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EXECUTIVE SUMMARY

. The applicant seeks to apply for planning permission from the Town Planning Board (the Board)
under Section (S.) 16 of the Town Planning Ordinance (Cap. 131) (the Ordinance) to use Lot 3719
S.C RP (Part) in D.D. 104, Pok Wai, Yuen Long, New Territories (the Site) for ‘Proposed Temporary
Warehouse (Excluding Dangerous Goods Godown) (D.G.G.) with Ancillary Facilities and
Associated Filling of Land for a Period of 3 Years’ (the proposed development).

. The Site falls within an area zoned as “Other Specified Uses” Annotated “Comprehensive
Development to Include Wetland Restoration Area” (“OU(CDWRA)”) and “Residential (Group D)”
(“R(D)”) on the Draft Nam Sang Wai Outline Zoning Plan (OZP) No. S/YL-NSW/11. The Site
occupies an area of 7,736 m? (about). A total of two structures are proposed at the Site for
warehouse (excluding D.G.G), site office, washroom and rain shelter for loading/unloading (L/UL)
activities with total GFA of 10,931 m? (about), the remaining area is reserved for vehicle parking
and L/UL spaces and circulation area.

. The Site is accessible from Kam Pok Road East via Kam Pok Road. The operation hours of the
proposed development are Monday to Saturday from 07:00 to 19:00. No operation on Sunday
and public holiday.

. Justifications for the proposed development are as follows:

- The current application is intended to facilitate the relocation of the applicant’s business
premises affected by land resumption for the development of Yuen Long South Development
Area (YLS DA);

- The applicant has spent effort in identifying suitable site for relocation;

- The applied use is similar as the applicant’s original premises;

- No significant adverse impact is anticipated from the proposed development; and

- The proposed development is only on a temporary basis, approval of the application will not
frustrate the long-term planning intention of the “OU (CDWRA)” and “R(D)” zones.

. Details of development parameters are as follows:
Application Site Area 7,736 m? (about)
Covered Area 5,538 m? (about)
Uncovered Area 2,198 m? (about)
Plot Ratio 1.4 (about)
Site Coverage 72% (about)
Number of Structure 2
Total GFA 10,931 m? (about)
- Domestic GFA Not applicable
- Non-Domestic GFA 10,931 m? (about)
Building Height 7m - 13m (about)
No. of Storey 1-2
‘smP—QICHES Planning Statement
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1.

INTRODUCTION

Background

1.1

1.2

13

R-riches Planning Limited has been commissioned by Rich Valley Limited® (the
applicant) to make submission on their behalf to the Board under the S.16 of the
Ordinance in respect to Lot 3719 S.C RP (Part) in D.D. 104, Pok Wai, Yuen Long, New
Territories (the Site) (Plans 1 to 3).

The applicant would like to use the Site for ‘Proposed Temporary Warehouse
(Excluding D.G.G.) with Ancillary Facilities and Associated Filling of Land for a Period
of 3 Years’ (proposed development). The Site currently falls within an area zoned as
“OU(CDWRA)” and “R(D)” on the Draft Nam Sang Wai OZP No. S/YL-NSW/11 (Plan 2).
According to the Notes of the OZP, the proposed use, i.e. ‘warehouse’ is not a column
one nor two use within the aforesaid zones. Therefore, planning permission is
required to be obtained from the Board by the applicant to facilitate the proposed
development at the Site.

In support of the proposal, a set of indicative development plans and drawings and
supplementary information are provided with the planning statement (Plans 1 to 10
and Appendices | to Il). Sets of assessments to mitigate potential adverse impacts
will be submitted, if required, at a later stage for the consideration of Government
departments and members of the Board.

! Rich Valley Limited (the applicant) is authorized by Starwall Solar System Limited & %~ B it 7 "U2 & (the

affected business operator) to facilitate the relocation of his existing business premises in Tong Yan San Tsuen.

Details of the affected business operator are provided at Appendix I.
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2. JUSTIFICATIONS

To facilitate the relocation of the applicant’s business premises affected by the development
of the YLS DA

2.1 The current application is intended to facilitate the relocation of the applicant’s
affected business premises in Tong Yan San Tsuen due to land resumption to pave way
for the development of the YLS DA (Appendix | and Plans 4 to 5). The original
premises (i.e. formerly Lots 295 RP, 296 S.D and 298 RP (Part) in D.D. 121) currently
falls within an area zoned as “Other Specified Use” annotated “Storage and Workshop
Uses” (“OU(SWU)"”) and area shown as ‘Road’ on the Approved Tong Yan San Tsuen
OZP No. S/YL-TYST/14 (Plan 4).

2.2 The applicant had been operating its business premises in Tong Yan San Tsuen (i.e. Lots
295 RP, 296 S.D and 298 RP (Part) in D.D. 121) for ‘storage’ use since the 2010s.
According to the Notes of the OZP, ‘warehouse’ use is a column one use under
“OU(SWU)"” zone, which is always permitted (Plan 5). The applicant later seeks
planning permission from the Board to convert the ‘warehouse’ premises to ‘shop and
services with ancillary vehicle repair workshop’ uses to meet the operational need in
2021. The planning application (No. A/YL-TYST/1090) for ‘Proposed Temporary Shop
and Services with Ancillary Vehicle Repair Workshop’, was approved by the Board on a
temporary basis of 5 years on 14/05/2021.

2.3  However, the outbreak of the COVID-19 reduced the customers’ willingness to visit
physical premises, which made it difficult for the applicant to continue operating the
‘shop and services’ business during the pandemic. In order to overcome the
operational challenges, the applicant converted the existing structures, which were
previously approved under the S.16 planning application No. A/YL-TYST/1090, for the
original 'warehouse’ use in 2022.

2.4 According to the implementation program of the development of YLS DA, the
applicant’s original premises fall within site under the First and Second Phases
Development of the YLS DA (Plans 4 to 5). As land where the affected business
premises (i.e. the application site of the application No. A/YL-TYST/1090) has already
been resumed and reverted to the Government in 2022. Therefore, the applicant
desperately needs to identify a suitable site for relocation to continue their business
premises.

Applicant’s effort in identifying suitable site for relocation
2.5 While the applicant has spent effort to relocate their premises to a number of

alternative sites in the New Territories, those sites were considered not suitable or
impracticable due to various issues such as land use incompatibility, environmental
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concerns, land ownership or accessibility (Appendix Il and Plan 6). After a lengthy
site search process, the Site was identified for relocation as it is relatively flat and
easily accessible from Kam Pok Road East via Kam Pok Road (Plan 1).

Applied use Is similar to the affected business in Tong Yan San Tsuen

2.6

The proposed development involves the operation of warehouse for storage of vehicle
parts and miscellaneous goods with ancillary facilities to support the daily operation of
the Site. The applied use is similar to the affected business premises in Tong Yan San
Tsuen. Details of the original premises are shown at Table 1 below:

Table 1: Differences between the Original Premises and The Site

Development Original Premises The Site Difference
Parameters (a) (b) (a) - (b)

Site Area 6,320 m? (about) 7,736 m?(about) | +1,416 m? +22% (about)

Covered Area 3,340 m? (about) 5,538 m?(about) +2,198 m? +66% (about)

GFA 3,940 m? (about) | 10,931 m?(about) | +6,991 m? +177% (about)

2.7

2.8

2.9

2.10

With the growth in online shopping has stimulated demand for indoor storage spaces
in Hong Kong since the 2010s, the applicant has previously proposed expanding the
operation scale in order to alleviate the pressing demand for local storage spaces at
the original premises. However, the Government's land resumption proposal to
facilitate the YLS DA has resulted in a temporary suspension of the applicant's business
expansion plan. The proposed scheme at the Site offers an excellent opportunity to
facilitate the applicant's initial business expansion plan. The increased GFA at the
Site would create a significant number of job opportunities for residents of the New
Territories as well as to support the local warehouse industry.

While the site area and the GFA of the proposed development are larger than the
affected business premises, a significant portion of the Site (i.e about 2,198 m?, 28%) is
uncovered and designated for manoeuvring and parking of vehicles, in order to
support the daily operation of the Site. According to the applicant, the original
premises currently lack adequate circulation space, resulting in prolonged waiting
times for vehicles for L/UL of goods. Therefore, a substantial amount of circulation
space is reserved at the Site in order to increase the Site's overall efficiency, as well as
to minimise the potential adverse traffic impact to the surrounding road network.

In addition, the proposed development requires specialized facilities in support of the
daily operations (i.e. drainage facilities and fire service installations), having a larger
space allows for the incorporation of these specialized facilities to support the
operational needs.

Besides, the proposed development would also support the transformation of
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brownfield operations in the New Territories. The proposed warehouse at the Site
will enhance storage conditions by protecting items from environmental harm,
mitigate risks related to the external environment and worker safety, as well as
improve overall operational efficiency.

Approval of the application would not frustrate the long-term planning intention of the
“OU(CDWRA)” and “R(D)” zones

2.11

2.12

Although the Site falls within area zoned as “OU(CDWRA)” and “R(D)” on the Draft
Nam Sang Wai OZP No. S/YL-NSW/11, no existing pond nor wetland have been
identified at the Site (Plans 2 and 7). Furthermore, the applicant, i.e. the sole owner
of the Site currently has no intention to develop the Site for long-term use.
Therefore, approval of the current application on a temporary basis would not
frustrate the long-term planning intentions of the “OU(CDWRA)” and “R(D)” zones and
would better utilize deserted land in the New Territories.

Despite the fact that the proposed development is not in line with planning intentions
of the “OU(CDWRA)” and “R(D)” zones, the special background of the application
should be considered on its individual merit, which approval of the current application
would therefore not set an undesirable precedent for the “OU(CDWRA)” and “R(D)”
zones.

The proposed development is not incompatible with surrounding land uses

2.13

The surrounding areas of the Site are considered to be in semi-rural character and are
predominately occupied by sites occupied by open storage yards, low-rise structures
for warehouse and logistics centre, hence, the proposed development is considered
not incompatible with surrounding land uses (Plans 1, 3 and 7). Upon approval of
the planning application, the applicant will make effort in complying with approval
conditions related to fire services and drainage aspects, to minimize potential adverse
impact arisen from the proposed development.

b & |
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3.  SITE CONTEXT

Site Location

3.1 The Site is located in Pok Wai, Yuen Long, New Territories (Plan 1). It is
approximately 10 m east of Kam Pok Road; 250 m south of Fairview Park; 500 m west
of San Tin Highway; 3.4 km northeast of Yuen Long Station; and 14.4 km northeast of
the original premises in HSK.

Accessibility

3.2 The Site is accessible from Kam Pok Road East via Kam Pok Road (Plan 1).

Existing Site Condition

3.3 The Site is hard-paved and currently occupied by open storage use. The Site is
generally flat and hard paved (Plans 1, 3 and 7).

Surrounding Area

3.4 The Site is mainly surrounded by open storage yards, low-rise structures for
warehouse and logistic centre (Plans 1, 3 and 7).

3.5 To its immediate north are some structures for domestic use. To its further north
across Kam Tin River are Fairview Park.

3.6 To its immediate east are existing ponds. To its further east are some temporary
structures for workshop and warehouse uses.

3.7 To its immediate south are some temporary structures occupied by vehicle repair
workshop and open storage activities. To its further south and southeast are sites
occupied by temporary structures for logistics centre and warehouse.

3.8 To its immediate west are temporary structures occupied by open storage yards. To
its further west are Tai Sang Wai village development, fishponds and area falls within
“Conservation Area” zone.

‘“aP—QICHES Planning Statement
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4.

PLANNING CONTEXT

Zoning of the Application Site

4.1

The Site falls within an area zoned as “OU(CDWRA)” and “R(D)” on the Draft Nam Sang
Wai OZP No. S/YL-NSW/11 (Plan 2). According to the Notes of the OZP, ‘warehouse
(excluding D.G.G)’ use is not a column 1 nor column 2 use within the “OU(CDWRA)” and
“R(D)” zones, which requires permission from the Board.

Planning Intention

4.2

4.3

This planning intention of the subject “OU(CDWRA)” zone is intended to provide
incentive for the restoration of degraded wetlands adjoining existing fish ponds
through comprehensive residential and/or recreational development to include
wetland restoration area. It is also intended to phase out existing sporadic open
storage and port back-up uses on degraded wetlands. Any new building should be
located farthest away from Deep Bay.

This planning intention of the subject “R(D)” zone is intended primarily for
improvement and upgrading of existing temporary structures within the rural areas
through redevelopment of exiting temporary structures into permanent buildings. It
is also intended for low-rise, low density residential developments subject to planning
permission from the Town Planning Board.

Filling of Land Restrictions

4.4

According to the Remarks of the subject “OU(CDWRA)” and “R(D) zones, any filling of
land, including that to effect a change of use to any of those specified in Columns 1
and 2 above or the uses or developments always permitted under the covering Notes
(except public works co-ordinated or implemented by Government, and maintenance,
repair or rebuilding works), shall not be undertaken or continued on or after the date
of the first publication in the Gazette of the notice of the interim development
permission area plan without the permission from the Town Planning Board under
section 16 of the Town Planning Ordinance.

Previous Application

4.5

The Site is the subject of a previous S.16 planning application (No. A/YL-NSW/337) for
‘warehouse for storage of new vehicles’ use submitted by the same applicant as the
current application, which was approved by the Board on a temporary basis for 3 years
in 2025. As the Site will be utilized by a different operator (i.e. Starwall Solar System
Limited) for ‘warehouse (excluding dangerous goods godown) use, a fresh S.16
planning application is therefore sought to facilitate the proposed development.
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4.6

Compared with the previous application (No. A/YL-NSW/337), while the proposed
warehouse will be used for storage of vehicle parts and miscellaneous goods and the
number of L/UL spaces for container vehicles is increased from 2 to 3, the major
development parameters (including but not limited to the site area, plot ratio, gross
floor area, layout, building height, etc.) remain unchanged.

Similar Application

4.7

There are several similar S.16 planning applications within the same “OU(CDWRA)”
zone. The latest applications (No. A/YL-NSW/345) for the same applied use (i.e.
warehouse (excluding D.G.G.) with ancillary facilities) was approved by the Board on
23/5/2025.

Land Status of the Application Site

4.8

4.9

The Site falls solely on private lot, i.e. Lot 3719 S.C RP (Part) in D.D. 104 with total land
area of 7,736 m? (about) of Old Schedule Lots held under the Block Government Lease
(Plan 3).

Since there is the restriction that no structure is allowed to be erected without the
prior approval of the Government, the applicant will submit Short Term Waiver (STW)
application to the Lands Department to make way for erection of the proposed
structures at the Site respectively after planning approval has been obtained from the
Board. No structure is proposed for domestic use.
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5. DEVELOPMENT PROPOSAL
Development Details

5.1 The Site consists of an area of 7,736 m? (about). Details of development parameters
are shown at Table 2 below.

Table 2: Development Parameters of the Proposed Development

Application Site Area 7,736 m? (about)
Covered Area 5,538 m? (about)
Uncovered Area 2,198 m? (about)
Plot Ratio 1.4 (about)
Site Coverage 72% (about)
Number of Structure 2
Total GFA 10,931 m? (about)
- Domestic GFA Not applicable
- Non-Domestic GFA 10,931 m? (about)
Building Height 7 m —13m (about)
No. of Storey 1-2

5.2 A total of two structures are proposed at the Site for warehouse (excluding dangerous
goods godown), site office, washroom and rain shelter for L/UL activities with total
GFA of 10,931 m? (about), the remaining area is reserved for parking and L/UL spaces
and circulation area (Plan 8). Details of structures are shown at Table 3 below:

Table 3: Details of Proposed Structures

Buildi
Structure Use Covered Area GFA Ul .dmg
Height
Warehouses (excluding 13 m
B1 D.G.G.), Site Office, 5,393 m? 10,786 m?
Washroom (2-storey)
Rain Shelter for L/UL 7m
B2 1 2 1 2
Activities 4>m 4>m (1-storey)
5,538 m? 10,931 m?
Total -
(about) (about)

Filling of Land at the Site

5.3 The Site is currently covered by soiled ground and partially hard-paved. The Site is
proposed to be filled wholly with concrete (of not more than 0.2 m in depth) for site

"ISSHP—QICHES Planning Statement
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formation of structures, parking, L/UL spaces and circulation area (Plan 9). As the
Site currently consists of soiled ground and partially hard-paved, concrete site
formation is required to provide a relatively flat surface for erection of structures and
circulation purpose. Therefore, the proposed filling of land at the Site is considered
necessary and that has been kept to minimal to meet the operational needs of the
proposed development. The applicant will reinstate the Site to an amenity area after
the planning approval period.

Operation Mode

5.4

55

The Site will be used as warehouse for storage of vehicle parts and miscellaneous
goods (including but not limited to packaged beverage, apparel, electronic goods, etc.),
which are similar to those in the original premises. The operation hours of the
proposed development are Monday to Saturday from 07:00 to 19:00. There is no
operation on Sunday and public holiday.

It is estimated that the Site would be able to accommodate about 10 staff. The
ancillary facilities (i.e. office, washroom etc.) is intended to provide indoor workspace
for administrative staff to support the daily operation of the Site. As no shopfront is
proposed at the Site, visitor is not anticipated at the Site.

No Traffic Impact

5.6 The Site is accessible from Kam Pok Road East via Kam Pok Road (Plan 1). One 11 m
(about) wide ingress/egress is provided at northwestern part of the Site (Plan 10). A
total of 7 parking and L/UL spaces are provided at the Site, details of spaces are
provided at Table 4 below:

Table 4: Parking and L/UL Provisions

Type of Parking Space: Number of Space
Private Car (PC) Parking Space 4

- 25m(W)X5m (L)

Type of L/UL Space: Number of Space
L/UL Space for Container Vehicle (CV) 3

- 35mW)X16 m(L)

5.7 Parking spaces are reserved solely for staff use. LGV and CV will be deployed for the
transportation of goods into and put of the Site, which will only be conducted beyond
peak hours between 07:00 and 19:00. Staff will be deployed to station at the
ingress/egress of the Site to direct incoming/outgoing vehicles to enhance pedestrian
safety. Sufficient space is provided for vehicle to smoothly manoeuvere within the
Site to ensure that no vehicle will be allowed to queue back to or reverse onto/from
the Site to the public road (Plans 10). The breakdown of estimated trip generation
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5.8

and attraction are provided at Table 5 below:

Table 5: Estimated Trip Generation and Attraction of the Proposed Development

Trip Generation and Attraction

Time Period PC cv 2-Way
In Out In Out Total
Trips at AM_
peak per hour 3 0 0 0 3
(07:00 — 08:00)
Trips at PM_
peak per hour 0 3 0 0 3

(18:00 — 19:00)
Traffic trip per
hour 0 0 1 1 2
(10:00 — 18:00)

As the number of vehicular trips generated and attracted by the proposed
development are minimal, adverse traffic impact to the surrounding road network
should not be anticipated. No vehicle without valid licenses issued under the Road
Traffic (Registration and Licensing of Vehicles) Regulations are allowed to be
parked/stored at the Site at any time during the planning approval period.

No Adverse Environmental Impact

5.9

5.10

5.11

The applicant will strictly follow the ‘Code of Practice on Handling the Environmental
Aspects of Temporary Uses and Open Storage Sites’ issued by Environmental
Protection Department (EPD) to minimise adverse environmental impacts and
nuisance to the surrounding area. The applicant will also comply with all
environmental protection / pollution control ordinances, i.e. Water Pollution Control
Ordinance, Air Pollution Control Ordinance, Noise Control Ordinance etc. at all times

during the planning approval period.

During the construction stage, the applicant will follow the good practices stated in
Professional Persons Environmental Consultative Committee Practice Notes (ProPECC
PNs) 2/24 to minimize the impact on the nearby watercourse water quality. Surface
run-off from the construction phase will be discharged into storm drains through
appropriately designed sand/silt removal facilities such as sand traps, silt traps, and
sediment basins. Silt removal facilities, channels, and manholes will be maintained,
and the deposited silt and grit will be removed on a regular basis, at the start and end
of each rainstorm, to ensure that these facilities are always operational.

During the operation of the proposed development, the major source of wastewater
will be sewage from toilets generated by staff. The applicant will implement good
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practices under ProPECC PN 1/23 when designing on-site drainage system with the Site.
Licensed collectors will be employed by the applicant to collect and dispose of sewage
regularly.

5.12 3 m buffer area is proposed along the northern boundary of the Site to separate the
proposed development from the nearby dwellings. 2.5 m solid metal fencing wall
will also be erected along the site boundary to minimize nuisance to the surrounding
area. The boundary wall will be installed properly by licensed contractor to prevent
misalignment of walls, to ensure that there is no gap or slit on boundary wall. In
addition, maintenance will be conducted by the applicant on a regular basis.

No Landscape Impact

5.13 No old and valuable tree or protected species has been identified at the Site. Due to
proposed hard-paving works for circulation purpose, majority of the Site area will be
disturbed. The remaining area will be affected by the erection of structures.

5.14 To enhance visual and landscape quality, peripheral planting with climbing species
(i.e. Ficus Pumila and Lonicera Japonica) along the 2.5 m high solid metal fence wall
will be adopted along the northern site boundary to separate the proposed
development from the nearby dwellings (Plan 8).

No Drainage Impact

5.15 The applicant will submit a drainage proposal to mitigate potential drainage impact
generated from the proposed development after planning approval has been granted
from the Board. The applicant will implement the proposed drainage facilities at the
Site once the drainage proposal is accepted by Drainage Services Department/the
Board.

Fire Safety Aspect

5.16 The applicant will submit a fire service installations (FSls) proposal to enhance fire
safety of the Site. The applicant will implement the proposed FSIs at the Site once
the proposal is accepted by Fire Services Department/the Board. Upon receiving
STW approval from the LandsD for erection of the proposed structure, the applicant
will implement the accepted FSls proposal at the Site.
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6.1

6.2

6.3

6.4

6.5

CONCLUSION

The current application is intended to facilitate the relocation of the applicant’s
business premises in Tong Yan San Tsuen, which is affected by the development of
YLS DA. Whilst the applicant attempted to relocate its premises to a number of
alternative sites in the New Territories, those sites were considered not suitable or
impracticable (Appendix Il and Plan 6). Since the applied use is similar as the
affected business premises, approval of the application could facilitate relocation
prior to land resumption, thereby minimizing the impact on the YLS DA
implementation programme.

Although the Site falls within area zoned as “OU(CDWRA)” and “R(D)” on the Draft
Nam Sang Wai OZP No. S/YL-NSW/11, no existing pond nor wetland have been
identified at the Site (Plans 2 and 7). Furthermore, the lot owner currently has no
intention to develop the Site for long-term use. Therefore, approval of the current
application on a temporary basis would not frustrate the long-term planning
intentions of the “OU(CDWRA)” and “R(D)” zones and would better utilize deserted
land in the New Territories.

The Site is surrounded by open storage yards, low-rise structures for warehouse and
logistics centre; the proposed development is considered not incompatible with the
surrounding areas. Furthermore, as the current application is intended to facilitate
the development of the YLS DA, approval of the current application would not set an
undesirable precedent within the “OU(CDWRA)” and “R(D)” zones and should be
considered on its own merits.

The proposed development will not create significant nuisance to the surrounding
areas. Adequate mitigation measures will be provided, i.e. submission of drainage,
FSls proposals etc. to mitigate any adverse impact arising from the proposed
development. The applicant will also strictly follow the ‘Code of Practice on
Handling the Environmental Aspects of Temporary Uses and Open Storage Sites’ by
the EPD to minimize all possible environmental impacts on the nearby sensitive
receivers.

In view of the above, the Board is hereby respectfully recommended to approve the
subject application for ‘Proposed Temporary Warehouse (Excluding Dangerous
Goods Godown) with Ancillary Facilities and Associated Filling of Land for a Period
of 3 Years'.

R-riches Property Consultants Limited

March 2026
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