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Executive Summary 

 

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

“Board”) for a temporary warehouse for storage of vehicle parts and general goods (the 

“Proposed Development”) for a period of 3 years at Lots 1544(Part), 1545(Part), 1547, 1548, 

1574(Part), 1575(Part), 1576(Part) and Adjoining Government Land in DD119, Pak Sha Tsuen, 

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

 

The Application Site, with a total area of about 3,807 square metres, is currently occupied by 

two warehouses for storage of vehicle parts and general goods. The Application Site is the 

subject of two previously approved applications (Nos. A/YL-TYST/1122 and 1244) submitted 

by the same Applicant.  

 

The Application Site falls within an “Undetermined” (“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.  It is also compatible with 

the surrounding workshops, 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. 

 

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 in nature and 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 intervene the YLS DA development. 

 

The Application Site comprises two warehouses. The northern warehouse is for storage of 

general goods. The southern warehouse is for storage of vehicle parts and a canopy is erected 

on the western portion for storage and loading/unloading. Ancillary facilities, including site 

office and meter rooms can be found within the Application Site.  A parking space for light 

goods vehicle (LGV) and 2 loading/unloading (L/UL) spaces for medium goods vehicles (MGV) 

are also provided. The existing vehicular ingress/egress, which is located at the southeastern 

corner of the Application Site, is about 8 metres wide and has been hard-paved. 

 

The justifications of this application are: not contravening the long term planning intention of 

Yuen Long South Development; in line with the planning intention; site with previous planning 

approvals; compliance with previous approval conditions, shortage of suitable site for 

warehouse use; compatible with surrounding land uses; no adverse environmental, visual and 

drainage impacts; no additional traffic generated and approval of similar applications. The 

Applicant therefore seeks the Board’s permission to use the Application Site for the Proposed 

Development for a 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，擬議在新界元朗白

沙村丈量約份第 119約地段第 1544號(部份), 1545號(部份), 1547號, 1548

號, 1574 號(部份), 1575 號(部份), 1576 號(部份)及毗連政府土地(“申請地

點”)，用作臨時貯存汽車零件及一般貨物貨倉(“擬議發展”)，為期 3年。 

 

申請地點的面積約為 3,807 平方米，目前設有兩個貨倉用作貯存汽車

零件及一般貨物。申請地點涉及兩宗由同一申請人提出及獲城規會批准的

規劃許可(申請編號：A/YL-TYST/1122及 1244)。 

 

申請地點座落於唐人新村分區計劃大綱圖編號 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，故城規會在同一地帶已批准多個同類貨倉

用途的申請。 

 

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

位於元朗南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區的未

來發展。 

 

申請地點設有兩個貨倉，北面的貨倉用作貯存一般貨物，南面的貨倉

用作貯存汽車零件，其西面設有一上蓋用作貯物及上落貨。申請地點的附

屬設施包括有地盤辦公室及電錶房，並提供一個輕型貨車泊車位及兩個中

型貨車上落貨位。申請地點將沿用現時位於東南面約 8米濶及已鋪設的出

入口。 

 

這宗規劃申請的理由為：不會阻礙元朗南的長遠發展；符合規劃意向；

申請地點之前已獲得規劃許可；已履行規劃許可附帶條件；缺乏合適的貨

倉用地；與附近土地用途配合；不會對附近環境、視覺及排水構成不良影

響；不會增加額外的交通流量；及附近地點同類用途已獲規劃許可。申請

人希望城規會批准為期三年的臨時貨倉用途申請。 

 



 i 

TABLE OF CONTENTS 
 
 Page 
TABLE OF CONTENTS i 
LIST OF FIGURES i 
LIST OF APPENDICES i 
 
SUMMARY OF APPLICATION 

 
1 

   
1. INTRODUCTION 2 
   
2.  SITE CONTEXT 3 
 Location  
 Existing Site Conditions  
 Surrounding Land Uses  
 Access  
   
3. LAND STATUS 3 
   
4. PLANNING CONTEXT 4 
 Yuen Long South Development Area 

Statutory Plan 
 

 Previous Applications 
Similar Applications 

 

   
5. DEVELOPMENT PROPOSAL 6 
 Applied Use  
 Site Layout and Design  
 Site Operations  
 Tree Preservation   
 Drainage Proposal 

Fire Service Installations 
Environmental Consideration 

 

   
6. JUSTIFICATIONS 8 
 Not Contravening the Long Term Planning Intention of Yuen Long South Development 

In Line with the Planning Intention 
Site with Previous Planning Approvals  
Compliance with Previous Approval Conditions 
Shortage of Suitable Site for Warehouse Use 
Compatible with Surrounding Land Uses  

 

 No Adverse Environmental or Visual Impact  
 No Adverse Drainage Impact  
 No Additional Traffic Generated  
 Approval of Similar Applications  
   
7. CONCLUSION 11 
 
LIST OF FIGURES 
Figure 1 Location Plan 
Figure 2 Site Plan 
Figure 3 Plan Showing the General Area 
Figure 4 Extract from Tong Yan San Tsuen Outline Zoning Plan No. S/YL-TYST/14 gazetted on 20.8.2021 

Figure 5 Layout Plan 
Figure 6 Yuen Long South Recommended Outline Development Plan 
 
LIST OF APPENDICES 
Appendix 1 Approved Drainage Proposal and Approval Letter for Compliance with Approval Condition 

of the Previous Applications (Nos. A/YL-TYST/1122 and 1244) 
Appendix 2 Fire Service Installations Proposal and FS 251 Certificates 
 



Lots 1544(Part), 1545(Part), 1547, 1548, 1574(Part), 1575(Part), 1576(Part) and  
Adjoining Government Land in DD119, Pak Sha Tsuen, Yuen Long, New Territories 

TB/24/851 
 1 

 

 

SUMMARY OF APPLICATION 

 

 

Applicant : Yat Cheong (China) Development Ltd. 

 

Applied Use : Temporary Warehouse for Storage of Vehicle Parts and General Goods 

for a Period of 3 Years 

 

Existing Use : Warehouse for Storage of Vehicle Parts and General Goods  

 

Location : Lots 1544(Part), 1545(Part), 1547, 1548, 1574(Part), 1575(Part), 

1576(Part) and Adjoining Government Land in DD119,  

Pak Sha Tsuen, Yuen Long, New Territories 

 

Site Area : Private Land: about 3,698 square metres 

Government Land: about 109 square metres 

Total: about 3,807 square metres 

 

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”) 

 

Previous 

Applications 

: A/YL-TYST/1244 – approved on 22.12.2023 

A/YL-TYST/1122 – approved on 10.12.2021 

A/YL-TYST/1054 – approved on 20.11.2020 

A/YL-TYST/923 – approved on 2.11.2018 

A/YL-TYST/861 – approved on 24.11.2017 

A/YL-TYST/749 – approved on 21.8.2015 

A/YL-TYST/739 – approved on 3.7.2015 

A/YL-TYST/677 – approved on 9.5.2014 

A/YL-TYST/605 – approved on 24.8.2012 

A/YL-TYST/534 – approved on 3.6.2011 

A/YL-TYST/487 – approved on 27.8.2010 

A/YL-TYST/391 – approved on 6.6.2008 

A/YL-TYST/355 – approved on 22.6.2007 
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1. INTRODUCTION 

 

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

(China) Development Ltd. (the “Applicant”) to seek planning permission from the Town 

Planning Board (the “Board”) for a temporary warehouse for storage of vehicle parts and 

general goods (the “Proposed Development”) for a period of 3 years at Lots 1544(Part), 

1545(Part), 1547, 1548, 1574(Part), 1575(Part), 1576(Part) and Adjoining Government Land 

in DD119, Pak Sha Tsuen, Yuen Long, New Territories (the “Application Site”). 

 

1.02 The Application Site, with a total area of about 3,807 square metres, is currently occupied by 

two warehouses for storage of vehicle parts and general goods. The Application Site is the 

subject of two previously approved applications (Nos. A/YL-TYST/1122 and 1244) submitted 

by the same Applicant. The Applicant has provided Fire Services Installations (FSIs) within 

the Application Site. During compliance with the approval conditions (c) and (d) of the last 

application (No. A/YL-TYST/1244), Fire Services Department (FSD) considered that the 

implementation of FSIs is not acceptable due to the share use of the FS water tank and pump 

room with the adjoining site to the south (No. A/YL-TYST/1122). As such, the Applicant 

submits the current application with the combination of two approved sites in fulfilling the 

requirements of FSD and adopting the existing FSIs at the Application Site. 

 

1.03 The Application Site falls within an “Undetermined” (“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 uses1.  It is also compatible with 

the surrounding workshops, 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 in nature and 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 intervene the YLS DA development. 

 

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 one kilometre south of Yuen 

Long New Town in the North West New Territories.  Figure 1 shows the Application Site in its 

regional context. 

 

Existing Site Conditions 

 

2.02 The Application Site covers an area of about 3,807 square metres (including about 109 

square metres of Government land) and is generally irregular in shape. It is currently 

occupied by two warehouses for storage of vehicle parts and general goods respectively. 

Ancillary facilities, including site office, meter rooms, canopy for storage/loading and 

unloading are provided on the Application Site. The Application Site has been hard-paved and 

partly fenced off. Please refer to the Site Plan in Figure 2. 

 

Surrounding Land Uses 

 

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

yards, warehouses and rural industries intermixed with residential structures, construction 

sites, and vacant land/structures. To the immediate north of the Application Site is a 

temporary warehouse for storage of electronic goods (approved under Planning Application 

No. A/YL-TYST/1125). To the immediate west is open storage of metalware for recycling 

(Application No. A/TL-TTST/1230). To the further west is an open storage yard for 

construction machinery and materials, recycling materials and used electrical appliances with 

ancillary workshop activities (approved under Planning Application No. A/YL-TYST/1213). To 

the south are village houses in Pak Sha Tsuen. A number of rural industries including open 

storage yards, workshops and warehouses are located to the east of the Application Site, 

dominating both sides of Kung Um Road.  Figure 3 shows the Application Site in the context 

of its local surrounds. 

 

Access           

 

2.04 The Application Site is located about 100 metres to the west of Kung Um Road which leads 

out to Yuen Long Highway forming part of the strategic road network.  It is directly accessible via a 

track branching off from Kung Um Road that is shared with the adjacent storage facilities. The 

8-metre wide ingress/egress point is located at the south-eastern corner of the Application 

Site. A plan showing the access road is in Figure 3. 

 

 

3. LAND STATUS 

 

3.01 According to the Land Registry, the Application Site comprises of Lots 1544(Part), 1545(Part), 

1547, 1548, 1574(Part), 1575(Part), 1576(Part) and adjoining Government land in DD119, 

Pak Sha Tsuen, Yuen Long, New Territories. A plan showing the configuration of these lots is 

in Figure 2. 
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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.   

 

3.03 The Applicant has obtained Short Term Waivers (STWs) to permit structures erected for the 

purpose of warehouse for storage. Should this application be approved, the Applicant will 

apply for Short Term Tenancy (STT) for the use of the Government land. 

 

 

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 phases 

from 2022 to 2038.  

 

4.04 The Application Site falls partly within an area zoned “Other Specified Uses” annotated 

“Mixed Use”, partly within an area zoned “Residential - Zone 2 (with Commercial)” and partly 

within an area zoned as “Road” in the Yuen Long South RODP (see Figure 6). The 

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

site formation and engineering infrastructure works not earlier than 2029.  

 

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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Previous Applications 

 

4.06  The Application Site is the subject of 13 previously approved planning applications (Nos. 

A/YL-TYST/355, 391, 487, 534, 605, 677, 739, 749, 861, 923, 1054, 1122 and 1244) which 

were all approved for the use of temporary open storage, storage of used private vehicles and 

warehouses by the Board from 2007 to 2023.  All approval conditions of last application (No. 

A/YL-TYST/1122) had been complied. As mentioned in Paragraph 1.02 of this planning 

statement, approval conditions (c) and (d) of the last application (No. A/YL-TYST/1244) had 

not been complied with due to the share use of the FS water tank and pump room within the 

Application Site. 

  

Similar Applications 

 

4.07 The Board has approved more than 100 applications for “temporary warehouse with/without 

open storage and/or ancillary workshop/site office uses” within the same “U” zone of Tong 

Yan San Tsuen OZP. They were approved mainly on similar considerations that the 

developments were not incompatible with the surrounding open storage/warehouse uses and 

the concerns of relevant government departments could be addressed by imposing approval 

conditions. A summary of some of the applications for warehouse in recent years is shown 

below: 

 

Application No. Date of 

Approval 

Applied Use Length of Planning 

Permission 

A/YL-TYST/1280 4.10.2024 Temporary Warehouse for Storage of 

Electronic Goods for a Period of 3 Years 

3 years 

A/YL-TYST/1275 6.9.2024 Renewal of Planning Approval for Temporary 

Warehouse for Storage of Event Supplies and 

Equipment with Ancillary Site Office for a 

Period of 3 Years 

3 years 

A/YL-TYST/1266 7.6.2024 Temporary Warehouse for Storage of Food and 

Electronic Goods for a Period of 3 Years 

3 years 

A/YL-TYST/1253 1.3.2024 Temporary Warehouse and Open Storage of 

Exhibition Materials for a Period of 3 Years 

3 years 

A/YL-TYST/1252 1.3.2024 Temporary Warehouse and Open Storage of 

Furniture, Exhibition Materials, Construction 

Materials/ Machinery and Household Detergent 

for a Period of 3 Years 

3 years 

A/YL-TYST/1263 10.5.2024 Temporary Warehouse for Storage of Paper 

with Ancillary Workshop for a Period of 3 Years 

3 years 

A/YL-TYST/1241 8.12.2023 Temporary Warehouse for Storage of Furniture 

for a Period of 3 Years 

3 years 

A/YL-TYST/1240 8.12.2023 Proposed Temporary Warehouse (Excluding 

Dangerous Goods Godown) for a Period of 3 

Years 

3 years 

A/YL-TYST/1220 14.7.2023 Temporary Warehouse for Storage of Food 

Provisions and Rural Workshop with Ancillary 

Office for a Period of 3 Years 

3 years 
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5. DEVELOPMENT PROPOSAL 

 

Applied Use  

 

5.01 The Applicant seeks the Board’s permission to use the Application Site for temporary 

warehouse for storage of vehicle parts and general goods for a period of 3 years.   

 

Site Layout and Design 

 

5.02 The Layout Plan in Figure 5 illustrates the proposed site configuration. The Application Site 

comprises two warehouses. The northern warehouse is for storage of general goods. The 

southern warehouse is for storage of vehicle parts and a canopy is erected on the western 

portion for storage and loading/unloading. Ancillary facilities, including site office and meter 

rooms can be found within the Application Site.  A parking space for light goods vehicle (LGV) 

and 2 loading/unloading (L/UL) spaces for medium goods vehicles (MGV) are also provided. 

The existing vehicular ingress/egress, which is located at the southeastern corner of the 

Application Site, is about 8 metres wide and has been hard-paved. Compared with the last 

two approved applications, the use, number of parking spaces and operation under the 

current application remain unchanged while two one-storey meter rooms and two rain shelters 

are added at the western portion of the Application Site to meet the operational need. Details 

are as follows: 

 

 Previous 

Application 

(No. A/YL-

TYST/1122) (a) 

Previous 

Application 

(No. A/YL-

TYST/1244) (b) 

Current 

Application 

(c) 

Difference 

(c)-((a)+(b)) 

Applied Use Temporary 

Warehouse for 

Storage of Furniture 

Temporary 

Warehouse for 

Storage of 

Documents and 

Office Supplies 

Temporary 

Warehouse for 

Storage of Vehicle 

Parts and General 

Goods 

Storage 

materials 

changed 

Site Area 1,891m2 1,691m2 3,807m2 

(including GL of 

about 109m2) 

+225m2 

(+6%) 

Total Floor Area 

(Non-domestic) 

1,341m2 888.5m2 2,254m2 +24.5m2 

(+1%) 

No. of Structures 2 

- 1 warehouse 

- 1 canopy for 

storage and L/UL 

8 

- 1 warehouse 

- 1 site office 

- 4 rain shelters 

- 2 meter rooms 

14 

- 2 warehouses 

- 1 canopy for 

storage and L/UL 

- 1 site office 

- 4 meter rooms 

- 6 rain shelters 

+4 

Height of 

Structures 

7.5m 

(1-storey) 

2.65 - 6.8m  

(1-storey) 

2.65 - 7.5m  

(1-storey) 

- 

No. of Parking 

Spaces 

Nil 1 (for LGV) 

(3.5m x 7m) 

1 (for LGV) 

(3.5m x 7m) 

- 

No. of L/UL 1 (for MGV) 

(3.5m x 11m) 

Nil 1 (for MGV) 

(3.5m x 11m) 

- 
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Operation Hours 9:00am to 6:00pm, 

with no operation on 

Sundays and Public 

Holidays 

9:00am to 7:00pm, 

with no operation on 

Sundays and Public 

Holidays 

9:00am to 7:00pm, 

with no operation on 

Sundays and Public 

Holidays 

- 

  

Site Operations 

 

5.03 The Application Site will only be used for storage purpose. Only LGV and MGV will be used 

for delivery of storage materials, generating about 4 trips per day. The proposed hours of 

operation at the Application Site will be between 9:00 a.m. and 7:00 p.m. from Mondays to 

Saturdays and no operation on Sundays and public holidays. No workshop activities will be 

carried out on the Application Site. 

 

Tree Preservation  

 

5.04 In accordance with the implementation of the approved Landscape and Tree Preservation 

Proposal of the previous applications (Nos. A/YL-TYST/391 and 739), trees had already been 

planted around the perimeter of the Application Site and were considered satisfactory by the 

Planning Department.  All existing trees within the Application Site will be preserved by the 

Applicant by providing routine horticultural maintenance.  

 

Drainage Proposal 

 

5.05 The Applicant has implemented the drainage facilities on site under previous planning 

approvals (Nos. A/YL-TYST/355 and 391). The submissions of the photographic record of the 

existing drainage facilities under the last approved applications (Nos. A/YL-TYST/1122 and 

1244) were considered satisfactory by the Drainage Services Department (see Appendix 1). 

The existing drainage facilities on site will be maintained for the current application. 

 

Fire Service Installations 

 

5.06 A Fire Service Installations (FSIs) Proposal with relevant FS251 certificates are submitted 

(see Appendix 2) together with this application which shows the as-built FSIs on site. The 

FSIs, including hose reels, sprinkler system, FS water tank, pump room, emergency lights, 

exit signs, fire alarms, sand buckets, fire extinguishers etc. will be maintained by the Applicant. 

The Applicant commits to provide the FSIs to the satisfaction of FSD. 

 

Environmental Consideration 

 

5.07     The entire site has been hard paved to avoid fugitive dust impacts from manoeuvring of 

vehicle. No heavy good vehicles will be allowed to access the Application Site. Furthermore, 

screen planting is provided, and no workshop activities will be carried out to minimize the 

visual and noise impacts of the Proposed Development.  
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6. JUSTIFICATIONS 

 

Not Contravening the Long Term Planning Intention 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 phases from 2022 to 2038 and the 

Application Site 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 2029-2033/2038. As a 

result, the clearance of the Application Site and its surrounding area will not be realised within 

the next 3 years. The applied use would not jeopardize the long-term development of the area. 

 

In Line with the Planning Intention 

 

6.02 According to the Tong Yan San Tsuen OZP, the subject area is zoned “Undetermined” 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 warehouse for 

storage of vehicle parts and general goods, is therefore in line with the planning intention for 

the “U” zone for storage use which cannot be accommodated in conventional godown 

premises.  

 

6.03 According to the RNTPC Paper of the last applications (Nos. A/YL-TYST/1122 and 1244), 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 were 

approved by the Board on the same site and its vicinity. Approval of the application on a 

temporary basis would not jeopardise the planning intention of the area and in line with the 

previous decisions of the Board. 

 

Site with Previous Planning Approvals 

 

6.04 The Board previously approved open storage and warehouse uses (Application Nos. A/YL-

TYST/355, 391, 487, 534, 605, 677, 739, 749, 861, 923, 1054, 1122 and 1244) on the same 

site from 2007 to 2023. The Board’s decision to approve the previous applications on the 

same site indicates that the open storage and warehouse uses are acceptable within the “U” 

zone. The land use (i.e. warehouse use) for the current application remains unchanged since 

the previous planning applications were approved. 

 

Compliance with Previous Approval Conditions 

 

6.05 The Applicant has made genuine efforts to comply with all approval conditions of the previous 

planning applications (Nos. A/YL-TYST/1054 and 1122), including submission and 

implementation of FSIs proposal and submission of records of the existing drainage facilities. 

In compliance with approval condition of the last application (No. A/YL-TYST/1244), FSD 
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found that there is a shared use of the FS water tank and pump room for two planning 

applications. As such, the Applicant resubmits this application to fulfill the requirements of 

FSD and commits to provide FSIs to the satisfaction of FSD (see Appendix 1). 

 

Shortage of Suitable Site for Warehouse Use 

 

6.06 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.  

 

6.07     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 

warehouse use will be much fewer than now. 

 

Compatible with Surrounding Land Uses 

 

6.08 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 warehouse usage in the immediate vicinity, the Application Site 

is considered suitable for temporary warehouse use.  

 

No Adverse Environmental or Visual Impact 

 

6.09 The Proposed Development is complied with the “Code of Practice on Handling the 

Environmental Aspects of Temporary Uses and Open Storage Sites” (Rev. Aug. 2005) as: 

 

Air 

(a) the whole site has been hard-paved to avoid any fugitive dust impacts due to vehicle 

movements; 

 

Drainage and Sewage 

(a) drainage channels have been constructed to the satisfaction of the Drainage Services 

Department. 

 

Noise 

(a) No workshop activities will be carried out. 

(b) Prohibition of any operations during sensitive hours (i.e. 7:00pm to 9:00am). 
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6.10     In view of the above, proper environmental mitigation measures have been adopted to soften 

the possible visual intrusion as well as reduce any potential adverse impacts on the 

environment. Therefore, the environmental impact of the Proposed Development on the 

surrounding areas is considered to be insignificant. In addition, according to the Applicant, no 

complaints have been received for the business operation in the last three years.  

 

No Adverse Drainage Impact 

 

6.11 In view of the site’s locality, which is not at risk of flooding owing to extensive drainage works 

carried out by the Drainage Services Department in the vicinity, and the existing drainage 

facilities serving the Application Site will be maintained by the Applicant, no adverse drainage 

impacts are anticipated.  

 

No Additional Traffic Generated 

 

6.12 The applied use, as with most other passive storage facilities, is not a high traffic generating 

use. The frequency of delivery trips to and from the Application Site is same as the last 

application and will be low (estimated to be around 4 trips per day). In addition, vehicle 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. The traffic generated by the Proposed 

Development would not increase the existing traffic and the traffic impact is therefore 

insignificant. 

 

Approval of Similar Applications 

 

6.13 As mentioned in paragraph 4.07, a number of planning approvals have been granted by the 

Board for similar warehouse use within the “U” zone in recent years. This indicates that the 

warehouse use can be applied in the area with similar settings on a temporary basis. 
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7. CONCLUSION  

 

7.01 The Application Site falls within an “U” zone on the Tong Yan San Tsuen OZP and, as 

evidenced by the existing surrounding land uses, has been a popular location for open 

storage sites, warehouses and rural industrial uses. Until the Stage 3 of the YLS 

Development will be implemented, the area is a suitable location for warehouse use on a 

temporary basis.  As the length of planning permission sought is only for a temporary period 

of 3 years, approval of the application will not frustrate the long-term development of the area. 

 

7.02 The Proposed Development only reflects the combination of two previously approved 

applications and is solely a covered storage facility, which does not involve any noise 

generating, visually intrusive or environmentally detrimental activities such as workshops.  

With the implementation of mitigation measures and maintaining of the existing facilities on 

site, no adverse impact on the local surroundings is aniticipated. The Proposed Development 

is also compatible with the surrounding land uses in nature, including open storage yards, 

vehicle parks, workshops and warehouses.  

 

7.03 As there are only minor changes in development parameters and the Applicant has good 

track record in compliance with approval conditions, the Applicant respectfully requests that 

the Board give favourable consideration and approve this application for a period of 3 years. 

 

 

Top Bright Consultants Ltd. 

December 2024 
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Appendix 1 
Approved Drainage Proposal and Approval Letter for Compliance with  

Approval Condition of the Previous Applications (Nos. A/YL-TYST/1122 and 1244) 
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Approved Drainage Proposal for the Previous Application (No.: A/YL-TYST/1122)
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Approved Drainage Proposal for the Previous Application (No.: A/YL-TYST/1244)



 

 

 

 

 

 

Appendix 2 

Fire Service Installations Proposal and FS251 Certificates 



Fire Notes:

1.Sufficient emergency lighting shall be provided throughout the entire building in accordance with
BS5266-1:2016, BS EN 1838:2013 and the FSD Circular Letter No. 4/2021.

2.Sufficient directional and exit sign shall be provided in accordance with BS EN 5266:Part 1 and
FSD Circulasr letter 5/2008.

3.Sufficient portable hand-operated approved appliance shall be provided and as marked on plans.

4.An Automatic Sprinkler System Supplied by 90m3 Sprinkler Water Tank and Hazard Class OH3
shall be provided to entire building in accordance with LPC BS EN 12845:2015 and the FSD
Circular Letter No.5/2020. Sprinkler Water Tank,Sprinkler Pump Room,Sprinkler Inlet and
Sprinkler Control Valve Group shall be clearly marked on plans.

5.Goods is classified as category 1. The maximum storage height of free standing of block storage
is less than four meter & the maximum storage area shall be 50m2 for any single block with no less
than 2.4m clearance around the block, as the sprinkler system is ordinary hazard group III.

6.An hose reel system should be supplied by a 2.0m3 F.S  Water tank . There shall be sufficient
hose reel to ensure that every part of each building can be reached by a length of not more than
30m of hose reel tubing.The F.S water tank, F.S pump room and hose reel shall be clearly marked
on plans.

7.Fire alarm system shall be provided throughout the entire building in accordance with BS EN
5839-1:2017 and the FSD Circular Letter 6/2021. One actuation point and one audio warning
device to be located at each hose reel point. The actuation point should include facilities for
fire pump start and audio/visual warning device initiation.

8.Sprinkler pump (SP1, SP2, SJP) & hose reel pump (FSP-1 & FSP-2) provided at F.S. pump room.

9.Secondary power supply shall be provided.

10.No ventilation / air condition control system provided in building.
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