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EXECUTIVE SUMMARY

The Application Site (the Site) comprises Lots 372 S.D RP (Part), 743 RP (Part) and 744
RP (Part) in D.D. 99 and adjoining Government Land, San Tin, Yuen Long. It is located at
300m to the south-east of Lok Ma Chau Control Point and 200m to the north-west of the
Interchange for Huanggang Shuttle Bus in Lok Ma Chau. The Site has an area of about
36,503m?, including Government Land of about 723m®. According to the Approved San
Tin Technopole Outline Zoning Plan No. S/STT/2 (the OZP) dated 20.9.2024, the Site falls
within an area partly zoned “Other Specified Uses (Mixed Use)” (“*OU(MU)”), partly zoned
“Other Specified Uses (Innovation and Technology)” (“OU(I&T)”) and partly shown as
‘Road’ on the OZP. According to the Town Planning Board Guidelines for Application for
Developments within Deep Bay Area (TPB PG-No.12C), the Site falls within the Wetland
Buffer Area. According to the Town Planning Board Guidelines for Application for Open
Storage and Port Back-up Uses (TPB PG-No.13G), the Site falls within Category 2 area.

The applicant seeks renewal of planning approval for temporary vehicle park (including
container vehicles), container storage area, storage of new unlicensed container tractors,
storage of construction materials, tyre repair, shop and services (sale of container vehicles
and the related parts/accessories), vehicle repair and services, eating place and ancillary
offices for a period of 3 years under Section 16 of the Town Planning Ordinance, which 1s
the current use of the Site with a valid planning permission under planning application No.
A/YL-ST/664 until 26.1.2027. The current application is submitted by the same applicant
for the same use at the same site. The site boundary, applied use, layout, development
parameters, implemented drainage facilities and fire service installations remain unchanged
compared to the last application No. A/YL-ST/664.

The Site is the subject of ten previous applications (No. A/YL-ST/312, 363, 411, 438, 447,
506, 575, 627, 655 and 664) for the same/similar applied uses approved between 2006 and
2024. All the approval conditions of the last application No. A/YL-ST/664 have been
complied with. Since the applied uses has been in existence for many years, no additional
traffic, adverse drainage and landscape impacts are anticipated. The existing landscape
works, drainage facilities and fire service installations implemented will be properly
maintained.

The current application is justified on the following grounds: 1) Previous planning
permissions for the same/similar use; 2) genuine efforts in compliance with planning
approval conditions; 3) Compatible with the surrounding land uses; 4) Meeting the demand
for port back-up uses and eating place in Lok Ma Chau; 5) No impact to the Northern Link;
and 6) No additional traffic, drainage and environmental impacts.
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1. INTRODUCTION

1l The Application Site (the Site) comprises Lots 372 S.D RP (Part), 743 RP (Part) and
744 RP (Part) in D.D. 99, San Tin, Yuen Long, New Territories. It is located at
300m to the south-cast of Lok Ma Chau Control Point and 200m to the north-west of
the Interchange for Huanggang Shuttle Bus in Lok Ma Chau. The Site is
accessible from San Tin Tsuen Road via Castle Peak Road. In accordance with the
Approved San Tin Technopole Outline Zoning Plan No. S/STT/2 (the OZP) dated
20.9.2024, the Site falls within an area zoned “Other Specified Uses (Mixed Use)”
(“OU(MU)”) zone on the OZP. Please refer to an extract of the OZP and its
relevant Notes at Appendix 1, Location Plan at Appendix 3 and Site Plan (Lot
Index Plan) at Appendix 4.

1.2 The Site is currently used as temporary vehicle park (including container vehicles),
container storage area, storage of new unlicensed container tractors, storage of
construction materials, tyre repair, shop and services (sale of container vehicles and
the related parts/accessories), vehicle repair and services, eating place and ancillary
offices with a wvalid planning permission under planning application No.
A/YL-ST/664 until 26.1.2027. The current application seeks planning permission
from the Town Planning Board (the Board) to continue using the Site for the said
temporary use, thereby providing strong support for cross-border and local port-back
up activities in the area.

1.3 The current application is submitted by the same applicant for the same use at the
same site. The proposed site boundary, applied use, development parameters,
implemented drainage facilities and fire service installations remain unchanged
compared to the last application No. A/YL-ST/664.

1.4 The Applicant, Howan Limited, has commissioned Lanbase Surveyors Limited to
submit a planning application on its behalf for the said temporary use under Section
16 of the Town Planning Ordinance (Cap. 131).

1.5  This Planning Statement serves to describe the existing site condition and its

surrounding land uses, to give details of the proposed development, and to provide
justifications for the Board’s consideration.

YL/TPN/1004J/R0O1
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2. SITE CONTEXT

2.1 Application Site

2.1.1 The Application Site (the Site) comprises Lots 372 S.D RP (Part), 743 RP (Part) and
744 RP (Part) in D.D. 99 and adjoining Government Land, San Tin, Yuen Long,
New Territories.  The Site has an area of about 36,503m?, including Government
Land of about 723m? which is identical to previous planning application No.
A/YL-ST/664. Please refer to Location Plan at Appendix 3 and Site Plan (Lot
Index Plan) at Appendix 4.

2.1.2  The Site is currently used for the applied uses approved under planning application
No. A/YL-ST/664 valid until 26.1.2027. Please refer to the site photos at
Appendix 11.

2.2 Lease Particulars

The subject lots are held under Block Government Lease for D.D. 99 and are
demised as agricultural land.

2.3 Surrounding Land Uses

2.3.1 The Site is located at 300m to the south-east of Lok Ma Chau Control Point and
200m to the north-west of the Interchange for Huanggang Shuttle Bus in Lok Ma
Chau.

2.3.2 To its north and east are bounded by the Eastern Main Drainage Channel;

2.3.3 To its immediate south across San Tin Tsuen Road are mainly vehicle parks and
repair workshops.

2.3.4 To its immediate west is unused land and further southwest is a nullah and the
village settlement of Tung Chan Wai.

2.4  Accessibility

2.4.1 The Site is accessible from San Tin Tsuen Road via Castle Peak Road — San Tin.

2.4.2  With its close proximity to the San Tin Interchange and Lok Ma Chau Control Point,
the Site is conveniently connected to the Mainland China that serves as one of an

indispensable logistic facility for cross-border trade.

2.4.3 Public transports such as franchised buses, minibuses and taxis serve the area.

YL/TPN/1004J/R0O1
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TOWN PLANNING

The Site falls within an area partly zoned “Other Specified Uses (Mixed Use)”
(“OU(MU)™), partly zoned “Other Specified Uses (Innovation and Technology)”
(“OU(1&T)”) and partly shown as ‘Road’ on the Approved San Tin Technopole
Outline Zoning Plan No. S/STT/2 (the OZP) dated 20.9.2024. An extract of the
OZP and its Notes are available at Appendix 1.

According to the covering Notes of the OZP, temporary use or development of any
land or building not exceeding a period of three years requires planning permission
from the Board.

The Site is the subject of ten previous planning applications No. A/YL-ST/312,
A/YL-ST/363, A/YL-ST/411, A/YL-ST/438, A/YL-ST/447, A/YL-ST/506,
A/YL-ST/575, A/YL-ST/627, A/YL-ST/655 and A/YL-ST/664, which were
approved by the Board on 1.9.2006, 31.7.2009, 16.3.2012, 11.10.2013, 22.8.2014,
11.8.2017, 15.9.2020, 23.9.2022, 8.9.2023 and 26.1.2024 respectively. Please refer
to the approval letter from the Board for planning application No. A/YL-ST/664 at
Appendix 2.

According to Town Planning Board Guidelines No. TPB PG-NO. 12C for
Application for Developments within Deep Bay Area, the Site falls within the
Wetland Buffer Area. Despite such, temporary development is exempted from the
submission requirement of conducting an ecological impact assessment to the Board.

In accordance with the Town Planning Board Guidelines No. TPB PG-NO. 13G for
Application for Open Storage and Port Back-up Uses, the Site falls within Category
2 areas. Subject to no adverse departmental comments and location objections, or
the concerns of the departments and local residents can be addressed through the
implementation of approval conditions, planning permission could be granted on a
temporary basis up to a maximum period of 3 years.

YL/TPN/1004)/R02
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4. PROPOSED DEVELOPMENT

4.1 Applied Use

4.1.1 The applicant proposes to continue using the Site as temporary vehicle park
(including container vehicles), container storage area, storage of new unlicensed
container tractors, storage of construction materials, tyre repair, shop and services
(sale of container vehicles and the related parts/accessories), vehicle repair and
services, eating place and ancillary offices for a period of 3 years, thereby providing
strong support for cross-border and local port-back up activities in the area.

4.1.2  There is no change in applied use compared to the last application No. A/YL-ST/664
submitted by the same applicant.

4.2 Proposed Layout and Development Parameters

4.2.1 There are 19 structures (2.6m to 8m in height) with a total gross floor area of about
14,136.2m* for vehicle repairing and servicing areas, shop, office and storeroom,
tyre repairing area, eating place, security office, CLP transformer room, container
storage area and storage of construction materials uses.

4.2.2 Seven private car parking spaces, one medium/heavy goods vehicle parking space,
one container vehicle parking space and one LGV loading/unloading space are
provided at the Site.

423 There is no change in layout and development parameters compared to the last

application No. A/YL-ST/664. Please refer to the Approved Layout Plan at
Appendix 5.

4.3 Operation Hours

4.3.1 Identical to the last application No. A/YL-ST/644, the temporary vehicle park
(including container vehicles), container storage area, storage of new unlicensed
container tractors, storage of construction materials, tyre repair, shop and services
(sale of container vehicles and the related parts/accessories), vehicle repair and
services and ancillary offices use will be operated from 8am to 11pm from Monday
to Saturday, and from 10am to 5pm on Sundays and public holidays.

4.3.2 Identical to the last application No. A/YL-ST/644, the temporary eating place will be

operated from 7am to 10pm daily (from Monday to Sunday including public
holidays).

4.4 Drainage

The existing drainage facilities approved under previous planning applications
would be properly maintained. Please refer to the approved drainage proposal,

YL/TPN/1004J/RO1
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records of the existing drainage facilities and the relevant compliance letters at
Appendix 6.

Landscape

The existing landscape and tree plantings would be properly maintained. Should
there be any reinforcement/maintenance works, the Applicant is willing to plant
further trees of species similar to those in the accepted landscaping proposal. Also,
please refer to the approved landscape and tree preservation proposal and the
relevant compliance letters at Appendix 7.

Traffic

A Traffic Impact Assessment (TIA) was submitted and approved under previous
planning application No. A/YL-ST/312 for addressing the traffic concerns. The
Site has come into existence for many years since the similar uses were permitted
under previous planning applications. The Site will not generate additional number
of vehicles under the current application.

Fire Precaution Measures

The existing fire precaution measures and fire service installations (FSIs) approved
under previous planning applications would be properly maintained. Please refer to
the approved FSIs proposal, certificate of fire service installations and equipment
(FS251) and the relevant compliance letters at Appendix 8.

YL/TPN/1004J/RO1
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JUSTIFICATIONS

Previous Planning Permissions for the Same/Similar Use

Temporary approvals for the same/similar port-back up uses were granted to the Site
under 10 previous planning applications as mentioned in Paragraph 3.3 above. The
site condition is more or less the same as the last application No. A/YL-ST/644.
Without material change in planning circumstances, it is considered that the planning
approval should be renewed to serve the area.

Genuine Efforts in Compliance with Planning Approval Conditions

All the approval conditions imposed on previous planning application No.
A/YL-ST/664 were satisfactorily complied with to the satisfaction of relevant
government departments within the specified time limits, as follows:

Item Planning Condition Compliance Date

(e¢) |The submission of records of the|18.3.2024
existing drainage facilities. (Please refer to the relevant compliance letter
at Appendix 6)

(g) |The submission of a fire service|8.7.2025
installations proposal. (Please refer to the approved proposal and
the relevant compliance letter at Appendix 8)

(h) |The implementation of the fire23.10.2025
service installations proposal. (Please refer to the relevant compliance letter
at Appendix 8)

It was demonstrated that the applicant had made genuine efforts to comply with the
planning conditions under previous approvals, thus favourable consideration should
be given to the application.

Compatible with Surrounding Land Uses

The Site is bounded by the Eastern Main Drainage Channel and to its immediate
south across San Tin Tsuen Road are mainly vehicle parks and repair workshops and
vacant land. The applied uses are compatible with the adjacent vehicle parks, open
storage and other port back-up uses, and the public transport interchange. As the
nearest villages are located at about 100 meters away from the Site, no interface
problem with the villagers is anticipated. In this connection, the current application
for renewal of planning approval for the same nature of port back-up uses should be
allowed on the Site.

Y L/TPN/1004J/RO1
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5.4  Meeting the Demand for Port Back-up Uses and Eating Place in Lok Ma Chau

5.4.1 There is a strong demand for port back-up uses to support cross-border activities,
and many sites around Lok Ma Chau have been well-established or converted for
such uses. Given its proximity to the boundary and strategic road networks, the
Site has served as an important port back-up site in Lok Ma Chau for many years.
To meet continuing demand, it is necessary to retain port back-up uses on the Site.

5.4.2 Since the San Tin Cross-Boundary Shopping Centre ceased operating, only a few
restaurants have remained in the surrounding area. Further development of the
boundary area and an increase in nearby construction works have also led to growing
demand for eating place in the area.

5.4.3 Renewing the planning approval for the applied uses will continue to provide strong
support for cross-border and local port back-up activities in the area.

5.5 No Impact to the Northern Link

Although the Site is located within the Area of Influence for the Northern Link
(NOL), it is located far away from the proposed NOL alignment. The Applicant is
willing to vacate the influenced area for the construction of the proposed NOL,
should the government required. Therefore, the temporary uses would not have
impact on the NOL.

5.6 No Additional Traffic, Drainage and Environmental Impacts

5.6.1 The Site has been operated for the same/similar port back-up uses under ten previous
planning applications for many years. ~Without major change in planning
circumstances and site conditions, the Site should be allowed for the applied uses to
serve the area.

5.6.2 With regard to vehicular circulation, the Applicant would only make use of the
section of San Tin Tsuen Road linking Tun Yu Road and Castle Peak Road — Chau
Tau, as shown in the attached Figure 1 at Appendix 10. There is no sensitive
receiver in the immediate vicinity of that section of the San Tin Tsuen Road. Other
section of San Tin Tsuen Road adjoining the southern boundary of the Site is only a
one-way local access road with 3m in width, which is not wide enough for heavy
vehicle to drive through; therefore, it will not be used by the vehicles of this
application. Also, there would be no ingress/cgress along that unused section of San
Tin Tsuen Road. Under such circumstances, nuisance affecting the local residents is
not expected.

5.6.3 As the site boundary, applied use, layout, development parameters, implemented
drainage facilities and fire service installations remain unchanged as the last
application No. A/YL-ST/664, additional traffic, drainage and environmental
impacts are not anticipated.

YL/TPN/1004J/RO1
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6. CONCLUSION

6.1 The Site has been operated to provide port back-up uses for many years. The
Applicant seeks renewal of planning approval to continue operating the “Temporary
Vehicle Park (including Container Vehicles), Container Storage Area, Storage of
New Unlicensed Container Tractors, Storage of Construction Materials, Tyre Repair,
Shop and Services (Sale of Container Vehicles and the Related Parts/Accessories),
Vehicle Repair and Services, Eating Place and Ancillary Offices” use for a period of
3 years under Section 16 of the Town Planning Ordinance.

6.2  With regard to the following justifications:

- previous planning permissions for the same/similar use;

- genuine efforts in compliance with planning approval conditions,
- compatible with the surrounding land uses;

- meeting the demand for port back-up uses in Lok Ma Chau;

- no impact to the Northern Link; and

- no additional traffic, drainage and environmental impacts.

the Board is requested to approve the current application for “Renewal of Planning
Approval for Temporary Vehicle Park (including Container Vehicles), Container
Storage Area, Storage of New Unlicensed Container Tractors, Storage of
Construction Materials, Tyre Repair, Shop and Services (Sale of Container Vehicles
and the Related Parts/Accessories), Vehicle Repair and Services, Eating Place and
Ancillary Offices for a Period of 3 Years” at Lots 372 S.D RP (Part), 743 RP (Part)
and 744 RP (Part) in D.D. 99 and adjoining Government Land, San Tin, Yuen Long.

YL/TPN/1004J/RO1
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