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Executive Summary

This application is to seek planning permission from the Town Planning Board (the “Board”) for
a temporary warehouse for storage of general goods (the “Proposed Development”) for a
period of 3 years at Lot 1322(Part) in DD119, Pak Sha Tsuen, Yuen Long, New Territories (the
“Application Site”).

The Application Site, with an area of approximately 1,932 square metres, is currently occupied
by some vacant temporary structures. It falls within a “Residential (Group C)” (“R(C)”) zone on
the Approved Tong Yan San Tsuen Outline Zoning Plan (OZP) No. S/YL-TYST/14 which is
intended for low-rise, low-density residential developments. According to the covering Notes of
the OZP, temporary use or development of any land or buildings not exceeding a period of
three years required planning permission from the Board. Owing to the prevalence of
numerous warehouses, open storage, workshop activities in the subject area, the owners of
the subject area have no immediate plan to redevelop their property for residential purpose. In
this regard, the Application Site and adjacent areas have been vacant or used for various
temporary uses (such as greenhouses) over the past 10 years. As the Proposed Development
is only a temporary use, it would not jeopardise the long-term planning intention of the “R(C)”
zone.

The Application Site is considered suitable for a temporary storage facility as it is located near
Yuen Long New Town and easily accessible to the strategic road network. It is also
compatible with the surrounding land uses, which mainly comprise warehouses, open storage
yards and workshops. In this regard, the subject area, especially along the western side of
Kung Um Road, has become a desirable location for similar storage operations and the Board
approved a number of similar applications for warehouse use within the same “R(C)” zone in
recent years. Owing to the existing brownfield nature of the Application Site and its surrounding
area, the subject area is categorized as a ‘Category 2’ area under TPB Guidelines for
“Application for Open Storage and Port Back-up Uses” (TPB — PG No. 13G).

A total of four 1-storey warehouses with a total floor area of about 770m? will be erected on the
Application Site for storage of general goods. Two loading/unloading bays (3.5m x 7m) for light
goods vehicles (not exceeding 5.5 tonnes) and two parking spaces (2.5m x 5m) for
staff/visitors will be provided. Sufficient space will be provided within the Application Site for
maneuvering of vehicles. The proposed ingress/egress at the western portion of the
Application Site is 8 metres wide and hard paved. The proposed hours of operation at the
Application Site are restricted between 9:00 a.m. to 6:00 p.m. on Mondays to Saturdays, and
there will be no operation on Sundays and public holidays.

The justifications of this application are: not contravening the long term planning intention of
“‘R(C)” zone, compatible with surrounding land uses; shortage of suitable sites for warehouse
use, more desirable interim use and efficient use of land resource; no adverse environmental,
visual, drainage and traffic impacts to the surrounding areas; and approval of similar
applications in the vicinity. The Applicant respectfully requests that the Board give favourable
consideration and approve this application for a period of 3 years.
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Lot 1322(Part) in DD119,
Pak Sha Tsuen, Yuen Long, New Territories

Applicant

Applied Use

Location

Site Area

Lease

Statutory Plan

SUMMARY OF APPLICATION

Rich Nation Inc. Limited

Temporary Warehouse for Storage of General Goods for a Period of 3
Years

Lot 1322(Part) in DD119, Pak Sha Tsuen, Yuen Long, New Territories

Government Land: Nil
About 1,932 square metres

Block Government Lease demised as agricultural land

Approved Tong Yan San Tsuen Outline Zoning Plan No. S/YL-TYST/14
gazetted on 20.8.2021

Zoning “Residential (Group C)” (“R(C)")

Previous A/YL-TYST/821 approved on 13.1.2017

Applications A/YL-TYST/924 approved on 16.11.2018
TB/24/855



Lot 1322(Part) in DD119,
Pak Sha Tsuen, Yuen Long, New Territories
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1.02
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1.04

2.01

2.02

INTRODUCTION

This application is prepared by Top Bright Consultants Ltd. on behalf of Rich Nation Inc. Limited
(the “Applicant”) to seek planning permission from the Town Planning Board (the “Board”) for a
temporary warehouse for storage of general goods (the “Proposed Development”) for a period
of 3 years at Lot 1322(Part) in DD119, Pak Sha Tsuen, Yuen Long, New Territories (the
“Application Site”).

The Application Site, with an area of approximately 1,932 square metres, is currently occupied
by some vacant temporary structures. It falls within a “Residential (Group C)” (“R(C)”) zone on
the Approved Tong Yan San Tsuen Outline Zoning Plan (OZP) No. S/YL-TYST/14 which is
intended for low-rise, low-density residential developments. According to the covering Notes of
the OZP, temporary use or development of any land or buildings not exceeding a period of
three years required planning permission from the Board. Owing to the prevalence of numerous
warehouses, open storage, workshop activities in the subject area, the owners of the subject
area have no immediate plan to redevelop their property for residential purpose. In this regard,
the Application Site and adjacent areas have been vacant or used for various temporary uses
(such as greenhouses) over the past 10 years.

The Application Site is considered suitable for a temporary storage facility as it is located near
Yuen Long New Town and easily accessible to the strategic road network. Itis also compatible
with the surrounding land uses, which mainly comprise warehouses, open storage yards and
workshops. In this regard, the subject area, especially along the western side of Kung Um
Road, has become a desirable location for similar storage operations and the Board approved a
number of similar applications for warehouse use within the same “R(C)” zone in recent years.
Owing to the existing brownfield nature of the Application Site and its surrounding area, the
subject area is categorized as a ‘Category 2’ area under TPB Guidelines for “Application for
Open Storage and Port Back-up Uses” (TPB — PG No. 13G) (see Figure 7).

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.

SITE CONTEXT

Location

The Application Site is situated to the west of Kung Um Road about 2 kilometres 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

The Application Site covers an area of approximately 1,932 square metres and is generally flat

and elongated in shape (see Figure 2). It is currently occupied by some vacant temporary
structures which were used as greenhouses between 2019 to 2023 as approved by the District
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2.03

2.04

2.05

3.01

3.02

3.038

Lands Office, Yuen Long for the erection of agricultural structures (see Appendix 1). All these
structures will be demolished. The surface of the Application Site has been hard paved and the
site is fenced off with 2.5-metre high corrugated metal sheets.

Surrounding Land Uses

The Application Site is surrounded by a mixture of land uses, mainly warehouses intermixed
with some storage/open storage yards, workshops, parking of vehicles and some vacant
land/structures. To the immediate south of the Application Site is a warehouse and open
storage of recyclable materials, mobile toilets and construction materials approved by the
Board under Application No. A/YL-TYST/1259. To the further south is a warehouse for food
provisions (Application No. A/YL-TYST/1233). A variety of mixed uses such as warehouses,
open storage, residential strucutres and village houses are located to the north and east. To the
west is a burial ground. Figure 3 shows the Application Site in the context of its local
surroundings.

The northern and southern area of the Application Site falls within the project limit Yuen Long
South Development Area (YLS DA) (see Figure 6). It is noted that the Application Site falls
within the possible expansion of the YLS DA which is currently under review together with YLS
Third Phase Development.

Access

The Application Site is located about 300 metres to the west of Kung Um Road. Itis accessible
from Kung Um Road to its northeast via a local track. The entrance to the Application Site has
been hard paved. The Applicant has obtained consent from the adjoining operator for the share
use of a section of the local access road within the adjoining site approved under Application No.
A/YL-TYST/1259 (see Appendix 1). A plan showing the access road is in Figure 3.

LAND STATUS

According to the Land Registry, the Application Site comprises Lot 1322(Part) in DD119, Pak
Sha Tsuen, Yuen Long, New Territories. A plan showing the configuration of the Application
Site is in Figure 2.

The subject lot is held under Block Government Lease and demised as agricultural land. The
lease is virtually unrestricted, apart from the standard non-offensive trade clause, and will
expire on 30.6.2047.

The Applicant will apply to the Lands Department for a Short Term Waiver (STW) for the
erection of the warehouse structures should this application be approved.

TB/24/855
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4, PLANNING CONTEXT
Statutory Plan
4.01 According to the Approved Tong Yan San Tsuen OZP No. S/YL-TYST/14 gazetted on
20.8.2021, the Application Site falls within a “R(C)” zone (see Figure 4). The planning intention
of the “R(C)” zone is intended primarily for low-rise, low-density residential developments
where commercial uses serving the residential neighbourhood may be permitted on application
to the Board. According to the covering Notes of the OZP, temporary use or development of any
land or buildings not exceeding a period of three years required planning permission from the
Board.
Previous Applications
4.02  Part of the Application Site is the subject of 2 previous applications (Nos. A/YL-TYST/821 and
924). Details of the applications are listed below:
Application No. Date of Applied Use Length of Planning
Approval Permission
A/YL-TYST/821 13.1.2017 |Proposed Temporary Plant Nursery 3 years
and Shop and Services (Retail Shop
for Plants) for a Period of 3 Years
A/YL-TYST/924 16.11.2018 |Proposed Temporary Plant Nursery 3 years
and Shop and Services (Retail Shop
for Plants) for a Period of 3 Years
Similar Applications
4.03 The Board has approved 6 similar planning applications in recent years within the same “R(C)”
zone of Tong Yan San Tsuen OZP. They were approved mainly on the considerations that
approval of the application on a temporary basis would not frustrate the long-term development
of the area, the proposals were not incompatible with the surrounding uses; and the concerns of
relevant government departments could be addressed by imposing approval conditions. Details
of these applications are summarised as follows:
Application No. Date of Applied Use Length of Planning
Approval Permission
A/YL-TYST/1276 | 20.9.2024 |Proposed Temporary Warehouse for 3 years
Storage of Electronic Goods and
Construction Materials for a Period of
3 Years
A/YL-TYST/1259 5.4.2024 |Proposed Temporary Warehouse and 3 years
Open Storage of Recyclable Materials,
Mobile Toilets and Construction
Materials for a Period of 3 Years
A/YL-TYST/1236 | 22.9.2023 |Temporary Warehouse for Storage of 3 years
Construction Materials for a Period of
3 Years
TB/24/855
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A/YL-TYST/1235 | 22.9.2023 |Proposed Temporary Warehouse for 3 years
Storage of Food Provisions for a
Period of 3 Years

A/YL-TYST/1233 | 111.9.2023 |Proposed Temporary Warehouse for 3 years
Storage of Food Provisions for a
Period of 3 Years

A/YL-TYST/1232 | 25.8.2023 |Temporary Warehouse for Storage of 3 years
Electronic Goods and Construction
Materials for a Period of 3 Years

5. DEVELOPMENT PROPOSAL
Proposed Use
5.01 The Applicant seeks planning permission to use the Application Site for proposed temporary
warehouse for the storage of 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. A total of four 1-storey
warehouses with a total floor area of about 770m2 will be erected on the Application Site for
storage of general goods. Two loading/unloading bays (3.5m x 7m) for light goods vehicles (not
exceeding 5.5 tonnes) and two parking spaces (2.5m x 5m) for staff/visitors will be provided.
Sufficient space will be provided within the Application Site for maneuvering of vehicles. The
development parameters of the proposed development are summarized as follows:
Site Area About 1,932m?
Total Floor Area About 770m?
(Non-domestic)
No. and Height of 4
Structures For warehouses (8m, 1 storey)
No. of Parking Space 2 (for staff/visitors) (2.5m x 5m each)
No. of Loading/ 2 (for light goods vehicles) (3.5m x 7m each)
Unloading Spaces
Operation Hours 9:00am to 6:00pm, with no operation on Sundays and
Public Holidays
Access Arrangement
5.03  The Application Site is accessible from Kung Um Road to its northeast via a local track. The use
of this local access road would avoid passing the existing village settlements and residential
developments to the east and southeast of the Application Site. The proposed ingress/egress at
the western portion of the Application Site is 8 metres wide and hard paved. The Applicant has
obtained consent from the adjoining operator for the share use of a section of the local access
road within the adjoining site approved under Application No. A/YL-TYST/1259 (see Appendix
2).
TB/24/855
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5.04

5.05

5.06

5.07

6.01

Site Operations

The Application Site will only be used to store general goods (including household products,
vehicle parts, electronic goods, etc). Only light goods vehicles (not exceeding 5.5 tonnes) will
be used for the delivery of goods. No medium and heavy goods vehicles exceeding 5.5 tonnes,
including container tractors/trailers, will be allowed to enter the site. The proposed development
will generate approximately two to three round trips for light goods vehicles per day. No open
storage and workshop activities will be conducted at the Application Site. The proposed hours
of operation at the Application Site are restricted between 9:00 a.m. to 6:00 p.m. on Mondays to
Saturdays, and there will be no operation on Sundays and public holidays.

Drainage Facilities

Peripheral drainage channels will be provided along the site boundary to intercept all surface
runoff within the Application Site. Catch pits with sand traps will also be provided at the outlet
before discharging the flow to nearby stream. A detailed drainage proposal will be submitted to
the Drainage Services Department upon receiving planning approval for the Proposed
Development.

Fire Service Installations

Should this application be approved, the Applicant commits to submit and implement a FSls
proposal to the satisfaction of Fire Services Department (FSD) to ensure that the Proposed
Development will be operated in a safe manner.

Environmental Consideration

The proposed warehouses will be fully enclosed. The entire site has been hard paved to avoid
fugitive dust impacts from loading/unloading and manoeuvring of vehicles. Furthermore, no
open storage and workshop activities will be carried out within the premises to minimize the
visual impact and any noise from site operations.

JUSTIFICATIONS
Not Contravening the Long Term Planning Intention of “R(C)” Zone

According to the Tong Yan San Tsuen OZP, the Application Site falls within a “R(C)” zone. The
planning intention of the “R(C)” zone is to cater for low-rise, low-density residential
developments. The subject “R(C)” zone also falls within a “Category 2” area in accordance with
TPB PG-No. 13G and is considered tolerable for open storage and port back-up uses. The area
surrounding the Application Site within the same “R(C)” zone have been used for temporary
warehouse and port back-up uses for over 20 years. As mentioned in Paragraph 4.3 above, the
Board has approved 6 similar applications within the same “R(C)” zone in recent years and
therefore such uses will not likely to be phased out in the next few years. In addition, the owner
of the Application Site has no planned or committed development programme for any
residential development. It is therefore considered appropriate that the temporary uses such as

TB/24/855
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6.02

6.03

6.04

6.05

6.06

the proposed development be approved until local circumstances change and approval of the
application would not jeopardise the long-term planning intention of “R(C)” zone.

Compatible with Surrounding Land Uses

The Proposed Development is highly compatible with surrounding areas which have
predominately been used for warehouses, open storage yards and workshops, and planning
permissions on most of these uses have been obtained from the Board in recent years. It is
considered that these developments will not be discontinued in the next few years. The
surrounding developments, which are mainly accommodated in low-rise temporary structures, are
of a similar nature to the Proposed Development. The Proposed Development is therefore
compatible with its immediate surroundings.

Shortage of Suitable Sites for Warehouse Use

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.

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 as land will be resumed by the Government
for planned new development area projects, 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 and there is keen demand for suitable warehouse sites for storage
use.

More Desirable Interim Use and Efficient Use of Land Resource

The Proposed Development could result in more efficient use of the land resource. Given the
land in the vicinity of the Application Site will be resumed by the Government for YLS DA,
various infrastructural and construction works will be commenced in the future making the
Application Site unattractive for residential developments in short term. The Proposed
Development is a desirable interim use as it allows better utilization of scarce land resources to
meet the demand for storage space in the New Territories.

No Adverse Environmental or Visual Impact

Unlike port back-up sites and certain types of open storage uses, such as dumpsites, container
vehicle parks, storage of sand and gravel, etc., the proposed warehouse would not generate
adverse noise, air pollution or visual intrusion. In addition, the noise impact will also be
negligible as the storage area will be fully enclosed, and no open storage and workshop
activities will be carried out on the premises. Notwithstanding the above, the entire site is hard

TB/24/855
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paved and perimeter fencing had been provided to minimize the chance of noise and dust
emissions from the Application Site. Hence, the potential environmental impact of the proposed
storage facility is limited.

No Adverse Drainage Impact

6.07  The Application Site is not at risk of flooding owing to extensive drainage works carried out by
the DSD in the vicinity. Peripheral surface channels will be provided along the site boundary to
intercept all surface runoff within the Application Site. Should this application be approved, the
Applicant commits to provide drainage facilities to the satisfaction of the DSD for compliance
with approval condition(s) and therefore no adverse drainage impact is anticipated.

No Adverse Traffic Impact

6.08 The Proposed Development, 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 will be about
2-3 round trips per day and the goods will be transported to and from the Application Site by
light goods vehicles under 5.5 tonnes only. Heavy and medium goods vehicles will not be
allowed to enter the Application Site. In addition, vehicles 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.

Approval of Similar Applications in the Vicinity

6.09 As mentioned in Paragraph 4.03 above, 6 similar applications for warehouse use have been
approved by the Board in recent years within the same “R(C)” zone under the Tong Yan San
Tsuen OZP. This indicates that the Application Site is suitable for temporary warehouse use
and approval of this application is in line with previous decision of the Board.

TB/24/855
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7.01

7.02

7.03

7.04

CONCLUSION

The Application Site falls within a “R(C)” zone on the Tong Yan San Tsuen OZP and, as
evidenced by the existing surrounding land uses, has been a popular location for warehouse
and storage uses. The Board has approved a number of similar applications within the same
“R(C)” zone of Tong Yan San Tsuen OZP, indicating that such use is both compatible and
suitable in land use terms, at least on a temporary basis of up to 3 years.

As the Application Site falls within the possible expansion of YLS DA which is currently under
review and the planning intention of the “R(C)” zone will not be realised in the near future, the
Applicant therefore seeks the Board’s permission to use the Application Site as a temporary
warehouse for storage of general goods for a period of 3 years. Temporary approval of the
Proposed Development would not jeopardise the long-term development of the area.

The Proposed Development is solely a covered storage facility, which does not involve any
noise generating, visually intrusive or environmentally detrimental activities such as open
storage and workshops. With the implementation of mitigation measures and provision of
necessary site improvement works, no adverse traffic, visual, drainage and environmental
impacts on the local surroundings are anticipated.

In view of the foregoing submission and justifications, the Applicant respectfully requests that
the Board give favourable consideration and approve this application for a period of 3 years.

As the Proposed Development is only a temporary use, it would not jeopardise the long-term planning
intention of the “R(C)” zone.

Top Bright Consultants Ltd.
May 2025
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Appendix 1

Approval letter for erection of Agricultural Structures
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B 3 & B Fax:

2= fif # b Email :
T R & Qur Ref. :
BB %k Your Ref.
TR A E

Please quote our reference in your reply

Rich Nation Inc. Limited

1‘5@131% 2 Hi, B 4 B

2443 3001 i l 7T B Bl

BE 6 DIST LANDS OFFICE,
2473 3134 RICT TARE DFFKCE
gendloyl@landsd.gov.hk Ealils LANDS DEPARTMENT
o {=)
(14) in DLOYLMT/LM 16091 FMVREL SR - SRS SR L TR -

We strive to achieve excellence in land administration.

AT TR S E T - NE
7/F., 9/E.-11/F., YUEN LONG GOVERNMENT OFFICES,
NO. 2 KIU LOK SQUARE, YUEN LONG, N.T.

By Registered Service

G/F, 300 Kung Um Road,
Yuen Long, N.T. .
(Attn.: Mr. LEUNG Chi Wai) 29 JuL 2019

Dear Sir,

Lots Nos. 1322 and 1327 in D.D. No. 119

Approval is given for the erection of agricultural structures, as shown on the

attached schedule, on the above lots subject to the following conditions:

(a)

(b)

(c)

(d)

()

This approval may be withdrawn at any time by my giving to you three months’
notice of withdrawal.

The structures covered by this approval shall be used only for agricultural
purposes and shall not be used for domestic, commercial, godown or industrial
purposes.

Any building when constructed will be of single storey with a height of not more
than 4.57 metres.

Certificates of Exemption in respect of building works, site formation and
drainage work must be obtained from the District Lands Officer prior to the
commencement of any building work. For structure comprising a gross floor area
of exceeding 92.9 square metres (1,000 square feet), plans have to be submitted
and approval granted prior to construction. Furthermore, no structural alterations
or improvements to existing structures may be carried out without the further
approval in writing from the District Lands Officer who may require plans
showing the proposed alterations and improvements.

You are required to appoint an authorized land surveyor as defined in the Land
Survey Ordinance, Cap. 473 (“ALS™) or a registered professional surveyor of
Land Surveying Division as registered under the Surveyors Registration
Ordinance, Cap. 417 (“RPS”) to provide the existing site levels of all corners of
the proposed structures with reference to metres above the Hong Kong Principal
Datum prior to the application of Certificates of Exemption.



This approval will be withdrawn in the event of any contravention of any of the
above conditions. Meanwhile, I would advise that this approval is granted without prejudice to
the provisions of the Waste Disposal Ordinance and the Waste Disposal (Livestock Waste)
Regulations pertaining to the control, collection, storage, treatment, transportation and disposal
of livestock waste. Also, pursuant to Regulation 8(1)(b) of the Waste Disposal (Livestock
Waste) Regulations, if the livestock waste arising from the livestock keeping structures is
disposed of into a soakaway-pit, this soakaway-pit shall be situated not less than 30 metres from
any reservoir, saline waters, spring, watercourse or well for potable use.

Yours faithfully,

o 3 &

( Ms PeggwwCHAN)
District Lands Officer, Yuen Long

cc.  LACO (YL&TM)

SC/HQ

SCO/NT, RVD

DAFC [Ref.: (13)in AF GR AGD 13/19-LA/308] Fax : 2152 0319
DPO/TM & YL, PlanD [Ref.: PDYL 5/8/119-20] Fax : 2489 9711

DEP [Ref.: (2)in EP1/YL/TYST/420] Fax : 2591 0558



HEAESE Our Ref. :

No.

Bl
B2
B3
B4
B3
B6
B7
BS§
B9
B10
Bl11
Bi12
B13
B14

Usage

Greenhouse
Greenhouse
Greenhouse
Greenhouse
Greenhouse
Greenhouse
Greenhouse
Greenhouse
Greenhouse
Greenhouse
Greenhouse
Greenhouse
Greenhouse
Greenhouse

DLOYLMT/M 16091

SCHEDULE

Length
Length
Length
Length
Length
Length
Length
Length
Length
Length
Length
Length
Length
Length

_14.18m
14.18 m

1418 m

14.18 m
14.18 m

1418 m
1418 m
1418 m
1418 m

- END -

The following structures only are included in this approval:

Dimension
Width  6.5m
Width 6.5m
Width  6.5m
Width 6.5m
Width  6.5m
Width 6.5m
Width 6.5m
Width 6.5m
Width 6.5m
Width  6.5m
Width 6.5m
Width 6.5m
Width 65m
Width  6.5m

Height
Height
Height
Height
Heiglht
Height
Height
Height
Height
Height
Height
Height
Height
Height

457Tm
4,57 m
45Tm_
4.57Tm
4.57m
4.57m
457Tm
4.57m
457m
457m
4.57m
4.57m
_45Tm
~4.57m
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Appendix 2

Consent Letter from the Adjoining Operator (Application No. A/YL-TYST/1259)
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Moral Team Development Limited
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