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EXECUTIVE SUMMARY 

 

 The applicant seeks planning permission from the Town Planning Board (the Board) under 

Section (S.) 16 of the Town Planning Ordinance (Cap. 131) (the Ordinance) to use Various 

Lots in D.D. 126 and Adjoining Government Land (GL), Ping Shan, Yuen Long, New Territories 

(the Site) for ‘Proposed Temporary Open Storage of Vehicle with Ancillary Facilities for a 

Period of 3 Years and Associated Filling of Land and Pond’ (the proposed development). 

 

 The Site falls within an area zoned “Recreation” (“REC”) on the Approved Ping Shan Outline 

Zoning Plan (OZP) No.: S/YL-PS/20.  The Site occupies an area of 41,010 m2 (about), 

including 1,114 m2 (about) of GL.  One single-storey structure is proposed at the Site for 

guardroom use with total gross floor area (GFA) of 18 m2 (about).  The remaining area is 

reserved for open storage of vehicle, vehicle parking spaces, and loading/unloading and 

circulation area. 

 

 The Site is accessible from Tin Wah Road via a local access.  The operation hours of the 

proposed development are Monday to Saturday from 09:00 to 18:00.  No operation on 

Sundays and public holidays. 

 

 Justifications for the proposed development are as follows: 

- the applicant’s original premises is affected by land resumption for the public housing 

development near Tin Tsz Road in Tin Shui Wai; 

- the applicant has spent effort in identifying suitable sites for relocation; 

- the applied use is the same as the applicant’s original premises; 

- no significant adverse impact is anticipated from the proposed development; and 

- the proposed development is only on a temporary basis, approval of the application will 

not frustrate the long-term planning intention of the “REC” zone. 

 

 Details of development parameters are as follows: 

 

Site Area 41,010 m2 (about), 

including 1,114 m2 (about) of GL 

Covered Area 18 m2 (about) 

Uncovered Area 40,992 m2 (about) 

 

Plot Ratio 0.0004 (about) 

Site Coverage 0.04% (about) 

 

Number of Structure 1 

Total GFA 

- Domestic GFA 

- Non-Domestic GFA 

18 m2 (about) 

Not applicable 

18 m2 (about) 

 

Building Height 3 m (about) 

No. of Storey 1 
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行政摘要 (內文如與英文版本有任何差異，應以英文版本為準) 

 

 申請人現根據《城市規劃條例》(第 131 章)第 16 條，向城市規劃委員會提交有關

新界元朗屏山丈量約份第 126 約多個地段及毗連政府土地的規劃申請，於上述地點

作「擬議臨時露天存放汽車連附屬設施（為期 3 年）及相關填土及填塘工程」（擬

議發展）。 

 

 申請地點所在的地區在《屏山分區計劃大綱核准圖編號 S/YL-PS/20》上劃為「康樂」

地帶。申請地盤面積為 41,010平方米（約），當中包括 1,114 平方米（約）的政府

土地。申請地點將設有一座單層構築物作保安更亭用途，構築物的總樓面面積合共

為 18 平方米（約），申請地點的其餘地方將預留作露天存放汽車、車輛停泊位和上

／落貨及流轉空間。 

 

 申請地點可從天華路經一條地區道路前往。擬議發展的作業時間為星期一至六上午

九時至下午六時，星期日及公眾假期休息。 

 

 擬議發展的申請理據如下： 

- 申請人原來的經營處所受到「近天水圍天慈路公營房屋發展」收地影響； 

- 申請人曾經致力尋找合適的搬遷地點； 

- 申請用途與申請人先前受影響的發展場地用途一致； 

- 擬議發展不會對周邊地區帶來重大負面影響；及 

- 擬議發展只屬臨時性質，批出規劃許可則不會影響「康樂」地帶的長遠規劃

意向。 

 

 擬議發展的詳情發展參數如下： 

 

地盤面積： 41,010 平方米（約）， 

包括 1,114 平方米（約）的政府土地 

上蓋總面積： 18 平方米（約） 

露天地方面積： 40,992 平方米（約） 

 

地積比率： 0.0004（約） 

上蓋覆蓋率： 0.04%（約） 

 

樓宇數目： 1 座 

總樓面面積 

住用總樓面面積： 

非住用總樓面面積： 

18 平方米（約） 

不適用 

18 平方米（約） 

 

構築物高度： 3 米（約） 

構築物層數： 1 層 
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1. INTRODUCTION 

 

Background 

 

1.1 R-riches Property Consultants Limited has been commissioned by Real River Limited1 

(the applicant) to make submission on their behalf to the Town Planning Board (the 

Board) under Section 16 of the Town Planning Ordinance (Cap. 131) in respect to Lots 

26 (Part), 27 (Part), 28 (Part), 29, 30, 31 RP, 31 S.A, 31 S.B, 32, 33, 34 (Part), 35 (Part), 

36, 37 (Part), 345, 346, 347, 348, 349 (Part), 350 (Part), 352 (Part), 353 (Part), 354 

(Part), 355 S.A (Part), 355 S.B, 356, 357, 359, 360, 363, 364, 365, 367, 368 S.A, 368 S.B, 

369, 370, 371, 372, 373, 374, 375, 376, 377 (Part), 378 (Part), 379, 380, 382 (Part), 383 

RP, 383 S.A, 385, 386 (Part), 387 (Part), 400 (Part), 401 (Part), 402 (Part), 403, 404 

S.A-C, 405, 406, 407, 408, 409, 410, 411, 412 (Part), 413, 414, 415, 416, 422 RP (Part), 

422 S.B (Part), 423, 424 (Part), 426 RP (Part), 426 S.A (Part), 426 S.C, 426 S.D (Part), 

428 (Part), 429, 430, 431 S.A-F (Part), 432 (Part), 433 (Part), 434 (Part) and 435 (Part) 

in D.D. 126 and Adjoining Government Land (GL), Ping Shan, Yuen Long, New 

Territories (the Site) (Plans 1 to 3). 

 

1.2 The applicant would like to use the Site for ‘Proposed Temporary Open Storage of 

Vehicle with Ancillary Facilities for a Period of 3 Years and Associated Filling of Land 

and Pond’ (the proposed development).  The Site currently falls within an area zoned 

“Recreation” (“REC”) on the Approved Ping Shan Outline Zoning Plan (OZP) No.: 

S/YL-PS/20 (Plan 2).  According to the Notes of the OZP, the applied use is not a 

column one nor column two use within the “REC” zone, which requires planning 

permission from the Board. 

 

1.3 In support of the proposal, a set of indicative development plans and drawings are 

provided with the planning statement (Plans 1 to 12 and Appendices I and II).  

Assessments to mitigate potential adverse impacts will be submitted, if required, at a 

later stage for the consideration of relevant government bureaux/departments and 

members of the Board. 

 
1 Real River Limited 正河有限公司 (the applicant) is authorized by Crown Motors Limited 皇冠汽車有限公司 

(the affected business operator) to facilitate the relocation of the existing affected business premises in Ping Shan.  

Details of the affected business operator are provided at Appendix I. 
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2. JUSTIFICATIONS 

 

To facilitate the relocation of the applicant’s business premises affected by the public housing 

development near Tin Tsz Road in Tin Shui Wai 

 

2.1 The current application is intended to facilitate the relocation of the affected business 

premises in Ping Shan due to land resumption and to pave way for the public housing 

development near Tin Tsz Road in Tin Shui Wai.  The site of the affected premises is 

covered with a valid planning application (No. A/YL-PS/653) for the same applied use, 

which was approved by the Board in 2022.  The last 3 applications (Nos. A/YL-PS/405, 

511 & 579) covering the same site for the same applied use were approved by the 

Borad between 2013 and 2019.  All time-limited approval conditions had been 

complied with (Plans 4 to 6). 

 

2.2 The affected premises currently falls within an area zoned “Residential (Group A)6”, 

“REC” and “Village Type Development” on the Approved Ping Shan OZP No.: 

S/YL-PS/20 (Plan 5).  According to the implementation programme, the applicant’s 

affected premises falls within the land resumption limit for the public housing 

development near Tin Tsz Road in Tin Shui Wai (Plan 6).  Therefore, the applicant 

desperately needs to identify a suitable site for relocation to continue its business 

operation. 

 

Applicant’s effort in identifying suitable site for relocation 

 

2.3 Whilst the applicant has spent effort to relocate the affected premises to a number of 

alternative sites in the New Territories, those sites were considered not suitable or 

impracticable due to various issues such as land use incompatibility, environmental 

concerns, land ownership or accessibility (Appendix II and Plan 7).  After a lengthy 

site-searching process, the Site was identified for relocation as it is relatively flat, in 

close proximity to the original premises and easily accessible by public roads. 

 

Applied Use Is the Same as the Affected Business in Ping Shan 

 

2.4 The proposed development involves the operation of an open storage of vehicle with 

ancillary facilities to support the daily operation of the Site.  The applied use is the 

same as the affected premises in Ping Shan.  Details of the original premises are 

shown at Table 1 below. 

 

Table 1 – Differences between the Original Premises and the Site 

 Original Premises 

(a) 

The Site 

(b) 

Difference 

(a) – (b) 

Site Area 45,870 m2 41,010 m2 -4,860 m2, -11% 

Gross Floor Area (GFA) 6 m2 18 m2 +12 m2, +200% 
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2.5 The Site is mostly uncovered (i.e. 40,992 m2, 99.97%) and designated for open storage 

use, vehicle parking spaces and loading/unloading (L/UL) area, in order to support the 

daily operation of the Site.  A substantial amount of circulation space is reserved at 

the Site in order to increase the Site's overall efficiency, as well as to minimize the 

potential adverse traffic impacts to the surrounding road network. 

 

Approval of the application would not frustrate the long-term planning intention of the “REC” 

zone 

 

2.6 Although the Site falls within area zoned “REC” on the Approved Ping Shan OZP No.: 

S/YL-PS/20, the Site has been vacant without any known programme for long-term 

development.  Therefore, approval of the current application on a temporary basis 

would not frustrate the long-term planning intention of the “REC” zone and would 

better utilize deserted land in the New Territories. 

 

2.7 Despite the fact that the proposed development is not in line with the planning 

intention of the “REC” zone, the special background of the application should be 

considered on its individual merit, of which the approval of the current application 

would therefore not set an undesirable precedent for the “REC” zone. 

 

The proposed development is not incompatible with surrounding land uses 

 

2.8 The surrounding areas of the Site are considered to be predominately in semi-rural 

character comprising unused/vacant land partly covered with vegetation, fishponds, 

temporary structures and village houses.  The proposed development is considered 

not incompatible with surrounding land uses.  Upon approval of the current 

application, the applicant will make effort in complying with approval conditions in 

relation to fire services and drainage aspects, so as to minimize potential adverse 

impacts arisen from the proposed development. 
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3. SITE CONTEXT 

 

Site Location 

 

3.1 The Site is located approximately 550 m east of Tin Wah Road; 2.3 km north of Tin Shui 

Wai MTR Station; 4.0 km northwest of Long Ping MTR Station; and 800 m north of the 

original premises (Plan 7). 

 

Accessibility 

 

3.2 The Site is accessible from Tin Wah Road via a local access (Plan 1). 

 

Existing Site Condition 

 

3.3 The Site is currently vacant, generally flat and partly covered with vegetation (Plans 1, 

3 and 9). 

 

Surrounding Area 

 

3.4 The Site is mainly surrounded by unused/vacant land partly covered with vegetation, 

ponds, temporary structures and village houses (Plans 1, 3 and 9). 

 

3.5 To its immediate north is unused/vacant land covered with vegetation.  To its further 

north are some ponds; 

 

3.6 To its immediate east is unused/vacant land covered with vegetation, village houses in 

Shing Uk Tsuen and some ponds.  To its further east is Yuen Long InnoPark. 

 

3.7 To its immediate south is a vegetated slope scattered with some graves.  To its 

further south are the Hong Kong Archery Association Lam Sim Fook Archery Range and 

Wang Chau Service Reservoir. 

 

3.8 To its immediate west are a vegetated knoll and the sites of a shop and services (No. 

A/YL-PS/675), a public vehicle park (No. A/YL-PS/698) and filling of land for permitted 

agricultural use (No. A/YL-PS/694) approved by the Board between 2023 and 2024.  

To its further west is Tin Shui Wai New Town. 
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4. PLANNING CONTEXT 

 

Zoning of the Site 

 

4.1 The Site falls within an area zoned “REC” on the Approved Ping Shan OZP No.: 

S/YL-PS/20 (Plan 2).  According to the Notes of the OZP, the applied use is not a 

column one nor column two use within the “REC” zone, which requires planning 

permission from the Board. 

 

Planning Intention 

 

4.2 The planning intention of the “REC” zone is primarily for recreational developments for 

the use of the general public.  It encourages the development of active and/or passive 

recreation and tourism/eco-tourism.  Uses in support of the recreational 

developments may be permitted subject to planning permission. 

 

Filling of Land and Pond Restrictions 

 

4.3 According to the Remarks of the “REC” zone, any filling of land/pond, including that to 

effect a change of use to any of those specified in Columns 1 and 2 above or the uses or 

developments always permitted under the covering Notes (except public works 

coordinated or implemented by Government, and maintenance repair or rebuilding 

works), shall not be undertaken or continued on or after the date of the first 

publication in the Gazette of the notice of the draft development permission area plan 

without the permission from the Board under S.16 of the Ordinance. 

 

Previous Application 

 

4.4 Portion of the Site was subject of 3 previous planning application for ‘war game centre’ 

use submitted by different applicants, which were approved by the Board between 

2009 and 2015. 

 

Similar Application 

 

4.5 There are 9 similar planning applications (Nos. A/YL-PS/602, 603, 612, 653, 680, 685, 

695 & 721) for ‘open storage’ use within/straddling the “REC” zone on the same OZP 

approved by the Board between 2020 and 2023. 

 

Town Planning Board Guidelines (TPB PG-No.) 13G 

 

4.6 The Site falls within Category 3 area, which are those outside Category 1, 2 and 4 

areas.  Within these areas, ‘’existing’’ and approved open storage and port back-up 

uses are to be contained and further proliferation of such uses is not acceptable.  

Applications falling within Category 3 areas would normally not be favourably 
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considered unless the applications are on sites with previous approvals (irrespective of 

whether the application is submitted by the applicant of previous approval or a 

different applicant).  In that connection, sympathetic consideration may be given if 

genuine efforts have been demonstrated in compliance with approval conditions of the 

previous 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.  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, a planning permission 

could be grated on a temporary basis up to a maximum period of 3 years. 

 

4.7 The Site falls within Category 3 area of TPB PG-No. 13G (Plan 8), the proposed 

development would not generate significant adverse impacts on the surrounding areas.  

In addition, the original premises will be resumed by the Government to facilitate the 

public housing development near Tin Tsz Road in Tin Shui Wai.  Approval of the 

current application is in line with TPB PG-No. 13G and would not set an undesirable 

precedent within the Category 3 area.  It should be considered on individual merits 

given the special background of the applicant. 

 

Land Status of the Site 

 

4.8 The Site consists of 86 private lots in D.D. 126, i.e. Lots 26 (Part), 27 (Part), 28 (Part), 

29, 30, 31 RP, 31 S.A, 31 S.B, 32, 33, 34 (Part), 35 (Part), 36, 37 (Part), 345, 346, 347, 

348, 349 (Part), 350 (Part), 352 (Part), 353 (Part), 354 (Part), 355 S.A (Part), 355 S.B, 

356, 357, 359, 360, 363, 364, 365, 367, 368 S.A, 368 S.B, 369, 370, 371, 372, 373, 374, 

375, 376, 377 (Part), 378 (Part), 379, 380, 382 (Part), 383 RP, 383 S.A, 385, 386 (Part), 

387 (Part), 400 (Part), 401 (Part), 402 (Part), 403, 404 S.A-C, 405, 406, 407, 408, 409, 

410, 411, 412 (Part), 413, 414, 415, 416, 422 RP (Part), 422 S.B (Part), 423, 424 (Part), 

426 RP (Part), 426 S.A (Part), 426 S.C, 426 S.D (Part), 428 (Part), 429, 430, 431 S.A-F 

(Part), 432 (Part), 433 (Part), 434 (Part), 435 (Part) in D.D. 126, with private land area 

of 39,896 m2 (about) of Old Schedule Lots held under Block Government Lease.  

Apart from the above private lots, the Site also consists of 1,114 m2 (about) of GL 

(Plan 3). 

 

4.9 Given that there is restriction on the erection of structures without the prior approval 

from the Government, the applicant will submit applications for Short Term Waiver 

(STW) and Short Term Tenancy (STT) to the Lands Department to make way for the 

erection of the proposed structure at the Site and the occupation of GL respectively, 

after planning approval has been obtained from the Board.  No structure is proposed 

for domestic use. 
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5. DEVELOPMENT PROPOSAL 

 

Development Details 

 

5.1 The Site consists of an area of 41,010 m2 (about), including 1,114 m2 (about) of GL.  

Details of development parameters are shown at Table 2 below. 

 

 Table 2 – Development Parameters 

Site Area 41,010 m2 (about), 

including 1,114 m2 (about) of GL 

Covered Area 18 m2 (about) 

Uncovered Area 40,992 m2 (about) 

 

Plot Ratio 0.0004 (about) 

Site Coverage 0.04% (about) 

 

Number of Structure 1 

Total GFA 

- Domestic GFA 

- Non-Domestic GFA 

18 m2 (about) 

Not applicable 

18 m2 (about) 

 

Building Height 3 m (about) 

No. of Storey 1 

 

5.2 A single-storey structure is proposed at the Site for guardroom use with total GFA of 

18 m2 (about), the remaining open area is reserved for open storage of vehicle, vehicle 

parking spaces and L/UL area (Plan 10).  Details of the structure are shown at Table 3 

below. 

 

Table 3 – Details of the Proposed Structure 

Structure Use Covered Area GFA 
Building 
Height 

B1 Guardroom 18 m2  18 m2 
3 m (about) 
(1-storey) 

Total 
18 m2 

(about) 
18 m2 

(about) 
- 

 

Filling of Pond at the Site 

 

5.3 The filling of pond for 13,394 m2 (about) under the current application intends to 

regularize the current state of the Site, at which the previously existed ponds had 

already been filled as early as the 1990s.  Therefore, no further filling of pond will 

be carried out after obtaining planning permission from the Board (Plan 11). 
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Filling of Land at the Site 

 

5.4 The Site, including the filled ponds mentioned in Section 5.3 above, is proposed to be 

entirely filled with concrete of not more than 0.1 m in depth (from the range of 

+5.7 mPD and +9.7 mPD to the range of +5.8 mPD and +9.8 mPD) for open storage of 

vehicle, site formation of structure, parking space, and L/UL and circulation area 

(Plan 11).  As the Site is currently of soiled ground, concrete site formation is 

required to provide a relatively flat and solid surface for the applied use.  Hence, 

hard-paving of the Site is considered required and has been kept to minimal to meet 

the operation need of the proposed development. 

 

Operation Mode 

 

5.5 The Site is designated for open storage of about 2,250 vehicles including private cars 

(PCs), light goods vehicles (LGVs) and light buses (LBs), which are the same as those 

in the original premises.  The area designated for open storage of vehicle is 

33,358 m2 (about) (i.e. about 81% of the site area).  Operation hours are Monday to 

Saturday from 09:00 to 18:00.  There is no operation on Sunday and public holidays. 

 

5.6 It is estimated that the Site would be able to accommodate not more than 3 staff.  

As no shopfront is proposed at the Site, visitor is not anticipated at the Site. 

 

Minimal Traffic Impact 

 

5.7 The Site is accessible from Tin Wah Road via a local access (Plan 1).  A 9 m (about) 

wide ingress/egress is provided at the northwestern part of the Site (Plan 10).  Two 

private car parking spaces are provided at the Site for staff use.  Container vehicles 

will be deployed for the transportation of vehicles into/out of the Site during 

non-peak hours (i.e. between 10:00 and 17:00).  Details of the parking space 

provision are shown at Table 4 below: 

 
Table 4 – Provision of Parking Spaces 

Type of Space No. of Space 

Parking space for private cars 

- 2.5 m (W) x 5 m (L) 
2 

 

5.8 Sufficient space is provided for vehicle to manoeuvere smoothly within the Site to 

ensure that no vehicle will be allowed to queue back to or reverse onto/from the Site 

to the public road (Plan 12).  Staff is deployed to station at the ingress/egress of the 

Site to direct incoming/outgoing vehicles to enhance pedestrian safety.  The 

breakdown of estimated trip generation/attraction of proposed development at AM 

and PM peak hours are provided at Table 5 below. 
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Table 5 – Estimated Trip Generation/Attraction 

Time Period 

Estimated Trip Generation/Attraction 

Private Car Container Vehicle 2-Way 

Total In Out In Out 

Trips at AM peak per hour 

(09:00 – 10:00) 
1 0 0 0 1 

Trips at PM peak per hour 

(17:00 – 18:00) 
0 1 0 0 1 

Average trip per hour 

(10:00 – 17:00) 
0.5 0.5 2 2 5 

 

5.9 As the estimated vehicular trips generated/attracted by the proposed development 

are minimal, adverse traffic impact to the surrounding road network should not be 

anticipated. 

 

Minimal Environmental Impact 

 

5.10 The applicant will strictly follow the ‘Code of Practice on Handling the Environmental 

Aspects of Temporary Uses and Open Storage Sites’ issued by the Environmental 

Protection Department (EPD) to minimize adverse environmental impacts and 

nuisance to the surrounding areas.  The applicant will also comply with all 

environmental protection/pollution control ordinances, i.e. Water Pollution Control 

Ordinance, Air Pollution Control Ordinance, Noise Control Ordinance etc. at all times 

during the planning approval period. 

 

5.11 During the construction stage, the applicant will follow the good practices stated in 

Professional Persons Environmental Consultative Committee Practice Notes 

(ProPECC PN) 2/23 to minimize the impact on the nearby watercourse water quality.  

Surface run-off from the construction phase will be discharged into storm drains 

through appropriately designed sand/silt removal facilities such as sand traps, silt 

traps, and sediment basins.  Silt removal facilities, channels, and manholes will be 

maintained, and the deposited silt and grit will be removed on a regular basis, at the 

start and end of each rainstorm, to ensure that these facilities are always 

operational. 

 

5.12 For the operation of the proposed development, the applicant will implement good 

practices under ProPECC PN 1/23 when designing on-site drainage system with the 

Site.  Licensed collectors will be employed by the applicant to collect and dispose of 

sewage regularly, and the location of portable toilets are located away from the 

watercourse in the vicinity. 

 

5.13 2.5 m high solid metal fencing will be erected along the site boundary to minimize 

noise nuisance to the surrounding area.  The boundary wall will be installed 
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properly by a licensed contractor to prevent misalignment of walls, to ensure that 

there is no gap or slit on the boundary wall.  In addition, maintenance will be 

conducted by the applicant on a regular basis. 

 

Minimal Landscape Impact 

 

5.14 No old and valuable tree or protected species has been identified at the Site.  Due 

to proposed hard-paving works for open storage and vehicle circulation purposes, 

majority of the Site area will be disturbed.  The remaining area will be affected by 

the erection of structures; consequently, all existing trees will be affected, and it is 

not proposed to retain any of the existing trees at the Site. 

 

Minimal Drainage Impact 

 

5.15 The applicant will submit a drainage proposal to mitigate potential drainage impact 

generated from the proposed development after planning approval has been granted 

from the Board.  The applicant will implement the proposed drainage facilities at 

the Site once the drainage proposal is accepted by the Drainage Services 

Department. 

 

Fire Safety Aspect 

 

5.16 The applicant will submit a fire service installations (FSIs) proposal to enhance fire 

safety of the Site.  The applicant will implement the proposed FSIs at the Site once 

the proposal is accepted by the Fire Services Department. 



Proposed Temporary Open Storage of Vehicle with Ancillary Facilities 
for a Period of 3 Years and Associated Filling of Land and Pond in “Recreation” Zone, 
Various Lots in D.D. 126 and Adjoining Government Land, Ping Shan, Yuen Long, New Territories 

 
Planning Statement 

20241029 Ver 1.0 

15 

6. CONCLUSION 

 

6.1 The current application is intended to facilitate the relocation of the applicant’s 

business premises in Ping Shan, which will be affected by the public housing 

development near Tin Tsz Road in Tin Shui Wai.  Whilst the applicant attempted to 

relocate their premises to a number of alternative sites in the New Territories, those 

sites were considered not suitable or impracticable.  Since the applied use is the 

same as the affected business premises, approval of the application could facilitate 

relocation prior to land resumption, thereby minimize the impact on the 

implementation programme of the public housing development. 

 

6.2 Although the Site is not in line with the long-term planning intention of the “REC” 

zone, the Site has been vacant without any known programme for long-term 

development.  Hence, approval of the application on a temporary basis would not 

frustrate the long-term planning intention of the “REC” zone and better utilize 

deserted land in the New Territories. 

 

6.3 The Site is surrounded by unused/vacant land, ponds, temporary structures, and is 

closely connected to nearby public road network; the proposed development is 

considered not incompatible with the surrounding areas.  Despite the fact that the 

Site falls within Category 3 area of TPB PG-No. 13G, given that the application's 

special background to facilitate the public housing development near Tin Tsz Road in 

Tin Shui Wai, approval of the current application would not set an undesirable 

precedent within the “REC” zone and Category 3 area, and should be considered on 

its own merits. 

 

6.4 The proposed development will not create significant nuisance to the surrounding 

areas.  Adequate mitigation measures will be provided, i.e. submission of drainage 

and FSIs proposals etc., to mitigate any adverse impact arising from the proposed 

development.  The applicant will also strictly follow the ‘Code of Practice on 

Handling the Environmental Aspects of Temporary Uses and Open Storage Sites’ by 

EPD to minimize all possible environmental impacts on the nearby sensitive 

receivers. 

 

6.5 In view of the above, the Board is hereby respectfully recommended to approve the 

subject application for ‘Proposed Temporary Open Storage of Vehicle with Ancillary 

Facilities for a Period of 3 Years and Associated Filling of Land and Pond’. 

 

 

R-riches Property Consultants Limited 

October 2024 
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Appendix I – Details of the Affected Business Premises 

 

Company Name: Crown Motors Limited 

(authorised Real River Limited as applicant of the current application) 

 

Details of Business Premises 

 

Location:   Various Lots in D.D. 126 and adjoining Government Land near Fung Ka Wai, 

Ping Shan, Yuen Long, New Territories 

Use of Premises:   Open Storage of Vehicle 

 

 

 

1 
2 

3 
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Appendix II – Alternative Sites for the Relocation of the Applicant’s Original Premises in Ping Shan, Yuen Long 

 

Alternative Sites/ 

Application Site 
Site 1 Site 2 Site 3 Site 4 Site 5 Application Site 

Location Various Lots in D.D. 104, 

Tai Sang Wai, Yuen Long, 

New Territories 

 

Various Lots in D.D. 93, 

Ma Tso Lung, New Territories 

Various Lots in D.D. 9, 

Kau Lung Hang, Tai Po, 

New Territories 

 

Various Lots in D.D. 89, 

Man Kam To, New Territories 

Various Lots in D.D. 78, 

Lin Ma Hang, New Territories 

Various Lots in D.D. 126, 

Ping Shan, Yuen Long, 

New Territories 

Site Area 73,160 m2 (about) 30,190 m2 (about) 11,045 m2 (about) 16,256 m2 (about) 24,446 m2 (about) 41,010 m2 (about) 

Accessibility Accessible from Kam Pok 

Road West via a local access 

Accessible from Ma Tso Lung 

Road via a local access 

Accessible from Tai Wo Service 

Road via a local access 

Accessible from Man Kam To 

Road via a local access 

Accessible from Lin Ma Hang 

Road via a local access 

Accessible from Tin Wah Road 

via a local access 

Distance from 

Original Premises 

12.6 km (about) 20.0 km (about) 29.5 km (about) 24.1 km (about) 27.5 km (about) 0.8 km (about) 

Outline Zoning Plan Draft Nam Sang Wai OZP No.: 

S/YL-NSW/9 

Approved Ma Tso Lung and 

Hoo Hok Wai OZP No.: S/NE-

MTL/3 

Approved Kau Lung Hang OZP 

No.: S/NE-KLH/11 

Approved Fu Tei Au and Sha Ling 

OZP No. S/NE-FTA/18 

Approved Ta Kwu Ling North 

OZP No.: S/NE-TKLN/2 

Approved Ping Shan OZP No.: 

S/YL-PS/20 

Zoning “Conservation Area” (“CA”) “CA(1)” “Green Belt” (“GB”) “Agriculture” “Recreation” (“REC”) “REC” 

Existing Condition Occupied by fishponds and 

footpath 

Mostly vacant, covered with 

vegetation and occupied by 

fishpond. 

Covered with vegetation and 

woodland 

Vacant and generally flat and 

majority of the Site is covered 

with vegetation 

Mostly vacant and partially 

hard-paved 

Vacant, generally flat and partly 

covered with vegetation 

Surrounding Area Surrounded by fishpond and 

footpath 

Surrounded by vegetation, 

pond, some GIC uses and 

residential use 

Surrounded by agricultural 

activities and vacant land 

covered with vegetation and 

woodland 

Surrounded by vacant land, 

woodland, public roads and 

temporary structures 

Surrounded by vacant land, 

woodland, public roads, 

temporary structures and 

village houses 

Surrounded by ponds, unused/ 

vacant land, village houses and 

temporary structures 

Suitability for 

Relocation 

Not suitable for relocation 

- 59% larger than the 

original premises 

- Within the “CA” zone and 

Wetland Conservation 

Area 

- Not compatible with the 

surrounding area 

Not suitable for relocation 

- 34% smaller than the 

original premises 

- Within the “CA(1)” zone 

- Not compatible with the 

surrounding area 

- Relatively distanced from 

original premises 

- Remote location 

Not suitable for relocation 

- 76% smaller than the 

original premises 

- Within the “GB” zone 

- Site area is too small for 

current business 

- Active agricultural activities 

- Not compatible with the 

surrounding area 

Not suitable for relocation 

- 76% smaller than the original 

premises 

- Not compatible with the 

surrounding area 

- Relatively distanced from 

original premises 

- Remote location 

Not suitable for relocation 

- 65% smaller than the 

original premise 

- Remote location 

- Relatively distanced from 

the original premises 

- Not compatible with the 

surrounding area 

Comparatively suitable for 

relocation: 

- In close proximity to the 

original premises, built-up 

area and major road network 

- Relatively flat and mostly 

vacant 

- No active agricultural 

activities 
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STRUCTURE USE COVERED GFA BUILDING 
AREA HEIGHT
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DEVELOPMENT PARAMETERS

APPLICATION SITE AREA : 41,010 m2 (ABOUT)
COVERED AREA : 18 m2 (ABOUT)
UNCOVERED AREA : 40,992 m2 (ABOUT)

PLOT RATIO : 0.0004 (ABOUT)
SITE COVERAGE : 0.04 % (ABOUT)

NO. OF STRUCTURE : 1
DOMESTIC GFA : NOT APPLICABLE
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香港新界錦田吉慶圍 236 號盈匯坊 D 座  (852) 2339 0884  (852) 2323 3662 

Block D, The Richfield, 236 Kat Hing Wai, Kam Tin, NT, HK  (852) 5964 4378  christianchim@r-riches.com.hk 

 

 
 

Our Ref.: DD 126 Lot 29 & VL 

Your Ref.:  TPB/A/YL-PS/739 

 

The Secretary, 

Town Planning Board, 

15/F, North Point Government Offices, 

333 Java Road, 

North Point, Hong Kong 

 

Dear Sir, 

1st Further Information 

 

Proposed Temporary Open Storage of Vehicle with Ancillary Facilities 

for a Period of 3 Years and Associated Filling of Land and Pond in “Recreation” Zone, 

Various Lots in D.D. 126 and Adjoining Government Land, Ping Shan, Yuen Long, New Territories 

 

(S.16 Planning Application No. A/YL-PS/739) 

 

We write to submit further information in response to comments of the subject application. 

 

Should you require more information regarding the application, please contact our Mr. 

Danny NG at (852) 2339 0884 / dannyng@r-riches.com.hk or the undersigned at your convenience.  

Thank you for your kind attention. 

 

Yours faithfully, 

 

For and on behalf of 

R-riches Property Consultants Limited 

 
Christian CHIM 

Town Planner 
 

 

cc DPO/TMYLW, PlanD  (Attn.: Mr. Max WONG   email: mylwong@pland.gov.hk ) 

     (Attn.: Mr. Spencer LEUNG  email: sktleung@pland.gov.hk ) 

 

盈
卓
物
業 

 

顧
問
有
限
公
司 

 

By Email 
 

11 February 2025 

Appendix Ib of RNTPC
Paper No. A/YL-PS/739
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Responses-to-Comments  

 

Proposed Temporary Open Storage of Vehicle with Ancillary Facilities for a Period of 3 Years 

and Associated Filling of Land and Pond in “Recreation” Zone, Various Lots in D.D. 126 and 

Adjoining Government Land, Ping Shan, Yuen Long, New Territories 

 

(Application No. A/YL-PS/739) 

(i) A RtoC Table: 

 

Departmental Comments Applicant’s Responses 

1. Comments of the Head of the Geotechnical Engineering Office, Civil Engineering and 

Development Department (GEO, CEDD) 

(a) The subject site is overlooked by steep 

natural terrain and meets the alert criteria 

for a natural terrain hazard study (NTHS).  

The applicant is required to submit a 

Geotechnical Planning Review Report 

(GPRR) in support of the planning 

application. The GPRR should include a 

preliminary geotechnical review of the 

natural terrain hazards, assess the 

geotechnical feasibility of the proposed 

development, and where necessary, 

indicate the recommended extent of the 

NTHS area and a commitment to undertake 

the NTHS and to carry out any necessary 

mitigation measures as part of the 

proposed development.  Other essential 

contents of a GPRR are given in the attached 

GEO Advice Note (Annex 1). 

 

Noted. 

(b) Given the temporary nature and the 

proposed use as open storage of the subject 

site, the requirement for NTHS might make 

the case not economically viable.  As an 

alternative, part of the subject site (as 

indicated in Annex 2) maybe designated as 

a “no-build” zone, within which no critical 

facilities (i.e. facilities under Groups 1 to 3 in 

Annex 3) should be located.  In particular, 

the proposed site offices should be located 

away from the “no-build” zone.  With the 

inclusion of the “no-build” zone, the 

requirement for NTHS may be waived. 

 

No critical facilities will be located within the 

“no-build” zone.  The proposed structure, i.e. a 

guardroom, is located about 30 m away from the 

boundary of the “no-build” zone.  Besides, no 

manned facilities nor open storage of dangerous 

goods will be allowed within the “no-build” zone.  

As such, it is considered that the requirement for 

Natural Terrain Hazard Study would not be 

necessary.  Please refer to the Layout Plan at 

Plan 1 of Annex 1. 
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(c) An existing man-made slope (feature no. 

6NW-B/C73) and some unregistered slopes 

are located within or in the vicinity of the 

application site.  These slopes may affect or 

be affected by the proposed development.  

Please remind the applicant of the 

requirements of making necessary site 

formation submission(s), including but not 

be limited to stability assessments of the 

existing/proposed geotechnical features 

within or in the vicinity of the Site, to the 

Buildings Department for approval as 

required under the provisions of Buildings 

Ordinance if found applicable. 

 

Noted. 

(d) Unauthorised development was previously 

identified within and in the vicinity of the 

captioned lots in May 2023. 

 

(e) Please remind the applicant that the subject 

site is located within Scheduled Area No. 2 

and may be underlain by cavernous marble.  

Depending on the nature of foundation, if 

necessary, of the new development at the 

proposed area, extensive geotechnical 

investigation may be required.  Such 

investigation may require high level of 

involvement of an experienced 

geotechnical engineer both in the design 

and in the supervision of geotechnical 

aspects of the works required to be carried 

out on the subject site. 
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Departmental Comments Applicant’s Responses 

2. Comments of the Chief Engineer/Mainland North, Drainage Services Department 

(CE/MN, DSD) 

(a) In view of the large area of the application 

site, should the Town Planning Board 

consider that the application is acceptable 

from the planning point of view, I would 

suggest that a condition should be 

stipulated in the approval letter requiring 

the applicant to submit a Drainage Impact 

Assessment (DIA) report, to implement and 

maintain the drainage facilities proposed in 

the DIA report to the satisfaction of this 

Division.  The applicant is required to 

demonstrate in the DIA report that the 

proposed works will not obstruct the 

overland flow nor cause any adverse 

drainage impact to the adjacent areas.  The 

applicant shall be liable for any adverse 

drainage impact due to the proposed works. 

 

Noted.  The applicant will submit a Drainage 

Impact Assessment upon obtaining planning 

permission from the Town Planning Board (the 

Board). 

 

  



S.16 Planning Application No. A/YL-PS/739 

4 | Page - Appendix I 
(FI 1 – 20250211 - CC) 

Departmental Comments Applicant’s Responses 

3. Comments of the Director of Environmental Protection (DEP) 

(a) It is noted that there are residential 

buildings (i.e. Shing Uk Tsuen) located 

approximately 50 m from the subject site 

boundary.  Environmental issues such as air 

and noise nuisance may arise if adequate 

mitigation and/or pollution control 

measures are not implemented.  To 

enlighten our views, this office would 

appreciate it if the Applicant can clarify 

whether the proposed uses involve traffic of 

heavy vehicles, vehicle repairing, or 

dismantling operations, and to advise the 

environmental control measures to be 

implemented to mitigate the relevant 

impacts.  The Applicant can make reference 

to the "Code of Practice on Handling the 

Environmental Aspects of Temporary Uses 

and Open Storage Sites". 

Container vehicles will be deployed for the 

transportation of brand-new vehicles into/out of 

the application site (the Site).  In order to 

minimise the potential adverse traffic and noise 

impacts, the delivery operations will be 

restricted within non-peak hours, i.e. between 

10:00 and 17:00.  It is expected that not more 

than 4 nos. of vehicular trip will be 

generated/attracted by the proposed 

development on an hourly basis (Sections 5.7-

5.9 of the Planning Statement refer), which shall 

not lead to significant adverse traffic and noise 

impacts to the surroundings. 

 

The applicant will strictly follow the ‘Code of 

Practice on Handling the Environmental Aspects 

of Temporary Uses and Open Storage Sites’ to 

minimise the potential adverse environmental 

impacts and nuisance to the surrounding areas 

(Section 5.10 of the Planning Statement refers). 

 

The applicant proposes to erect 2.5 m high solid 

metal fencing along the site boundary to 

minimise the potential visual and noise nuisance 

to the surroundings.  Maintenance will be 

conducted by the applicant on a regular basis 

(Section 5.13 of the Planning Statement refers). 

 

(b) It is noted that part of the site area falls 

within the Deep Bay Buffer Zone 2.  Kindly 

be advised that a residential or recreational 

development, other than New Territories 

exempted houses, within Deep Bay Buffer 

Zone 1 or 2 may constitute to a Designated 

Project under Schedule 2 of the EIAO.  If 

there are any applicable developments 

related to the proposed uses, the Applicant 

should review the potential implication 

under EIAO. 

 

Noted. 
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Departmental Comments Applicant’s Responses 

4. Comments of the Director of Agriculture, Fisheries and Conservation (DAFC) 

(a) The application site is located within the 

Wetland Buffer Area.  It is adjacent to the 

Wetland Conservation Area and 

"Conservation Area" zone to the north 

while its northern tip encroaches on the 

Priority Site for Enhanced Conservation 

under the New Nature Conservation Policy.  

The site is largely vegetated with 

marsh/swamp at the eastern portion and 

woodland/shrubland at the western 

portion.  The surrounding area is largely 

rural with ponds and vegetation.  The 

proposed filling of land and pond will result 

in potential loss of wetlands and potential 

adverse ecological impacts to the adjacent 

wetlands in the WCA.  However, no 

ecological impact assessment has been 

submitted to demonstrate that any 

negative impacts could be mitigated 

through positive measures.  Therefore, we 

have reservation on the application from 

nature conservation perspective. 

Noting that some existing marsh/swamp has 

been found within the northern portion of the 

Site, the applicant proposes to provide buffer 

area around the existing marsh/swamp, which 

will be surrounded by periphery fencing to 

minimise the potential adverse visual and noise 

impacts to the habitat. 

 

Moreover, the applicant proposes to reduce the 

open storage area from 33,358 m2 (about) to 

27,953 m2 (about) with a view to preserving the 

existing marsh/swamp.  The extent of the 

proposed filling of land has also been shrunk 

from 41,010 m2 (about) to 31,764 m2 (about) in 

view of the reduced open storage area. 

 

Please refer to the revised Layout Plan and 

revised plan showing the filling of land/pond at 

Plans 1 and 2 of Annex 1. 

 

The revised Swept Path Analysis and the revised 

pages of the Planning Statement and Form No. 

S16-III are also enclosed at Annex 1. 
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Departmental Comments Applicant’s Responses 

5. Comments of the Chief Town Planner/Urban Design and Landscape, Planning Department 

(CTP/UD&L, PlanD) 

(a) No landscape technical assessment such as 

information of existing landscape resources 

and proposed mitigation measures are 

included. The Applicant should provide the 

broadbrush tree survey, mitigation 

measures and landscape proposal to 

demonstrate that the proposed uses would 

not have adverse landscape impact on the 

Site and surrounding areas. 

 

The applicant proposes to plant 42 nos. of new 

trees of local species along the eastern periphery 

of the Site, with a view to mitigating the 

potential adverse landscape impact that would 

have arisen from the proposed development.  

The Landscape Plan is enclosed at Plan 1 of 

Annex 2. 

 

(ii) The applicant provides responses to comments on the application received during the public 

inspection period: 

 

Town Planning Board Guidelines Aspect 

 

- with reference to Town Planning Board Guidelines No. 13G (TPB PG-No. 13G), the Board 

would also take other considerations into account, such as the important role of open 

storage and port back-up uses in Hong Kong’s economy and provision of employment 

opportunities, as well as the difficulties faced by operators/uses affected by resumption and 

clearance operations of the Government in finding a replacement site to make way for 

developments.  Sympathetic consideration could be given to such type of applications; and 

 

- despite the fact that the Site situates within Category 3 area under TPB PG-No. 13G, the 

special background of the applicant being an affected operator under the public housing 

development near Tin Tsz Road in Tin Shui Wai should be considered on its individual merit, 

of which approval of the application would not set an undesirable precedent.  In addition, 

the application is to facilitate the relocation of the affected operator, which is crucial to the 

smooth clearance of land and implementation of the public housing development, and the 

provision of operating space for displaced brownfield operations still needed by the 

community. 

 

Environmental & Drainage Aspects 

 

- the application is to seek planning permission on a temporary basis for a period of 3 years, 

the majority of the Site will be for open storage use where no structure will be erected 

thereon, whilst the remaining area will be reserved for circulation area.  The applicant 

undertakes to reinstate the Site into an amenity area suitable for recreation use upon expiry 

of the planning permission; 

 

- upon obtaining planning permission from the Board, the applicant will provide periphery 

drainage u-channel with catchpits and sand trap to collect the surface run-off from the Site 
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(Section 5.15 of the Planning Statement refers).  The final design of drainage facilities shall 

subject to requirements of the Drainage Authority.  With the proper implementation of the 

drainage facilities, adverse drainage impacts to the surroundings shall not be envisaged; and 

 

- the proposed development involves the open storage of brand-new vehicles pending for sale, 

which shall not incur frequent traffic trips onto the local road network.  According to the 

development proposal (Section 5.7 of the Planning Statement refers), container vehicles will 

be deployed for the transportation of vehicles into/out of the Site only during non-peak 

hours (i.e. between 10:00 and 17:00).  Besides, 2.5 m-high solid metal fencing will be erected 

along the site boundary (Section 5.13 of the Planning Statement refers).  No vehicle 

workshop activity will be carried out at the Site.  As such, it is anticipated that the proposed 

development would not impose adverse traffic, air quality and noise impacts to the 

surrounding area. 

 

Operation Aspects 

 

- although the site occupies an area of 41,010 m2 (about), a portion of the Site, i.e. 68%, 

27,953 m2 (about), will be designated for open storage use.  The Site is proposed to 

accommodate about 2,000 nos. of brand-new vehicle pending for sale, which is equivalent 

to 14 m2 (about) per vehicle, taking into account the internal circulation area and side 

clearance of each vehicle within the open storage area.  According to the Hong Kong Planning 

Standards and Guidelines, the recommended dimension for private car parking space is 

12.5 m2, i.e. 5 m (L) x 2.5 m (W).  Hence, it is anticipated that the designated open storage 

area is reasonable and sufficient to meet the demand for vehicle storage; and 

 

- the Site comprises Old Schedule Lots held under the Block Government Lease which contains 

restriction that no structures are allowed to be erected without the prior approval of Short 

Term Waivers from the Government, the usage of a multi-storey racking system on a 

temporary basis at the Site is considered to be impracticable from economic and operation 

perspectives. 
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Filling of Land at the Site 

 

5.4 Majority of the Site (i.e. 77%, 31,764 m2 (about)) is proposed to be filled with 

concrete of not more than 0.1 m in depth (from the range of +5.7 mPD and +9.7 mPD 

to the range of +5.8 mPD and +9.8 mPD) for open storage of vehicle, site formation 

of structure, parking space, and L/UL and circulation area (Plan 11).  As the Site is 

currently of soiled ground, concrete site formation is required to provide a relatively 

flat and solid surface for the applied use.  Hence, hard-paving of the Site is 

considered required and has been kept to minimal to meet the operation need of the 

proposed development. 

 

Operation Mode 

 

5.5 The Site is designated for open storage of about 2,250 vehicles including private cars 

(PCs), light goods vehicles (LGVs) and light buses (LBs), which are the same as those 

in the original premises.  The area designated for open storage of vehicle is 

33,358 m2 (about) (i.e. about 81% of the site area).  Operation hours are Monday to 

Saturday from 09:00 to 18:00.  There is no operation on Sunday and public holidays. 

 

5.6 It is estimated that the Site would be able to accommodate not more than 3 staff.  

As no shopfront is proposed at the Site, visitor is not anticipated at the Site. 

 

Minimal Traffic Impact 

 

5.7 The Site is accessible from Tin Wah Road via a local access (Plan 1).  A 9 m (about) 

wide ingress/egress is provided at the northwestern part of the Site (Plan 10).  Two 

private car parking spaces are provided at the Site for staff use.  Container vehicles 

will be deployed for the transportation of vehicles into/out of the Site during 

non-peak hours (i.e. between 10:00 and 17:00).  Details of the parking space 

provision are shown at Table 4 below: 

 
Table 4 – Provision of Parking Spaces 

Type of Space No. of Space 

Parking space for private cars 

- 2.5 m (W) x 5 m (L) 
2 

 

5.8 Sufficient space is provided for vehicle to manoeuvere smoothly within the Site to 

ensure that no vehicle will be allowed to queue back to or reverse onto/from the Site 

to the public road (Plan 12).  Staff is deployed to station at the ingress/egress of the 

Site to direct incoming/outgoing vehicles to enhance pedestrian safety.  The 

breakdown of estimated trip generation/attraction of proposed development at AM 

and PM peak hours are provided at Table 5 below. 
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Proposed operating hours

 

 

(d) Any vehicular access to 

the site/subject building? 

  

Yes  
 
 
 
 
 
 
 
 
No  

 There is an existing access. (please indicate the street name, where 
appropriate)  

( ( )) 
 
............................................................................................................... 
 There is a proposed access. (please illustrate on plan and specify the width)

 
 

(e) Impacts of Development Proposal  
(If necessary, please use separate sheets to indicate the proposed measures to minimise possible adverse impacts or give 
justifications/reasons for not providing such measures. 

/ ) 

(i) Does the 
development 
proposal involve 
alteration of 
existing building? 

? 

Yes  
 
 
 
 
 
No  

 Please provide details   

 

(ii)  Does the 
development 
proposal involve 
the operation on the 
right? 

? 

Yes  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
No  

 (Please indicate on site plan the boundary of concerned land/pond(s), and particulars of stream 

diversion, the extent of filling of land/pond(s) and/or excavation of land) 

( /

) 

 Diversion of stream  

 Filling of pond  

Area of filling   sq.m  About  
Depth of filling   m  About  

 Filling of land  

Area of filling   sq.m  About  
Depth of filling   m  About  

 Excavation of land  

Area of excavation  sq.m  About  
Depth of excavation  m  About  

  

(iii) Would the 
development 
proposal cause any 
adverse impacts? 

 

 

On environment  
On traffic  
On water supply  
On drainage  
On slopes  
Affected by slopes  
Landscape Impact  
Tree Felling   
Visual Impact  
Others (Please Specify)  ( )  
________________________________ 
________________________________ 

Yes   
Yes   
Yes   
Yes   
Yes   
Yes   
Yes   
Yes   
Yes   
Yes   

No 
No 
No 
No 
No 
No 
No 
No 
No 
No 
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Landscape Plan 
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Relevant extract of the Town Planning Board Guidelines for
Application for Developments within Deep Bay Area

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

Wetland Buffer Area (WBA)

(a) The intention of the WBA is to protect the ecological integrity of the fish ponds and
wetland within the Wetland Conservation Area (WCA) and prevent development that
would have a negative off-site disturbance impact on the ecological value of fish ponds;
and

(b) Within the WBA, for development or redevelopment which requires planning permission,
an ecological impact assessment (EcoIA) would need to be submitted.  Some local and
minor uses (including temporary uses) are however exempted from the requirement of
EcoIA.

(c) 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

List of Uses Exempted from Ecological Impact Assessment Within the Wetland Buffer Area

For planning applications involving uses/development within the Wetland Buffer Area, the
following uses/development are exempted from the requirement of ecological impact assessment
as part of the submission to the Board:

- Temporary Uses
- Agricultural Use (except in SSSI Zone)
- Ancestral Hall
- Bank#
- Barbecue Spot
- Barber Shop#
- Beauty Parlour#
- Burial Ground
- Clinic/Polyclinic*
- Electricity Substation of single storey
- Government Refuse Collection Point^
- House (Alteration, modification and/or redevelopment to the existing building bulk only)
- New Territories Exempted Houses
- Off-Course Betting centre#
- On-farm Domestic Structure
- Photographic Studio#
- Playground/Playing Field in “V” and “R(D)” zones



- Police Post/Police Reporting Centre - Post Office*
- Private Club# - Public Convenience
- Public Library*
- Public Utility Installation (electricity mast, lamp pole, pipeline and telephone booth only)^
- Pumping Station of single storey
- Refreshment Kiosk
- Retail Shop#
- School*
- Showroom excluding Motor
-vehicle Showroom#
- Shrine
- Social Welfare Facility*
- Tent Camping Site

Note:
# other than free-standing building
* other than free-standing building exceeding 3 storeys
^ not applicable to the “Other Specified Uses” annotated “Eco-lodge” zone on the Ma Tso Lung
and Hoo Hok Wai Outline Zoning Plan



Relevant extracts of the 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 the 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 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

Appendix III of RNTPC
Paper No. A/YL-PS/739



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 merits.

2. In assessing applications for open storage and port back-up uses, the other major relevant assessment
criteria are also summarised 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, therefore, 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 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 should be sought;

(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, the Board may refuse to grant permission,
notwithstanding other criteria set out in this Guidelines are complied with; and

(f) having considered that the open storage and port back-up uses have a role to play in Hong
Kong’s economy and provide considerable employment opportunities, and the operators/uses
affected by resumption and clearance operations of the Government to make way for
developments may face difficulties in finding a replacement site, sympathetic consideration
could be given to such type of applications, except those involving land in Category 4 area (only
minor encroachment may be allowed), if the following criteria are met:

(i) policy support is given by the relevant bureau(x) to the application for relocation of the
affected uses/operations to the concerned sites; and

(ii) no adverse departmental comments and local objections, or the concerns could be
addressed by approval conditions.
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Previous Applications Covering the Site

Approved Applications

Application No. Development/Use Date of
Consideration

A/YL-PS/297 Temporary War Game Centre for a Period of 3 Years 27.3.2009

A/YL-PS/374 Renewal of Planning Approval for Temporary War Game Centre
for a Period of 3 Years

16.3.2012

A/YL-PS/473 Renewal of Planning Approval for Temporary War Game Centre
for a Period of 3 Years

13.3.2015

Similar s.16 Applications within the same “REC” Zone

Approved Application

Application No. Development/Use Date of
Consideration

A/YL-PS/721 Proposed Temporary Open Storage of Construction Materials
(Metal) for a Period of 3 Years

2.8.2024
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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

� the Site comprises Old Schedule Agricultural Lots (OSALs) and Government
Land (GL).  The OSALs are 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.  No permission is given for the occupation of
the GL (about 914m2 subject to verification) included in the Site.  The act of
occupation of GL without Government’s prior approval is not allowed.

2. Traffic

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

No adverse comment on the application.

(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 application from a drainage point of view;

� should the application be approved, a condition should be stipulated requiring the
applicant to submit a Drainage Impact Assessment (DIA) report, to implement
and maintain the drainage facilities proposed in the DIA to the satisfaction of the
Director of Drainage Services; and

� regarding the drainage proposal submitted by the applicant, the applicant should
note his advisory comments at Appendix VI.

4. Nature Conservation

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

No objection to the application given the temporary nature of the proposed use and the
applicant undertakes to reinstate the Site into an amenity area upon expiry of the
planning permission.
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5. 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; and

� having considered the nature of open storage, the approval condition for the
provision of fire extinguisher(s) within six weeks from the date of planning
approval to the satisfaction of D of FS shall be added.

6. 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 one structure is 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 Buildings Authority should be obtained, otherwise they are
Unauthorised Building Works.  An Authorised Person should be appointed as the
co-ordinator for the proposed building works in accordance with Buildings
Ordinance.

7. Geotechnical Engineering

Comments of the Head of the Geotechnical Engineering Office, Civil Engineering and
Development Department (H(GEO), CEDD):

No adverse geotechnical comment on the application given that no critical facilities
including manned structures and dangerous goods will be located within the “no-build”
zone.

8. District Officer’s Comments

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

No local feedback was received.

9. Other Departments

The following departments has no comment on the application:
� Commissioner of Police (C of P);
� Project Manager (West), Civil Engineering and Development Department

(PM(W), CEDD); and
� Chief Engineer/Construction, Water Supplies Department (CE/C, WSD).
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Recommended Advisory Clauses

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

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

(c) to note the comments of the Secretary for Development (SDEV) that it is emphasised
that the above policy support is given on the premises that departure of the operator
currently running its operation at the Original Site will facilitate Government’s future
land resumption of this Original Site for taking forward the planned public housing
development.  Subject to Government’s consideration and prevailing circumstances,
in any event that another operator (“Operator B”) moves into the Original Site after
the departure of the current operator and before the Government undertakes
resumption of the Original Site, no policy support will be granted again to this Operator
B in the future if similar planning application is made;

(d) to note the comments of the District Lands Officer/Yuen Long, Lands Department
(DLO/YL, LandsD) that if the planning application is approved, the lot owner(s) shall
apply to his office for a Short Term Waiver (STW) and/or Short Term Tenancy (STT)
to permit the structure(s) erected or to be erected within the private lots, if any and the
occupation of the Government Land and/or apply for modification of STW(s)/ STT(s)
conditions where appropriate.  The application(s) for STW and/or STT will be
considered by the Government in its capacity as a landlord and there is no guarantee
that they will be approved.  The STW(s) and/or STT (s), if approved, will be subject
to such terms and conditions, including the payment of waiver fee and administrative
fee as considered appropriate by LandsD.  Besides, given the proposed 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:

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

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

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

(f) to note the comments of the Chief Highway Engineer/New Territories West, Highways
Department (CHE/NTW, HyD) that the access road connecting the Site with Tin Wah
Road is not and will not be maintained by his office.  His office should not be
responsible for maintaining any access connecting the Site with Tin Wah Road;

(g) to note the comments of the Director of Environmental Protection (DEP) that the
applicant should follow the relevant mitigation measures and requirements in the latest
“Code of Practice on Handling the Environmental Aspect of Temporary Uses and
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Open Storage Sites” issued by the Environmental Protection Department;

(h) to note the comments of the Director of Agriculture, Fisheries and Conservation
(DAFC) that the applicant should avoid night-time light and minimise disturbances to
the surrounding area during the construction and operation phase of the proposed
development;

(i) to note the comments of the Chief Engineer/Mainland North, Drainage Services
Department (CE/MN, DSD) that the applicant is required to demonstrate in the
Drainage Impact Assessment that the proposed works will not obstruct the overland
flow nor cause any adverse drainage impact to the adjacent areas, and shall be liable
for any adverse drainage impact due to the proposed development;

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

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

� the applicant should be advised on the following:

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

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

(iii) if the proposed structures are 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.
In addition, Good practice guidelines for open storage (Appendix VIII
of this RNTPC Paper) should also be adhered to;

(k) to note the comments of the Chief Town Planner/Urban Design and Landscape,
Planning Department (CTP/UD&L) that for species selection for the proposed new
trees planting, the applicant may consider to choose the tree species based on the
findings of the existing tree information of the Site for proposing suitable species and
native tree species are preferable; and

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

� the Site shall be provided with means of obtaining access thereto from a street
and emergency vehicular access in accordance with Regulations 5 and 41D of
the Building (Planning) Regulations (B(P)R) respectively;

� the Site does not abut on a specified street of not less than 4.5m wide and its
permitted development intensity shall be determined under Regulation 19(3)
of B(P)R at building plan submission stage;

� for Unauthorized Building Works (UBWs) erected on lease land, enforcement
may be taken by BD to effect their removal in accordance with the prevailing
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enforcement policy against UBWs as and when necessary.  The granting of
any planning approval should not be construed as an acceptance of any existing
building works or UBWs on the Site under BO;

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

� detailed checking under BO will be carried out at building plan submission
stage.
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Appendix VIII of RNTPC
Paper No. A/YL-PS/739

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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