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  RNTPC Paper No. A/YL-TYST/1316 

For Consideration by  

the Rural and New Town  

Planning Committee  

on 1.8.2025 

 

 

APPLICATION FOR PERMISSION 

UNDER SECTION 16 OF THE TOWN PLANNING ORDINANCE 

 

APPLICATION NO. A/YL-TYST/1316 

 

 

Applicant : Mr. MAN Cheung Lam represented by Mr. HUI Kwan Yee 

 

Site : Lot 2677 in D.D. 120, Shap Pat Heung, Yuen Long 

 

Site Area : 1,198.5 m2 (about)  

 

Lease : Block Government Lease (demised for agricultural use) 

 

Plan : Approved Tong Yan San Tsuen Outline Zoning Plan (OZP) No. S/YL-

TYST/14  

 

Zonings : “Village Type Development” (“V”) (about 98.9%); and 
[Restricted to a maximum building height of 3 storeys (8.23m)] 

 

“Open Space” (“O”) (about 1.1%)1 
  

Application : Temporary Open Storage of Construction Materials for a Period of 3 

Years 

 

 

1. The Proposal 

 

1.1 The applicants seek planning permission for temporary open storage of construction 

materials for a period of three years at the application site (the Site) zoned “V” on 

the OZP (Plan A-1).  According to the covering Notes of the OZP, temporary use 

or development of any land or buildings not exceeding a period of three years 

requires planning permission from the Town Planning Board (the Board).  The Site 

is currently unpaved, partly fenced-off and occupied by the applied use without 

valid planning permission (Plans A-2 to A-4). 

 

1.2 The Site with the ingress/egress at the northern part is accessible from Lam Hi Road 

via a local track (Drawing A-1, Plans A-2 and A-3).  According to the applicant, 

the applied use is for storage of construction materials (including iron bars, water 

barriers, construction tools and tents, etc.).  A total of eight single-storey structures 

(about 2.9m in height) with a total floor area of about 126.5m2 are provided for 

storage use while the remaining area is used for open storage, vehicular 

access/manoeuvring and loading/unloading space.  Plan showing the site layout 

                                                 

1 Regarded as minor boundary adjustment allowed under the covering Notes of the OZP. 

Annex A of TPB
Paper No. 11031
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with vehicular access leading to the Site submitted by the applicant is at Drawing 

A-1. 

 

1.3 The major development parameters of the application are summarised as follows: 

 

Site Area About 1,198.5 m2   

Total Floor Area 

(Non-domestic) 

About 126.5 m2  

No. and Height of 

Structures 

8 

 for storage use (2.9 m, 1 storey) 

No. of Parking Space Nil 

No. of Loading/ 

Unloading Space 

1 

(for medium goods vehicle) (7m x 3.5m) 

Operation Hours 24 hours daily including Sundays and Public Holidays 

 

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

(a) Application Form with attachments received on 10.6.2025  (Appendix I) 

(b) Supplementary Information (SI) received on 19.6.2025 (Appendix Ia) 

(c) Further Information (FI) received on 24.7.2025 

[accepted and exempted from publication and recounting 

requirements] 

(Appendix Ib) 

 

 

2. Justifications from the Applicant 

 

The justifications put forth by the applicant in support of the application are detailed in 

the Application Form, SI and FI (Appendices I to Ib).  They can be summarised as 

follows: 

 

(a) the Site has been vacant for a long time and overgrown with weeds.  The lack of 

proper management has caused adverse environmental impacts to the surrounding 

areas; 

 

(b) there is a shortage of land for open storage use in the area and the applied use can 

facilitate the small house construction works in the vicinity of the Site; and 

 

(c) the loading/unloading activities of the Site will only be conducted once or twice per 

day and no adverse traffic impact arising from the applied use is envisaged.  

 

 

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

 

The applicant is not a “current land owner” 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 

(TPB PG-No. 31B) by obtaining consent of the “current land owner”.  Detailed 

information would be deposited at the meeting for Members’ inspection.   
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4. Town Planning Board Guidelines 

 

The Town Planning Board Guidelines for “Application for Open Storage and Port Back-

up Uses” (TPB PG-No. 13G) is relevant to the application.  The Site falls within Category 

4 areas under TPB PG-No. 13G promulgated by the Board on 14.4.2023.  The relevant 

extract of the Guidelines is at Appendix II.  

 

 

5. Background 

 

The Site is subject to planning enforcement action against unauthorized development (UD) 

involving storage use (including deposit of containers) and use for place for parking of 

vehicles (Plan A-2). Enforcement Notice was issued on 7.3.2025 requiring 

discontinuance of the UD.  Site inspections conducted on 9.5.2025 and 4.7.2025 revealed 

that the UD was not discontinued.  Prosecution action would be considered. 

 

 

6. Previous Application 

 

There is no previous planning application concerning the Site.   

 

 

7. Similar Application 

 

There is no similar application within the subject “V” zone in the past five years. 

 

 

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

 

8.1 The Site is:  

 

(a) accessible from Lam Hi Road via a local track (Drawing A-1, Plans A-2 and 

A-3); and 

 

(b) unpaved, partly fenced off and currently occupied by the applied use without 

valid planning permission (Plans A-2 to A-4). 

 

8.2 The surrounding areas comprise predominantly village houses and residential 

structures intermixed with open storage/storage yards, warehouses, a vehicle repair 

workshop, parking of vehicles, agricultural land, unused land and vacant 

land/structures.  Some of these uses within the “V” zone are suspected UDs subject 

to planning enforcement action.  There are residential structures in the vicinity of 

the Site with the nearest one located about 35m to its north.  The main village cluster 

of Lam Hau Tsuen is located at about 60m to the northwest of the Site (Plans A-2 

and A-3). 

 

 

9. Planning Intention 

 

The planning intention of the “V” zone is to designate both existing recognised villages 

and areas of land considered suitable for village expansion.  Land within this zone is 

primarily intended for development of Small Houses (SHs) by indigenous villagers.  It is 

also intended to concentrate village type development within the zone for a more orderly 
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development pattern, efficient use of land and provision of infrastructures and services.  

Selected commercial and community uses serving the needs of the villagers and in support 

of the village development are always permitted on the ground floor of a New Territories 

Exempted House.  Other commercial, community and recreational uses may be permitted 

on application to the Board. 

 

 

10. Comments from Relevant Government Departments 

 

10.1 Apart from the government department 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 are 

provided in Appendices III and IV respectively.  

 

10.2 The following government department does not support the application: 

Environment 

 

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

 

(a) he does not support the application as there are residential uses in the 

vicinity (with the nearest one located about 35m to its north) (Plan A-

2) and the applied use will cause traffic of heavy vehicles, 

environmental nuisance is expected; 

 

(b) no environmental complaint concerning the Site received in the past 

three years; and 

 

(c) should the application be approved, the applicant should note his 

advisory comments in Appendix IV. 

 

 

11. Public Comment Received During the Statutory Publication Period 

 

On 20.6.2025, the application was published for public inspection.  During the statutory 

public inspection period, a public comment was received from an individual objecting to 

the application on the grounds that open storage use should not be carried out in the 

vicinity of village houses and approval of the application would jeopardise the planning 

intention of the subject “V” zone (Appendix V). 

 

 

12. Planning Considerations and Assessments 

 

12.1 The application is for temporary open storage of construction materials for a period 

of three years at the Site zoned “V” on the OZP.  The applied use is not in line with 

the planning intention of the “V” zone, which is primarily intended for development 

of SH by indigenous villagers.  There is no strong planning justification given in 

the submission for a departure from the planning intention of the “V” zone, even 

on a temporary basis. 

 

12.2 The surrounding areas comprise predominantly village houses and residential 

structures with the nearest residential structure located about 35m to the north of 

the Site.  The main village cluster of Lam Hau Tsuen is located about 60m to the 



- 5 - 

TYST 1316 

further northwest of the Site (Plans A-2 and A-3).  Although the Site is adjoined by 

open storage yards, those within the same “V” zone are suspected UDs subject to 

planning enforcement action.  The applied use is considered not compatible with 

the surrounding village setting within the “V” zone. 

 

12.3 Whilst the concerned government departments consulted, including the 

Commissioner for Transport, Director of Fire Services and Chief 

Engineer/Mainland North of Drainage Services Department have no objection to or 

no adverse comment on the application from traffic, fire safety and drainage aspects 

respectively, DEP does not support the application as there are sensitive receivers 

of residential use in the vicinity of the Site (with the nearest one located about 35m 

to its north) (Plan A-2) and the applied use will cause traffic of heavy vehicles, thus 

environmental nuisance is expected.  

 

12.4 The Site falls within Category 4 areas under TPB PG-No. 13G. The following 

considerations in the Guidelines are relevant: 

 

Category 4 areas: 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, and subject to no adverse departmental 

comments and local objections, sympathetic consideration may be given if the 

applicants have demonstrated genuine efforts in compliance with approval 

conditions of the previous planning application and included in the applications 

relevant technical assessments/proposals 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 three years may be allowed for an applicant to identify 

suitable sites for relocation. 

 

12.5 The application is considered not in line with TPB PG-No. 13G in that no previous 

approval for open storage use has been granted at the Site; there are adverse 

comments from the relevant department; and there is insufficient information in the 

submission to demonstrate that the applied use would not have adverse 

environmental impact on the surrounding areas.  Besides, there is no similar 

application approved within the same “V” zone in the past five years. 

 

12.6 Regarding the public comment as summarised in paragraph 11 above, the planning 

considerations and assessments in paragraphs 12.1 to 12.5 above are relevant. 

 

  

13. Planning Department’s Views 

 

13.1 Based on the assessments made in paragraph 12 above and having taken into 

account the public comment mentioned in paragraph 11 above, the Planning 

Department does not support the application for the following reasons: 

 

(a) the applied use is not in line with the planning intention of the “Village Type 

Development” zone which is to designate both existing recognised villages 

and areas of land considered suitable for village expansion.  Land within this 

zone is primarily intended for development of Small Houses by indigenous 

villagers.  No strong planning justification has been given in the submission 

for a departure from the planning intention, even on a temporary basis; and 
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(b) the applied use is not in line with the Town Planning Board Guidelines on 

‘Application for Open Storage and Port Back-up Uses under Section 16 of the 

Town Planning Ordinance’ (TPB PG-No. 13G) in that there is no previous 

approval granted at the site; and there are adverse environmental impacts on 

the surrounding areas. 

 

13.2 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 

three years until 1.8.2028.  The following conditions of approval and advisory 

clauses are also suggested for Members’ reference: 

 

Approval conditions 

 

(a) 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 1.2.2026; 

 

(b) in relation to (a) 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 1.5.2026; 

 

(c) in relation to (b) above, the implemented drainage facilities on the site shall 

be maintained at all times during the planning approval period;  

 

(d) 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 1.2.2026; 

 

(e) in relation to (d) above, the implementation of the fire service installations 

proposal 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 1.5.2026; 

 

(f) if the above planning condition (c) 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; and 

 

(g) if any of the above planning condition (a), (b), (d) or (e) is not 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. 

 

Advisory clauses 

 

The recommended advisory clauses are at Appendix IV. 

 

 

14. Decision Sought 

 

14.1 The Committee is invited to consider the application and decide whether to grant 

or refuse to grant permission. 
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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 with attachments received on 10.6.2025 

Appendix Ia SI received on 19.6.2025 

Appendix Ib FI received on 24.7.2025 

Appendix II Relevant Extracts of TPB PG-No. 13G 

Appendix III Government Departments’ General Comments 

Appendix IV Recommended Advisory Clauses 

Appendix V Public Comment 

Appendix VI Good Practice Guidelines for Open Storage 

Drawing A-1 Site Layout Plan with Vehicular Access 

Plan A-1 Location Plan 

Plan A-2 Site Plan 

Plan A-3 Aerial Photo 

Plan A-4 Site Photos 

 

 

PLANNING DEPARTMENT 

AUGUST 2025 
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Town Planning Board Guidelines for
Application for Open Storage and Port Back-up Uses

(TPB PG-No.13G)

1. On 14.4.2023, the Town Planning Board Guidelines for Application for Open Storage and Port
Back-up Uses under Section 16 of the Town Planning Ordinance (TPB PG-No. 13G) were
promulgated, which set out the following criteria for the various categories of area:

(a) Category 1 areas: favourable consideration will normally be given to applications within
these areas, subject to no major adverse departmental comments and local objections, or
the concerns of the departments and local residents can be addressed through the
implementation of approval conditions.  Technical assessments should be submitted if
the proposed uses, such as container trailer/tractor park and open storage of chemical
products/ dangerous goods etc., may cause significant environmental and traffic
concerns;

(b) Category 2 areas: planning permission could be granted on a temporary basis up to a
maximum period of 3 years, subject to no adverse departmental comments and local
objections, or the concerns of the departments and local residents can be addressed
through the implementation of approval conditions. Technical assessments, where
appropriate or if required, should be submitted to demonstrate that the proposed uses
would not have adverse drainage, traffic, visual, landscaping and environmental impacts
on the surrounding areas;

(c) Category 3 areas: applications would normally not be favourably considered unless the
applications are on sites with previous planning approvals (irrespective of whether the
application is submitted by the applicant of previous approval or a different applicant).
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 applications, if
required, to demonstrate that the proposed uses would not generate adverse drainage,
traffic, visual, landscaping and environmental impacts on the surrounding areas.
Planning permission could be granted on a temporary basis up to a maximum period of
3 years, subject to no adverse departmental comments and local objections, or the
concerns of the departments and local residents can be addressed through the
implementation of approval conditions; and

(d) Category 4 areas: applications 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 applications, 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.
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
merit.
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2. In assessing applications for open storage and port back-up uses, the other major relevant
assessment criteria are also summarized as follows:

(a) port back-up sites and those types of open storage generating adverse noise, air pollution
and visual intrusion and frequent heavy vehicle traffic should not be located adjacent to
sensitive receivers such as residential dwellings, hospitals, schools and other community
facilities;

(b) port back-up uses are major generators of traffic, with container trailer/tractor parks
generating the highest traffic per unit area.  In general, port back-up sites should have
good access to the strategic road network, or be accessed by means of purpose built roads;

(c) adequate screening of the sites through landscaping and/or fencing should be considered
where sites are located adjacent to public roads or are visible from surrounding residential
areas;

(d) there is a general presumption against conversion of active or good quality agricultural land
and fish ponds to other uses on an ad hoc basis.  For flood prone areas or sites which
would obstruct natural drainage channels and overland flow, advice from the Drainage
Services Department should be sought on this aspect if in doubt; and

(e) for applications involving sites with previous planning approvals, should there be no
evidence to demonstrate that the applicants have made any genuine effort to comply with
the approval conditions of the previous planning applications, planning permission may be
refused, notwithstanding other criteria set out in the Guidelines are complied with.
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Government Departments’ General Comments

1. Land Administration

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

� no adverse comment on the application; and

� there is no Small House application approved or under processing at the application site
(the Site).

2. Traffic

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

� no adverse comment on the application from traffic engineering perspective; and

� the local track and footpath leading to the Site is not under her purview.

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

No adverse comment on the application.

3. Drainage

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

� no in-principle objection to the development from the public drainage point of view;
and

� should the application be approved by the Town Planning Board (the Board), approval
conditions requiring the submission, implementation and maintenance of a drainage
proposal to the satisfaction of the Director of Drainage Services or of the Board should
be stipulated.

4. Fire Safety

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

No in-principle objection to the application subject to fire service installations (FSIs) being
provided to his satisfaction.
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5. Building Matters

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

� no objection to the application; and

� it is noted that eight structures are proposed in the application.  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 the Building
Authority should be obtained, otherwise they are unauthorized building works under
the Buildings Ordinance (BO).  An Authorised Person should be appointed as the co-
ordinator for the proposed building works in accordance with the BO.

6. Open Space

Comments of the Director of Leisure and Cultural Services (DLCS):

� no in-principle objection to the application; and

� his department has no plan to develop the Site into public open space in the upcoming
three years.

7. District Officer’s Comments

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

His office has not received any feedback from locals.

8. Other Department

The following departments have no comment on/no objection to the application:

� Chief Engineer/Construction, Water Supplies Department (CE/C, WSD);
� Project Manager (West), Civil Engineering and Development Department (PM(W),

CEDD;
� Director of Electrical and Mechanical Engineering (DEMS); and
� Commissioner of Police (C of P).
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Recommended Advisory Clauses

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

(b) the Site should be kept in a clean and tidy condition at all time;

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

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

(i) the Site comprises Old Schedule Agricultural Lot 2677 in D.D. 120 held under the Block
Government Lease which contains the restriction that no structures are allowed to be
erected without the prior approval of the Government; and

(ii) the lot owner(s) shall apply to his office for a Short Term Waiver (STW) to permit the
structure(s) erected within the said private lot.  The application(s) for STW will be
considered by the Government in its capacity as a landlord and there is no guarantee that
they will be approved. The STW, if approved, will be subject to such terms and conditions
including the payment of waiver fee and administrative fee as considered appropriate by
his department.  Besides, given the applied use is temporary in nature, only erection of
temporary structure(s) will be considered;

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

(i) consent of the owners/managing departments of the local track and footpath should be
obtained for using it as the access to the Site; and

(ii) sufficient manoeuvring space shall be provided within the Site.  No vehicles are allowed
to queue back to public roads or reverse onto/from public roads;

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

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

(ii) his department shall not be responsible for the maintenance of any access connecting
between the Site and the public road;

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

(i) the relevant mitigation measures and requirements in the latest “Code of Practice on
Handling the Environmental Aspects of Temporary Uses and Open Storage Sites” should
be followed to minimise any potential environmental nuisances on the surrounding areas;
and

(ii) appropriate pollution control measures outlined in the Professional Persons
Environmental Consultative Committee (ProPECC) Practice Notes 2/24 ‘Construction
Site Drainage’ should be implemented to minimise any potential environmental impacts
on nearby water bodies during the construction of the project;
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(h) to note the comments of the Director of Fire Services (D of FS) that:

(i) in consideration of the design/nature of the proposal, fire service installations (FSIs) are
anticipated to be required.  Relevant layout plans incorporated with the proposed FSIs
should be submitted to his department for approval;

(ii) the layout plans should be drawn to scale and depicted with dimensions and nature of
occupancy, the location of proposed FSIs to be installed should be clearly marked on the
layout plans, and good practice guidelines for open storage (Appendix VI of this RNTPC
Paper) should also be adhered to; and

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

(i) to note the comments of the Chief Engineer/Mainland North, Drainage Services Department
(CE/MN, DSD) that for any change of existing ground level and associated works proposed by
the applicant that could affect adjacent land and cause other impacts and/or other issues to
public, the applicant is required to submit technical assessment(s) in other aspect(s) and seek
comment from relevant departments as necessary; and

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

(i) 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;

(ii) 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 the B(P)R at
building plan submission stage;

(iii) for unauthorised building works (UBW) erected on leased land, enforcement action may
be taken by the 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 the BO;

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

(v) detailed checking under the BO will be carried out at building plan submission stage.
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Good Practice Guidelines for Open Storage Sites

Internal Access
for Fire

Appliances

Lot
Boundaries

(Clear Width)

Distance
between
Storage

Cluster and
Temporary
Structure

Cluster Size Storage
Height

1. Open Storage of
Containers

2m 4.5m

2. Open Storage of Non-
Combustibles or Limited

Combustibles

4.5m 2m 4.5m

3. Open Storage of
Combustibles

4.5m 2m 4.5m 40m x 40m 3m

Remarks: Smoking and naked flame activities shall not be allowed within the open storage / recycling site.
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LOT 2677 IN D.D.120, SHAP PAT HEUNG, YUEN LONG

擬議臨時露天存放工程物料(為期3年)
元朗十八鄉丈量約份第120約地段第2677號
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PROPOSED TEMPORARY OPEN STORAGE OF
CONSTRUCTION MATERIALS FOR A PERIOD OF 3 YEARS
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Agenda Item 44 

Section 16 Application 

 

[Open Meeting (Presentation and Question Sessions Only)] 

A/YL-TYST/1316 Temporary Open Storage of Construction Materials for a Period of 3 

Years in “Village Type Development” and “Open Space” Zones, Lot 

2677 in D.D. 120, Shap Pat Heung, Yuen Long 

(RNTPC Paper No. A/YL-TYST/1316) 

 

Presentation and Question Sessions 

 

23. With the aid of some plans, Mr Dino W.L. Tang, STP/TMYLW, 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 (PlanD) did not support the application. 

 

24. Members had no question on the application. 

 

Deliberation Session 

 

25. The Chairperson remarked that the application was for temporary open storage of 

construction materials at an area zoned “Village Type Development” and was considered not 

suitable for the applied use due to its close proximity to village houses and residential 

dwellings.  The applied use would generate traffic from heavy vehicles on the local track 

and was expected to cause environmental nuisance.  Moreover, the application site (the Site) 

fell within Category 4 areas under the Town Planning Board Guidelines on Application for 

Open Storage and Port Back-up uses Section 16 of the Town Planning Ordinance (TPB 

PG-No. 13G), where applications for temporary open storage and port back-up uses would 

normally be rejected except under exceptional circumstances.  Members generally agreed 

with the recommendation of PlanD to reject the application.   

 

26. Regarding a Member’s concern on whether an area to the immediate south of the 

Site marked ‘open storage of construction machineries’ as shown on Plan A-2 of the Paper 

was covered by valid planning permission, the Committee noted that the open storage use 

was not covered by planning permission and was the subject of a planning enforcement case 

Annex B of TPB
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against unauthorized development.  Enforcement actions were being undertaken by the 

Planning Authority. 

 

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

were: 

 

“(a) the applied use is not in line with the planning intention of the “Village 

Type Development” zone which is to designate both existing recognised 

villages and areas of land considered suitable for village expansion.  Land 

within this zone is primarily intended for development of Small Houses by 

indigenous villagers.  No strong planning justification has been given in 

the submission for a departure from the planning intention, even on a 

temporary basis; and 

 

(b) the applied use is not in line with the Town Planning Board Guidelines on 

Application for Open Storage and Port Back-up Uses under Section 16 of 

the Town Planning Ordinance (TPB PG-No. 13G) in that there is no 

previous approval granted at the site and there are adverse environmental 

impacts on the surrounding areas.” 

 

[The Chairperson thanked PlanD’s representatives for attending the meeting.  They left the 

meeting at this point.] 

 

 

 

 

 

 



城 市 規 劃 委 員 會 TOWN PLANNING BOARD

香 港 北角 渣 華道 三 百 三 十 三 號 15 F North Point Government Offices
北 角 政 府合 署 十 五 樓 333 Java Road, North Point;

Hong Kong.

傳 真 Fax:. 2877 0245 / 2522 8426 By Post Fax

電 Tet: 2231 4810
來函檔 號 Your Reference:

覆函請註明本會 號
In 「eply please quote this 「e 仁

/ ”

& ( )

TPB/A/YL-TYST/1316 15 August 2025

Dear Sir/Madam,

Temporary Open Storage of Construction Materials for a Period of
3 Years in "Village Type Development” and "Open Space” Zones,

Lot 2677 in D.D. 120, Shap Pat Heung, Yuen Long

Ⅰrefer to my letter to you dated 29 · 7 · 2025 ·

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

(a) the applieduse is not in line with the planningintention of the "Village Type
Development” zone which is to designateboth existing recognisedvillages
and areas of land considered suitable for village expansion. Land within this
zone is primarily intended for developmentof Small Houses by indigenous
villagers. No strong planningjustification has been given in the submission
for a departurefrom the planningintention, even on a temporary basis; and

(b) 伍e applied use is not in line with the TPB Guidelines on 'Application for

OpenStorageand Port Back-upUses under Section 16 of the Town Planning
Ordinance' (TPB PG-No. 13G) in that there is no previousapprovalgranted
at the site; and there are adverse environmental impactson the surrounding
areas.

A copy of the TPB Paperin respectof the applicationis available at TPB website at
this link (https://www.tpb.gov.hWen/meetings/RNTPC/Agenda/770mt_agenda.hfml). A

copy of the TPB Paper in Chinese in respect of the application(except the supplementary
planningstatement/technical report(s), if any) and the relevant extract of minutes of the TPB

meeting held on 1.8 · 2025 , in both English and Chinese, are enclosed herewith for your
reference.

Under section 17 ( 1) and 17 ( IA ) the-Town PlanningOrdinance (theOrdinance),
an applicantaggrievedby a decision of the TPB may apply to the TPB for a review of the
decision. The applicationmust be in writing and must set out the groundsfor the review. If
you wish to seek a review, you should inform me and providethe groundsfor review within 21

Annex C of TPB
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days from the date of this letter (on or before 5 · 9 · 2025 ) · Ⅰwill then contact you to arrange a

hearing before the TPB which you and/or your authorized representativewill •be invited to

attend. The TPB is requiredto consider a review applicationwithin three months of receiptof
the applicationfor review. Please note that any review applicatioriwill be publishedfor three
weeks for publiccomments.

Under the 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 materiallymodify the original proposal, such proposal should be
submitted to the TPB in the form of a fresh applicationunder section 16 of the Ordinance.

If you wish to seek further clarifications/information on matters relating to the
above decision,pleasefeel free td contact Mr. Dino Tang of the TuenMun & Yuen Long West
District PlanningOffice at 2158 6283 ·

Yours aithfully,

( Leticia LEUNG )
Secretary, Town PlanningBoard

(With Chinese Translation)



城 市 規 劃 委 員 會 TOWN PLANNING BOARD

15/F. ,香 港 北角渣 華道 三 百 三 十三 號 North Point Government Offices

北角政府 合署 十 五 樓 333 Java Road, North Point,
Hong Kong.

傳 真 Fax: 2877 0245 / 2522 8426

電 話 ㄒel: 2231 4810

來 函檔號 Your Reference:

覆函請註明本會檔號
In reply please quote this ref.: TPB/ANL-TYST/1316 郵遞 及傳真 函件 ( )

先 生 / 女 士 :

在 劃 為 「 鄉村 式 發 展 」 地 帶 及 「 休 憩 用 地 」 地 帶 的
元 朗十 八 鄉 第 120 約 地 段 第 2677 號

臨 時露天 存 放 建 築 材料 ( 為 期 三 年 )

我 曾 於 二 零 二 五 年 七 月 二 十 九 日 發 信 給 你 。

城 市 規 劃 委 員 會 ( 下 稱 「 城 規 會 」 ) 在 考 慮 這 宗 申 請 後 ,

決 定 拒 絕 這 宗 申 請 , 理 由 是 ·

a 申 請 用 途 不 符 合 「 鄉 村 式 發 展 」 地 帶 的 規 劃 意 向 。( )
此 地 帶 的 規 劃 意 向 , 是 就 現 有 的 認 可 鄉 村 和 適 宜 作
鄉 村 擴 展 的 土 地 劃 定 界 線 。 地 帶 內 的 土 地 , 主 要 預
算 供 原 居 村 民 興 建 小 型 屋 宇 之 用 。 申 請 書 內 並 無 有
力 的 規 劃 理 據 , 以 支 持 偏 離 此 規 劃 意 向 , 即 使 僅 屬
臨 時 性 質 亦 然 ; 以 及

b 申 請 用 途 不符 合 有 關 「 擬 、作 露 天 貯 物 及 港 囗 後 勤 用( )
途 而 按 照 城 市 規 劃 條 例 第 16 條 提 出 的 規 劃 申 請 」

的 城 市 規 劃 委 員 會 規 劃 指 引 ( 規 劃 指 引 編 號 13G ) ,

因 為 申 請 地 點 先 前 並 無 獲 批 給 規 劃 許 可 ; 以 及 申 請
用 途 對 周 邊 地 區 的 環 境 造 成 不 良影 響 。

就 這 宗 申 請 擬 備 的 城 規 會 文 件 , 已 上 載 於 城 規 會 網 站 的

連 結 (https://www.tpb.gov.hk/tc/meetings/RNTPC/Agenda/770 rnt

agenda.html ) 。 現 隨 函 付 上 就 這 宗 申請 擬 備 的 城 規 會文 件 中 譯 本
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( 補 充 規 劃 綱 領 / 技 術 報 告 ( 如 有 的 話 ) 除 外 ) 及 二 零 二 五 年 八 月
一 日城 規 會 會 議 記 錄 的相 關 摘 錄 的 中英 文 本 , 以 供 參 閱 。

根 據 《城 市 規 劃 條 例 》 ( 下 稱 條 例 」 ) 第 17 ( 1 ) 及 第
( ) 條 , 申 請 人 如 因 城 規 會 的 決 定 而 感 到 受 屈 , 可 以 書 面 方

式 向 城 規 會 申 請 對 有 關 決 定 進 行 覆 核 , 並 須 列 明 覆 核 的 理 由 。

如 欲 提 出 覆 核 申 請 , 你 須 在 本 信 發 出 日 期 起 計 的 21 天 內 ( 即 二

零 二 五 年 九 月 五 日 或 之 前 ) 通 知 我 , 並 提 供 覆 核 的 理 由 。 其 後 ,

我 會 與 你 聯 絡 , 邀 請 你 及 / 或 你 的 獲 授 權 代 表 出 席 城 規 會 的 聆
聽 會 議 。 城 規 會 須 在 收 到 覆 核 申 請 的 日 期 起 計 三 個 月 內 考 慮 覆
核 申 請 。 所 有 覆 核 申 請 均 須 予 公 布 , 為 期 三 個 星 期 , 讓 公 眾 提
出 意 見 。

根 據 條 例 , 城 規 會 在 覆 核 聆 聽 會 議 上 , 只 可 因 應 申 請 人
的 進 一 步 書 面 及 / 或 囗 頭 申 述 , 重 新 考 慮 原 來 的 申 請 。 如 你 在
現 階 段 決 定 對 原 來 建 議作 出 重 大 修 改 , 便 應 根 據 條 例 第 16 條 就
該 建 議 向 城 規 會 提 交 新 的 申 請 。

如 對 上 述 決 定 有 任 何 疑 問 或 需 要 進 一 步 資 料 , 請 與 屯 門
及 元 朗 西 規 劃 處 鄧 偉 立 先 生 聯 絡 ( 電 話 : 2158 6283 ) 。

城 市規 劃 委 員 會 秘 書
( 梁 靜 思 代 行 )

一

零 二 五 年 八 月 十 五 日
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Recommended Advisory Clauses

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

(b) the Site should be kept in a clean and tidy condition at all time;

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

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

(i) the Site comprises Old Schedule Agricultural Lot 2677 in D.D. 120 held under the Block
Government Lease which contains the restriction that no structures are allowed to be
erected without the prior approval of the Government; and

(ii) the lot owner(s) shall apply to his office for a Short Term Waiver (STW) to permit the
structure(s) erected within the said private lot.  The application(s) for STW will be
considered by the Government in its capacity as a landlord and there is no guarantee that
they will be approved.  The STW, if approved, will be subject to such terms and conditions
including the payment of waiver fee and administrative fee as considered appropriate by
his department.  Besides, given the applied use is temporary in nature, only erection of
temporary structure(s) will be considered;

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

(i) consent of the owners/managing departments of the local track and footpath should be
obtained for using it as the access to the Site; and

(ii) sufficient manoeuvring space shall be provided within the Site.  No vehicles are allowed
to queue back to public roads or reverse onto/from public roads;

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

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

(ii) his department shall not be responsible for the maintenance of any access connecting
between the Site and the public road;

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

(i) the relevant mitigation measures and requirements in the latest “Code of Practice on
Handling the Environmental Aspects of Temporary Uses and Open Storage Sites” should
be followed to minimise any potential environmental nuisances on the surrounding areas;
and

(ii) appropriate pollution control measures outlined in the Professional Persons
Environmental Consultative Committee (ProPECC) Practice Notes 2/24 ‘Construction
Site Drainage’ should be implemented to minimise any potential environmental impacts
on nearby water bodies during the construction of the project;
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TYST 1316 (Review)

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

(i) in consideration of the design/nature of the proposal, fire service installations (FSIs) are
anticipated to be required.  Relevant layout plans incorporated with the proposed FSIs
should be submitted to his department for approval;

(ii) the layout plans should be drawn to scale and depicted with dimensions and nature of
occupancy, the location of proposed FSIs to be installed should be clearly marked on the
layout plans, and good practice guidelines for open storage (Appendix VI of Annex A)
should also be adhered to; and

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

(i) to note the comments of the Chief Engineer/Mainland North, Drainage Services Department
(CE/MN, DSD) that for any change of existing ground level and associated works proposed by
the applicant that could affect adjacent land and cause other impacts and/or other issues to
public, the applicant is required to submit technical assessment(s) in other aspect(s) and seek
comment from relevant departments as necessary; and

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

(i) 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;

(ii) 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 the B(P)R at
building plan submission stage;

(iii) for unauthorised building works (UBW) erected on leased land, enforcement action may
be taken by the 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 the BO;

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

(v) detailed checking under the BO will be carried out at building plan submission stage.
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