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Proposed PWRL(NM) at Hang Tau Tai Po, Kwu Tung South, N.T. — S.16 Application

Executive Summary

(In case of discrepancy between English and Chinese versions, the English version shall prevail)

This Planning Statement is submitted to the Town Planning Board (TPB) in
support of a planning application under Section 16 of the Town Planning
Ordinance (Cap.131) for the proposed temporary use of Government land at Hang
Tau Tai Po, Kwu Tung South, New Territories, for a proposed Public Works
Regional Laboratory under the Civil Engineering and Development Department

(CEDD) and associated filling of land, for a period of three (3) years.

The application site (the Site) covers an area of about 4,000 m? and falls within an
area primarily zoned “Residential (Group D)” (“R(D)”) (3,910 m?), with a minor
portion falling within an area zoned “Agriculture” (“AGR”) (90 m?) on the
approved Kwu Tung South Outline Zoning Plan (OZP) No. S/NE-KTS/22. As
“Government Use (not elsewhere specified)” is a Column 2 use in both the “R(D)”
and “AGR” zones, and that any temporary use or development of any land or
building not exceeding a period of three (3) years requires permission from the

TPB, this planning application is hereby submitted to the TPB for consideration.

A Public Works Regional Laboratory compound will be developed on the Site,
comprising eleven (11) structures, including:
e atwo-storey laboratory building (not exceeding 8 m in height);
o three (3) covered carports for a total of sixteen (16) vehicles (private cars/ light
goods vehicles), each not exceeding 3 m in height;
e a covered carport for two (2) vehicles (medium goods vehicles/ minibuses), not
exceeding 3 m in height;
e adumping area (not exceeding 2.5 m in height);
e adangerous goods store (not exceeding 4 m in height);
e anuclear densometer gauge (NDG) storeroom (not exceeding 3 m in height);
o a fire services pump house with water tank (not exceeding 6 m in height); and
e two guard booths (each not exceeding 3 m in height).
No permanent buildings will be erected on the Site. Operating hours are from
8:00 am to 8:00 pm, Mondays through Saturdays, excluding public holidays. The

laboratory will not operate on public holidays under normal circumstances.

The findings of this Planning Statement demonstrate that the potential impacts of
the proposed development on the environment, traffic, drainage, slope safety, fire
safety, and waste management would be insignificant. In view of the above, the

TPB is respectfully invited to approve the application.
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1.2

o

2.2

2.3

INTRODUCTION

This Section 16 Planning Application is submitted by the Civil Engineering
and Development Department (CEDD) for a proposed temporary Public
Works Regional Laboratory (PWRL) and associated filling of land for a
period of three years on Government land located at Hang Tau Tai Po, Kwu
Tung South, New Territories. The location plan, showing the access route

between the main roads and the Site, is shown in Figure 1.

The purpose of this Planning Statement is to provide members of the Town
Planning Board (TPB) with detailed information on the proposed laboratory,
the justifications supporting the application, and all other necessary

information to facilitate consideration of the application.

BACKGROUND

The Public Works Laboratories (PWL) under CEDD comprise the Public
Works Central Laboratory (PWCL) and the Public Works Regional
Laboratories (PWRLs). There are currently five regional laboratories,
namely: PWRL (Kowloon), PWRL (North Lantau), PWRL (Tin Shui Wai)
(PWRL(TSW)), PWRL (Tai Po) and PWRL (Sham Shui Kok). These five
regional laboratories are strategically located to provide construction
materials testing services for public works projects of the HKSAR
Government. The mission of the PWL is to ensure that public works
projects have access to reliable, efficient, and effective construction

materials testing services.

The regional laboratories primarily provide field testing services such as in-
situ fill density tests, as well as laboratory testing of construction materials,
including soil, concrete, and aggregates, for public works projects.
Examples of such construction materials tests include concrete cube/core
compression tests, soil compaction density and moisture content tests, and

aggregate grading tests.

The temporary land allocation for the existing PWRL(TSW) at Ha Tsuen,
Yuen Long, will expire in mid-2027. The application for its renewal or

extension has been put on hold by the Lands Department, as the site at Ha
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2.9

(%]

Tsuen is to be reallocated to the Highways Department for the construction

of a railway depot.

Consequently, the Highways Department (HyD), in consultation with the
Lands Department, has identified the subject Government site at Hang Tau
Tai Po, Kwu Tung South as the only suitable site for the new
accommodation of the PWRL concerned, after considering other potential
sites (see Appendix A for details). The subject Site (the Site) falls within
an area zoned “Residential (Group D)” (“R(D)”) (3,910 m? about 98%),
with a minor portion falls within an area zoned “Agriculture” (“AGR™) (90
m?, about 2%) on the approved Kwu Tung South Outline Zoning Plan
(OZP) No. S/NE-KTS/22. The Site is currently occupied by four (4)
structures, which will be demolished (see photographs of the existing
condition of the Site in Appendix B). The Site covers an area of about

4,000 m? (subject to detailed survey).

Local consultation was conducted as part of the temporary government land
allocation (TGLA) application processed by the Lands Department. A few
objections were received, raising concerns primarily related to traffic

impact, environmental disturbance, and the proposed land use.

THE PROPOSED DEVELOPMENT

The proposed development involves temporary use of the subject Government
land at Hang Tau Tai Po as a PWRL under CEDD for a period of three (3)
years. The proposed laboratory compound comprises eleven (11) structures,
including a two-storey laboratory building, a fire services pump house with
water tank, two guard booths, a dangerous goods (DG) store, a nuclear
densometer gauge (NDG) storeroom, covered carports, and a dumping area.
Details of the structures are listed in Table 1.  The layout plan of the
proposed laboratory compound, with key dimensions of the structures, is

shown in Figure 2.

Planning Statement 5
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Table 1: List of Structures

Structure Area (m?) No. of Gross Floor
No. Storeys & | Area (GFA)
(Heigh[z (m?)

| Laboratory 800 2(£8m) 1,600
Building
(Laboratory and
Office)

2 Fire Services 75 [ (£6m) 75
Pump House with
Water Tank

3 Guard Booth No. 1 | 3.45 1 (£3m) 3.45

4 Guard Booth No. 2 | 3.45 1 (£3m) 3.45
Dangerous Goods | 22.26 1 (£4m) 22.26
Store

6 Nuclear 4.14 1 (£3m) 4.14
Densometer Gauge
Store

7 Covered Carport 63 1 (£3m) 63

for Minibus or
Medium Goods
Vehicles (2 nos.)

8,9,10 Covered Carports | 288 1 (£3m) 288
for Private Cars or
Light Goods
Vehicles (16 nos.)
11 Dumping Area 60 1(£2.5m) | 60
Total: Maximum: | Total:
1,319.3 2 storeys 2,119.3

(about 1,320) | (8 m) (about 2,120)

3.2  The proposed laboratory building will be of lightweight construction using
steel and cladding and/or steel containers, with a height not exceeding 8 m. Its
appearance is similar to that of an ordinary construction site office building
(see photographs of the existing PWRL(TSW) in Appendix C).

3.3 The proposed covered carports will accommodate a total of 18 vehicles,
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comprising 16 parking spaces for private cars or light goods vehicles (each
measuring 6 m (L) x 3 m (W)), and 2 spaces for medium goods vehicles or
minibuses (each measuring 9 m (L) x 3.5 m (W)). The covered carports will
feature corrugated steel roofs supported by steel posts. Additionally, a guard
booth measuring approximately 2.3 m (L) x 1.5 m (W) x 3 m (H) (max.) will

be provided at each of the two site entrances/exits.

The proposed dumping area, measuring approximately 5.0 m (W) x 12 m (L) x
2.5 m (H) (max.), is intended for the temporary storage of tested construction
material sample waste before off-site disposal. The enclosure of the storage
area will be constructed with concrete or bricks, and a retractable tarpaulin

cover will be installed on top to provide protection against rain and wind.

The Site will be fenced off, and only staff/authorised persons will be allowed
access. A 2.5m high enclosure in the form of hoarding panels, painted in an
appropriate colour to blend with the surroundings, will be erected along the site

boundary to mitigate visual impact.

The open areas of the Site, except where trees are present, will be paved with
200 mm thick concrete laid over an average of 150 mm of earth filling
materials, as indicated in Figure 3. The Site will be raised to match the level
of the surrounding area (about +13.2mPD). Surface runoff will be directed to
new drainage channels along the boundary of the Site and eventually

discharged to a proper discharge point.
The major parameters of the proposed development are summarised in Table 2.

Table 2: Major Development Parameters

Site Area 4,000 m?
Maximum Building Height < & m (2 storeys)
Non-domestic GFA 1 2,120 m?
Non-domestic Plot Ratio 0.53

Land Filling Area 4,000 m?

Planning Statement 7
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4. LABORATORY OPERATION

4.1  Approximately 30 staff members will work in the laboratory during
operating hours.  Operating hours are from 8:00 am to 8:00 pm, Mondays
through Saturdays, excluding public holidays. Under normal circumstances,
the laboratory will not operate on public holidays. A security guard,
working in shifts, will be on duty within the laboratory compound 24 hours
a day. Test samples and goods will be delivered via the designated
vehicular access gates. Access to the Site is restricted to staff and

authorized persons only. Parking arrangements are described in Section 3.3.

42  The laboratory will primarily provide construction materials testing
services for public works projects within the Northern Metropolis, covering
Yuen Long District and North District of the HKSAR. As the testing
services are mainly focused on determining the physical properties of
construction materials (such as mass, density, water content, and particle
size distribution of soils; concrete compressive strength; grading and
particle density of aggregates), nuisance from noise and air pollution is

expected to be negligible.

3, PLANNING JUSTIFICATIONS FOR THE PROPOSED LABORATORY

5.1 Land Use Compatibility

5.1.1 The proposed land use is compatible with the surrounding area, which
includes open storage, vehicle repair workshops, warehouses, domestic
structures, and vacant land. The laboratory's operational characteristics
(indoor activities, minimal emissions, daytime operating hours) are
unlikely to adversely affect the residential development of the “R(D)” zone
in the surrounding area.

5.2  Temporary Use Justification

5.2.1 A three-year temporary permission is sought to align with the projected
timeline for the current initial phase of the Northern Metropolis
development, which necessitates construction materials testing for civil
and infrastructure projects. The proposed temporary use of the Site will
not frustrate the long-term planning intention of the “R(D)” and “AGR”
zones. Upon expiry of the planning permission, the Site will be cleared of
all temporary structures and reinstated to a condition acceptable to relevant
government departments.

Planning Statement 8
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5.3 Environment
5.3.1 Noise

All laboratory testing work will be carried out indoors.  These tests will
not involve the use of heavy machinery, and most will be performed
manually by testing staff. Therefore, there will be no noise impact on the

nearest sensitive receivers.

5.3.2 Visual
The appearance of the proposed laboratory building is similar to that of an
ordinary site office building and is less conspicuous than the open storage
and vehicle repair workshops in the vicinity of the Site. It is proposed to
enclose the Site with a 2.5 m high hoarding structure painted in an

appropriate colour to blend with the surroundings.

wn
(O8]
(O8]

Landscape

Subject to the results of tree surveys and tree risk assessments, existing trees
on the Site will be preserved as far as practicable. A tree survey, together with
tree preservation and tree felling proposals (if applicable), will be submitted to

the relevant authorities for consultation at a later stage.

5.3.4 Emissions
Due to the nature of the tests, the generation of air pollutants or harmful
materials during the testing process will be minimal. No major emission

sources are anticipated.

3.3.5 Effluent
Wastewater from the laboratory will be discharged either to the underground
public sewage system or to a soakaway system with a septic tank, in
compliance with the requirements of the Environmental Protection Department
(EPD). If a soakaway system with a septic tank is adopted, desludging

exercises will be implemented on a regular basis.

54  Traffic
5.4.1 Access to the laboratory will be primarily via the main roads (i.e. Kwu Tung
Road and Fanling Highway), followed by Hang Tau Road. The traffic

associated with the laboratory operations will mainly arise from vehicles

Planning Statement 9
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54.2

5.5
5.5.1

SV

5.6
5.6.1

Sed
3.7.1

5.8

transporting laboratory staff to and from construction sites and delivering test
samples. Based on trip records of the existing PWRL(TSW), an average of
approximately 20 vehicle movements (entering and exiting) per day, mainly
private cars and light goods vehicles, will be generated by the laboratory.
Given this small additional traffic volume, the traffic impact on the

surrounding area will be insignificant.

Two site entrances/exits will be provided on different sides of the Site, together
with sufficient space for vehicles to manoeuvre both within the Site and when

entering or leaving, ensuring that no queuing or turning occurs outside the Site.

Drainage
The existing public drainage system along the northern and eastern

boundaries of the Site comprises surface channels and pipes. Apart from
the footprints of existing structures, the ground is currently bare soil with a
few patches of grass. Existing impervious ground accounts for about half
of the site area. The Site is on average about 0.35 m lower than the

surrounding area.

The Site will be raised to match the level of the surrounding area (about
+13.2mPD), which is on average 0.35 m above its current level (at an
average of +12.85mPD). It will be surfaced with concrete paving laid to a
nominal fall. Drainage channels will be constructed along the boundary to
convey surface runoff to a proper discharge point and into the existing
stormwater system. This proposal, together with the proposed surface

drainage system, will eliminate the risk of water ponding within the Site.

Slope Safety
The subject Site is located on essentially flat ground, and the proposed

development will not affect, nor be affected by, any man-made slopes,

retaining walls, or natural terrain in the vicinity.

Fire Safety
The proposed development will comply with the Fire Services Department's

requirements for dangerous goods storage, waste storage, and fire service
installations. Relevant plans and proposals will be submitted to the relevant

authorities at a later stage.

Waste Handling and Storage

Planning Statement 10
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5.3.1

6.1

7.1

Tested construction material samples and waste will be temporarily stored
within the designated, enclosed dumping area described in paragraph 3.4 above.
Disposal will be carried out off-site regularly and as required. No leakage or

odour nuisance is anticipated.

IMPLEMENTATION PROGRAMME

Subject to the design and construction programme, construction of the
proposed laboratory compound is anticipated to commence in Q3 2026,
with the aim of commissioning the new PWRL (Northern Metropolis) by
Q2 2027.

PRECEDENT CASE

According to the TPB Statutory Planning Portal 3, a similar Section 16
planning application for a temporary Public Works Regional Laboratory for
a Period of 3 Years (Case No.. A/YL-HT/853) for the existing
PWRL(TSW) at Ha Tsuen, Yuen Long, was approved with conditions on a

temporary basis on 7 June 2013.

CONCLUSIONS

The justifications set out in this statement are sound, and no significant
impacts have been identified in respect of the environment, traffic, drainage,
slope safety, fire safety, or waste management that would preclude
approval by the TPB and relevant government departments. In view of the

above, the TPB is respectfully invited to approve the application.
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The Proposed Public Works Regional
Laboratory (Northern Metropolis)
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Appendix A

Potential Sites Considered

The following four potential sites were identified and considered for temporary
relocation of the existing PWRL(TSW) and establishment of the new PWRL(NM):

1. PH2S5 at Yuen Long adjacent to Kam Tin River
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PH25 at Yuen Long
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The site is fully covered with vegetation and trees. Significant felling of these trees,
along with the necessary approvals, would be required to clear space for the proposed
laboratory. Strong objections from tree preservation groups are anticipated, and the
proposed measures including tree felling and transplanting may fall short of public
expectations.  Furthermore, any proposal involving tree transplantation or
compensatory planting would impose significant demands on the planning and
programming of the site development.
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In addition, the irregular geometry of the site is unfavorable for the proposed laboratory
development and would impose significant difficulty in operation management.

2. PH#9 at Yuen Long adjacent to Shek Kong Airport Road

PH#9 at Yuen Long
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PH#9 at Yuen Long

The site is fully covered with vegetation and trees. Significant felling of these trees,
along with the necessary approvals, would be required to clear space for the proposed
laboratory. Strong objections from tree preservation groups are anticipated, and the
proposed measures including tree felling and transplanting may fall short of public
expectations. Furthermore, any proposal involving tree transplantation or
compensatory planting would impose significant demands on the planning and
programming of the site development.

In addition, the site is accessible by pedestrian only through a narrow footpath, and not
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accessible via proper standard roads. This poses significant difficulties for the normal
operation of the laboratory. As the proposed PWRL requires delivery of construction
materials samples in and out of the site, this site is considered not suitable for further
development.

Furthermore, the site is located in close proximity to graves and “kamtaps”. Again,
strong objections and complaints from the local community are anticipated due to
potential “Fung Shui” concerns. As a result, a lengthy consultation period is expected,
along with the need for substantial compensation or even a relocation scheme. These
factors could become a significant hurdle to the implementation programme of the
proposed laboratory.

3. DLONS534 in North District
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The site is situated within a residential area and surrounding by small houses. Given
the close proximity of the site to the surrounding homes, significant objections and
complaints from local residents are anticipated. As a result, a lengthy consultation
period is expected, which could become a hurdle to the implementation programme of
the proposed laboratory.

In addition, the site is fully covered with vegetation and trees. Significant felling of
these trees, along with the necessary approvals, would be required to clear space for the
proposed laboratory. Strong objections from tree preservation groups are anticipated,
and the proposed measures including tree felling and transplanting may fall short of
public expectations. Furthermore, any proposal involving tree transplantation or
compensatory planting would impose significant demands on the planning and
programming of the site development.

Furthermore, the site is divided into two portions by a footpath that connects to a temple,
making the management of laboratory operations difficult. Significant objections and
complaints from local residents are anticipated due to potential “Fung Shui” concerns.
As a result, a lengthy consultation period is expected, which could again become a
hurdle to the implementation programme of the proposed laboratory.

4. DLONS54 in North District (Hang Tau Tai Po, Kwu Tung South, N.T.)
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DLON554 at North District

This is the proposed site under the subject planning application. Please refer to the
main text for details.
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Appendix B
Photographs of the Existing Condition of the Site

Gee'al View
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Appendix C

Photographs of the Existing Public Works Regional Laboratory
(Tin Shui Wai)

General View

General View
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