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EXECUTIVE SUMMARY

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

This Planning Statement is submitted to the Town Planning Board (hereinafter referred to as
“the Board”) in support of a planning application (hereinafter referred to as “the current
application”) for Proposed Temporary Vehicle Repair Workshop and Open Storage of
Vehicles with Ancillary Facilities for a Period of 3 Years (hereinafter referred to as “the
proposed use”) at Lot Nos. 702 RP (Part), 710 RP, 711, 712 RP, 713 RP, 714 RP (Part), 715 (Part),
716 (Part), 717 (Part), 718 (Part), 719 (Part), 720 (Part), 721 (Part), 723, 747 RP, 748, 749, 750,
751 RP, 752, 753 RP and 754 RP in D.D. 121, Tong Yan San Tsuen, Yuen Long, New Territories
(hereinafter referred to “the application site”). The Planning Statement serves to provide
background information and planning justifications in support of the proposed use to facilitate
consideration by the Board.

The existing business operations at Yuen Long for vehicle repair workshop and open storage
of vehicles were affected by the Second Phase Development of Hung Shui Kiu / Ha Tsuen New
Development Area (HSK/HT NDA), with land resumption process commenced. The current
application seeks to facilitate the relocation of existing business operations to the application
site and allow continual operations. The application site falls with an area zoned “Residential
(Group D)” (“R(D)”) on the approved Tong Yan San Tsuen Outline Zoning Plan No. S/YL-TYST/14.
As detailed throughout this Planning Statement, the proposed use is well justified on the
grounds that: -

(a) The current application is submitted for the relocation of existing operations affected by
the second phase of HSK/HT NDA development. This relocation aims to ensure operational
continuity and support an upgraded, safer, and more spacious facility to meet growing
infrastructural demands;

(b) The proposed use is temporary in nature. Approval of this application would not jeopardize
the long-term planning intention of the “R(D)” zone or any planned infrastructural
developments at the application site and its neighborhood;

(c) The proposed use intends to temporarily utilize vacant brownfield area to continue
existing operations, allowing for the optimization of land resources without compromising
long-term development;

(d) The proposed use is not considered incompatible with the surrounding land uses and has
minimal to no adverse visual impacts on the surrounding area and neighborhood;

(e) The Applicant will adhere to the latest ‘Code of Practice on Handling the Environmental
Aspects of Temporary Uses and Open Storage Sites’. No adverse traffic, environmental, or
infrastructural impacts arising from the proposed use are anticipated; and

(f) The proposed use will not set an undesirable precedent as similar applications are
approved on the same OZP.

In view of the above and the list of detailed planning justifications in the Planning Statement,
it is sincerely hoped that the Board will give sympathetic consideration to approve the current
application for the proposed use for a temporary period of 3 years.
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1.1.1

1.1.2

1.1.3

1.2

1.2.1

1.2.2

INTRODUCTION
Purpose

Pursuant to section 16 of the Town Planning Ordinance (Cap. 131), this Planning
Statement is submitted to the Town Planning Board (hereinafter referred to as “the
Board”) in support of a planning application (hereinafter referred to as “the current
application”) for Proposed Temporary Vehicle Repair Workshop and Open Storage
of Vehicles with Ancillary Facilities for a Period of 3 Years (hereinafter referred to as
“the proposed use”) at Lot Nos. 702 RP (Part), 710 RP, 711, 712 RP, 713 RP, 714 RP
(Part), 715 (Part), 716 (Part), 717 (Part), 718 (Part), 719 (Part), 720 (Part), 721 (Part),
723,747 RP, 748, 749, 750, 751 RP, 752, 753 RP and 754 RP in D.D. 121, Tong Yan San
Tsuen, Yuen Long, New Territories (hereinafter referred to “the application site”). The
application site has an area of about 4,739m?2. This Planning Statement serves to
provide background information and planning justifications in support of the
proposed use in order to facilitate consideration by the Board. Figure 1 indicates
location of the application site and the relevant private lots which the application site
involves.

The application site currently falls within an area zoned “Residential (Group D)”
(“R(D)”) on the approved Tong Yan San Tsuen Outline Zoning Plan No. S/YL-TYST/14
(hereinafter referred to as “the Current OZP”) (Figure 2 refers). As stipulated in the
Notes of the Current OZP, “...temporary use or development of any land or building
not exceeding a period of three years requires permission from the Town Planning
Board. Notwithstanding that the use or development is not provided for in terms of
the Plan, the Town Planning Board may grant permission, with or without conditions,
for a maximum period of three years...”. In this connection, a planning permission is
wished to be sought from the Board for the proposed use on a temporary basis for a
period of three years.

Prepared on behalf of Yield Well Management Limited (hereinafter referred to as “the
Applicant”), Aikon Development Consultancy Limited has been commissioned to
prepare and submit the current application.

Background

The development of the Second Phase Development of Hung Shui Kiu/ Ha Tsuen New
Development Area (HSK/HT NDA) is progressing. Resumption notices have been
gazetted, and the private lots supporting existing operations have already been
resumed.

The existing business operation involves vehicle repair workshop and open storage of
vehicles by the existing operator (hereinafter referred to as “the Existing Operations”).
The Existing Operations play a vital role in supporting the burgeoning demand from
the construction and logistics sectors in the territory. By providing essential services
to local industries, the Existing Operations foster operational efficiency and reliability
for the logistics and construction industries.

Aikon Development Consultancy Ltd.
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1.2.3

1.2.4

1.2.5

1.2.6

1.2.7

The Existing Operations are affected by the Second Phase Development of the HSK/HT
NDA, with current site being resumed. To continue existing operation, an extensive
site search was conducted to identify a suitable alternative location (including sites in
Hung Shui Kiu and Yuen Long), evaluating potential sites based on proximity to the
existing business network, accessibility, site size, infrastructure compatibility, and
cost-effectiveness. Other sites were deemed unsuitable due to suboptimal locations,
limited space, or prohibitive costs.

The application site, situated on existing vacant brownfield in Yuen Long, has been
utilized for dog kennel and open storage purposes. It has been identified as the
optimal location for the relocation of the Existing Operations.

While the Existing Operations are affected and require relocation, the existing
operator would like to take this opportunity to upgrade and expand its scale at the
application site in view of the growing business demand driven by infrastructural
development in the region. The proposed upgrade will provide a safer, more spacious
working environment, enhancing the capacity to deliver essential services, to meet
the needs of the expanding industrial sectors. The application site would be equipped
with sufficient FSI provisions and ancillary facilities, meeting operational and relevant
requirements. The application site, approximately 4,739m?, is proportionate to
support this enhanced scale compared to the current site, ensuring operational
continuity with minimal disruption.

Situated within the remainder of third phase development of the NDA, the
application site is well-suited for the proposed temporary use. This temporary
relocation allows optimization of brownfield land, promoting efficient land resource
management in the interim period before the Third Phase development commences.
The proposed use allows optimization of land resources to support the immediate
needs of the Existing Operations, without jeopardizing long-term development.

The location and site photos of the Existing Operations are illustrated in Figure 4,
lllustration 1-l to 1-1l. The uses, locations and areas of the Existing Operations are
detailed in Table 1 below.

Aikon Development Consultancy Ltd.
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1.2.8

13

1.3.1

14

141

Table 1: Use, Locations and Size of the Existing Operations

Existing Use Existing Location Existing Area

Site Vehicle Repair Workshop and | Lot 2964, 2965 RP, 2969 S.B RP, | About 1,700m?
Open Storage of Vehicles D.D.124

Total: | About 1,700m?

The Applicant intends to make use of the application site for reprovisioning of the
Existing Operations. The Applicant has entered a Memorandum of Understanding
with the existing operator. The Applicant and the existing operator have agreed that
upon approval of the current application by the Board, the application site will be
utilised by the existing operator for the proposed use during the planning approval
period.

Objectives
The current application strives to achieve the following objectives:-

(a) To re-provide a venue for vehicle repair workshop and open storage of
vehicles on a temporary basis in serving district and territorial needs under
the pressing land acquisition process for the HSK/HT NDA development
projects;

(b) To fully utilise the land resources falling within “R(D)” zone for temporary
uses that are beneficial to the community, viable in operation, and
compatible with the character of the surrounding environment without
hindering the long-term planning intention of “R(D); and

(c) To induce no additional adverse environmental or infrastructural impacts on
the surrounding areas.

Structure of the Planning Statement

This Planning Statement is divided into 6 chapters. Chapter 1 is the above
introduction outlining the purpose and background of the current application.
Chapter 2 gives background details of the application site in terms of the current land-
use characteristics and neighbouring developments. Planning context of the
application site is reviewed in Chapter 3 whilst Chapter 4 provides details of the
proposed use. A full list of planning justifications is given in Chapter 5 whilst Chapter
6 summarises the concluding remarks for the proposed use.

Aikon Development Consultancy Ltd.
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2. SITE PROFILE

2.1 Location and Current Conditions of the Application Site

2.1.1  The application site is situated in Tong Yan San Tsuen and is accessible via Long Hon
Road (Figure 1 refers). The application site is paved with concrete. Several temporary
structures are erected on the western portion of the application site, utilized as a dog
kennel and dog recreation center. The eastern portion was previously used for open
storage, which has been discontinued following land resumption. The application site
encompasses a total area of approximately 4,739m? and there are no existing trees
within the application site boundary.

2.2 Surrounding Land-use and Characteristics

2.2.1 The surrounding areas of the application site are predominately occupied by open
storage, warehouses and temporary structures, tree clusters and vegetated areas.

Aikon Development Consultancy Ltd.
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3.

3.1

3.11

3.1.2

3.2

3.2.1

PLANNING CONTEXT

Statutory Planning Context

The application site falls within an area zoned “R(D)” on the Current OZP (Figure 3
refers). According to the Notes of the Current OZP, “R(D)” zone is intended primarily
for improvement and upgrading of existing temporary structures within the rural
areas through redevelopment of existing 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.

As stipulated in the Notes of the Current OZP, “...temporary use or development of
any land or building not exceeding a period of three years requires permission from
the Town Planning Board. Notwithstanding that the use or development is not
provided for in terms of the Plan, the Town Planning Board may grant permission, with
or without conditions, for a maximum period of three years...”. In this connection, the
Applicant wishes to seek planning permission from the Board for the proposed use
on a temporary basis of three years.

Previous Application
The application site was involved in previous applications, some of which were
approved for similar uses. Details of the approved planning applications at the

application site are tabulated in Table 2 below.

Table 2: Approved Planning Applications

Application No. Proposed Use(s) Zoning(s) D‘:g::;‘ S
Temporary Open Storage of "R(D)’ Approved with
Construction Machinery and condition(s) on a
ANL-TYSTIA4 Materials for a Period of 12 temporary basis
Months (25/09/1998)
"R(D)" Approved with
Temporary Open Storage of 0) cor?gition (s)ona
A/YL-TYST/80 Construction Machinery and temporary basis
Materials for a Period of 3 Years
(05/11/1999)
"R(D)’ Approved with
Temporary Open Storage of ®) cor?gition (s)ona
AYL-TYSTM29 Construction Machinery and temporary basis
Materials for a Period of 3 Years
(26/10/2001)
Proposed Temporary Dog Kennel RO) cgr?cizi)vr:a(i)vg:\ha
AYL-TYST/784 cum Dog Recreation Centre for a temporary basis
Period of 3 Years (28 p /rzyo 9

Aikon Development Consultancy Ltd.
% #H BERE BB AR A I

Page |7




Section 16 Planning Application for Proposed Temporary Vehicle Repair Workshop Ref.: ADCL/PLG-10312/R001
and Open Storage of Vehicles with Ancillary Facilities for a Period of 3 Years at Various
Lots in D.D. 121, Tong Yan San Tsuen, Yuen Long, New Territories

3.3

3.3.1

3.4

34.1

3.4.2

L . Decisions
Application No. Proposed Use(s) Zoning(s) (Date)

Renewal of Planning Approval for "R(D)’ Approved with
ANVL-TYST/968 Temporgry Dog K“ennel cum Dog condition(s) onla
Recreation Centre" for a Period of temporary basis

3 Years (19/07/2019)

Proposed Temporary Animal "R(D)’ Approved with
ANL-TYST/163 Boarding Establishment (Dog condition(s) ona
Kennel cum Dog Recreation temporary basis

Centre) for a Period of 3 Years (27/07/2022)

Similar Applications

There are similar applications approved within the “R(D)” zone on the Tong Yan San
Tsuen OZP. Details of the similar applications are tabulated in Table 3 below.

Table 3: Similar Planning Applications in the Past Five Years

Application No. Proposed Use(s) Zoning(s) Dig:tl:)ns
Proposed Temporary Open
Storage of Construction Approved with

Machinery and Materials, Vehicle
AIYL-TYST/1325 | Repair Workshop and Recyclable "R(D)’
Collection Centre (Waste Paper)
with Ancillary Facilities for a
Period of 3 Years
Proposed Temporary Vehicle
Repair Workshop and Open Approved with
Storage of Construction "Ry condition(s) on a
Machinery and Materials with temporary basis
Ancillary Facilities for a Period of (5.12.2025)
3 Years

condition(s) on a
temporary basis
(19.12.2025)

AJYL-TYST/1323

Town Planning Board Guidelines (TPB PG-No. 13G)

The application site falls under Category 3 areas in the Town Planning Board
Guidelines for Application for Open Storage and Port Back-up Uses under Section 16
of the Town Planning Ordinance (TPB PG-No. 13G) promulgated by the Board in April
2023.

According to the TPB PG-No0.13G, Category 3 areas are those outside the Category 1,
2 and 4 areas. Within these areas, “existing” and approved open storage and port
back-up uses are to be contained and further proliferation of such uses is not
acceptable. Applications falling within Category 3 areas would normally not be
favourably considered unless the applications are on sites with previous planning
approvals (irrespective of whether the application is submitted by the applicant of
previous approval or a different applicant). In that connection, sympathetic
consideration may be given if genuine efforts have been demonstrated in compliance

Aikon Development Consultancy Ltd.
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3.4

3.4.3

344

with approval conditions of the previous planning applications and/or relevant
technical assessments/proposals have been included in the fresh applications, if
required, to demonstrate that the proposed uses would not generate adverse
drainage, traffic, visual, landscaping and environmental impacts on the surrounding
areas. Subject to no adverse departmental comments and local 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.

Yuen Long South Revised Recommended Outline Development Plan

The application site falls entirely within an area zoned “Residential — Zone 5” on the
Yuen Long South (YLS) Revised Recommended Outline Development Plan (RODP)
promulgated in May 2020. Since the application site has already been operated as
open storage and dog kennel, the current application seeks to relocate Existing
Operations to the application site and continue existing operations, it is anticipated
that the proposed use should not induce significant disruption to the surrounding
areas.

In addition, the application site falls within the work boundary of the remainder of
Third Phase Development. It is anticipated that allowing the current application for a
temporary period of three years will not jeopardize the implementation of the
planned or committed development in YLS.

Aikon Development Consultancy Ltd.
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4.
4.1

4.1.1

4.1.2

4.1.3

4.1.4

4.1.5

4.1.6

THE DEVELOPMENT PROPOSAL

Site Configuration and Layout

The proposed use of the application site (i.e. Proposed Temporary Vehicle Repair
Workshop and Open Storage of Vehicles with Ancillary Facilities for a Period of 3 Years)
is to facilitate the relocation of the Existing Operations affected by the Second Phase
Development of the HSK/HT NDA. As agreed by the Applicant and the existing
operator, should the current application be approved by the Board, the existing
operations will be relocated to the application site during the planning approval
period.

The application site is accessible via an ingress/egress point (in about 9m) (Figures 1
and 3 refer), connecting to Long Hon Road and has a total area of about 4,739m?. A
pedestrian gate (about 5m) is designated at the southern boundary. Should the
current application be approved, the existing fencing will be adjusted, and new 1.8m
fencing of will be erected along the periphery of the application site.

The application site comprises ten temporary structures, with a maximum height of
7m (not more than 1-storey), providing a total gross floor area (GFA) of about 1,561m?,
There are provisions of three parking spaces for private cars and three L/UL bays for
heavy goods vehicles (HGVs) within the application site. A total of about 1,000m? of
the application site is intended for open storage of vehicles, which serves to support
the vehicle repair workshop by allowing a short stay of vehicles. The Indicative Layout
Plan is shown in Figure 3 whilst the key development parameters for the proposed
use are detailed in Table 4 and Table 5.

There is an existing footpath of about 1.2m wide in the eastern portion of the
application site which is maintained by the Applicant. The existing footpath will
remain as a public passageway connecting to Long Hon Road, remaining open 24/7
daily, and fully accessible to the public. The Applicant will be responsible for the
maintenance of the footpath, and the proposed development should induce no
disturbance to local users.

The proposed structures at the application site would provide an indoor vehicle repair
workshop to provide services for routine maintenance and mechanical repair for
medium/heavy goods vehicles and storage of equipment/vehicle parts as well as
ancillary office purposes. The general storage uses are intended for storage of tools,
equipment and vehicle parts which are necessary to support the proposed use. There
will be no storage of dangerous goods at the application site. The Applicant will
ensure the operation of the vehicle repair workshop complies with the requirements
under existing environmental pollution control ordinances, including the Water
Pollution Control Ordinance and the Waste Disposal Ordinance.

All activities of the proposed use will only be confined within the application site
without affecting the neighbouring uses. The operation hours of the proposed use
are from 9:00a.m. to 6:00p.m. from Mondays to Saturdays and there will be no
operations on Sundays and public holidays. It is estimated that the application site

Aikon Development Consultancy Ltd.
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would be able to accommodate not more than 10 staff.

4.1.7 Regarding the implementation of the development proposal, the Applicant stands
ready to apply to the Lands Department for Short Term Waiver (STW) for permitting
the structures to be erected or to regularise any irregularities on site, once the current
application is approved.

Table 4: Key Development Parameters

Proposed Use Proposed Temporary Vehicle Repair Workshop and
Open Storage of Vehicles with Ancillary Facilities for
a Period of 3 Years
Operation Hours From 9:00a.m. to 6:00 p.m. from Mondays to
Saturdays (Excluding Sundays and Public Holidays)
Site Area 4,739m?
Covered Area About 1,561m? (About 33%)
Uncovered Area About 3,178m? (About 67%)
Open Storage Area About 1,000m?
Temporary Structure
No(s). 10
No. of Storey Not More Than 1 Storey
Maximum Height Not More Than 7m
Total Floor Area About 1,561m?
No. of Parking Spaces
Private Car (5m(L) x 2.5m(W)) 3
No. of Loading/Unloading (L/UL) Bays
HGVs (11m(L) x 3.5m(W)) 3
Table 5: Details of the Proposed Structures
Structure/ Proposed Use Floor Area No. of Max. Height
Container (About) Storeys (About)
No. (m2) (m)
S1 Office and General Storage 96 1 7
$? Vehicle Repair Workshop and 176 1 7
General Storage
$3 Vehicle Repair Workshop and 161 1 7
General Storage
S4 Office and General Storage 165 1 7
S5 Vehicle Repair Workshop and 123 1 7
General Storage
6 Vehicle Repair Workshop and 135 1 7
General Storage
Vehicle Repair Workshop and
S7 Genzral Storage i 84 1 !
S8 Vehicle Repair Workshop and 216 1 7
General Storage
9 Vehicle Repair Workshop and 216 1 7
General Storage
S10 Office and General Storage 189 1 7
Total 1,561

Aikon Development Consultancy Ltd.
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4.2

4.2.1

4.2.2

4.2.3

4.2.4

4.2.5

4.2.6

Proposed Traffic Arrangement

The application site can be accessed via Long Hon Road. The proposed use features a
9m-wide ingress/egress point, which is well-suited for the proposed types of vehicles.
The entry supports safe and efficient vehicle maneuvering, minimizing the risk of
congestion or accidents.

Within the application site, three parking spaces for private cars and three L/UL bays
for HGVs are provided. Sufficient space is provided for vehicles to maneuver smoothly
within the application site to ensure that no vehicle will be allowed to queue back to
or reverse onto/from the application site to the public road.

HGVs will be deployed for the transportation of vehicles into/out of the application
site during non-peak hours (i.e. between 10:00 and 17:00). The breakdown of
estimated trip generation/attraction of proposed development at AM and PM peak
hours are provided at Table 6.

Table 6: Estimated Trip Generation/Attraction

Estimated Trip Generation/Attraction
Time Period PC HGV 2-Way Total
In Out In Out

Trips at AM peak per hour 2 0 0 0 2
(09:00 - 10:00)

Trips at PM peak per hour 0 2 0 0 2
(17:00 — 18:00)

Average trip per hour 4 4 5 5 18
(10:00 — 17:00)

The estimated vehicular trips generated/attracted by the proposed development are
minimal, as such, adverse traffic impact to the surrounding road network should not
be anticipated.

The proposed use is designed to meet regulatory standards and optimise operational
efficiency without substantially impacting local traffic. It is confirmed that the
proposed use, strategically situated near key roadways, is designed for low-intensity
operations, thus ensuring minimal impact on local traffic.

Servals operational arrangements are proposed to ensure minimal traffic impact:

(a) Low-intensity Operation: The proposed use is designed for low-intensity
operations, focusing on infrequent, specialised shipments. This operational model
inherently limits the number of vehicle trips to and from the application site;

(b) Operating Hours: The proposed use will operate from 9:00 AM to 6:00 PM,
Monday through Saturday, specifically timed to reduce disruptions to local traffic
flow;

(c) Vehicle Management: The operation will predominantly all scheduled to operate
outside peak traffic times to mitigate potential congestion; and

(d) Safety and Design: The proposed use will feature a 9m-wide access points to
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4.3

43.1

4.4

441

4.4.2

4.5

45.1

ensure safe vehicle manoeuvres, three L/UL bays and three private car parking
spaces.

Landscape and Visual Consideration

Itis proposed that the application site will be fenced off with a 1.8m boundary fencing
to prevent direct visual contact from outside. This design ensures compatibility with
the surrounding land uses, which predominantly consists of open storage and vehicle
repair workshop as well as temporary structures. As a result, the proposed use is
expected to have no or minimal adverse visual impacts on the surrounding land uses
and the overall neighborhood.

Environmental Consideration

All activities of the proposed use will only be confined within the application site
without affecting the neighboring uses. The Applicant will strictly follow
Environmental Protection Department (EPD)’s latest “Code of Practice on Handling
Environmental Aspects of Temporary Uses and Open Storage Sites (CoP)” and comply
with all environmental protection/ pollution control ordinances, during construction
and operation stages of the proposal, should the application be approved. As such,
no adverse environmental impact and misuse of the proposed use is anticipated.

During the construction stage, the Applicant will follow the good practices stated in
Professional Persons Environmental Consultative Committee Practice Notes
(ProPECC PN) 2/23 to minimize the impact on the nearby watercourse water quality.
Runoff generated during the construction phase will be directed into storm drains via
properly designed sand and silt removal systems, including sand traps, silt traps, and
sediment basins. These silt removal facilities, along with channels and manholes, will
be regularly maintained, with silt and grit being cleared at the beginning and end of
each rainstorm to ensure their continuous functionality.

Provision of Drainage Facilities

The application site is flat and hard paved and there are existing drainage pipe
running within the application site. Should the Current Application be approved, the
Applicant is willing to submit a detailed drainage proposal together with a thorough
investigation of the existing drainage system and implement such to the satisfaction
of the Board and the concerned Government departments.
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5.

5.1

5.1.1

5.1.2

3.4.5

5.2

521

PLANNING JUSTIFICATIONS

Reprovisioning of the Existing Operations Affected by the Development of HSK/HT
NDA at the Most Suitable Location

As outlined in Section 1.2.1 and 1.2.3, the Existing Operations, comprising vehicle
repair workshop and open storage of vehicles in Hung Shui Kiu are affected by the
Second Phase Development of the HSK/HT NDA. The current site has been resumed,
necessitating relocation and rearrangement of the Existing Operations. An extensive
site search was conducted to identify a suitable alternative location, evaluating
potential sites based on proximity to the existing business network, accessibility, site
size, infrastructure compatibility, and cost-effectiveness. Other sites were deemed
unsuitable due to suboptimal locations, limited space, or prohibitive costs. The
application site, utilising existing brownfield sites along Long Hon Road, is identified
as the most suitable location to maintain operational continuity.

In addition, the current application seeks to temporarily utilize the application site,
which is adequately sized to accommodate the essential open storage of vehicles and
vehicle workshop, supporting the logistics industry that requires an accessible
location for efficient transportation. However, most urban land has already been
developed, and greenfield sites in rural areas are often subject to sensitive
environmental concerns, making it nearly impossible to find suitable brownfield sites
for these interim uses. Therefore, the application site, utilized as open storage and
dog kennel, is considered ideal for the proposed use.

While the Existing Operations are affected and require relocation, the existing
operator would like to take this opportunity to upgrade and expand its scale at the
application site in view of the growing business demand driven by logistics and
infrastructural development in the territory. The proposed upgrade will provide a
safer, more spacious working environment, enhancing the capacity to deliver
essential services, to meet the needs of the expanding industrial sectors. The
application site, approximately 4,739m?, is proportionate to support this enhanced
scale compared to the current site, ensuring operational continuity with minimal
disruption.

Not Jeopardizing the Planning Intention of “R(D)” Zone

Considering the close proximity of various adjacent open storage and warehouse uses
to the application site, the planning intention of “R(D)” zone may hardly be
materialized in short term. In contrast, approving the proposed temporary use under
the current application would facilitate ongoing and flexible adaptation to meet the
changing demands of land use. The temporary nature of the proposed use under the
current application will by no means jeopardize the long-term planning intention of
the “R(D)” zone, considering that the proposed use under the current application is
only being applied for a period of 3 years.
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5.3

3.4.6

53.1

5.3.2

533

5.4

54.1

5.5

551

Not Jeopardizing the Long-Term Development

The application site falls entirely within an area zoned “Residential — Zone 5” on the
Yuen Long South (YLS) Revised Recommended Outline Development Plan (RODP)
promulgated in May 2020. Since the application site has already been operated as
open storage and dog kennel, the current application seeks to relocate Existing
Operations to the application site and continue existing operations. It is anticipated
that the proposed use should not induce significant disruption to the surrounding
areas.

Located within the remainder of third phase development of the NDA, the temporary
use of the brownfield site optimizes land resources in the interim period before the
Stage 4 works commence, supporting immediate operational needs without
compromising the long-term development objectives of the YLS NDA.

The proposed use in the current application is only being applied in temporary nature
for a period of 3 years, therefore it should not jeopardize nor pre-empt the future
development of the “Residential — Zone 5” zone. The proposed development can be
an optimum use before population intake and to allow the application site
continuously and flexibly meet the demands of vehicle repair workshop and open
storage of vehicles.

Furthermore, it is the mere fact that such period of the planning approval could be
adjusted by the Board to a period of 3 years or less, and that a fresh section 16
planning application is required upon its expiry. Given the proposed use are
temporary in nature, the Board may review and reconsider the permission for the
proposed use at the application site every 3 years. In this connection, the temporary
nature of the proposed uses would not in any sense pose any constraints to jeopardize
nor pre-empt the long-term development under any circumstances.

Not Compatible with Land Uses of the Surrounding Areas

The surrounding areas of the application site are in rural inland plain landscape
character and predominately occupied by open storage, vehicle repair workshop,
warehouses, temporary structures, tree clusters and vegetated areas. The proposed
use is therefore not considered to be incompatible with the land uses of the
surrounding areas. The proposed use is considered to fully commensurate with its
local geographical settings and is ideal to attain utmost land use maximization
without giving rise to detrimental impacts on the surrounding areas.

No Adverse Traffic Impact

The estimated vehicular trips generated/attracted by the proposed development are
minimal, as such, adverse traffic impact to the surrounding road network should not
be anticipated. The proposed use is designed to meet regulatory standards and
optimise operational efficiency without substantially impacting local traffic. It is
confirmed that the proposed use, strategically situated near key roadways, is
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5.6

5.6.1

5.6.2

5.7

57.1

5.8

5.8.1

designed for low-intensity operations, thus ensuring minimal impact on local traffic.
No Adverse Environmental Impact

All activities of the proposed use will only be confined within the application site
without affecting the neighboring uses, and no storage of dangerous goods would be
carried out with the application site. The Applicant is committed to implementing
good site practices and adhering to the latest “CoP” and comply with all
environmental protection/ pollution control ordinances, throughout the construction
and operation stages of the proposed development, should the application be
approved. It is ensured that the proposed development will not generate any
unacceptable environmental impacts (including air quality, noise, water quality and
waste management), during both the construction and operation phases. Therefore,
no adverse environmental impact or misuse of the proposed use is anticipated.

During the construction stage, the applicant will follow the good practices stated in
Professional Persons Environmental Consultative Committee Practice Notes
(ProPECC PN) 2/23 to minimize the impact on the nearby watercourse water quality.
Runoff generated during the construction phase will be directed into storm drains via
properly designed sand and silt removal systems, including sand traps, silt traps, and
sediment basins. These silt removal facilities, along with channels and manholes, will
be regularly maintained, with silt and grit being cleared at the beginning and end of
each rainstorm to ensure their continuous functionality.

No Adverse Drainage Impact

The application site is flat and hard paved and there are existing drainage pipe
running within the application site. Should the Current Application be approved, the
Applicant is willing to submit a detailed drainage proposal together with a thorough
investigation of the existing drainage system and implement such to the satisfaction
of the Board and the concerned Government departments.

Not Setting an Undesirable Precedent
Considering the similar applications being approved by the Board on the same OZP

as discussed in Section 3.2, no undesirable precedent is expected should the current
application be approved.
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6.

6.1

6.2

6.3

CONCLUSION

This Planning Statement is submitted to the Board in support of the current
application for the proposed use at the application site. This Planning Statement
serves to provide background information and planning justifications in support of
the proposed use to facilitate consideration by the Board.

The existing business operations at Yuen Long for vehicle repair workshop and open
storage of vehicles were affected by the Second Phase Development of the HSK/HT
NDA), with land resumption process commenced. The current application seeks to
facilitate the relocation of existing business operations at the application site and
allow continual operations. The application site falls with an area zoned “Residential
(Group D)” (“R(D)”) on the approved Tong Yan San Tsuen Outline Zoning Plan No.
S/YL-TYST/14. As detailed throughout this Planning Statement, the proposed use is
well justified on the grounds that:-

(a) The current application is submitted for the relocation of existing operations
affected by the second phase of HSK/HT NDA development. This relocation aims
to ensure operational continuity and support an upgraded, safer, and more
spacious facility to meet growing infrastructural demands;

(b) The proposed use is temporary in nature. Approval of this application would not
jeopardize the long-term planning intention of the “R(D)” zone or any planned
infrastructural developments at the application site and its neighborhood;

(c) The proposed use intends to temporarily utilize vacant brownfield area to
continue existing operations, allowing for the optimization of land resources
without compromising long-term development;

(d) The proposed use is not considered incompatible with the surrounding land uses
and has minimal to no adverse visual impacts on the surrounding area and
neighborhood;

(e) The Applicant will adhere to the latest ‘Code of Practice on Handling the
Environmental Aspects of Temporary Uses and Open Storage Sites’. No adverse
traffic, environmental, or infrastructural impacts arising from the proposed use
are anticipated; and

(f) The proposed use will not set an undesirable precedent as similar applications
are approved on the same OZP.

In view of the above and the list of detailed planning justifications in the Planning
Statement, it is sincerely hoped that the Board will give sympathetic consideration to
approve the current application for the proposed use for a temporary period of 3
years.
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Figure 1 Extract of Lot Index Plan (No. ags_ S00000143572_0001)

Figure 2 Extract of Approved Tong Yan San Tsuen Outline Zoning Plan
No. S/YL-TYST/14

Figure 3 Indicative Layout Plan

Figure 4 Indicative Plan Showing the Location of Existing Operations
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DEVELOPMENT PARAMETERS
APPLICATION SITE ~ : 4,739 m? (About)

COVERED AREA : 1,561 m? (About)
UNCOVERED AREA 3,178 m? (About)

PARKING AND LOADING/UNLOADING PROVISION
PARKING SPACE (PC) : 3 NOS. (5 M(L) X 2.5 M(W))
L/UL SPACE (HGV) : 3 NOS. (11 M(L) X 3.5 M(W))
LEGEND

APPLICATION SITE BOUNDARY

PROPOSED STRUCTURE

{0

OPEN STORAGE OF VEHICLES (ABOUT 1,000 m?)
PC|  PARKING SPACE (PRIVATE CAR)
”GV‘ L/UL SPACE (HGV)
. INGRESS/EGRESS (9M-WIDE)
PROPOSD BOUNDARY FENCING

B  EXISTING FOOTPATH (ABOUT 1.2M WIDE)
TO BE MAINTAINED FOR PUBLIC ACCESS

STRUCTURE
S1

PEDESTRIAN GATE

USES

Office and General Storage

Vehicle Repair Workshop and General Storage
Vehicle Repair Workshop and General Storage
Office and General Storage

Vehicle Repair Workshop and General Storage
Vehicle Repair Workshop and General Storage
Vehicle Repair Workshop and General Storage
Vehicle Repair Workshop and General Storage
Vehicle Repair Workshop and General Storage
Office and General Storage

Total

TO INNER LOTS

FLOOR AREA (ABOUT)
96 m?

176 m?
161 m?
165 m?
123 m?
135 m?
84 m?
216 m?
216 m?
189 m?
1,561 m?

BUILDING HEIGHT

7m (Not More Than) (1-Storey)
7m (Not More Than) (1-Storey)
7m (Not More Than) (1-Storey)
7m (Not More Than) (1-Storey)
7m (Not More Than) (1-Storey)
7m (Not More Than) (1-Storey)
7m (Not More Than) (1-Storey)
7m (Not More Than) (1-Storey)
7m (Not More Than) (1-Storey)
7m (Not More Than) (1-Storey)

EXISTING FOOTPATH (ABOUT 1.2M WIDE)
TO BE MAINTAINED FOR PUBLIC ACCESS

INGRESS/EGRESS
9 M (ABOUT)

TO LONG HON ROAD

PROPOSED BOUNDARY FENCING OF 1.8M(H)

5 M (ABOUT) @

Project: Title: Figure:
Section 16 Planning Application for Proposed Temporary Vehicle Repair Workshop and | Indicative Layout Plan 3
Open Storage of Vehicles with Ancillary Facilities for a Period of 3 Years at Various Lots in Scale: y k
D.D. 121, Tong Yan San Tsuen, Yuen Long, New Territories Not t(') Scale s

AikoN

Date: AIKON DEVELOPMENT CONSULTANCY LTD.
Ref.: ADCL/PLG-10312-R001/F003 | May 2026




g\k,;‘ — ﬁL_.bgsz g

-

y | L\)/\

% A\

\g» \\\

*973 RP

LEGEND:

[ site of the Existing Operations
(About 1,700 sgm.)

(For Indicative Purposes Only)

Project:

Section 16 Planning Application for Proposed Temporary Vehicle Repair Workshop and
Open Storage of Vehicles with Ancillary Facilities for a Period of 3 Years at Various Lots in
D.D. 121, Tong Yan San Tsuen, Yuen Long, New Territories

Title:
Indicative Plan Showing the
Location of Existing Operations

Ref.: ADCL/PLG-10312-R001/F004

Figure:
4

A

AikoN

AIKON DEVELOPMENT CONSULTANCY LTD.

Scale:
Not to Scale

Date:
May 2026




Section 16 Planning Application for Proposed Temporary Vehicle Repair Workshop and Ref.: ADCL/PLG-10312/R001
Open Storage of Vehicles with Ancillary Facilities for a Period of 3 Years at Various Lots
in D.D. 121, Tong Yan San Tsuen, Yuen Long, New Territories

[llustration 1-I Photographic Record of Existing Operations
[llustration 1-II Photographic Record of Existing Operations (Cont’d)
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