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S16 Application for Temporary Vehicle Repair Workshop and Open Storage of  
Building Materials/Prefabricated Components, Recycling Materials, Construction Machinery,  
Used Electrical/Electronic Appliances with Ancillary Workshop and Packaging Activities,  
Various Lots in DD118 Tai Tong, Yuen Long Traffic Impact Assessment Report 
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3 EXISTING TRAFFIC SITUATION 

3.1 Existing Road Network 

3.1.1 Tai Shu Ha Road West is a local access road serving the surrounding developments and 
connects to Shap Pat Heung Road.   

3.1.2 Tai Tong Road is a district distributor connects Shap Pat Heung Road and Castle Peak Road – 
Yuen Long, serving as one of the major roads to the centre of Yuen Long.   

3.1.3 Shap Pat Heung Road is a primary distributor between Lam Hau Tsuen Road and Shap Pat 
Heung Interchange leads to other districts.   

3.2 Traffic Count Surveys 

3.2.1 In order to appraise the existing traffic conditions, a traffic count survey was carried out on 17 
March 2023 (Friday) for the time periods of 07:30 – 09:30 and 16:30 – 19:30.  The locations of 
the surveyed junctions are shown in Figure 3.1.   

J1 – Tai Shu Ha Road West / Tai Kei Leng Road 

J2 – Tai Shu Ha Road West / Tai Tong Road 

J3 – Shap Pat Heung Road / Tai Tong Road 

J4 – Shap Pat Heung Road / Fung Ki Road 

J5 – Shap Pat Heung Road / Tai Kei Leng Road 

J6 – Shap Pat Heung Interchange 

J7 – Tai Shu Ha Road East / Tai Kei Leng Road 

3.2.2 The morning and the evening peak hours identified are 07:45 – 08:45 (AM Peak) and 18:00 – 
19:00 (PM Peak).  The observed 2023 traffic flows are presented in Figure 3.2. 

3.3 Existing Junction Capacity Assessment on Peak Hours 

3.3.1 Based on the observed traffic flows, the performance of the junctions is assessed  The results 
are presented in Table 3.1 and the detailed calculation sheets are attached in Appendix B. 

Table 3.1 Existing Junction Capacity Assessment on Peak Hours 

Ref. Junction Location Type/Index(1) AM Peak PM Peak 

J1 Tai Shu Ha Road West / Tai Kei Leng Road Priority/DFC 1.01 1.00 

J2 Tai Shu Ha Road West / Tai Tong Road Priority/DFC 0.47 0.41 

J3 Shap Pat Heung Road / Tai Tong Road Signalized/RC 10% 21% 

J4 Shap Pat Heung Road / Fung Ki Road Signalized/RC 35% 45% 

J5 Shap Pat Heung Road / Tai Kei Leng Road Signalized/RC 71% 78% 

J6 Shap Pat Heung Interchange Roundabout/DFC 0.81 0.82 

J7 Tai Shu Ha Road East / Tai Kei Leng Road Priority/DFC 0.53 0.50 

Notes: (1) RC = Reserved Capacity; DFC = Design Flow to Capacity Ratio. 
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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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Previous Applications covering the Application Site 

 
Approved Applications 
 
  

Application No. 
 

 
Proposed Use(s)/Development(s) 

 

 
Date of Consideration 

(RNTPC) 
 

1 A/YL-TT/38 Pond Filling and Site Formation for Tree 
Plantation 

11.9.1998 

2 A/YL-TT/75 Pond Filling for Grass Growing and Tree 
Plantation 

2.6.2000 

3 A/YL-TT/574 Proposed Temporary Animal Boarding 
Establishment (Dog Kennel) for a Period 
of 3 Years and Filling of Land 

25.11.2022 

 
 
Rejected Applications  
 
  

Application No. 
 

 
Proposed Use(s) 

 

 
Date of 

Consideration 
(RNTPC/TPB) 

 

 
Rejection 
Reason(s) 

 

1 A/YL-TT/50@ Temporary Open Storage of Construction 
Machinery & Construction Materials for 12 
Months 

14.5.1999 (1), (2), (3), 
(5) 

2 A/YL-TT/94 Temporary Radio Control Model Aircraft 
flying field for a Period of 3 Years 

12.1.2001 (1), (3), (5), 
(6) 

3 A/YL-TT/106 Temporary Radio Control Model Aircraft 
Flying Field for a Period of 3 Years 

3.5.2002 
on review 

(1), (5), (6), 
(7), (8) 

4 A/YL-TT/141 Temporary Radio Control Model Aircraft 
Flying & Plantation Hobby Field for a Period 
of 18 Months 

2.5.2003 
on review 

(1), (5), (6), 
(7) 

5 A/YL-TT/186@ Temporary Open Storage of Construction 
Materials with Ancillary Container-Converted 
Site Office for a Period of 3 Years 

10.3.2006 
on review 

(1), (4), (5), 
(6)  

6 A/YL-TT/202 Temporary Place of Recreation, Sports or 
Culture (Barbecue Area, Hobby Farm and 
Mini-motorcycle Playground) for a Period of 
3 Years 

9.3.2007 (1), (5), (6) 

7 A/YL-TT/323@ Temporary Open Storage of Construction 
Materials with Ancillary Office and 
Workshop for a Period of 3 Years 

7.3.2014 (1), (3), (4), 
(5), (6) 

8 A/YL-TT/339@ Temporary Open Storage of Construction 
Materials with Ancillary Office for a Period 
of 3 Years 

12.12.2014 (1), (4), (5), 
(6) 

9 A/YL-TT/346@ Temporary Open Storage of Construction 
Materials with Ancillary Office for a Period 
of 3 Years 

26.6.2015  
on review 

(1), (4), (5), 
(6) 

Notes 
@  Open storage related applications 
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Rejection Reason(s): 
(1) Not in line with the planning intention. 
(2) Not compatible with the surrounding area.  
(3) There are other zones in the OZP that can meet such demand. 
(4) Not in line with the Town Planning Board Guideline for Application for Open Storage and Port 

Back-up Uses. 
(5) Approval of the application would set an undesirable precedent. 
(6) Environmental nuisance/impacts to the surrounding area.  
(7) An alternative site has already been identified in the locality. 
(8) Not desirable from flight safety point of view.  
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Similar Applications within the subject “AGR” Zone  
on the Tai Tong OZP since 2018 

 
Rejected Applications 
 
  

Application No. 
 

 
Proposed 

Use(s)/Development(s) 
 

 
Date of Consideration 

(RNTPC) 
 

 
Rejection 
Reason(s) 

1 A/YL-TT/428* Proposed Temporary Open 
Storage of Statues for a 
Period of 3 Years 

1.6.2018 (1), (2), (3), (4) 

2 A/YL-TT/500* Proposed Temporary Open 
Storage of Construction 
Materials and Ancillary Car 
Park for a Period of 3 Years 

15.9.2020 (1), (3), (4) 

3 A/YL-TT/590* Proposed Temporary Public 
Vehicle Park and Open Storage of 
Agricultural and Construction 
Machinery and Materials for a 
Period of 3 Years and Associated 
Filling of Land 

19.5.2023 (1), (3), (5) 

*Category 3 area in Town Planning Board Guidelines No. 13E/13G 
 
 
Rejection Reason(s): 
(1) Not in line with the planning intention. 
(2) Not compatible with the surrounding area.  
(3) Not in line with the Town Planning Board Guidelines No. 13E/13G for Application for Open 

Storage and Port Back-up Uses. 
(4) Approval of the application would set an undesirable precedent. 
(5) The applicant fails to demonstrate in the submission that the proposed land filling is essential. 
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Government Departments’ General Comments   

1. Traffic  

(a) Comments of the Commissioner for Transport:  

No adverse comment on the application subject to the condition that medium goods 
vehicles and heavy goods vehicles should go into/from the proposed development 
during 10:00a.m. to 12:30p.m. and 1:30p.m. to 5:00p.m. only, as proposed by the 
application in the submitted Traffic Impact Assessment.  

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

No adverse comment on the application. 

2. Drainage  

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

 no objection in principle to the proposed development from drainage point of view; and 

 should the Town Planning Board (the Board) consider the application acceptable from 
the planning point of view, approval conditions requiring the submission, 
implementation and maintenance of a drainage impact assessment for the development 
to the satisfaction of the Director of Drainage Services or of the Board should be 
stipulated. 

3. Landscape  

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

 no comment from landscape planning perspective; and 

 according to the aerial photo of 2022, the Site is situated in a rural fringe area 
predominated by temporary structures, village houses, farmland, graveyard and 
scattered tree groups.  According to the site photos (Plans A-4a and A-4b), the Site is 
partly hard-paved and partly covered with bare soil and self-seeded vegetation and wild 
grass is observed within the Site.     

4. Fire Safety  

Comments of the Director of Fire Services:  

 no objection in principle to the proposal subject to fire service installations being 
provided to his satisfaction; and  

 having considered the nature of open storage, approval condition for ‘the provision of 
fire extinguisher(s) within 6 weeks from the date of planning approval to his satisfaction’ 
shall be added.  To address this approval condition, the applicant is advised to submit a 
valid fire certificate (FS 251) to his department for approval.  
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5. Building Matters  

Comments of the Chief Building Surveyor/New Territories West, Buildings Department:  

 no adverse comment; and 

 as there is no record of approval granted by the Building Authority for the existing 
structures at the Site, he is not in a position to offer comments on their suitability for 
the use proposed in the application. 

6. District Officer’s Comments 

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

His office has not received any comment from the village representatives in the vicinity.   

7. Other Departments 

 Chief Engineer/Construction, Water Supplies Department, Project Manager (West), 
Civil Engineering and Development Department and Commissioner of Police have no 
comment on the application.  
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Recommended Advisory Clauses 

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

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

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

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

(i) the Site comprises Old Schedule Agricultural Lots 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 government land (GL); 

(ii) no permission is given for occupation of government land (GL) (about 2,670m2 subject 
to verification) included in the Site.  Any occupation of GL without Government’s prior 
approval is not allowed;  

(iii) he has grave concerns given that there are unauthorised building works and/or uses on Lot 
Nos. 1307 and 1430 in D.D. 118 which are already subject to lease enforcement actions 
according to case priority.  The lot owner(s) should remedy the lease breaches as 
demanded by his department; and  

(iv) the lot owner(s) will need to apply to his office to permit the structure(s) to be erected or 
regularise any irregularities on site.  Besides, given the proposed use is temporary in 
nature, only application for regularisation or erection of temporary structure(s) will be 
considered.  Furthermore, the applicant has to either exclude the GL from the Site or 
immediately apply for a formal approval prior to the actual occupation of the GL.  
Applications for any of the above will be considered by his department acting in the 
capacity of the landlord or lessor at its sole discretion and there is no guarantee that such 
application(s) will be approved.  If such application(s) is approved, it will be subject to 
such terms and conditions, including among others the payment of rent or fee, as may be 
imposed by his department; 

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

Sufficient space should be provided within the Site for manoeuvring of vehicles.  No parking, 
queuing and reverse movement of vehicles on public road are allowed; 

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

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

(i) the relevant mitigation measures and requirements stipulated in the “Code of Practice on 

Agenda Item No. 56
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Handling the Environmental Aspects of Temporary Uses and Open Storage Sites” should 
be followed to minimise any potential environmental nuisance; 

(ii) the design and construction of the septic tank and soakaway system should follow the 
requirements of his department’s Practice Note for Professional Persons (ProPECC PN) 
5/93 “Drainage Plans subject to Comment by the Environmental Protection Department”, 
which should be duly certified by an Authorised Person (AP); and  

(iii) his department’s ProPECC PN 1/94 “Construction Site Drainage” should also be followed 
to prevent pollution of the watercourse running through the Site during operation.  Good 
housekeeping measures should be adopted to prevent adverse environmental impact; 

(h) to note the comments of the Director of Fire Services 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, and the location of where the proposed FSIs to be installed should also be 
clearly marked on the layout plans.  Good practice guidelines (Appendix VII) for open 
storage should be adhered to; and 

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

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

(iv) for 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;   

(v) 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 BA should be obtained, otherwise they are UBW under the BO.  An AP 
should be appointed as the co-ordinator for the proposed building works in accordance 
with the BO; 
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(vi) 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 

(vii) 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. 


