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Executive Summary 

 

This planning application is to seek planning permission from the Town Planning Board (the 

“Board”) for temporary open storage of construction materials and recyclable materials with 

ancillary workshop (the “Proposed Development”) for a period of three years at Lots 1160(Part), 

1161, 1163SB(Part), 1164RP(Part), 1174(Part) and 1175(Part) in DD119, Kung Um Road, 

Yuen Long, New Territories (the “Application Site”). 

 

The Application Site, with an area of approximately 5,027 square metres, is currently used as a 

temporary open storage of construction materials and recyclable materials with ancillary workshop. 

Part of the Application Site or the whole of it is the subject of 5 approved planning applications for 

various temporary open storage with/without ancillary workshop uses. The last planning 

application (No. A/YL-TYST/1062) was approved for the same use for a period of 3 years from 

8.1.2021 to 8.1.2024. All approval conditions of the last application were complied with. As the 

application will expire on 8.1.2024, the Applicant seeks renewal of the application for a further 

period of 3 years. Compared with the last application, the site area, boundary, use, operation, 

number of loading/unloading and parking spaces under the current application remain unchanged 

while the layout is changed (about 5% increase in Gross Floor Area (“GFA”)) to meet the 

operational need. 

 

The Application Site falls within an“Undetermined” zone on the Approved Tong Yan San Tsuen 

Outline Zoning Plan (OZP) No. S/YL-TYST/14 and has been specifically designated for the 

continuing demand for open storage which cannot be accommodated in conventional godown 

premises. The Application Site, which is located in the immediate outskirts of Yuen Long New 

Town, is a preferred location for open storage and warehouse uses. It is also compatible with the 

surrounding warehouses, open storage yards for building materials, construction 

machineries/materials, recycling materials, vehicles, and relative land uses. Under the Town 

Planning Board Guidelines No. 13G, the Application Site is a “Category 1” site that is considered 

suitable for open storage use.  

 

The Application Site falls within the Yuen Long South Development Area (YLS DA) announced 

by the Chief Executive in the 2011-2012 Policy Address. As the Proposed Development is only 

temporary use and mainly located in Stage 3 of the development schedule, in which the site 

formation and infrastructure works will start after 2029, the approval of the applied temporary 

use for three years would not affect the progress of potential developments. 

 

The justification of this application are: would not affect the future implementation of Yuen 

Long South Development; in line with the planning intention; compliance with TPB PG-No. 

13G; site with previous planning approvals; compliance with previous approval conditions; 

compatible with surrounding land uses; no adverse environmental, visual, drainage and traffic 

impacts; approval of similar applications; shortage of suitable site for open storage use; and 

supporting the local recycling industry in Hong Kong. The Applicant therefore seeks the 

Board’s permission to use the Application Site for the Proposed Development for a further 

period of three years. 

 

 



 

行政摘要 

 

這宗規劃申請是向城市規劃委員會(“城規會”)呈交，擬議在新界元朗公

庵路丈量約份第 119約地段第 1160號(部份), 1161號, 1163號B分段(部份), 

1164號餘段(部份), 1174號(部份)及 1175號(部份)(“申請地點”)，用作臨時

露天存放建築材料及回收物料連附屬工場 (“擬議發展”)，為期三年。 

 

申請地點的面積為 5,027 平方米，現時用作臨時露天存放建築材料及

回收物料連附屬工場。部份或全部申請地點曾獲城規會批給五次規劃許

可，用作各種臨時露天存放連/不連附屬工場。最近一次申請(申請編號：

A/YL-TYST/1062)於 2021年 1月 8日獲城規會批准用作相同申請用途，

為期三年至 2024年 1月 8日，全部規劃許可附帶條件已履行。鑑於申請

期限快將屆滿，申請人現向城規會提出續期申請，為期三年。與上次申請

比較，場地面積、邊界、用途、營運、上落貨位及停車位數量維持不變，

惟場地佈局稍作改變(總樓面面積增加約 5%)，以滿足營運需求。 

 

申請地點座落於唐人新村分區計劃大綱核准圖編號 S/YL-TYST/14 中

的“未決定用途”地帶，該地帶旨在應付不斷增加的露天貯物用地需求，貯

存不能存於普通貨倉的貨物。申請地點位於元朗市中心的外圍邊緣地帶，

為擬議貨倉用途的理想地點，並與附近用作貨倉、露天存放建材料、循環

再造物料、汽車及相關土地用途協調。根據城規會規劃指引編號 13G，申

請地點座落於“第 1類地區”，該類地區適合用作臨時貯存用途。 

 

申請地點位於元朗南發展區範圍內。由於擬議發展僅為臨時用途，且

申請地點主要位於發展計畫的第三階段，第三階段的土地平整及基礎設施

工程將於 2029 年後才展開，因此批准擬議臨時用途不會影響元朗南發展

的進度。 

 

這宗規劃申請的理由為：不會影響未來元朗南發展的落實計劃；符合

規劃意向；符合城規會指引編號第 13G；申請地點之前已獲得規劃許可；

已全部履行規劃許可附帶條件；與附近土地用途配合；不會對附近環境、

視覺、排水及交通構成不良影響；附近地點同類用途已獲規劃許可；缺乏

合適的貨倉場地；及支持本地回收行業。申請人希望城規會再批准為期三

年的臨時貨倉用途申請。 
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SUMMARY OF APPLICATION 

 

 

Applicant : Top Crown Engineering Ltd. 

 

Applied Use : Temporary Open Storage of Construction Materials and Recyclable 

Materials with Ancillary Workshop for a Period of 3 Years 

 

Existing Use : Temporary Open Storage of Construction Materials and Recyclable 

Materials with Ancillary Workshop  

 

Location : Lots 1160(Part), 1161, 1163SB(Part), 1164RP(Part), 1174(Part) and 

1175(Part) in DD119, Kung Um Road, Yuen Long, New Territories 

 

Site Area : 5,027 square metres 

Government Land: Nil 

 

Lease : Block Government Lease demised as agricultural land 

 

Statutory Plan : Tong Yan San Tsuen Outline Zoning Plan No. S/YL-TYST/14 gazetted  

on 20.8.2021 

 

Zoning : “Undetermined” (“U”) 

 

Town Planning 

Board Guidelines 

 

: Town Planning Board Guidelines for “Application for Open Storage and 

Port Back-up Uses” – (TPB PG-No. 13G)  

 

Town Planning Board Guidelines for “Renewal of Planning Approval and 

Extension of Time for Compliance with Planning Conditions for 

Temporary Use or Development” – (TPB – PG No. 34D) 

 

Previous 

Applications 

: A/YL-TYST/1062        Approved on 8.1.2021 

A/YL-TYST/936 

A/YL-TYST/766 

A/YL-TYST/593 

A/YL-TYST/381 

Approved on 18.1.2019 

Approved on 4.12.2015 

Approved on 15.6.2012 

Approved on 7.3.2008 
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1. INTRODUCTION 

 

1.01 This planning statement is prepared by Top Bright Consultants Ltd. on behalf of Top Crown 

Engineering Ltd. (the “Applicant”) to the Town Planning Board  (the “Board”) to seek planning 

permission for temporary open storage of construction materials and recyclable materials with 

ancillary workshop (the “Proposed Development”) for a period of 3 years at Lots 1160(Part), 

1161, 1163SB(Part), 1164RP(Part), 1174(Part) and 1175(Part) in DD119, Kung Um Road, 

Yuen Long, New Territories (the “Application Site”). 

 

1.02 The Application Site, with an area of approximately 5,027 square metres, is currently used as 

a temporary open storage of construction materials and recyclable materials with ancillary 

workshop. Part of the Application Site or the whole of it is the subject of 5 approved planning 

applications for various temporary open storage with/without ancillary workshop uses. The 

last planning application (No. A/YL-TYST/1062) was approved for the same use for a period 

of 3 years from 8.1.2021 to 8.1.2024. All approval conditions of the last application were 

complied with. As the application will expire on 8.1.2024, the Applicant seeks renewal of the 

application for a further period of 3 years. Compared with the last application, the site area, 

boundary, use, operation, number of loading/unloading and parking spaces under the current 

application remain unchanged while the layout is changed (about 5% increase in Gross Floor 

Area (“GFA”)) to meet the operational need.  

 

1.03 The Application Site falls within a “U” zone on the Tong Yan San Tsuen Outline Zoning Plan 

(OZP) No. S/YL-TYST/14 and has been specifically designated for the continuing demand for 

open storage which cannot be accommodated in conventional godown premises. The 

Application Site, which is located in the immediate outskirts of Yuen Long New Town, is a 

preferred location for open storage and warehouse uses 1 . It is also compatible with the 

surrounding warehouses, open storage yards for building materials, construction 

machineries/materials, recycling materials, vehicles, and relative land uses.  In this regard, the 

Board approved a number of similar applications for warehouse use in the past within the same 

“U” zone. 

 

1.04 The Application Site falls within the Yuen Long South Development Area (YLS DA) 

announced by the Chief Executive in the 2011-2012 Policy Address. As the Proposed 

Development is only temporary use and mainly located in Stage 3 of the development 

schedule, in which the site formation and infrastructure works will start after 2029, the 

approval of the applied temporary use for three years would not affect the progress of potential 

developments. 

 

1.05 The following sections are intended to help facilitate the Board’s decision, and will briefly 

describe the Application Site and its surroundings, give details of the Proposed Development 

and provide justifications in support of the application. 

 

 

1 According to the TPB PG-No. 13G (Rev. April 2023), the Application Site falls within a “Category 1” area, which is 

considered suitable for open storage, port back-up and industrial uses. 
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2. SITE CONTEXT 

 

Location 

 

2.01 The Application Site is situated just off Kung Um Road about two kilometres south of Shap 

Pat Heung Road in Yuen Long New Town.  Figure 1 shows the Application Site in its regional 

context. 

 

Existing Site Conditions 

 

2.02 The Application Site covers an area of about 5,027 square metres and is generally irregular in 

shape (see Figure 2). The Application Site is currently being used for open storage of 

construction materials and recyclable materials with ancillary workshop.  The Application Site 

has been hard paved with corrugated metal fencing along the site boundary.  

 

Surrounding Land Uses 

 

2.03 The surrounding area of the Application Site comprises predominately open storage/storage 

yards, warehouses and rural industries intermixed with construction sites, and vacant 

land/structures. To the immediate north is a temporary warehouse for storage of construction 

materials and exhibition materials approved by the Board on 20.11.2020 for a period of 3 

years (Application No. A/YL-TYST/1019). To the immediate east is a temporary warehouse 

for storage of food provisions and rural workshop with ancillary office approved by the Board 

on 14.7.2023 for a period of 3 years (Application No. A/YL-TYST/1220). To the southwest is 

another temporary warehouse for storage of construction materials with ancillary workshop 

and site office approved by the Board on 29.7.2022 for a period of 3 years (Application No. 

A/YL-TYST/1167). 

 

2.04 The nearest village, Pak Sha Tsuen, is located approximately 400 metres to the northeast 

across the Kung Um Road and Kiu Hing Road. Figure 3 shows the Application Site in the 

context of its local surroundings. 

 

Access           

 

2.05 The Application Site is located about 20 metres to the west of Kung Um Road. It is directly 

accessible via a track branching off from Kung Um Road.  The site entrance, with about 8 

metres wide, is located at the eastern side of the Application Site.  Kung Um Road leads out 

to Yuen Long Highway, which form part of the strategic road network. 

 

 

3. LAND STATUS 

 

3.01 According to the Land Registry, the Application Site comprises of Lots 1160(Part), 1161, 

1163SB(Part), 1164RP(Part), 1174(Part) and 1175(Part) in DD119, Kung Um Road, Yuen 

Long, New Territories. 
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3.02 The subject lots are all held under Block Government Lease and demised as agricultural land 

with lease terms expiring on 30.6.2047.  There are no user restrictions in the lease except the 

standard non-offensive trade clause.   

 

 

4. PLANNING CONTEXT 

 

Yuen Long South Development Area 

 

4.01 To meet housing land demand, the Chief Executive announced in the 2011-2012 Policy 

Address to explore the possibility of converting 150 hectares of agricultural, industrial and 

open storage land into housing land in Yuen Long. The area to the south of Yuen Long New 

Town was identified as one of these areas for review. 

 

4.02 The YLS DA is broadly bounded by Yuen Long Highway, Kung Um Road and Tai Lam 

Country Park, mainly in Tong Yan San Tsuen and Tai Tong areas, covering an approximate 

area of about 224 hectares. The YLS DA will serve as one of the major sources of land supply 

to meet the territory’s medium to long-term housing needs through comprehensive planning 

and improvement of infrastructure. It is also one of the major land development areas falling 

within the Northern Metropolis. 

 

4.03 Accordingly, a Planning and Engineering Review on the Recommended Outline Development 

Plan (RODP) has been undertaken in which a series of planning and technical assessments 

were conducted. The RODP has been revised (Revised RODP) for a total population of about 

101,200, of which about 98,700 will be housed in about 32,850 new flats. The YLS DA, 

including site formation and infrastructure works, is proposed to be implemented in 3 stages 

from 2022 to 2038.  

 

4.04 The Application Site falls partly within an area zoned“Education” (“E”) and “Local Open 

Space” (“LO”) and partly shown as ‘Road’ in the Yuen Long South RODP (see Figure 6). The 

Application Site mainly falls within Stage 3 of the YLS DA development schedule, which will 

start the site formation and engineering infrastructure works no earlier than 2029. A small 

portion of the eastern part of the Application Site falls within the boundary of YLS 

development – Stage 2 Phase 2. 

 

Statutory Plan 

 

4.05 According to the Tong Yan San Tsuen OZP No. S/YL-TYST/14 which was gazetted on 

20.8.2021, the Application Site falls within a “U” zone (see Figure 4).  The planning intention 

of the “U” zone for this area is to cater to the continuing demand for open storage which 

cannot be accommodated in conventional godown premises. At the Board’s discretion, 

applications for temporary uses within this zone may be approved for a period of not exceeding 

3 years. 
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Town Planning Board Guidelines for Applications for Open Storage and Port Back-up 

Uses (TPB PG-No. 13G) 

 

4.06 TPB PG-No. 13G (Rev. April. 2023) is relevant to this Application. According to the 

guidelines, the Application Site falls within a “Category 1” area, which is defined as suitable 

for open storage and port back-up uses. The following criteria are to be used in the 

assessment of planning applications for open storage and port back-up uses in “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.” 

 

Previous Applications 

 

4.07 Part of the Application Site or the whole of it is the subject of 5 previous planning applications 

(Nos. A/YL-TYST/381, 593, 766, 936 and 1062) for various temporary open storage 

with/without ancillary workshop uses. Application No. A/YL-TYST/381 was approved by the 

Board for temporary open storage of new household electrical appliances and furniture for a 

period of 3 years on 7.3.2008. Application No. A/YL-TYST/593 was approved for temporary 

open storage of construction materials and machinery for a period of 3 years on 15.6.2012. 

Application No. A/YL-TYST/766 was approved for temporary open storage of construction 

materials with ancillary facilities (including site office, staff restroom and workshop) for a 

period of 3 years on 4.12.2015. The Board approved the application (No. A/YL-TYST/936) for 

temporary open storage of recyclable materials with ancillary workshop for a period of 3 years 

on 18.1.2019.  The last Application No. A.YL-TYST/1062 was approved by the Board for 

temporary open storage of construction materials and recyclable materials with ancillary 

workshop for a period of 3 years on 8.1.2021. 

 

Similar Applications 

 

4.08 The Board has approved a number of applications for open storage within the same “U” zone 

since 2020. Details are summarised as follows: 

 

Application No. Date of 

Approval 

Applied Use Length of Planning 

Permission 

A/YL-TYST/1227 11.8.2023 Renewal of Planning Approval for Temporary Open 

Storage of Building Materials, Construction Machinery, 

Recycling Materials (Metal, Plastic and Paper) and 

Used Electrical/Electronic Appliances and Parts with 

Ancillary Workshop Activities 

3 years 
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A/YL-TYST/1147 4.3.2022 Renewal of Planning Approval for Temporary Open 

Storage of Construction Materials, Equipments and 

Machinery 

3 years 

A/YL-TYST/1144 18.2.2022 Renewal of Planning Approval for Temporary Open 

Storage of Construction Machinery 

3 years 

A/YL-TYST/1142 18.2.2022 Renewal of Planning Approval for Temporary Open 

Storage of Construction Material with 

Ancillary Site Office 

3 years 

A/YL-TYST/1140 28.1.2022 Renewal of Planning Approval for Temporary 

Warehouse and Open Storage of Exhibition 

Materials and Construction Materials with Ancillary 

Office 

3 years 

A/YL-TYST/1137 28.1.2022 Renewal of Planning Approval for Temporary 

Warehouse and Open Storage for Storage of 

Homeware 

3 years 

A/YL-TYST/1105 10.9.2021 Temporary Warehouse for Storage of Electronic 

Goods and Open Storage of Building Materials and 

Construction Machinery with Ancillary Workshop 

Activities 

3 years 

A/YL-TYST/1038 22.1.2021 Temporary Open Storage and Warehouse for Storage 

of Furniture, Exhibition Materials, Construction 

Materials/Machinery and Household Detergent  

3 years 

A/YL-TYST/1059 4.12.2020 Temporary Warehouse for Storage of Electronic 

Goods and Open Storage of Building/Recycling 

Materials, Construction Machinery, Used 

Electrical/Electronic Appliances and Parts with 

Ancillary Workshop Activities 

3 years 

A/YL-TYST/1017 15.9.2020 Renewal of Planning Approval for Temporary Open 

Storage of Construction Materials, Equipments and 

Machinery and Container Site Offices with Ancillary 

Repair Activities 

3 years 

A/YL-TYST/1042 21.8.2020 Temporary Open Storage of Building Materials, 

Construction Machinery, Recycling Materials (Metal, 

Plastic and Paper) and Used Electrical/Electronic 

Appliances and Parts with Ancillary Workshop Activitie 

3 years 

A/YL-TYST/1024 10.7.2020 Temporary Logistics Centre and Open Storage of 

Building/Recycling Materials, Construction Machinery, 

Used Electrical/Electronic Appliances and Parts with 

Ancillary Workshop Activitie 

3 years 

A/YL-TYST/1003 26.5.2020 Temporary Open Storage of Construction Machinery 

and Materials, Recycling Materials and Used Electrical 

Appliances with Ancillary Workshop 

3 years 

A/YL-TYST/1012 24.4.2020 Renewal of Planning Approval for Temporary 

Warehouse and Open Storage of Exhibition Materials 

3 years 
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5. DEVELOPMENT PROPOSAL 

 

Applied Use 

 

5.01 The Applicant seeks the Board’s approval to continue using the Application Site for temporary 

open storage of construction materials and recyclable materials with ancillary workshop for a 

period of 3 years, which is the same use as the last approved application (No. A/YL-

TYST/1062). 

 

Site Layout and Design 

 

5.02 The Application Site is divided into six sub-units and is mainly used for open storage/storage 

of construction materials, such as iron bars, water pipes and metals. Only one of the units 

(about 17%, 850 square metres) is used for the open storage of recyclable materials, 

including plastic, metal and paper. Each sub-unit has a number of temporary structures for 

ancillary uses, such as open-sided canopies for storage, site offices, storerooms, meter room 

and washrooms. There are three loading/unloading spaces for medium/heavy goods vehicles 

(3.5m x 11m) and three parking spaces for staff/visitors (2.5m x 5m). The Layout Plan is 

provided in Figure 5. 

 

5.03 Compared with the last application, the site area, boundary, use, operation, number of 

loading/unloading and parking spaces under the current application remain unchanged while 

the layout is changed (about 5% increase in Gross Floor Area (“GFA”)) to meet the 

operational need. A one-storey open-sided canopy (about 222 sq.m.) is added at the centre of 

the Application Site. Most of the temporary structures at the southern tip of the Application 

Site were removed. A sub-unit for open storage of construction materials is added at the 

south of the Application Site, where was the parking spaces for staff/visitors in the last 

application. The parking spaces for staff/visitors, therefore, are relocated to the west of the 

Application Site.  

 

5.04 The Application Site is hard paved and fenced off with corrugated sheets of approximately 2 

metres in height along the application site boundary. The existing vehicular ingress/egress 

(8m wide) is located at the eastern tip along Kung Um Road. The following table shows the 

development parameters between the last application and the current application: 

 

 Last Application 

(No. A/YL-TYST/1062) 

Current Application Difference 

Applied Use Temporary Open Storage 

of Construction Materials 

and Recyclable Materials 

with Ancillary Workshop 

for a Period of 3 Years 

Temporary Open Storage 

of Construction Materials 

and Recyclable Materials 

with Ancillary Workshop 

for a Period of 3 Years 

/ 

Site Area  5,027 sq.m. 5,027 sq.m. / 

No. of Structures 34 27 -7 
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Total GFA 908 sq.m. 953 sq.m. +45 sq.m. 

(+5%) 

Building Height 2.5-7m (1-2 storeys) 2.5-7m (1-2 storeys) / 

No. of Loading/ 

Unloading Bays 

3 3 / 

No. of Parking 

Spaces for 

Private Vehicles 

3 3 / 

 

Site Operations 

 

5.05 The Application Site is mainly used for open storage purpose. Limited ancillary workshop 

activities related to the storage of recyclable materials are carried out at the Application Site, 

including consolidation, classification, dismantling and packing, due to the storage space for 

recyclable materials being rather small. No burning or other workshop activities are allowed to 

be carried out at the Application Site.   

 

5.06 The proposed hours of operation at the Application Site are between 9:00am to 6:00pm from 

Mondays to Saturdays. There is no operation on Sundays and public holidays. which is the 

same as the last application.  

 

Tree Preservation  

 

5.07 The Application Site and its surrounding areas are mainly used for open storage and 

warehouse purposes. According to a recent site inspection, trees have already been planted 

along the eastern, western and northern boundaries of the Application Site. All the existing 

trees within the Application Site will be preserved and the Applicant will provide routine 

horticultural maintenance for the existing trees.  

 

Traffic Arrangement 

 

5.08 Only one vehicular entrance of about 8m wide will be provided at the east of the Application 

Site. Sufficient spaces in the Application Site will be provided for manoeuvring of vehicles. No 

vehicle will need to tail back or reverse onto any public road/local track.  

 

5.09 The hourly trip generation to and from the Application Site will be about 5-6 trips per day and 

the goods will be transported to and from the Application Site by medium/ heavy goods 

vehicles, which is the same as the last application.  In order to control the number of vehicles 

to the Application Site, an appointment system is adopted by the Applicant.  
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Drainage Facilities 

 

5.10 The Applicant has implemented the drainage facilities on site under last planning approval 

(No. A/YL-TYST/1062) and it was considered satisfactory by Drainage Services Department. 

These facilities will be maintained for the current application. 

 

Fire Services Installations 

 

5.11 The Applicant has provided the fire services installations on site under last planning approval 

(No. A/YL-TYST/1062) and it was considered satisfactory by Fire Services Department. 

These installations will be maintained for the current application. 

 

Environmental Consideration 

 

5.12 The following measures will be adopted to minimize any potential impact on surrounding 

areas: 

 

(a) Provision of 2-metre-high fencing around the Application Site to minimize the dust, noise 

and visual impacts of the Proposed Development; 

(b) Maintaining hard paving to limit dust emissions; 

(c) Maintaining the landscaping around the perimeter of the Application Site; 

(d) Proper drainage facilities to be provided, especially at the periphery of the Application Site, 

to prevent surface run-off to the adjoining areas, and with good site management of the 

drainage facilities; 

(e) Limited workshop activities will be carried out within the Application Site to minimize the 

environmental nuisance from site operations; 

(f) No night-time operation and operation during Sundays and public holidays; and 

(g) No grinding or polishing of dusty materials, etc, will be carried at the open area of the 

Application Site.  

 

 

6. JUSTIFICATIONS 

 

Would not Affect the Future Implementation of Yuen Long South Development 

 

6.01 The Chief Executive announced to explore the possibility to develop YLS DA in the 2011-

2012 Policy Address. The objective of YLS DA is to transform the degraded rural land 

predominantly occupied by brownfield operations including open storage yards, warehouses 

and rural industrial uses into housing and other uses with supporting infrastructure and 

community facilities, and to improve the existing environment. In August 2017, the Planning 

Department and the Civil Engineering and Development Department announced the Yuen 

Long South RODP prepared for YLS DA under the Planning and Engineering Study. It is 

noted that the YLS DA is set to be implemented in 3 stages from 2022 to 2038 and the 

Application Site mainly falls within Stage 3 of the development schedule. According to the 

Legislative Council Paper No. CB(1)209/2022(02), the timing for site formation and 

engineering infrastructure works for the Stage 3 development will tentatively be 2029-
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2033/2038. As a result, the clearance of the majority of Application Site will not be realised 

within the next 36 months. 

 

6.02 A small portion of the eastern part (Lot Nos. 1163SB and/ or 1164RP in DD119) of the 

Application Site falls within the boundary of YLS Development – Stage 2 Phase 2, which is 

zoned ‘Road’ in the Yuen Long South RODP. The land clearance operation of YLS 

development – Stage 2 Phase 2 is tentatively targeted to commence in 2024/2025. Since this 

portion of the Application Site is used as vehicular access to the Application Site without any 

structures/ storage activities, no structures are required to be demolished in the land 

clearance stage. If land clearance commences, the Applicant will vacate this portion of the 

Application Site to make way for the road widening work of YLS DA and find an alternative 

way to access the Application Site. As a result, the approval of the current planning 

application would not hinder the progress of land clearance and jeopardize the long-term 

development of the area. 

 

6.03 There is an approved planning application (No. A/YL-TYST/1220) with a similar background to 

the immediate east of the Application Site. The majority of the Site (Application No. A/YL-

TYST/1220) falls within the boundary of the YLS Development – Stage 3 and a small portion 

of the eastern part falls within Stage 2 Phase 2. The planning application (No. A/YL-

TYST/1220) for temporary warehouse for storage of food provisions and rural workshop with 

ancillary office was approved by the Board on 14.7.2023. The applicant (Application No. A/YL-

TYST/1220) was reminded that no substantial works shall be carried out on the concerned 

part of the site in view of the planned YLS Development – Stage 2 Phase 2. In view of this 

recent similar application, the Proposed Development shall be considered not to affect the 

future implementation of YLS Development by the Board. 

 

In Line with the Planning Intention 

 

6.04 According to the Tong Yan San Tsuen OZP, the subject area is zoned “U” which is to cater for 

the continuing demand for open storage, which cannot be accommodated in conventional 

godown premises. This application, which is for temporary open storage, is in line with the 

planning intention for the “U” zone.  

 

6.05 According to the minutes of the 663rd meeting of RNTPC of the last application (No. A/YL-

TYST/1062) held on 8.1.2021, the Planning Department considered that the applied use was 

not in conflict with the planning intention of the U zone on the OZP. In addition, a number of 

similar applications approved by the Board on the same site and its vicinity. Approval of the 

application on a temporary basis would not jeopardize the planning intention of the area. 

 

Compliance with TPB PG-No. 13G 

 

6.06 According to TPB PG-No. 13G, the Application Site falls within a ‘Category 1’ area and is 

considered acceptable for the development of open storage and port back uses on a 

temporary basis. This application also complies with the general planning criteria for 

assessing applications for open storage and port back-up uses in that: 

(i)  the site has previous planning approvals; 
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(ii) the proposal would not have any adverse drainage, traffic, visual or environmental impacts; 

and 

(iii) no adverse departmental comments or local objections are anticipated in view of the 

general nature and locality of the Proposed Development. 

 

Site with Previous Planning Approvals 

 

6.07 The Board previously approved 5 applications for various temporary open storage with/ 

without workshop uses covering different extents of the Application Site in 2008, 2012, 2015, 

2019 and 2021 respectively. The Board’s decision to approve the previous applications on the 

same site indicates that the open storage use is acceptable within the “U” zone. The land use 

(i.e. open storage use) and most of the planning parameters for the current application remain 

unchanged since the previous planning applications were approved. 

 

Compliance with Previous Approval Conditions 

 

6.08 All approval conditions of the last planning application (No. A/YL-TYST/1062) had been 

complied with, including the submission and implementation of the drainage and fire services 

installations proposals. The Applicant commits to comply with the approval conditions should 

this application be approved. The Applicant hopes that the Board would give favourable 

consideration for the renewal approval at the Application Site. 

 

Compatible with Surrounding Land Uses 

 

6.09 The Proposed Development is compatible with the surrounding land uses, which are mixed 

with open storage yards, warehouses and workshops. In view of the current physical condition 

and the prevalence of similar brownfield usage in the immediate vicinity, the Application Site 

is considered suitable for temporary open storage use.  

 

No Adverse Environmental or Visual Impacts 

 

6.10 Unlike port back-up sites and certain types of open storage uses, such as dump sites, 

container vehicle park, storage of sand and gravel, etc., the Proposed Development would not 

generate adverse noise, air pollution or visual intrusion.  Similar to last approved application, 

only minor dismantling activities will be conducted at the Application Site. A large proportion of 

land within the Application Site was used for open storage of construction materials.  

Appropriate paving, perimeter fencing and landscaping have been provided to minimize the 

chance of noise or dust emissions generating from the Application Site. As the Proposed 

Development would only operate during the daytime, i.e. 09:00 to 18:00 hours, the potential 

noise impact caused by the open storage use would be minimal. The Applicant will follow the 

relevant mitigation measures and requirements in the latest “Code of Practice on Handling the 

Environmental Aspects of Temporary Uses and Open Storage Use” (Code of Practice) to 

minimise any potential environmental nuisances. 
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No Adverse Drainage Impact 

 

6.11 The Application Site has been used for open storage use which is of similar nature to the 

proposed development under a number of previous applications. It is conceived that the 

approval of the current application would not affect the drainage condition of the Application 

Site. The Application Site has been provided with drainage facilities to the satisfaction of the 

Drainage Services Department under the previous application. The Applicant will maintain 

and improve the existing drainage facilities, and therefore, no adverse drainage impact is 

anticipated. 

 

No Adverse Traffic Impact 

 

6.12 The applied use, as with most other open storage sites, is passive storage and low traffic 

generating use. The frequency of delivery trips to and from the Application Site will be low 

(estimated to be around 5 or 6 trips per day), which is same as the last application. No 

additional traffic will be generated from the current application. Vehicles will normally travel 

along Kung Um Road, Kiu Hing Road and Tai Tong Road, thereby avoiding the northern 

stretch of Kung Um Road and its junction with Ma Tin Road, which experiences serious traffic 

congestion during peak hours. 

 

Approval of Similar Applications 

 

6.13 As mentioned in Paragraph 4.08, the Board’s approval of a number of similar applications for 

open storage use within the same “Undetermined” zone in the past indicates that the subject 

area is suitable for the applied use on a temporary basis. 

 

Shortage of Suitable Site for Open Storage Use 

 

6.14 In November 2019, the Planning Department conducted the "Study on the Use and Operation 

of Brownfields in the New Territories". There are 1,579 hectares of brownfield sites in the New 

Territories, of which 1,414 hectares are in operation with 7,373 operators, and the remaining 

165 hectares are not in operation. More than 80% of brownfields are privately owned.  

 

6.15 About 803 of 1,579 hectares have been included in ongoing or planned new development 

area projects or other known government or private developments. The existing brownfield 

operations will be gradually phased out in stages, while the proposed multi-storey industrial 

buildings may not be applicable for all brownfield uses. Moreover, 450 hectares of the 

remaining 700 hectares of brownfield sites are classified as having high or moderate potential 

for development. The Planning Department has been assessing how many of them are 

suitable for short and medium-term public housing development. In future, the sites for open 

storage use will be much fewer than now. 
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Supporting the Local Recycling Industry in Hong Kong 

 

6.16 Over the years, the Environmental Protection Department has continuously encouraged and 

facilitated waste reduction and recycling activities in Hong Kong. Since 1991 it has provided a 

helpline service to help the public organise waste reduction and recycling programmes. The 

Government has an established policy to support the local recycling industry by identifying 

and leasing suitable short term tenancy sites to waste recycling purposes. In 2021, the 

Environment and Ecology Bureau announced the Waste Blueprint for Hong Kong 2035, which 

sets out the vision of “Waste Reduction, Resources Circulation, Zero Landfill”. The 

Government injected an additional sum of $1 billion into the Recycling Fund and extended its 

application period to 2027 in order to continuously support the recycling industry in coping 

with the latest needs of both the local and non-local markets. In this regard, the Proposed 

Development would contribute to achieving the Government policy of waste recycling by 

private initiatives. 

 

 

7. CONCLUSION  

 

7.01 The Application Site falls within an “U” zone on the Approved Tong Yan San Tsuen OZP No. 

S/YL-TYST/14. As evidenced by the surrounding land uses, the Application Site and its 

surrounding area has been popular location for open storage sites and rural industrial uses. 

The Application Site mainly falls within Stage 3 of the development schedule of YLS DA. 

Temporary approval of the applied use would not frustrate the planning intention and long-

term development for the area.  

 

7.02 The Application Site had been approved for open storage use in the past. In accordance with 

TPB PG-No. 13G, the Application Site is considered suitable for open storage and port back-

up uses on a temporary basis. The Application Site, which has been hard-paved, with 

landscaping, perimeter fencing and proper run-in/out, and served by an existing drainage 

system and fire services installations that were approved by relevant Government 

departments. In this regard and with the reasons stated above, it is anticipated that the 

applied use will not generate any adverse traffic, drainage, visual or environmental impacts on 

the surrounding areas. 

 

7.03 As there are only minor changes in development parameters since the last planning approval 

was granted and all approval conditions had been complied with, together with the reasons 

detailed in the previous sections, the Applicant respectfully requests that the Board give 

favourable consideration and approve this application for a further period of 3 years. 

 

 

Top Bright Consultants Ltd. 

November 2023 
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Total: 11 pages 

 
Date: 10 April 2021 
 
TPB Ref.: A/YL-TYST/1062 

                                            By Email 
Tuen Mun and Yuen Long West District Planning Office 
14/F, Sha Tin Government Offices 
1, Sheung Wo Che Road 
Sha Tin 
NT 
(Attn: Mr. Arthur MOK) 
 
Dear Sir, 
 
Compliance with Approval Condition (g)  

Temporary Open Storage of Construction Materials and Recyclable 

Materials with Ancillary Workshop for a Period of 3 Years at Lots 

1160 (Part), 1161, 1163 S.B (Part), 1164 RP (Part), 1174 (Part) and 

1175 (Part) in D.D. 119, Kung Um Road, Yuen Long, New Territories 

 

To comply with planning condition (g), we are glad to submit the drainage proposal 
for the consideration of the CE/MN, DSD. 
 
Should you have any enquiries, please feel free to contact the undersigned at 

 at your convenience. 
 

Yours faithfully, 
 
 
 
 
                                                   
                                                       Patrick Tsui  
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Annex 1  DRAINAGE PROPOSAL  
 

1.1  Existing Situation 
 

A.  Site particulars 
 

1.1.1 The application site had been paved and occupied an area of about 5,027m2.  
 

1.1.2 The area adjacent to the proposed development is mainly occupied by open 
storage yards and warehouses.  The application site is surrounded by a good 
number of similar warehouses and open storage yards to the east and northeast.   

 
B. Level and gradient of the subject site & proposed surface channel 

 
1.1.4 It has a very gentle gradient sloping from centre to the periphery from about 

+18.3mPD to +17.6mPD. 
 
C.  Catchment area of the proposed drainage provision at the subject site 

 
1.1.5 According to Figure 1, it is noted that the land to the north, east and west of the 

application site commands a lower level while the centre of the site commands a 
highest level of about +18.3mPD.  The land to the east of the site is also 
occupied by a significant size warehouse.  The level to the south of the site is 
slightly higher than the site.  

 
1.1.6 As such, an external catchment as shown in Figure 1 which covers the area to the 

south is taken into account when designing the drainage facilities for the proposed 
development.  

 
D.  Particulars of the existing drainage facilities to accept the surface runoff 

collected at the application site 
 

1.1.7 As shown in Figure 2, a nullah is found to the south of the application site. The 
intercepted surface runoff will be dissipated to the existing nullah via an existing 
600mm diameter underground pipe.  

 



  
 

3 

1.2 Runoff Estimation  
 
1.2.1 Rational method is adopted for estimating the designed run-off 

 
                       Q = k ×i ×A/3,600 
 

Assuming that: 
i  The area of the entire catchment is approximately 2,670m2 and 2,900m2; 

(Figure 2) 
ii The catchment is predominant unpaved in character, it is assumed that the 

value of run-off co-efficient (k) is taken as 1.  
                          Catchment A            Catchment B 

Difference in Land 
Datum 

=  18.3m – 17.6m   
= 0.7m 

=  18.7m – 17.6m   
= 1.1m 

L        =  52m =  56m 
∴  Average fall =  0.7m in 52m  or  

1m in 74.29m 
=  1.1m in 56m  or  
1m in 50.91m 

 
According to the Brandsby-Williams Equation adopted from the “Stormwater 
Drainage Manual – Planning, Design and Management” published by the 
Drainage Services Department (DSD), 
 
               Catchment A                 Catchment B 
Time of 
Concentration 
(tc) 

= 0.14465 [ L/(H0.2 
×A0.1) ] 
 
                           
tc  = 0.14465 [ 52/ 
(1.350.2 × 2,6700.1) ]  
             
                           
tc = 3.22 minutes 

 

= 0.14465 [ L/(H0.2 ×A0.1) ] 
 
                           
tc  = 0.14465 [ 56/ (1.960.2 
× 2,9000.1) ]  
             

                                   
 
    tc = 3.19 minutes 

     
With reference to the Intensity-Duration-Frequency Curves provided in the 
abovementioned manual, the mean rainfall intensity (i) for 1 in 50 recurrent 
flooding period is found to be 305 mm/hr 

 

                  Catchment A                 Catchment B 

By Rational 

Method, Q1 

= 1 × 305 × 10,000 / 
3,600 
 
                        
∴Q1= 226.21 l/s  
= 13,572.5 l/min  
                                
= 0.23m3/s 

 

= 1 × 305 × 10,000 / 
3,600 
 
                        
∴Q1= 245.69 l/s  
= 14,741.67 l/min  
                                
= 0.25m3/s 
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In accordance with the Chart or the Rapid Design of Channels in “Geotechnical 
Manual for Slopes”, for an approximate gradient of about 1:120 and 1:100 in 
order to follow the gradient of the application site, 375mm surface channel is 
considered adequate to dissipate all the stormwater accrued by the application 
site and adjacent land. 
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Annex 1.3  Drainage Calculation for the 600mm Diameter Pipe  
    
1.3.1  The capacity of the proposed 600mm diameter pipe 

 
Manning’s Formula is adopted for estimating the maximum capacity of the 
existing open channel: 

 
 Q2 = A  x  R2/3  x  S1/2/n 

 
 

Assuming that: 
i. Gradient (S) of the existing drainage is taken as 1:100; 
ii. Manning’s roughness coefficient (n) is taken as 0.015; 
iii. R = A/P = (0.28) / (2 * 3.1416 * 0.3) = 0.1485; & 
iv. The cross-section of the existing channel is illustrated as follows: 

 
 
 
 
 
 
 
 
 
 
By Manning’s Formula: 
 
                  Q2 = 0.28 x (0.1485)2/3 x (0.01)1/2 / 0.015  
 
                     = 0.53m3/s 
 
 
In accordance with the Chart or the Rapid Design of Channels in “Geotechnical 
Manual for Slopes”, for an approximate gradient of 1:100, 600mm diameter steel pipe 
is considered adequate to dissipate all the storm water generated at the application site 
and adjacent land because the total surface runoff of catchment A and catchment B is 
0.48 m3/s only (i.e. 0.23m3/s + 0.25m3/s) 
 
 

 

600mm 
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1.4  Proposed Drainage Facilities 
  

1.4.1 Subject to the calculations in 1.2 above, it is determined that proposed 375mm 
concrete surface channel along the site periphery is adequate to intercept storm 
water passing through and generated at the application site (Figure 1).   

 
1.4.2 The collected stormwater will then be discharged to the existing nullah to the 

south of the application site.  
 
1.4.3 All the proposed drainage facilities will be provided and maintained at the 

applicant’s own expense.  Also, sand trap and surface channel will be cleaned at 
regular interval to avoid the accumulation of rubbish/debris which would affect 
the dissipation of storm water. 

 
1.4.4 The provision of the proposed surface channel will follow the gradient of the 

application site.  All the proposed drainage facilities will be constructed and 
maintained at the expense of the applicant. 

 
1.4.5 All proposed works at the site periphery would not obstruct the flow of surface 

runoff from the adjacent areas, the provision of trees and surface channel at site 
boundary is detailed hereunder: 

 
(a) Soil excavation at site periphery, although at minimal scale, is inevitably for 

the provision of surface channel and landscaping.  In the reason that the 
accumulation of excavated soil at the site periphery would obstruct the free 
flow of the surface runoff from the surroundings, the soil will be cleared at 
the soonest possible after the completion of the excavation process. 

 
(b) In view of that soil excavation may be continued for several working days, 

surface channel will be dug in short sections and all soil excavated will be 
cleared before the excavation of another short section. 

 
(c) No leveling work will be carried at the site periphery.  The level of the site 

periphery will be maintained during and after the works.  As such, the 
works at the site periphery would not either alter or obstructed the flow of 
surface runoff from adjacent areas. 

 
(d) Some holes will be provided at the toe of hoarding so as to allow 

unobstructed flow of surface runoff from adjacent area. 
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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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Appendix III of RNTPC
Paper No. A/YL-TYST/1247

Relevant extracts of the Town Planning Board Guidelines on
“Renewal of Planning Approval and Extension of Time for Compliance with Planning

Conditions for Temporary Use or Development”
(TPB PG-No. 34D)

1. The criteria for assessing applications for renewal of planning approval include:

(a) whether there has been any material change in planning circumstances since the previous
temporary approval was granted (such as a change in the planning policy/land-use zoning for
the area) or a change in the land uses of the surrounding areas;

(b) whether there are any adverse planning implications arising from the renewal of the planning
approval (such as pre-emption of planned permanent development);

(c) whether the planning conditions under previous approval have been complied with to the
satisfaction of relevant Government departments within the specified time limits;

(d) whether the approval period sought is reasonable; and

(e) any other relevant considerations.

2. Under normal circumstances, the approval period for renewal should not be longer than the
original validity period of the temporary approval. In general, the Board is unlikely to grant an
approval period exceeding three years unless there are strong justifications and the period is
allowed for under the relevant statutory plans. Depending on the circumstances of each case, the
Board could determine the appropriate approval period, which may be shorter than the time
under request.
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Previous Applications covering the Application Site

Approved Applications

Application No. Proposed Use(s) Date of Consideration
(RNTPC)

1 A/YL-TYST/381 Proposed Temporary Open Storage of New Household
Electrical Appliances and Furniture for a Period of 3
Years

7.3.2008
[revoked on 7.8.2009]

2 A/YL-TYST/593 Proposed Temporary Open Storage of Construction
Materials and Machinery for a Period of 3 Years

15.6.2012

3 A/YL-TYST/766 Temporary Open Storage of Construction Materials with
Ancillary Facilities (Including Site Office, Staff Restroom
and Workshop) for a Period of 3 Years

4.12.2015
[revoked on 4.11.2017]

4 A/YL-TYST/936 Temporary Open Storage of Recycling Materials with
Ancillary Workshop for a Period of 3 Years

18.1.2019
[revoked on 18.2.2021]

5 A/YL-TYST/1062 Temporary Open Storage of Construction Materials and
Recyclable Materials with Ancillary Workshop for a
Period of 3 Years

8.1.2021
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Similar Applications within/straddling the Subject “U” Zone
on the Tong Yan San Tsuen OZP Since 2018

Approved Applications

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

1 A/YL-TYST/896 Proposed Temporary Open Storage of
Building/Recycling Materials, Construction
Machinery, Used Electrical/Electronic Appliances
and Parts with Ancillary Workshop Activities for a
Period of 3 Years

15.6.2018

2 A/YL-TYST/898 Temporary Open Storage of Construction Material
with Ancillary Office for a Period of 3 Years

18.1.2019

3 A/YL-TYST/904 Temporary Open Storage and Warehouse for
Storage of Furniture, Exhibition Materials,
Construction Materials/Machinery and Household
Detergent for a Period of 3 Years

3.8.2018
[revoked on 3.7.2020]

4 A/YL-TYST/944 Renewal of Planning Approval for Temporary
“Open Storage of Construction Machinery” for a
Period of 3 Years

22.2.2019

5 A/YL-TYST/945 Temporary Warehouse and Open Storage of
Homeware for a Period of 3 Years

8.3.2019

6 A/YL-TYST/947 Temporary Warehouse and Open Storage of
Exhibition Materials and Construction Materials
with Ancillary Office for a Period of 3 Years

22.3.2019

7 A/YL-TYST/953 Temporary Open Storage of Construction Materials,
Equipment and Machinery for a Period of 3 Years

12.4.2019

8 A/YL-TYST/955 Temporary Open Storage of Construction Material
with Ancillary Site Office for a Period of 3 Years

12.4.2019

9 A/YL-TYST/1012 Renewal of Planning Approval for Temporary
Warehouse and Open Storage of Exhibition
Materials for a Period of 3 Years

24.4.2020

10 A/YL-TYST/1003 Temporary Open Storage of Construction
Machinery and Materials, Recycling Materials and
Used Electrical Appliances with Ancillary
Workshop for a Period of 3 Years

26.05.2020

11 A/YL-TYST/1024 Temporary Logistics Centre and Open Storage of
Building/Recycling Materials, Construction
Machinery, Used Electrical/Electronic Appliances
and Parts with Ancillary Workshop Activities for a
Period of 3 Years

10.7.2020
[revoked on 10.4.2021]

12 A/YL-TYST/1042 Temporary Open Storage of Building Materials,
Construction Machinery, Recycling Materials
(Metal, Plastic and Paper) and Used
Electrical/Electronic Appliances and Parts with
Ancillary Workshop Activities for a Period of 3
Years

21.8.2020

13 A/YL-TYST/1017 Renewal of Planning Approval for Temporary Open
Storage of Construction Materials, Equipments and
Machinery and Container Site Offices with
Ancillary Repair Activities for a Period of 3 Years

15.9.2020
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Application No. Proposed Use(s)/Development(s) Date of Consideration
(RNTPC)

14 A/YL-TYST/1059 Temporary Warehouse for Storage of Electronic
Goods and Open Storage of Building/Recycling
Materials, Construction Machinery, Used
Electrical/Electronic Appliances and Parts with
Ancillary Workshop Activities for a Period of 3
Years

18.12.2020
[revoked on 18.9.2021]

15 1
0
6

A/YL-TYST/1038 Temporary Open Storage and Warehouse for
Storage of Furniture, Exhibition Materials,
Construction Materials/Machinery and Household
Detergent for a Period of 3 Years

22.1.2021

16 A/YL-TYST/1105 Temporary Warehouse for Storage of Electronic
Goods and Open Storage of Building Materials and
Construction Machinery with Ancillary Workshop
Activities for a Period of 3 Years

10.9.2021

17 A/YL-TYST/1133 Renewal of Planning Approval for Temporary Open
Storage of Construction Material with Ancillary
Office for a Period of 3 Years

14.1.2022

18 A/YL-TYST/1137 Renewal of Planning Approval for Temporary
Warehouse and Open Storage for Storage of
Homeware for a Period of 3 Years

28.1.2022

19 A/YL-TYST/1140 Renewal of Planning Approval for Temporary
Warehouse and Open Storage of Exhibition
Materials and Construction Materials with Ancillary
Office for a Period of 3 Years

28.1.2022

20 A/YL-TYST/1142 Renewal of Planning Approval for Temporary Open
Storage of Construction Material with Ancillary
Site Office for a Period of 3 Years

18.2.2022

21 A/YL-TYST/1144 enewal  of  Planning  Approval  for  Temporary
Open  Storage  of Construction Machinery for a
Period of 3 Years

18.2.2022

22 A/YL-TYST/1147 Renewal of Planning Approval for Temporary Open
Storage of Construction Materials, Equipments and
Machinery for a Period of 3 Years

4.3.2022

23 A/YL-TYST/1217 Temporary Warehouse and Open Storage of
Construction Machinery and Construction Materials
for a Period of 3 Years

23.6.2023

24 A/YL-TYST/1227 Renewal of Planning Approval for Temporary Open
Storage of Building Materials, Construction
Machinery, Recycling Materials (Metal, Plastic and
Paper) and Used Electrical/Electronic Appliances
and Parts with Ancillary Workshop Activities for a
Period of 3 Years

11.8.2023

25 A/YL-TYST/1230 Temporary Open Storage of Metalware for
Recycling for a Period of 3 Years

25.8.2023
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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.

2. Traffic

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

No adverse comment from traffic engineering perspective for the application.

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

No objection to the application.

3. Drainage

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

� no objection in principle to the proposed development;

� based on the drainage proposal/planning statement enclosed in the application, the
applicant would maintain the same drainage facilities as those maintained under
previous planning application No. A/YL-TYST/1062; and

� should the Town Planning Board (the Board) consider the application acceptable from
the planning point of view, approval conditions requiring the maintenance of the
drainage facilities implemented under application No. A/YL-TYST/1062 and the
submission of records of the existing drainage facilities on site to the satisfaction of the
Director of Drainage Services or of the Board should be stipulated.

4. Fire Safety

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

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

� having considered the nature of open storage, the following approval condition shall be
added:

the provision of fire extinguisher(s) within 6 weeks from the date of planning approval
to the satisfaction of D of FS.
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5. Building Matters

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

� no adverse comment on the application; 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. Long Term Development

(a) Comments of the Chief Engineer/Cross-Boundary Infrastructure and Development,
Planning Department (CE/CID, PlanD):

� the Civil Engineering and Development Department (CEDD) and PlanD jointly
commissioned the“Planning and Engineering Study for Housing Sites in Yuen
Long South (YLS) – Investigation” (the Study). According to the Revised
Recommended Outline Development Plan of the Study promulgated in May 2020,
the majority of the Site falls within an area zoned “Education”, partly within an area
zoned “Local Open Space”, and a minor area shown as ‘Road’; and

� the objective of YLS is to transform the degraded rural land predominantly occupied
by brownfield operations including open storage yards, warehouse and rural
industrial uses into housing and other uses with supporting infrastructure and
community facilities, and to improve the existing environment.  It is noted that the
application is for temporary use for a period of 3 years. In considering the
application for temporary uses, due consideration should be given on the possible
implication on land clearance which would affect the future implementation of YLS.

(b) Comments of the Project Manager (West) (PM(W)), CEDD:

No objection to the application.

7. District Officer’s Comments

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

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

8. Other Departments

� Chief Engineer/Construction, Water Supplies Department (CE/C, WSD) and
Commissioner of Police (C of P) have no comment on the application.



Appendix VI of RNTPC
Paper No. A/YL-TYST/1247

TYST 1247

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) to note that the Site might be resumed at any time during the planning approval for
implementation of government projects;

(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 (DLO/YL,
LandsD) 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;

(ii) within the Site, Lots 1160 and 1161 in D.D. 119 are covered by Short Term Waivers
(STWs) No. 3665 and 3664 respectively for the purpose of “Open Storage of Construction
Materials and Machinery and Ancillary Use”;

(iii) the programme of Yuen Long South (YLS) Development should be taken into account
when drawing up the STW boundary and layout of structures to be built on site.  All STWs
affected will have to be terminated upon land resumption and the site will be cleared in
accordance with the Civil Engineering and Development Department’s (CEDD)
scheduled programme; and

(iv) the STW holder(s) will need to apply to his office for modification of the STW conditions
where appropriate and the lot owner(s) of the lot(s) without STW will need to apply to his
office to permit the structures to be erected or regularise any irregularities on site, if any.
Besides, given the proposed use is temporary in nature, only application for regularisation
or erection of temporary structure(s) will be considered. 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 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 (C for T) that:

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

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

(i) if the proposed access on Kung Um Road is approved by the Transport Department, the
applicant should ensure the run-in/out is constructed in accordance with the latest version
of HyD Standard Drawings no. H1113 and H1114 or H5133, H5134 and H5135,
whichever set is appropriate to match with the existing adjacent pavement; and

(ii) adequate drainage measures should be provided to prevent surface water running from the
Site to the nearby public roads and drains;
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(g) to note the comments of the Director of Environmental Protection (DEP) that:

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

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

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

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

(iii) to address the approval condition on provision of fire extinguisher(s), a valid fire
certificate (FS 251) should be submitted to his department for approval; and

(iv) if the proposed structures are 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;

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

(i) 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 unauthorized
building works (UBW) under the Buildings Ordinance (BO) and should not be designated
for any proposed use under the application;

(ii) 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;

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

(iv) 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;

(v) 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 the
building plan submission stage;

(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
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(vii) detailed checking under the BO will be carried out at building plan submission stage; and

(j) to note the comments of the Project Manager (West), CEDD (PM (W), CEDD) that:

(i) the eastern part of the Site falls within the boundary of YLS Development – Stage 2B.
The land resumption and clearance programme of the project is subject to Executive
Council’s authorisation on land resumption and Finance Committee’s funding approval
of the project.  Land clearance operation is tentatively targeted to commence in 2024.  The
concerned part of the Site might be subject to land resumption for the implementation of
the YLS Development – Stage 2B which might take place at any time before the expiry
of the temporary planning permission.  The applicant is reminded that no substantial
works shall be carried out on the Site in view of the planned YLS Development – Stage
2B; and

(ii) the western part of the Site falls within the boundary of the proposed YLS Development
– Stage 3. The YLS Development would provide land to meet the medium to long term
housing needs of Hong Kong and the detailed implementation programme with phasing
and packaging of works for YLS Development – Stage 3 is being formulated.
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Good Practice Guidelines for Open Storage Sites

Internal Access
for Fire

Appliances

Lot
Boundaries

(Clear Width)

Distance
between
Storage

Cluster and
Temporary
Structure

Cluster Size Storage
Height

1. Open Storage of
Containers

2m 4.5m

2. Open Storage of Non-
Combustibles or Limited

Combustibles

4.5m 2m 4.5m

3. Open Storage of
Combustibles

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

Remarks: Smoking and naked flame activities shall not be allowed within the open storage / recycling site.
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