong planning
justification in the submission for a departure from such planning intention,

even on a temporary basis;

the development is not in line with the Town Planning Board (TPB)
Guidelines for Application for Developments within Deep Bay Area (TPB
PG-No. 12C) in that the applicant fails to demonstrate that the proposed
development is compliant with the intention of the Wetland Buffer Area to
protect the ecological integrity of the fish ponds and wetland within the
Wetland Conservation Area and prevent development that would have a
negative off-site disturbance impact on the ecological value of fish ponds;
and

the development is not in line with the TPB Guidelines for Application for
Temporary Open Storage and Port Back-up Uses (TPB PG-No. 13F) in that
the applicant has failed to demonstrate that the development would not
result in adverse noise and water quality impacts on the surrounding areas.

Approval of the application would result in a general degradation of the
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environment in the areas.”

[Mr K.L. Wong left the meeting at this point.]

Section 16 Application

[Open Meeting]
A/YL-ST/635 Renewal of Planning Approval for Temporary Container Vehi
Open Storage of Containers and Public Car Park for
Years in “Undetermined” Zone, Lot 372 S.D RP (Partyin D.D. 99 and
Adjoining Government Land, San Tin, Yuen Long
(RNTPC Paper No. A/YL-ST/635)

185. The Committee noted that the application was for reriewal of a planning approval
and the Planning Department considered that the temporgry use could be tolerated for a

further period of three years based on the assessments sej0Out in the Paper.

Deliberation Session

186. After deliberation, the Com
temporary basis for a period of 3 years’and be renewed from 29.1.2023 to 28.1.2026 on the

Ittee decided to approve the application on a

terms of the application as submitied to the Town Planning Board (TPB) and subject to the

following conditions :

“(a) no operation between 11:00 p.m. and 7:00 a.m. for container vehicles and
handling/loading/unloading of containers, as proposed by the applicant, is

lowed on the site during the planning approval period;

(b) no vehicle is allowed to queue back to or reverse onto/from public road at

any time during the planning approval period,;

(c) no vehicle without valid licence issued under the Road Traffic Ordinance is
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ILABRFSE -0 ) 333 Java Road, North Point,

¥ Fax 2877 0245 /2522 8426

Hong Kong.

TOWN PLANNING BOARD
15/F., North Point Government Offices

By Post & Fax (2401 0973)

4 s Tel 2231 4810

FF 45 Your Reference:

B e S R A e AR B

In reply please quote this ref.: TPB/A/YL-ST/616 3 February 2023

Top Bright Consultants Ltd.

Room 103, 300 Kung Um Road

Yuen Long, New Territories

(Attn.: Adam Chow / Raymond Leung)

Dear Sir/Madam,

Temporary Container Vehicle Park and Open Storage of Construction Materials
with Ancillary Tyre Repair Area, Site Office and Storage Uses for a Period of
2 Years in “Other Specified Uses” annotated “Comprehensive Development to include

Wetland Restoration Area” Zone, Lot 769 RP (Part) in D.D. 99, San Tin, Yuen Long

I refer to my letter to you dated 28.1 1.2022.

After giving consideration to the application, the Town Planning Board (TPB)
decided to reject the application and the reasons are :

(@

®)

(c)

the development is not in line with the planning intention of the “Other
Specified Uses” annotated “Comprehensive Development to include
Wetland Restoration Area” zone, which is to provide incentive for the
restoration of degraded wetlands adjoining existing fish ponds through

comprehensive residential and/or recreational development to include

wetland restoration area, and to phase out existing sporadic open storage and
port back-up uses on degraded wetlands. There is no strong planning
justification in the submission for a departure from such planning intention,
even on a temporary basis;

the development is not in line with the TPB Guidelines for Application for
Developments within Deep Bay Area (TPB PG-No. 12C) in that you fail to
demonstrate that the proposed development is compliant with the intention of
the Wetland Buffer Area to protect the ecological integrity of the fish ponds
and wetland within the Wetland Conservation Area and prevent development
that would have a negative off-site disturbance impact on the ecological
value of fish ponds; and

the development is not in line with the TPB Guidelines for Application for
Temporary Open Storage and Port Back-up Uses (TPB PG-No. 13F) in that
you have failed to demonstrate that the development would not result in
adverse noise and water quality impacts on the surrounding areas. Approval
of the application would result in a general degradation of the environment in
the areas.
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A copy of the TPB Paper in respect of the application is available at TPB website at

this link (hitps://www.info.gov.hk/tpb/en/meetings/RNTPC/Agenda/711_mt_agenda.html).

"The relevant extract of minutes of the TPB meeting held on 13.1.2023 is enclosed herewith for
your reference.

Under section 17(1) of the Town Planning Ordinance, an applicant aggrieved by a
decision of the TPB may apply to the TPB for a review of the decision. If you wish to seek a
review, you should inform me within 21 days from the date of this letter (on or before
24.2.2023). I will then contact you to arrange a hearing before the TPB which you and/or your
authorized representative will be invited to attend. The TPB is required to consider a review
application within three months of receipt of the application for review. Please note that any
review application will be published for three weeks for public comments.

Under the Town Planning Ordinance, the TPB can only reconsider at the review
hearing the original application in the light of further written and/or oral representations.
Should you decide at this stage to materially modify the original proposal, such proposal
should be submitted to the TPB in the form of a fresh apphcatlon under section 16 of the Town
Planning Ordinance.

If ﬁrou wish to seek further clarifications/information on matters relating to the

above decision, please feel free to contact Ms. Christine Cheung of Fanling, Sheung Shui &
Yuen Long East District Planning Office at 3168 4033.

Yours faithfully,

( Leticia LEUNG )
for Secretary, Town Planning Board
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Your Ref.: TPB/A/YL-S
Our Ref.: TB/22/763/L08

February 20, 2023

Secretary

Town Planning Board

15/F., North Point Government Offices

333 Java Road, North Point

Hong Kong By Email

Dear Sir/Madam,

Temporary Container Vehicle Park and Open Storage of Construction Materials with Ancillary
Tyre Repair Area, Site Office and Storage Uses for a Period of Two Years in “Other Specified
Uses” annotated ‘Comprehensive Development to include Wetland Restoration Area’ (“OU
(CDWRA)”) Zone at Lot 769RP (Part) in DD 99, San Tin, Yuen Long, New Territories
(Application No. A/YL-ST/616)

We refer to your letter dated 3 February, 2023 in respect of the Town Planning Board’s decision not to
approve the captioned application.

As instructed by the Applicant, we would like to apply for a review of the Board’s decision under
section 17(1) of the Town Planning Ordinance.

Should you have any queries or require further information, please feel free to contact the undersigned
at 2401 0173 or Mr. Raymond Leung at

Yours faithfully,
For and on behalf of
Top Bright Consultants Ltd.

.

Adam Chow

Encls.

Room 103, 300 Kung Um Road, Yuen Long, N. T, Hong Kong & # #7 7 7 88 4> & 2530038103 %
Tel § %5 (852) 24010173 Fax {2 £ : (852) 24010973
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@  TOPBRIGHT CONSULTANTS LIMITED

Your Ref.: TPB/A/YL- ST/616
Our Ref.: TB/23/806/1.02

July 10, 2023

Secretary

Town Planning Board

15/F., North Point Government Offices
333 Java Road, North Point

Hong Kong By Email

Dear Sir/Madam,

Temporary Container Vehicle Park and Open Storage of Construction Materials with Ancillary
Tyre Repair Area, Site Office and Storage Uses for a Period of Two Years in “Other Specified
Uses” annotated ‘Comprehensive Development to include Wetland Restoration Area’ (“OU
(CDWRA)”) Zone at Lot 769RP (Part) in DD 99, San Tin, Yuen Long, New Territories
(Application No. A/'YL-ST/616)

With reference to the comments suggested by Environmental Protection Department dated 22.12.2022,
we submit herewith the RtoC table for your further consideration.

Should you have any queries or require further information, please feel free to contact the undersigned
at 2401 0173.

Yours faithfully,
For and on behalf of
Top Bright Consultants Ltd.

AddTr Chow

Encls.

Room 103, 300 Kung Um Road, Yuen Long, N. T, Hong Kong % # #7 5 7w 83 2 & #£:30035103 %
Tel & &%:(852) 24010173 Fax 1§ & :(852)24010973
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Responses to Departmental Comments (Application No. A/YL-ST/616)

Annex 1

Annex 1: Responses to Comments from Various Government Departments on Planning Application No. A/YL-ST/616

COMMENTS

RESPONSES

Environmental Protection Department
The revised “Code of Practice on Handling the
Environmental Aspects of Temporary Uses and Open
Storage Sites” (the COP) is applicable in handling this
planning application. With reference to the COP, the use
will generate traffic of heavy vehicles and we understand
from PlanD that there are residential uses within 100m
from the subject site boundary and within 50m of the access
road. In particular, please note that according to section 1.3
of the COP, “Heavy vehicles to and from sites of temporary
uses are not actionable under existing ordinances. Even
though the traffic noise from vehicles does not exceed the
HKPSG criterion, it might still cause noise nuisances to
residents and lead to complaints.

(a)

Operation hours of the Site will be from 0800 to 1800 pm and 24 hours
for container vehicle parking but no entry/exit other than 0800 to 1800.
Hence, no any noisy operation will be happened during evening and
nighttime periods (i.e., 1900 to 0700). As such, no noise nuisance will
be generated from the Site operation during evening and nighttime
periods.

In order to protect a few low-rise village houses and scattered temporary
structures that are still occupied and scattered near the site boundary, the
Applicant has committed that a 2 m high solid boundary fence walls will
be erected to screen off the possible noise and its nuisance that could
emanate from the Site. The solid boundary fence walls will be
considered effectively mitigated the noise nuisance as it cuts off the noise
transmission path between noise sources of the Site and the low-rise
village houses / scattered temporary structures.

To further minimise the noise nuisances due to the vehicle movement
from the Site, vehicle speed within the Site will be restricted to <8 kph.
The ground surface of the local access road will be well paved and leveled
without irregularity.

With implementation of the above noise mitigation measures in place, the
use would not cause adverse noise nuisances upon to the nearby noise
sensitive receivers.
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Responses to Departmental Comments (Application No. A/YL-ST/616)

Annex 1

COMMENTS

RESPONSES

(b)

RtCl: Please provide a drainage management plan with a
layout plan to discuss and demonstrate how the mitigation
measures would be implemented.

(b)

A preliminary drainage layout plan is attached. = The following

mitigation measures will be implemented:

1. Allsite area will be hard paved to minimise exposed surface and soil
erosion.

2. Proper surface channels with screening facilities will be provided
along the site boundary. Surface run-off within the Site should be
properly collected to avoid uncontrolled spillage of runoff.

3. Screening facilities which is capable of screening off large
substances such as fallen leaves and rubbish should be provided at
the inlet of drainage system.

4.  Silt traps and oil interceptors will be incorporated to remove particles
present in stormwater runoff.

5. Good management measures such as regular cleaning and sweeping
of road surface/ open areas is suggested. The road surface/ open
area cleaning should also be carried out prior to occurrence of
rainstorm.

(©)

There is lack of information on the sewage treatment for
the on-site facilities. The applicant shall supplement more
information such as the number of employees that would
be involved for the proposed use, arrangement for sewage
treatment, etc.

(©)

Number of employees of the proposed use will be up to 10. Portable
toilets will be provided on-site. ~ All sewage with sludge generated from
the toilets should be removed and transported off-site by tankers to
sewage treatment works for disposal once a week or at frequency as
needed.

(d)

Please clarify whether there would be kitchen/canteen
facilities in the captioned site. If they are present, how
would wastewater from the facilities be handled.

(d)

We clarify that no kitchen/canteen facilities will be provided with the Site.

(e)

Please confirm whether petrol filling stations would still be

(e)

We clarify that no petrol filling station will be provided with the Site.

Page 2




Responses to Departmental Comments (Application No. A/YL-ST/616)

Annex 1

COMMENTS

RESPONSES

present. If so, proper mitigation measures, such as hard
paving, petrol interceptor, floor drainage, etc. shall be
proposed to prevent potential land contamination and thus
groundwater contamination.

WPCO, ProPECC PN 1/94 "Construction Site Drainage",
ProPECC PN 5/93 "Drainage Plans Subject to Comment by
the Environmental Protection Department", etc. shall be
complied and followed.

()  Relevant mitigation measures suggested in the ProPECC | (f) Noted. Relevant mitigation measures suggested in the ProPECC PN
PN 1/94 "Construction Site Drainage" to prevent adverse 1/94 should be implemented during the site operation.
water quality impact from operation of the open storage of
construction materials should be implemented.

(g)  Relevant regulations, guidelines and best practices, e.g. | (g)  Noted. Relevant regulations, guidelines and best practices should be

complied and followed.
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TOP BRIGHT CONSULTANTS LIMITED

Your Ref.: TPB/A/YL-ST/616
Our Ref.: 23/806/L04

December 5, 2023

Secretary

Town Planning Board

15/F., North Point Government Offices

333 Java Road, North Point

Hong Kong By Email

Dear Sir/Madam,

Review on Temporary Container Vehicle Park and Open Storage of Construction
Materials with Ancillary Tyre Repair Area, Site Office and Storage Uses for a Period of
Two Years in “Other Specified Uses” annotated ‘Comprehensive Development to include
Wetland Restoration Area’ (“OU (CDWRA)”) Zone at Lot 769RP (Part) in DD 99, San

Tin, Yuen Long, New Territories
(Application No. A/'YL-ST/616)

With reference to the comments suggested by Environmental Protection Department dated
10.10.2023, we submit herewith the RtoC table for your further consideration.

Should you have any queries, please feel free to contact the undersigned at 2401 0173.

Yours faithfully,
For and on behalf of
Top Bright Consultants Ltd.

-

Adar}T Chow

Encls.

Room 103, 300 Kung Um Road, Yuen  Long, N. T, Hong Kong FH& &R LB A~E®RI00R103E
Tel B %% (852) 24010173 Fax 4% & : (852) 24010973
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Responses to Comments from Environmental Protection Department on Planning Application No. A/YL-ST/616

Comments

Responses

The revised “Code of Practice on Handling the Environmental Aspects of
Temporary ‘Uses and Open Storage Sites” (the COP) is applicable in handling
this planning application. With reference to the COP, the use will generate
traffic of heavy vehicles and we understand that there are village houses
within 100m from the subject site boundary. In particular, please note that
according to section 1.3 of the CoP, “Heavy vehicles to and from sites of
temporary uses are not actionable under existing ordinances: Even though
the traffic noise from vehicles’ does not exceed the HKPSG criterion, it might
still cause noise nuisances to residents and lead to complaints. Noise
nuisances, for example. can be due to traffic of heavy vehicles, which can be

particularly disturbing during early morning or nighttime hours.”

Operation hours of the Site will be from 0800 to 1800 pm and 24 hours

for container vehicle parking but no entry/exit other than 0800 to 1800.
Hence, no any noisy operation will be happened during evening and
nighttime periods (i.e., 1900 to 0700). As such, no noise nuisance will be

generated from the Site operation during evening and nighttime periods.

The container industry has not fully recovered yet after Covid-19.
According to the Applicant, the proposed development would involve a
maximum of 10 vehicles visiting the Application Site per hour from 0800 to
1800 pm, which is less than the original estimation (15 vehicles). The noise

nuisance due to traffic of heavy vehicles will not be significant.

The FI has not yet fully addressed our previous comment concerning to the
potential noise nuisance caused by the associated traffic from the proposed
development. While the Fl has clarified that the proposed development will
not have any night-time operation, the applicant should also address the
potential noise nuisances caused by the associated traffic in daytime during
the operation hours of the proposed development given the relatively
nature and scale of the proposed development with the provision of heavy

vehicle parking spaces.

Noise nuisances generated from the heavy vehicles would be much
depending on the travelling speed as well as the number of vehicles passing

within a certain period of time.

Operation hours of the Site will be from 0800 to 1800 pm. During the
operation hours, the vehicle speed within the Site will be restricted to <8
kph. The ground surface of the local access road will also be well paved and

leveled without irregularity. Therefore, the noise nuisance will be minimized.




It is noted that based on the site visit report dated 12.12.2022 provided by
PlanD, residential dwellings are found at approximately 13m and 88m to the
north and southeast of the site, respectively. The proposed uses at the Site,
i.e. temporary container and goods vehicle park and open storage of
construction materials with ancillary tyre repair area and storage uses,
should constitute as planned fixed noise sources which shall be designed to
comply with the HKPSG requirement (i.e. ANL-5 dB(A) or the prevailing
background noise level) and is controlled by the NCO, Given the close
proximity of the NSRs, the applicant should conduct a quantitative fixed
noise assessment to demonstrate that the proposed development will be
designed to comply with the HKPSG and NCO.

A quantitative fixed noise assessment is preparing now. More time is

required to conduct.

According to RtC Item 1 (a), the applicant has committed to erecting 2m high
solid boundary fence wall to cut off the line of sight from the noise sources
of the Site to the nearby NSRs. It is noted that there are a total of 48
structures with as height of 1 — 2 storeys/ 2.5m — 6m for ancillary tyre repair
area and storage uses at the proposed development. Based on desktop
review, some residential dwellings up the 2-storeys can be found in the
vicinity. Based on our comments in 3(c) above, the applicant shall review the
adequacy of the proposed 2m solid boundary wall and demonstrate the

boundary walls would effectively mitigate the noise in concern.

To further minimize the noise nuisances due to the vehicle movement from
the Site, the Applicant committed to erect higher, i.e. 3m solid boundary
fence walls to screen off the possible noise and its nuisance that could
emanate from the Site. The solid boundary fence walls will be considered
effectively mitigated the noise nuisance as it cuts off the noise transmission
path between noise sources of the Site and the low-rise village houses /

scattered tempora ry structures.




The applicant should also clarify if the planned noise sensitive uses under
the proposed development, e.g. offices, be provided with acoustic insulation
(e.g. air-conditioning & mechanical ventilation) so that they will not rely on
opened window/door for ventilation. If negative and they shall rely on
opened window/door for ventilation, the applicant should also be required
to address the potential noise impact on the noise sensitive uses of the
proposed development and propose mitigation measures to minimize the

impact as necessary.

We clarify that the offices are provided with acoustic insulation (e.g. air-
conditioning & mechanical ventilation). They will not rely on opened

window/door for ventilation.
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Relevant Extract 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-N0.13G, the Site falls within Category 4 areas. The following criteria
are relevant:

(@)

(b)

applications for open storage and port back-up uses would normally be rejected except
under exceptional circumstances. For applications on sites with previous planning
approvals (irrespective of whether the application is submitted by the applicant of
previous approval or a different applicant), and subject to no adverse departmental
comments and local objections, sympathetic consideration may be given if genuine efforts
have been demonstrated in compliance with approval conditions of the previous planning
applications and/or relevant technical assessments/ proposals have been included in the
fresh application, if required, to demonstrate that the proposed uses would not generate
adverse drainage, traffic, visual, landscaping and environmental impacts on the
surrounding areas. The intention is however to encourage the phasing out of such non-
conforming uses as early as possible. Planning permission for a maximum period of 3
years may be allowed for an applicant to identify suitable sites for relocation. Application
for renewal of approval will be assessed on its individual merits; and

taking into account the demand for cross-boundary parking facilities, applications for such
use at suitable sites in areas of close proximity to the boundary crossing points, such as in
the San Tin area, particularly near the existing cross-boundary link in Lok Ma Chau, may
also be considered. Notwithstanding the criteria set out in paragraphs 2.1(c) and (d) above,
application of such nature will be assessed on its own merits, including its nature and scale
of the proposed use and the local circumstances, and subject to satisfactory demonstration
that the proposed use would not have adverse drainage, traffic, visual, landscaping and
environmental impacts on the surrounding areas, and each case will be considered on its
individual merits.
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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/YL-ST/149 Temporary Container Tractor/Trailer Park 27.10.2000
and Open Storage of Building Materials for Approved by RNTPC
a Period of 3 Years (up to 3.3.2003)
[Revoked on 27.4.2002]
2. |A/YL-ST/273 Temporary Container Tractor/Trailer Park 10.12.2004
and Open Storage of Building Materials for Approved by TPB on review
a Period of 1 Year (12 months)
[Revoked on 10.11.2005]
3. |A/YL-ST/379 Temporary Container Storage Yard and 26.3.2010
Container Vehicle Park with Ancillary Approved by TPB on review
Vehicle Repair Area and Site Office for a (6 months)
Period of 3 Years [Revoked on 26.6.2010]
4. |AJYL-ST/381 Temporary Tyre Repair Workshop with 16.4.2010
Ancillary Site Office for a Period of 3 Years | Approved by TPB on Review
(6 months)
[Revoked on 16.7.2010]
5. |A/YL-ST/382 Temporary Container Vehicle Park for a 16.4.2010
Period of 3 Years Approved by TPB on Review
(6 months)
[Revoked on 16.7.2010]

Rejected Applications

No. | Application No. Use(s) / Development(s) Date of Consideration, Rejection
(RNTPC/TPB) Reason(s)

1. |A/YL-ST/166 Temporary Container Tractor/Trailer 30.3.2001 1,2,3,4
Park for a Period of 3 Years Rejected by RNTPC

2. |A/YL-ST/178 Temporary Container Tractor/Trailer 16.11.2001 1,2,3,4
Park for a Period of 3 Years Rejected by RNTPC

3. |A/YL-ST/220 Temporary Container Tractor/Trailer 23.5.2003 1,2,4,5
Park & Open Storage of Building Rejected by TPB on
Machinery for a Period of 3 Years Review

4. |A/YL-ST/250 Temporary Container Tractor/Trailer 6.2.2004 1,2,3,4
Park and Open Storage of Building Rejected by TPB on
Materials for a Period of One Years Review

5. |A/YL-ST/298 Temporary Container Tractor/Trailer 26.5.2006 1,2
Park and Open Storage of Building Rejected by TPB on
Materials for a Period of 12 Months Review

6. | A/YL-ST/553 Temporary Container Vehicle Park with 20.3.2020 1,2,3,6
Ancillary Site Office and Storage Uses | Rejected by RNTPC
for a Period of 3 Years

7. | A/YL-ST/554 Temporary Container Vehicle Park and 20.3.2020 1,2,3,6
Open Storage of Construction Materials | Rejected by RNTPC
with Ancillary Tyre Repair Area, Site
Office and Storage Uses for a Period of 3
Years
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No. | Application No. Use(s) / Development(s) Date of Consideration| Rejection

(RNTPC/TPB) Reason(s)

8. | A/YL-ST/578 Temporary Container and Goods 14.5.2021 1,2,3,4
Vehicle Park and Open Storage of Rejected by RNTPC

Construction Materials with Ancillary
Tyre and Vehicle Repair Areas, Site
Office, Staff Canteen and Storage Uses
for a Period of 18 Months

Rejection Reasons

1.

The proposed development was not in line with the planning intention for the area. There was no strong
planning justification for a departure from the planning intention, even on a temporary basis.

The development had not met/did not comply with Town Planning Board (TPB) Guidelines for
“Application for Developments within Deep Bay Buffer Zones” and/or “Application for Open Storage
and Port Back-up Uses”.

Approval of the proposed development would set an undesirable precedent for uncoordinated
conservation proposals/for other similar applications within the zone/will result in a general
degradation of the environment in Deep Bay area.

There was insufficient information to demonstrate that the development would not have adverse traffic,
noise, drainage, water quality, sewerage and visual impacts on the surrounding areas / The applicant
failed to demonstrate the proposed development was compliant with the intention of the Wetland
Buffer Area (WBA) to protect the ecological integrity of the fish ponds and wetland within the WBA
and prevent development that would have a negative off-site disturbance impact on the ecological value
of fish ponds.

As a large portion of the site falls within the gazetted scheme boundary of the Eastern Main Drainage
Channel for San Tin, approval of the application, even on temporary basis, would jeopardize the
implementation of the drainage channel project.

There were adverse departmental comments on the environmental, ecological and landscape impacts
and local objections.
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Similar s.16 Applications in the vicinity of the Site within the same “OU(CDWRA)” Zone
on the Approved San Tin Outline Zoning Plan No. S/YL-ST/8 in the Past Five Years

Rejected Applications

No. | Application No. Use(s)/Development(s) Date of Consideration| Rejection
(by RNTPC/TPB) reason(s)
1. | AIYL-ST/547 Temporary Container Vehicle Park 13.3.2020 1
with Ancillary Facilities (including | Rejected by TPB on
Site Office and Storage) for a Period of Review
3 Years
2. | A/YL-ST/558 Temporary Container and Goods 20.3.2020 1-4
Vehicle Park with Ancillary Site | Rejected by RNTPC
Office, Vehicle Repair Area, Staff
Canteen and Storage Uses for a Period
of 3 Years

Rejection Reasons

1. The development was not in line with the planning intention of the site/area.

2. The development had not met/did not comply to TPB Guidelines for “Application for Developments
within Deep Bay Buffer Zones” and/or “Application for Open Storage and Port Back-up Uses”.

3. Approval of the proposed development would set an undesirable precedent for uncoordinated
conservation proposals/for other similar applications within the zone/would result in a general
degradation of the environment in Deep Bay area.

4. There were adverse departmental comments on the environmental, ecological and landscape impacts
and local objections.



(a)

(b)

(©)

(d)

(€)

U

(9)
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Recommended Advisory Clauses

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;

Prior planning permission should have been obtained before commencing the applied use
at the Site;

to note the comments of the District Lands Officer/Yuen Long, Lands Department
(DLO/YL, LandsD) that the Site comprises an Old Schedule Agricultural Lot 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. The lot owner 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(s) 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 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;

to note the comments of the Commissioner of Transport (C for T) that the Site is
connected to public road network via a section of a local access which is not managed by
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
accordingly. The applicant should seek the relevant land owners on the right of using the
vehicular access;

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 Castle Peak Road — San Tin. Adequate drainage
measures should be provided at the Site to prevent surface water running from the Site to
the nearby public roads/drains;

to note the comment of the Director of Environmental Protection (DEP) 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 and should there be any discharges from the site during construction and operation
phases, discharge license under the Water Pollution Control Ordinance (WPCO) shall be
obtained, and the effluent shall be pre-treated to ensure compliance with WPCO
requirements;

to note the comment of the Director of Agriculture, Fisheries and Conservation (DAFC)
to adopt effective measures such as buffer planting to minimise disturbances to the more
sensitive areas in the Wetland Conservation Area in Deep Bay area;
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(h) to note the comment of the Chief Town Planner/Urban Design and Landscape, Planning

)

Department (CTP/UD&L, PlanD) that approval of the application does not imply
approval of tree works such as pruning, transplanting and felling under lease. The
applicant is reminded to seek approval for any proposed tree works from relevant
departments prior to commencement of the works;

to note the comments of the Director of Fire Services (D of FS) to submit relevant layout
plans incorporated with the proposed fire service installations (FSIs) to his department for
approval. The layout plans should be drawn to scale and depicted with dimensions and
nature of occupancy; and the location of where the proposed FSls to be installed should be
clearly marked on the layout plans. The good practice guidelines for open storage
(Appendix) should be adhered to. The applicant is advised to submit a valid fire
certificate (FS 251) to his department for approval to address the approval condition on
“the provision of fire extinguisher(s) within 6 weeks from the date of planning approval”.
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 (BPs). The
applicant is reminded that pursuant to Section 6 of the Dangerous Goods Ordinance, Cap.
295, Laws of Hong Kong, and person manufacture, store, convey or use any dangerous
goods (DG) in excess of its statutory exempt quantity shall require a Dangerous Goods
Licence;

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

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

(i) if the existing structures (not being a New Territories Exempted House) are
erected on leased land without the approval of BA, they are unauthorised
building works (UBW) under the Buildings Ordinance (BO) and should not be
designated for any proposed use under the application;

(iii) 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 works or
UBW on the Site under BO;

(iv) 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. An
Authorised Person should be appointed as the co-ordinator for the proposed
building works in accordance with BO;

(V) 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;



(Vi)

(vii)

(viii)
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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 the BPs submission stage;

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 the BPs submission stage; and

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

(i)

(i)

(i)

(iv)

(v)

(vi)

(vii)

the drainage proposal should demonstrate how the applicant will collect, convey
and discharge rain water falling onto or flowing to the Site. A clear drainage
plan showing full details of the existing drains and the proposed drains (e.g.
cover and invert levels of pipes/catchpits/outfalls and ground levels justifying
waterflow, etc.) with supporting design calculations & charts should be
included. For preparation of the proposal, the Guideline on preparation of the
drainage proposal is available in DSD homepage at:

http://www.dsd.gov.hk/EN/Files/Technical _Manual/dsd_guideline/Drainage_S
ubmission.pdf

the applicant is reminded that approval of the drainage proposal must be sought
prior to the implementation of drainage works on the Site;

as the site area is large, the drainage impact of the development may be
significant. As such, the applicant has to refer to DSD Advice Note No.1 and to
submit a comprehensive drainage impact assessment in accordance with DSD
Advice Note No.1;

after completion of the required drainage works, the applicant shall provide
DSD sets of record photographs showing the completed drainage works with
corresponding photograph locations marked clearly on the approved drainage
plans for reference. DSD will inspect the completed drainage works jointly
with the applicant with reference to the 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 DSD is currently available for connection.
No sewerage collected from the Site should be discharged to the drainage
system. For sewage disposal and treatment, agreement from the DEP shall be
obtained,;


http://www.dsd.gov.hk/EN/Files/Technical_Manual/dsd_guideline/Drainage_Submission.pdf
http://www.dsd.gov.hk/EN/Files/Technical_Manual/dsd_guideline/Drainage_Submission.pdf

(viii)

(ix)

the applicant should consult DLO/YL, LandsD regarding all the proposed
drainage works outside the site 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
facilities on site under proper maintenance during occupancy of the Site.



Good Practice Guidelines
for Open Storage Sites

Internal Lot Distance Cluster | Storage
Access for Boundaries between Size Height
Fire (Clear Width) Storage
Appliances Cluster and
Temporary
Structure
1. Open Storage of Containers
2m 4.5m
2. |Open Storage of Non-combustibles
or Limited Combustibles 4.5m m 4.5m
3. Open Storage of Combustibles
40m X
4.5m 2m 4.5m 3m
40m
Remarks : Smoking and naked flame activities shall not be allowed within the open storage /recycling site.

Xipuaddy
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Kadoone Farm & Botanic Garden Corporation

Kodom’e! Fo;n i.l Begm lcl Gorden
The Secretary,

Town Planning Board,
15/F, North Point Government Offices,
333, Java Road, North Point,

Hong Kong.

(Email: tpbpd@pland.gov.hk)

22nd March 2023. | 'S By email only

Dear Sir/ Madam,

Temporary Container Vehicle Park and Open Storage of Construction Materials with
Ancillary Tyre Repair Area, Site Office and Storage Uses for a Period of 2 Years

(A/YL-ST/616)
{Review under Section 17)

1. We refer to the captioned.

2. We in general agree with the reasons by the Board to reject this application; we also
consider the proposed use is not in line with the planning intention of the relevant zoning and
thus we urge the Board to reject this application.

3. Thank you for your attention.

Ecological Advisory Programme
Kadoorie Farm and Botanic Garden

EEBEHARNBHE SR

Lam Kam Road, Tai Po, New Territories, Hong Kong
Email: eap@kfbg.org
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] Urgent [ Return Receipt Requested | Sign ] Encrypt T Mark Subject Restricted [] Expand personal&publi
Re: A/YL-ST/616 DD 99 San Tin Wetland Restoration

23/03/2023 02:54
?rom: ] :
To: tpbpd <tpbpd@pland.gov.hk> 1
File Ref: ol

Dear TPB Members,

Rejection of the application on  was fully justified

- the development is not in line with the planning intention of the “Other Specified
Uses” annotated “Comprehensive Development to include Wetland Restoration
Area”

- the development is not in line with the TPB Guidelines for Application for
Developments within Deep Bay Area (TPB PG-No. 12C)

- the development is not in line with the TPB Guidelines for Application for
Temporary Open Storage and Port Back-up Uses (TPB PG-No. 13F)

Members should question if enforcement action and restoration work have been
initiated.

Mary Mulvihill
From:
To: tpbpd <ipbpd@pland.gov.hk>
Date: Tuesday, 10 May 2022 3:12 AM CST
Subject: A/YL-ST/616 DD 99 San Tin Wetland Restoration
AYL-ST/616
Lot 769 RP (Part) in D.D. 99, San Tin
Site area : 30,862m?

Zoning : "Other Specified Uses" annotated "Comprehensive Development to
include Wetland Restoration Area"

Applied Use: 92 Container Vehicle Park / Open Storage of Construction Materials /
8 Vehicle Parking

Dear TPB Members,

Applications 553 and 554 were rejected on 20 March 2020. Applicant
subsequently filed a review that was withdrawn.



There is no justification for the current application, particularly as the wetlands are
part of the proposed conservation area to help mitigate the impact of the Northern
Metropolis plan.

Members must again reject the application for the same reason quoted in 2020.

Mary Mulvihill

From:
To: tpbpd <tpbpd@pland.gov.hk>

Date: Thursday, 11 July 2019 2:15 AM CST

Subject: A/YL-ST/554 DD 99 San Tin Wetland Restoration

A/YL-ST/554

Lot 769 RP (Part) in D.D. 99, San Tin

Site area : 20,780m?

Zoning : "Other Specified Uses" annotated "Comprehenswe Development to
include Wetland Restoration Area"

Applied Use: 72 Container Vehicle Park / Open Storage of Construction
Materials / 6 Vehicle Parking

Dear TPB Members,

Approval of the most recent application was revoked on 26 June 2010 As the
applicant had failed to comply with conditions (e} to (I) satisfactorily

It is quite clear from Google map that the operation has never been terminated.

In view of the impact of global warming and research that indicates that d
egraded coastal wetlands contribute to climate change. Drainage and
degradation of coastal wetlands emit significant amounts of carbon dioxide
directly to the atmosphere and lead to decreased carbon sequestration, it is now
time that steps be taken to commence work on the restoration of the wetlands in
this area.

The first step will be to have brownfield sites like this relocate to high rise,
custom built storage facilities complete with industrial lifts, parking, wash room
and all the other amenities one would expect in a modern economy.

llegal land use should not be rewarded.

Mary Mulvihill
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The Conservancy Association
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Add.: Jockey Club - The Conservancy Association Urban Forestry Green E-mail:cahk h
Hub, 26 Yen Chow Street West, Sham Shui Po, Kowloon WFIIP Eanicaniaeini Aty

#1lt Website:www.cahk.org.hk

11™ August 2023 \
& (,\Q > B \
Town Planning Board -
15/F North Point Government Offices "2
333 Java Road
North Point

Hong Kong “RECEIVED

\1 AUG 2023

By e-mail: tpbpd@pland.gov.hk
y il: tpbpd@p g \ Town Planning
\ Board

Dear Sir/Madam,

Comments on the Section 17 Review of TPB’s Section 16 Decision No. A/YL-ST/616

The Conservancy Association (CA) OBJECTS to the captioned application.

1.  Not in line with the planning intention of “Other Specified Uses” annotated
“Comprehensive Development to include Wetland Restoration Area”
(OU(CDWRA))

According to the approved San Tin Outline Zoning Plan (OZP) No. S/YL-ST/8, the
planning intention of OU(CDWRA) is “to provide incentive for the restoration of
degraded wetlands adjoining existing fish ponds through comprehensive residential
and/or recreational development to include wetland restoration area. It is also intended
to phase out existing sporadic open storage and port back-up uses on degraded
wetlands”.

Although the proposed uses, such as container vehicle park, open storage of construction
materials, etc., are temporary in nature, all of them would not lead to restoration of
degraded wetlands, not to say phasing out existing sporadic open storage. The
application is clearly not in line with the planning intention of OU(CDWRA).

2.  Notin line with the Town Planning Board (TPB) PG-No. 12C

According to the TPB PG-No.12C for Application for Developments within Deep Bay
Area, the application site is located within Wetland Buffer Area (WBA) and very close
to Wetland Conservation Area (WCA). The planning intention of WBA is “fo protect

it NAERKIBNET 26 MR W -RIECLARN D A% Tel.:(852)2728 6781 {8 Fax.:(852)2728 5538
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the ecological integrity of the fish ponds and wetland within the WCA and prevent
development that would have a negative off-site disturbance impact on the ecological
value of fish ponds”. It also states that “Applications for new open storage or container
back-up uses including workshops within the WBA, whether temporary or permanent,
would normally not be allowed in view of the adverse disturbances of such activities on
birds, in particular for such uses involving filling of contiguous ponds. However, 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”.

Fish ponds can be spotted in the eastern and northern part of the proposed application
site. However, the applicant fails to explain how to ensure the ecological integrity of the
fish ponds and wetland within WCA. We opine that this is not in line with the TPB
Guideline No. 12C.

3. Notin line with the TPB PG-No.13G

According to the TPB PG-No.13G for Application for Open Storage and Port Back-up
Uses, the application site falls within Category 4 areas. It states that “Applications for
open storage and port back-up uses in Category 4 areas would normally be rejected
except under exceptional circumstances. For applications on sites...subject to no
adverse departmental comments and local objections, sympathetic consideration may be
given if genuine efforts have been demonstrated in compliance with approval conditions
of the previous planning applications and/or relevant technical assessments/proposals
have been included in the fresh application, if required, to demonstrate that the proposed
uses would not generate adverse drainage, traffic, visual, landscaping and
environmental impacts on the surrounding areas. The intention is however to

encourage the phasing out of such non-conforming uses as early as possible”.

As mentioned above, there are fish ponds adjacent to the application site, but the
applicant fails to demonstrate that how the application would not generate adverse
environmental impacts on these fish ponds. Moreover, the proposed uses are in
contradictory with the planning intention to phase out non-conforming uses from the
area. We opine that this is not in line with the TPB Guideline No. 13F.
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4.  Undesirable precedent of “destroy first, build later”

This site has been subject to unauthorized development. Enforcement Notice (Case No.
E/YL-ST/0412) has been issued by Planning Department. It is suspected that this is a
case of “destroy first, build later”.

Planning Department and members of Town Planning Board (TPB) should alert that
TPB has announced approaches to deter “destroy first, build later” activities in 2011. It
stated that “the Board is determined to conserve the rural and natural environment and
will not tolerate any deliberate action to destroy the rural and natural environment in
the hope that the Board would give sympathetic consideration to subsequent
development on the site concerned”". Therefore, this application should not be given any
sympathetic consideration, or it will set an undesirable precedent for similar cases in
future.

Yours faithfully,
Ng Hei Man
Campaign Manager

The Conservancy Association

! TPB Press Release. Available at: http://www.info.gov.hk/gia/general/201107/04/P201107040255. htm
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The Secretary,

Town Planning Board,

15/F, North Point Government Offices, oo
333, Java Road, North Point, pinsl
Hong Kong. "
(Email: tpbpd@pland.gov.hk) i

1 1th August 2023. By email only

Dear Sir/ Madam,

Temporary Container Vehicle Park and Open Storage of Construction Materials with

Ancillary Tyre Repair Area, Site Office and Storage Uses for a Period of 2 Years
(A/YL-ST/616)

(Review under Section 17)

1. We refer to the captioned.

2. We in general agree with the reasons by the Board to reject this application; we also
consider the proposed use is not in line with the planning intention of the relevant zoning and
thus we urge the Board to reject this application.

3. We also urge the Board to liaise with relevant authorities as to whether there is ongoing
enforcement case covering the application site; if yes, whether it is appropriate to approve this
application.

4.  Thank you for your attention.

Ecological Advisory Programme

Kadoorie Farm and Botanic Garden
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Secretary, Town Planning Board

15/F, North Point Government Offices
333 Java Road, North Point, Hong Kong
(E-mail: tpbpd@pland.gov.hk)

Town planning
Board

By email only

11 August 2023
Dear Sir/Madam,

Comments on the planning application for the proposed Temporary Container

Vehicle Park and Open Storage of Construction Materials with Ancillary Tyre Repair

Area, Site Office and Storage Uses for a Period of 2 Years at San Tin, Yuen Long

(A/YL-ST/616)
(Section 17)

The Hong Kong Bird Watching Society (HKBWS) objects to the planning application
based on the following reasons.

1 Not in line with the planning intention of the “Other Specified Uses (for
“Comprehensive Development to include Wetland Restoration Area” only)”
(OU(WRA)) zoning and the Wetland Buffer Area (WBA) under the Town Planning
Board Planning Guideline No. 12C
1.1 Under the approved San Tin Outline Zoning Plan No. S/YL-ST/8, the

application site is located within the OU(WRA) zone, where is intended “to
provide incentive for the restoration of degraded wetlands adjoining existing
fish ponds through comprehensive residential and/or recreational
development to include wetland restoration area. It is also intended to phase
out existing sporadic open storage and port back-up uses on degraded

wetlands.”!

1 Approved San Tin Qutline Zoning Plan No. S/YL-ST/8. Available at:
https://www2.0zp.tpb.gov.hk/plan/ozp plan notes/en/S YL-ST 8 e.pdf

& B 8 B § The Hong Kong Bird Watching Society
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1.2 The application site is also located within WBA, where is “to protect the
ecological integrity of the fish ponds and wetland within the WCA and
prevent development that would have a negative off-site disturbance impact

on the ecological value of fish ponds.”?

1.3 Referring to the previous applications (no. A/YL-ST/22, A/YL-ST/32, A/YL-
ST/166, A/YL-ST/178, A/YL-ST/220, A/YL-ST/298, A/YL-ST/250, A/YL-ST/298,
A/YL-ST/553, A/YL-ST/554 and A/YL-ST/558) at the same/adjacent sites, all
the proposed container vehicle parks and open storage were rejected by the

Board. Most of them are rejected because ‘the development is not in line
with the planning intention of the "Other Specified Uses" annotated
"Comprehensive Development to include Wetland Restoration Area" ("OU
(CDWRA)") zone which is to encourage the phasing out of sporadic open
storage and port back-up uses, and to provide incentive for the restoration
of degraded wetlands adjoining existing fish ponds.” And ‘the development
does not comply with the revised Town Planning Board Guidelines for
"Application for Developments within Deep Bay Area" in that there is no
information in the submission to demonstrate that the development would
not have adverse disturbance impacts on the ecological integrity and
ecological value of the fish ponds within the Wetland Conservation Area in
the Deep Bay area!

1.4 We consider the proposed brownfield operation is not in line with the

intention to phase out port back-up uses and prevent negative off-site
disturbance impact on the fishponds ecosystem. Therefore, we urge the
Town Planning Board (the Board) to reject this application.

2  The Town Planning Board should not encourage “destroy first, build later”

2.1 Fourteen Enforcement Notices (Case no. E/YL-ST/029, E/YL-ST/067, E/YL-
ST/069, E/YL-ST/138, E/YL-ST/229, E/YL-ST/271, E/YL-ST/272, E/YL-ST/283,
E/YL-ST/291, E/YL-ST/292, E/YL-ST/293, E/YL-ST/294, E/YL-ST/412 and E/YL-
ST/413) for the unauthorized development including container vehicle park

and open storage were issued at the application site and the adjoining area

2 Section 6.4 of the Town Planning Board Planning Guideline No. 12C. Available at:
https://www.info.gov.hk/tpb/en/forms/Guidelines/pgl2¢c e.pdf
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from 1996 to 2019.

2.2 The Google Earth aerial photograph in March 2023 reveals that the
unauthorized container vehicle parking is still in operation (Figure 1). We
consider that this is “destroy first, build later”. We are concerned the
approval of the current application would further legitimize the current

misuse of the OU(WRA) zone in Deep Bay area, leading to the promotion of

“destroy first, develop later” attitudes among landowners in the locality. As
the Board has suggested that “the Board will not tolerate any deliberate
action to destroy the rural and natural environment in the hope that the
Board would give sympathetic consideration to subsequent development on
the site concerned.” 3 We urge the Board to reject this application.

3 Set an undesirable precedent to the future development
The approval of this application will set an undesirable precedent to the future
similar applications associated with “destroy first, build later” within the OU(WRA)
zone, and thus nullifying the statutory planning control mechanism. We urge the
Board to reject this application in order to protect OU(WRA) zone from any
development threats.

4 Justifications for the decision and comments made by Government departments
and the Board
According to the Hong Kong Planning Standards and Guidelines (HKPSG), Chapter
10, Section 2.1 (ii), the Board has the responsibility to, “restrict uses within
conservation zones to those which sustain particular landscapes, ecological and
geological attributes and heritage features” and (iii), the Board has the
responsibility to “control adjoining uses to_minimise adverse impacts on

conservation zones and optimise their conservation value”. We note that all other

Government bureaux/departments are also bound to the HKPSG, and the
Agriculture, Fisheries and Conservation Department (AFCD) and the Planning
Department (PlanD) have the responsibility to advise the Board on the ecological*

3 TPB Press Release. Available at:
http://www.info.gov.hk/gia/general/201107/04/P201107040255.htm
# AFCD Role of Department. Available at:

http://www.afcd.gov.hk/english/aboutus/abt role/abt role.html
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and planning aspects in particular. Given AFCD’s mission to conserve natural
environment and safeguard the ecological integrity >, and the proposed
development is not in line with the planning intention of the statutory zoning,
HKBWS would also expect AFCD and PlanD to object to this application. Should
AFCD, PlanD or the Board feels otherwise, we urge that the appropriate

justifications are provided.

The HKBWS respectfully requests the Board to take our comments into consideration
and reject the current application. Thank you for your kind attention.

Yours faithfully,
The Hong Kong Bird Watching Society

> AFCD Vision and Mission. Available at:
//www.afcd.gov.hk/english/aboutus/vision mission/abt vision mission.html
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Figure 1. The Google Earth photograph in March 2023 shows that the unauthorized
use was still continued at the site (marked with red line). As “the Board will not tolerate
any deliberate action to destroy the rural and natural environment in the hope that the
Board would give sympathetic consideration to subsequent development on the site

concerned.” We urge the Board to reject this application.
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