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Proposed Temporary Open Storage with Ancillary Workshop & Office in D.D. 120, Shan Ha Tsuen, Yuen Long 

September 2024 

1 

Proposed Temporary Open Storage of Construction Machinery and 

Construction Materials with Ancillary Workshop & Office for a Period 

of 3 Years  

at  

Lots 2428 RP (Part), 2429 S.D (Part), 2704 S.A & S.B (Part), 2705 (Part), 

2712 S.A (Part), 2712 S.B (Part), 2713 (Part), 2714 (Part), 2716 RP (Part), 

2717 RP (Part), 2718 RP (Part) in D.D. 120 and Adjoining Government 

Land, Shan Ha Tsuen, Yuen Long, N.T. 

 

Annex 1 Estimated Traffic Generation 
 

1.1 The application site is accessible via a vehicular access leading from the tip of 

Shan Ha Road.  The application site subject to seven planning permissions related 

to open storage activity since 2000.  The current planning application is also 

intended for open storage use. 

 

1.2 The estimated average traffic generation and traffic generation rate at peak hours 

are as follow: 

 

Type of 

Vehicle 

Average Traffic 

Generation Rate  

(pcu/hr) 

Average Traffic 

Attraction Rate  

(pcu/hr) 

Traffic 

Generation Rate 

at Peak Hours 

(pcu/hr) 

Traffic 

Attraction Rate 

 at Peak Hours 

(pcu/hr) 

Private car  
0.29 0.29 2 2 

Medium 

goods 

vehicle (not 

exceeding 

24 tonnes) 

0.14 0.14 2 2 

Total 0.43 0.43 4 4 

Note 1: The opening hour of the proposed development is restricted to 9:00 a.m. to 

11:00 p.m. from Mondays to Saturdays.  No operation will be held on Sundays and 

public holidays. 

 

Note 2: The pcu of private car & medium goods vehicle are taken as 1 and 2 

respectively.  

 

Note 3: Morning peak is defined as 7:00a.m. to 9:00a.m. whereas afternoon peak is 

defined as 5:00p.m. to 7:00p.m. 

 

1.3 In association with the proposed development, adequate space for manoeuvring of 

vehicle would be provided as shown in Figure 3.  The negligible increase in 

traffic would not aggravate the traffic condition of Shan Ha Road and nearby road 

networks. 
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Date: 7 November 2024 

 

TPB Ref.: A/YL-TYST/1291 

                                            By Email 

Town Planning Board 

15/F, North Point Government Offices 

333, Java Road 

North Point 

Hong Kong 

(Attn: The Secretary) 

 

Dear Sir, 

 

Proposed Temporary Open Storage of Construction Machinery and 

Construction Materials with Ancillary Workshop & Office for a 

Period of 3 Years at Lots 2428 RP (Part), 2429 S.D (Part), 2704 S.A & 

S.B (Part), 2705 (Part), 2712 S.A (Part), 2712 S.B (Part), 2713 (Part), 

2714 (Part), 2716 RP (Part), 2717 RP (Part), 2718 RP (Part) in D.D. 

120 and Adjoining Government Land, Shan Ha Tsuen, Yuen Long, 

N.T. 

 
We write to supersede our letter dated 6.11.2024 with incorrect title.  We write to 

confirm that the layout and the use of the proposed development at the captioned site 

is the same as the layout and use of the last planning permission No. 

A/YL-TYST/1126.   

 

We are glad to submit the FSI plan and the FS251 certificate herewith for the 

consideration of the Director of Fire Services (D of FS).  

 

Should you have any enquiries, please feel free to contact our Mr. Patrick Tsui at 5114 

9258 at your convenience. 

 

Yours faithfully, 

 

 

 

 

 

Patrick Tsui 

 

c.c. Tuen Mun and Yuen Long West District Planning Office (Attn: Mr. Edwin 

YEUNG) – By Email 
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Date: 10 December 2024 

 

TPB Ref.: A/YL-TYST/1291 

                                            By Email 

Town Planning Board 

15/F, North Point Government Offices 

333, Java Road 

North Point 

Hong Kong 

(Attn: The Secretary) 

 

Dear Sir, 

 

Proposed Temporary Open Storage of Construction Machinery and 

Construction Materials with Ancillary Workshop & Office for a 

Period of 3 Years at Lots 2428 RP (Part), 2429 S.D (Part), 2704 S.A & 

S.B (Part), 2705 (Part), 2712 S.A (Part), 2712 S.B (Part), 2713 (Part), 

2714 (Part), 2716 RP (Part), 2717 RP (Part), 2718 RP (Part) in D.D. 

120 and Adjoining Government Land, Shan Ha Tsuen, Yuen Long, 

N.T. 

 
The area for open storage at the captioned site is about 2,300m2 as shown in the 

updated layout plan.   

 

Should you have any enquiries, please feel free to contact our Mr. Patrick Tsui at 

at your convenience. 

 

Yours faithfully, 

 

 

 

 

 

Patrick Tsui 

 

c.c. Tuen Mun and Yuen Long West District Planning Office (Attn: Mr. Edwin 

YEUNG) – By Email 
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Town Planning Board Guidelines for 

Application for Open Storage and Port Back-up Uses 

(TPB PG-No.13G) 

 

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 New Development Areas (NDAs): 

 

(a) The planning for various NDAs (including potential development areas) in the New Territories 

has been in progress and the land use proposals for some of these areas have been incorporated 

as appropriate into relevant statutory town plans. The NDAs will be implemented by phases. 

While it is envisaged that the existing open storage and port back-up uses in these areas will 

be gradually phased out, sympathetic consideration may be given to applications for continued 

operation of these uses during the interim period before the sites are required for NDA 

development.  

 

(b) For existing open storage and port back-up uses with previous planning approval(s) and/or 

permitted under the previous Outline Zoning Plans, sympathetic consideration may be given 

to the application (irrespective of whether the application is submitted by the applicant of 

previous approval or a different applicant) until the concerned site is required for 

implementation of NDA development, provided that the relevant approval conditions, if any, 

have been complied with. Technical assessments, where appropriate, may also need to be 

submitted to demonstrate that the continued operation of the current uses would not have 

adverse drainage, traffic, visual, landscaping and environmental impacts on the surrounding 

areas and the concerns of the departments and local residents, if any, can be addressed through 

the implementation of the approval conditions.  

 

(c) In view of the impending implementation of NDAs, new open storage and port back-up uses 

are generally not encouraged to infiltrate into the NDAs. However, sympathetic consideration 

may be given to applications for relocation of the uses/operations affected by government 

projects to sites designated for development purpose in NDAs (including those planned for 

GIC and open space developments) as temporary use/ development before these sites are 

required for NDA development, subject to policy support given by the relevant policy bureau(x) 

to the application and no adverse departmental comments and local objections, or the concerns 

could be addressed by approval conditions.  There is a general presumption against such uses 

at sites with land use compatibility issue, e.g. in close proximity to existing residential 

dwellings which may be subject to environmental nuisances caused by the open storage and 

port back-up uses. Applications will normally be rejected unless under exceptional 

circumstances.  

 

(d) Any approved temporary use and development should not jeopardize the long-term planned 

development on the respective site/the surrounding area under the NDA and the applicant 

should be advised that the site would be required by the government at any time during the 

planning approval period for implementation of government projects.  
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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/110* Temporary Open Storage of Construction Materials and 
Machinery for a Period of 3 Years 

25.8.2000 approved  
for 2 years  

[revoked on 25.5.2001] 

2 A/YL-TYST/458* Proposed Temporary Open Storage of Construction 

Machinery, Construction Materials and Recycled Materials 
including Metal and Plastic for a Period of 3 Years 

9.10.2009 approved f 

or 1 year  
[revoked on 9.8.2010] 

3 A/YL-TYST/516* Temporary Open Storage of Household Detergent, 

Construction Machinery/Materials and Recycled Materials 

including Paper, Metal and Plastic with Ancillary 
Workshop for a Period of 3 Years 

28.1.2011 approved  

for 1 year  

[revoked on 24.6.2011] 

4 A/YL-TYST/626* Proposed Temporary Open Storage of Construction 

Machinery, Construction Materials, Recycled Materials 
(including Paper, Metal and Plastic) with Ancillary 

Workshop and Office for a Period of 3 Years 

21.12.2012 

5 A/YL-TYST/768* Proposed Temporary Open Storage of Construction 

Machinery and Construction Materials with Ancillary 
Workshop and Office for a Period of 3 Years 

18.12.2015 

6 A/YL-TYST/838* Temporary Open Storage of Construction Machinery, 

Construction Material and Ancillary Site Office for a Period 

of 3 Years 

26.5.2017 

7 A/YL-TYST/935* Temporary Open Storage of Construction Machinery and 

Construction Materials with Ancillary Workshop and 

Office for a Period of 3 Years 

18.1.2019 

8 A/YL-TYST/1014* Renewal of Planning Approval for Temporary Open 
Storage of Construction Machinery, Construction Material 

and Ancillary Site Office for a Period of 3 Years 

15.5.2020 

9 A/YL-TYST/1126 Renewal of Planning Approval for Temporary Open 
Storage of Construction Machinery and Construction 

Materials with Ancillary Workshop and Office for a Period 

of 3 Years 

24.12.2021 

10 A/YL-TYST/1245 Temporary Open Storage of Construction Machinery, 
Construction Material and Charcoal and Ancillary Site 

Office for a Period of 3 Years 

22.12.2023 

 

Remarks: 
* Zoned “Undetermined” (“U”) at the time of consideration by RNTPC. 

 

 

Rejected Application 

 

  

Application No. 

 

 

Proposed Use(s) 

 

Date of 

Consideration 

(TPB) 

 

 

Rejection  

Reason(s) 

1 A/YL-TYST/564* Temporary Open Storage of Construction 

Machinery, Construction Materials and 

Recycled Materials (including Metal and 

31.8.2012  

On review 

(1), (2), (3) 
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Plastic) with Ancillary Workshop for a 

Period of 3 Years 

 

Remarks: 
* Zoned “U” at the time of consideration by RNTPC. 

 

Rejection Reasons 
 

(1) No information in the submission to demonstrate that the proposed development would not cause adverse 

environmental, drainage and fire safety impact on the surrounding areas. 
(2) The application does not comply with the Town Planning Board Guidelines for Application for Open 

Storage and Port Back-up Uses in that the development is incompatible with the surrounding residential 

use. 

(3) The application involves previously revoked planning permissions due to non-compliance with the 
approval conditions. Approval of the application with repeated non-compliances would set an undesirable 

precedent for other similar planning permissions for temporary uses, nullifying statutory planning control.
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Similar Applications within/straddling the subject “R(A)3” Zone  

on the Tong Yan San Tsuen OZP Since 2019 
 

 

Approved Applications 
 

  

Application No. 

 

 

Proposed Use(s)/Development(s) 

 

Date of Consideration 

(RNTPC) 

 

1  A/YL-TYST/1036 Renewal of Planning Approval for Temporary Open 

Storage of Construction Machinery and Material for 

a Period of 3 Years 

1.9.2020 

2  A/YL-TYST/1093 Renewal of Planning Approval for Temporary Open 

Storage of Scrap Metal for Recycling, Construction 

Materials, Equipments and Machinery and 
Container Site Offices with Ancillary Repair 

Activities for a Period of 3 Years 

28.5.2021 

[revoked on 9.8.2022] 

3  A/YL-TYST/1114 Proposed Temporary Warehouse and Open Storage 

for Storage of Construction Machinery and 
Construction Materials for a Period of 3 Years 

24.9.2021 

[revoked on 24.6.2023] 

4  A/YL-TYST/1203 Temporary Warehouse and Open Storage of 

Construction Materials, Vehicle Parts, Mobile 

Toilets and Construction Machinery for a Period of 
3 Years 

17.3.2023 

5  A/YL-TYST/1239 Temporary Warehouse and Open Storage of 

Construction Materials, Scrap Metal and Vehicle 
Parts for a Period of 3 Years 

27.10.2023 

6  A/YL-TYST/1269 Temporary Open Storage of Construction 

Machinery and Material for a Period of 3 Years 

5.7.2024 

 
 

Rejected Application 

 

  

Application No. 

 

 

Proposed Use(s) 

 

 

Date of Consideration 

(RNTPC) 

 

 

Rejection 

Reason(s) 

 

1 A/YL-TYST/1058 Temporary Warehouse and Open 
Storage for Storage of Recyclable 

Materials (Plastic and Metal) with 

Ancillary Workshop for a Period of 3 
Years 

18.12.2020 (1), (2) 

 

Rejection Reason(s): 

 
(1) No strong justification for a departure from the planning intention of the “R(A)3” zone, even on a 

temporary basis. 

(2) Not comply with the TPB PG-No. 13F. 
 



Appendix V of RNTPC 

Paper No. A/YL-TYST/1291 

TYST 1291 

 

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 renewal 

application; and 

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

(b) Comments of the Chief Highway Engineer/New Territories West, Highways 

Department (CHE/NTW, HyD):  

No adverse comment on the application. 

3. Drainage 

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

DSD): 

 no in-principle objection to the development; 

 based on the drainage proposal enclosed in the application, apparently the applicant 

would maintain the same drainage facilities as those implemented under previous 

planning application No. A/YL-TYST/1126; and 

 should the current application be approved by the Town Planning Board (the Board), 

approval conditions requiring the maintenance of the drainage facilities implemented 

under application No. A/YL-TYST/1126 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 in-principle objection to the renewal application subject to the existing fire service 

installations implemented on the Site being maintained in efficient working order at all 

times. 
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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 

 there is no record of approval granted by the Building Authority for the structures 

existing at the Site and his department is not in a position to offer comments on their 

suitability for the use related to 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”. According to the Revised Recommended 

Outline Development Plan of YLS promulgated in May 2020, the Site falls within 

an area partly zoned “Residential – Zone 1 (Subsidised Sale Flats with 

Commercial)” , partly zoned “Special Residential – Zone 1 – Public Rental Housing 

(with Commercial)” and partly within an area shown as ‘Road’; and 

 the objective of YLS development 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.  

It is noted that the application is for temporary use for a period of three 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 received one reply slip from locals who expressed no comment on the 

application. 

8. Other Departments 

The following departments have no comment on the application: 

 Chief Engineer/Construction, Water Supplies Department (CE/C, WSD); 

 Director of Electrical and Mechanical Services (DEMS);  
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 Chief Engineer 1-1/Railway Development, Railway Development Office, HyD; and  

 Commissioner of Police (C of P). 
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Recommended Advisory Clauses 

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

application site (the Site); 

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

(c) to note that the Site might be resumed at any time during the planning approval for 

implementation of government projects; 

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

LandsD) that: 

(i) the Site comprises Government Land (GL) and Old Schedule Agricultural Lots 2428 RP, 

2429 S.D, 2704 S.A & S.B, 2705, 2712 S.A, 2712 S.B, 2713, 2714, 2716 RP, 2717 RP 

and 2718 RP all in D.D. 120 held under the Block Government Lease which contains the 

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

Government;   

(ii) The GL is covered by Short Term Tenancy (STT) No. 2938 and Lots 2428 RP, 2704 S.A 

& S.B, 2712 S.A, 2713 and 2714 all in D.D. 120 are covered by Short Term Waivers 

(STWs) Nos. 3995, 4367, 4368, 4369 and 4370 respectively for the purpose of 

‘Temporary Open Storage of Construction Machinery, Construction Materials, 

Recyclable Materials (including Paper, Metal and Plastic) with Ancillary Workshop and 

Office’;  

(iii) The STW/STT holder(s) will need to apply to his office for modification of the STW/STT 

conditions where appropriate and the owner(s) shall apply to his office for an STW to 

permit the structure(s) erected within Lot 2429 S.D, 2705, 2712 S.B, 2716 RP, 2717 RP 

and 2718 RP all in D.D. 120. The application(s) for STW and STT will be considered by 

the Government in its capacity as a landlord and there is no guarantee that they will be 

approved.  The STW and STT, if approved, will be subject to such terms and conditions, 

including the payment of waiver fee, rent and administrative fee as considered appropriate 

by his department.  Besides, given the proposed use is temporary in nature, only erection 

of temporary structure(s) will be considered; and   

(iv) the programme of Yuen Long South (YLS) Development should be taken into account 

when drawing up the STW and STT boundaries and layout of structures to be built on site.  

All STWs and STTs 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; 

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

(i) consent of the owners/managing departments of the local track and footpath should be 

obtained for using it as the access to the Site; and 

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

(ii) his office should not be responsible for the maintenance of any access connecting between 

the Site and Shan Ha Road; 

(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 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 BD, they are unauthorised TYST 1126 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 BD’s 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 

and land filling) are to be carried on the Site, prior approval and consent of the Building 

Authority 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; and 

(v) if the Site does not abut on a specified street of not less than 4.5m wide, its permitted 

development intensity shall be determined under Regulation 19(3) of the B(P)R at the 

building plan submission stage; and 

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

the Site falls within the boundary of YLS New Development Area (NDA) – Second Phase 

Development.  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 within 

2025.  The Site might be subject to land resumption for the implementation of the YLS NDA – 

Second Phase Development which might take place at any time before the expiry of the 

temporary planning permission and thus the applicant shall be advised not to carry out any 

substantial works on the Site in view of the planned YLS NDA – Second Phase Development. 
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