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Supplementary Statement 

 
1) Background 

1.1 The applicant seeks planning permission from the Town Planning Board (the Board) to use 

various lots in D.D. 104, Tai Sang 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 and Pond for a Period of 3 Years’ (the proposed 

development) (Plan 1). 

 

1.2 The application intends to facilitate the relocation of a warehouse business, which will be 

affected by government development projects in the Ngau Tam Mei New Development Area.  

As such, the approval of the application can facilitate relocation of the affected warehouse 

business prior to land resumption, thereby minimise the impact on the implementation 

programme of government development projects. 

 

2) Planning Context 

2.1 The Site currently falls within an area zoned “Other Specified Uses” annotated 

“Comprehensive Development to include Wetland Restoration Area (“OU(CDWRA)”) on the 

Draft Nam Sang Wai Outline Zoning Plan (OZP) No.: S/YL-NSW/9.  According to the Notes of 

the OZP, ‘Warehouse’ is neither a column 1 nor a column 2 use within the “OU(CDWRA)” zone, 

which requires planning permission from the Board (Plan 2). 

 

2.2 The applied use is considered not incompatible with surrounding area dominated by clusters 

of brownfield operations e.g. warehouse, logistics centre, open storage etc.  Although the Site 

falls within the “OU(CDWRA)” zone, there is no known comprehensive development/ 

redevelopment of the area for residential use at the Site.  Therefore, approval of the current 

application on a temporary basis would not frustrate the long-term planning intention of the 

“OU(CDWRA)” zone and would better utilise deserted land in the New Territories. 

 

2.3 Similar applications (Nos. A/YL-NSW/107 & 178) for the same applied use had been approved 

by the Board on a temporary basis for a period of 3 years within the same “OU(CDWRA)” zone 

in the vicinity of the Site.  Despite the applied use is not in line with the planning intention of 

“OU(CDWRA)” zone, the special background of the application should be considered on its 

individual merit, of which the approval would not set an undesirable precedent for the 

“OU(CDWRA)” zone. 
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3) Development Proposal 

3.1 The Site occupied an area of 19,493 m2 (about) (Plan 3).  The operation hours of the proposed 

development are Monday to Saturday from 09:00 to 19:00.  No operation on Sunday and 

public holidays.  2 nos. of temporary structures are proposed for warehouse (excluding 

D.G.G.), site office, washroom and rain shelter for loading/unloading (L/UL) activities with total 

gross floor area (GFA) of 9,187 m2 (about) (Plan 4).  The site office is intended to provide 

indoor workspace for administrative staff to support the daily operation of the proposed 

development.  It is estimated that the proposed development would accommodate about 10 

nos. of staff.  As the Site is for 'warehouse' without shopfront, no visitor is anticipated at the 

Site.  Details of development parameters are shown at Table 1 below. 

 
Table 1 – Development Parameters 

Site Area 19,493 m2 (about) 

Covered Area 9,187 m2 (about) 

Uncovered Area 10,306 m2 (about) 

 

Plot Ratio 0.47 (about) 

Site Coverage 47% (about) 

 

No. of Structure 2 

Total GFA 

- Domestic GFA 

- Non-Domestic GFA 

9,187 m2 (about) 

Not applicable 

9,187 m2 (about) 

 

Building Height 6 m to 8.5 m (about) 

No. of Storey 1 

 

3.2 The entire Site has already been covered with existing hard-paving of not more than 0.2 m in 

depth.  The application serves to regularise the existing hard-paving, where the existing levels 

range from +4.6 mPD to +4.8 mPD (Plan 5).  The filling of land is to facilitate a flat surface for 

manoeuvering of vehicles and site formation for the erection of structures.  Hence, the hard-

paving is considered necessary and has been kept to minimal for the operation of the proposed 

development. 

 

3.3 According to the aerial photo prepared by the Survey and Mapping Office, Lands Department, 

the pond within the Site had been filled in the early-1990s (Plan 5).  The application intends 

to reflect the current state by regularising the filling of pond at the Site.  No further filling of 

pond is required after obtaining planning permission from the Board. 
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3.4 The Site is accessible from Kam Pok Road West via a local access (Plan 1).  A total of 20 parking 

and L/UL spaces are proposed at the Site.  Details of the parking and L/UL provisions are 

shown at Table 2 below. 

 
Table 2 – Parking and L/UL provisions 

Type of Space No. of Space 

Parking Space for Private Cars (PC) 

- 2.5 m (W) x 5 m (L) 
10 

L/UL Space for Container Vehicle (CV) 

- 3.5 m (W) x 16 m (L) 
10 

 

3.5 Sufficient space is provided for vehicle to smoothly manoeuvre within the Site to ensure that 

no vehicle will turn back onto the local access (Plan 6).  Staff will be deployed to station at 

the ingress/egress of the Site to direct incoming/outgoing vehicles to enhance pedestrian/road 

safety.  Delivery operations will only be conducted during non-peak hours i.e. between 10:00 

and 18:00.  As the trip generated/attracted by the proposed development is expected to be 

minimal, the adverse traffic impact arising from the proposed development is not anticipated.  

Details of the trip generation/attraction are shown at Table 3 below. 

 
  

  

3.6 No storage of dangerous goods will be allowed at the Site at any time during the planning 

approval period.  2.5 m high solid metal wall will be erected along the site boundary to 

minimise the potential nuisance to the surroundings.  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. 

 

 

Table 3 – Estimated Trip Generation/Attraction 

Time Period 

Estimated Trip Generation/Attraction 

PC CV 
2-Way 

Total In Out In Out 

Trips at AM peak per hour 

(08:00 – 09:00) 
10 0 0 0 10 

Trips at PM peak per hour 

(18:00 – 19:00) 
0 10 0 0 10 

Average trip per hour 

(09:00 – 18:00) 
0 0 3 3 6 
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3.7 The applicant will strictly 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.  The applicant will 

also follow relevant mitigation measures and requirements in the latest the ‘Code of Practice 

on Handling the Environmental Aspects of Temporary Uses and Open Storage Sites’ issued by 

the Environmental Protection Department to minimise adverse environmental impacts and 

nuisance to the surrounding area. 

 

3.8 Existing trees along the western and northern boundaries of the Site will be preserved (Plan 4).  

The applicant will carry out regular horticultural practice to keep the existing trees in good 

condition. 

 

4) Conclusion 

4.1 Significant nuisance to the surrounding areas arising from the proposed development is not 

anticipated.  Adequate mitigation measures will be provided by the applicant, i.e. submission 

of fire service installations and drainage proposals after obtaining planning permission from 

the Board, so as to mitigate any adverse impact that would have arisen from the proposed 

development. 

 

4.2 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 and Pond for a Period of 3 Years’. 

 

 

Tai Wah Development Consultants Limited 

March 2025 

  



T   Tai Wah  
   Development Consultants Limited 
 

 

 

Our Ref.: DD 104 Lot 3719 S.R ss.1 & VL 

Your Ref.: TPB/A/YL-NSW/346 

 

The Secretary, 

Town Planning Board, 

15/F, North Point Government Offices, 

333 Java Road, 

North Point, Hong Kong 

 

Dear Sir, 

 

Supplementary Information 

 

Proposed Temporary Warehouse (Excluding Dangerous Goods Godown) with Ancillary Facilities 

and Associate Filling of Land and Pond for a Period of 3 Years in “Other Specified Uses” annotated 

“Comprehensive Development to include Wetland Restoration Area” (“OU(CDWRA)”) Zone, 

Lots 3719 S.R ss.1 (Part) and Various Lots in D.D. 104, Tai Sang Wai, Yuen Long, New Territories 

 

(S.16 Planning Application No. A/YL-NSW/346) 

 

We write to provide supplementary information in support of the captioned application. 

 

Should you require more information regarding the application, please contact our Mr. Danny 

NG at (852) 2339 0884 / dannyng@r-riches.com.hk or the undersigned at your convenience.  Thank 

you for your kind attention. 

 

Yours faithfully, 

 

For and on behalf of 

Tai Wah Development Consultants Limited 

 

Christian CHIM 

Town Planner 
 

 

cc DPO/FSYLE, PlanD  (Attn.: Mr. Gary LAM   email: gtllam@pland.gov.hk ) 

     (Attn.: Mr. Michael SO   email: mckso@pland.gov.hk ) 

 

 

 

By E-mail 
 

21 March 2025 

大
華
發
展 

顧
問
有
限
公
司 

 



Proposed Temporary Warehouse (excl. D.G.G.) with Ancillary Facilities and Associated Filling of Land and Pond for a Period 

of 3 Years in “OU(CDWRA)” Zone, Lot 3719 S.R. ss.1 (Pt.) and Various Lots in D.D. 104, Tai Sang Wai, Yuen Long, N.T. 

1 | Page - Appendix I 
(20250321 – CC) 

 

Supplementary Information 

 

Proposed Temporary Warehouse (excluding Dangerous Goods Godown) with Ancillary Facilities 

and Associate Filling of Land and Pond for a Period of 3 Years in “Other Specified Uses” annotated 

“Comprehensive Development to include Wetland Restoration Area” (“OU(CDWRA)”) Zone, 

Lots 3719 S.R ss.1 (Part) and Various Lots in D.D. 104, Tai Sang Wai, Yuen Long, New Territories 

 

1. Perfect Inflow Industries Limited, the applicant, is authorised by Active Point Real Estate 

Investment Limited, the affected business operator, to facilitate the relocation of its existing 

business premises in Ngau Tam Mei.  The Memorandum of Understanding signed by both 

parties is enclosed at Annex 1.  Please refer to the following further justifications in support 

of the application: 

 

To facilitate the relocation of the affected premises affected by government development 

 

1.1 The current application intends to facilitate the relocation of a portion of the existing 

business operator’s affected premises on various lots in D.D. 104 due to land 

resumption and to pave way for the development of the NTM NDA (Plan A1).  Details 

of the existing business operator and the affected premises are enclosed at Annex 2. 

 

1.2 The affected premises falls within an area zoned “Industrial (Group D)” (“I(D)”) on 

the Approved Ngau Tam Mei Outline Zoning Plan No.: S/YL-NTM/14 (Plan A1).  

Besides, the affected premises mostly situates within an area indicated as ‘Integrated 

Medical Teaching and Research Hospital and Third Medical School’ on the Broad Land 

Use Concept Plan in the development proposal of NTM NDA (Plan A2).  As the 

concerned land parcels are expected to be resumed and reverted to the Government 

in the near future, the applicant desperately needs to identify a suitable site for 

relocation in order to continue the business operation. 

 

Applicant’s effort in identifying suitable site for relocation 

 

1.3 Whilst the applicant has spent effort to relocate the affected 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 concerns, land ownership issue or accessibility (Annex 3).  After a 

lengthy site-searching process, the Site is identified for relocation as it is relatively 

flat, in close proximity to the affected premises and easily accessible. 

 

Same applied use as the affected premises 

 

1.4 The Site involves the operation of a warehouse (excluding dangerous goods godown) 

with ancillary facilities to support the daily operation of the proposed development.  

The applied use is the same as that at the affected premises.  Details of the difference 

between the affected premises and the Site are shown at Table 1 below: 
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Table 1: Difference between the affected premises and the Site 

 Affected Premises The Site1 

Site Area 19,025 m2 19,493 m2 

 

1.5 Although the site area is slightly larger than that of the affected premises, the 

additional space is intended to alleviate the pressing demand for indoor storage 

space, as well as to support the local warehouse industry.  The increase in site area 

can offer an excellent opportunity to enhance the operational efficiency by providing 

additional space for storage, bulk breaking and goods packaging, which can impose 

a positive impact on the efficiency, competitiveness and growth of the logistics sector, 

thereby contribute to the overall economic development of Hong Kong. 

 

1.6 The Site is also geographically close to the border area with convenient access to 

nearby highway networks, which help facilitate the efficient cross-border movement 

of goods, reduce cross-district traffic cost for goods delivery and enhance the overall 

supply chain. 

 

To echo with Government’s policy on upgrading/restructuring the open storage industry 

 

1.7 According to the Government’s Northern Metropolis Development Strategy, the 

Government intends to relocate and accommodate the affected brownfield 

operations (including open storage activities) by upgrading and restructuring their 

business premises through the provision of proper buildings for industrial uses.  The 

proposed development would echo with the Government’s intention to consolidate 

brownfield operations in a more land-efficient manner. 

 

1.8 The proposed development would also support the transformation of brownfield 

operations in the New Territories.  The relocation of the open storage activities from 

the affected premises to the proposed warehouses 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. 

 
1 Due to its relatively large scale in the term of its operation, the affected business operator has authorised different applicants to submit 

separate planning applications (Nos. A/YL-NSW/341, 342, 345 & 346) to relocate its business to various locations. 
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Annex 1 

Memorandum of Understanding 
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Annex 2 

Details of the Affected Business Premises 
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Annexes 

 

Annex 2 – Details of the Affected Business Premises 

 

Company Name: Active Point Real Estate Investment Limited 財溢地產投資有限公司 

 

Details of Business Premises 

 

Location:  Lots 797 S.B (Part), 797 RP (Part),798, 799, 800 RP, 802 RP, 803, 804 S.A, 804 

RP, 805 S.A, 805 RP, 806, 807, 808, 809, 810 (Part), 811, 812 RP (Part), 818 

S.A (Part), 4179 S.A (Part), 4179 RP, 4187 S.C (Part) and 4187 RP (Part) in 

D.D. 104, Ngau Tam Mei, Yuen Long, New Territories 

 

Use of Premises:   Open Storage 

 

 

2 1 
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Annex 3 

Details of Alternative Sites for Relocation 
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Annex 3 – Details of Alternative Sites for Relocation 

 

Alternative Sites/ 

The Site 
Site 1 Site 2 Site 3 Site 4 Site 5 The Site 

Location Various Lots in D.D. 86, 

Man Kam To, N.T. 

Various Lots in D.D. 93, 

Ma Tso Lung, N.T. 

Various Lots in D.D. 135, 

Pak Nai, Yuen Long, N.T. 

Various Lots in D.D. 130, 

Lam Tei, Tuen Mun, N.T. 

Various Lots in D.D. 103, 

Kam Tin, Yuen Long, N.T. 

Lots 3719 S.R ss.1 (Part) 

and various lots in D.D. 104, 

Tai Sang Wai, Yuen Long, N.T. 

Site Area 3,678 m2 (about) 30,190 m2 (about) 13,320 m2 (about) 7,130 m2 (about) 540 m2 (about) 19,493 m2 (about) 

Accessibility Accessible from Lin Ma Hang 

Road via a local access 

Accessible from Ma Tso Lung 

Road via a local access 

Accessible from Nim Wan Road 

via a local access 

Accessible from Fuk Hang Tsuen 

Road via a local access 

Accessible from Kam Tin Road 

via a local access 

Accessible from Kam Pok Road 

West via a local access 

Distance from 

Original Premises 

14.9 km (about) 10.1 km (about) 18.8 km (about) 15.6 km (about) 3.9 km (about) 3.1 km (about) 

Outline Zoning Plan Draft Man Kam To 

OZP No. S/NE-MKT/5 

Approved Ma Tso Lung & Hoo 

Hok Wai OZP No. S/NE-MTL/3 

Approved Sheung Pak Nai and 

Ha Pak Nai OZP No. S/YL-PN/9 

Approved Lam Tei and Yick Yuen 

OZP No. S/TM-LTYY/12 

Approved Kam Tin South OZP 

No. S/YL-KTS/15 

Draft Nam Sang Wai OZP 

No. S/YL-NSW/9 

Zoning “Green Belt” (“GB”) “Conservation Area” (“CA”) “Coastal Protection Area” 

(“CPA”) 

“Comprehensive Development 
Area” 

“Agriculture” “OU(CDWRA)” 

Existing Condition Covered by tree groups and 

vegetation 

Mostly vacant, covered by 

vegetation and occupied by 

fishpond 

Occupied by temporary 

structures and fishponds 

Hard-paved and occupied by 

temporary structures 

Vacant and covered with 

vegetation 

Generally flat and vacant, 

entirely covered with concrete 

Surrounding Area Surrounded by residential 

development and woodland 

Surrounded by vegetation, 

pond, some residential and 

G/IC uses 

Surrounded by fishpond and 

some temporary structures 

Surrounded by warehouse, 

workshop, logistic centre and 

land covered by residential use 

Surrounded by open storage, 

some G/IC uses, woodland and 

residential structures 

Surrounded by open storage 

and temporary structures for 

warehouse use 

Suitability for 

Relocation 

Not suitable for relocation: 

- much smaller than the 

original premises 

- tree felling is required 

- not compatible with the 

surrounding area 

- active agricultural 

activities in the vicinity 

Not suitable for relocation: 

- much larger than the 

original premises 

- within the “CA” zone 

- tenancy for portion of 

the site is not feasible 

- not compatible with the 

surrounding area 

Not suitable for relocation: 

- within the “CPA” Zone 

- not compatible with the 

surrounding area 

- tree felling is required 

- filling of existing fishponds 

is required 

Not suitable for relocation: 

- in close vicinity to area for 

residential use 

- land ownership issue 

Not suitable for relocation: 

- in close proximity to 

residential developments 

- tree felling is required 

- not compatible with the 

surrounding area 

- active agricultural 

activities in the vicinity 

Suitable for relocation: 

- flat and vacant 

- no agricultural activity 

- in close proximity to the 

original premises 

- easily accessible 
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Our Ref. : DD104 Lot 3719 S.R ss.1 & VL 

Your Ref. : TPB/A/YL-NSW/346 

 

The Secretary, 

Town Planning Board, 

15/F, North Point Government Offices, 

333 Java Road, 

North Point, Hong Kong 

 

Dear Sir, 

 

 1st Further Information 

 

Proposed Temporary Warehouse (excluding Dangerous Goods Godown) with Ancillary Facilities 

and Associated Filling of Land and Pond for a Period of 3 Years in “Other Specified Uses” 

annotated “Comprehensive Development to include Wetland Restoration Area” Zone, 

Various Lots in D.D. 104, Tai Sang Wai, Yuen Long, New Territories 

 

(S.16 Planning Application No. A/YL-NSW/346) 

 

We write to submit further information to address departmental comments of the subject 

application (Appendix I). 

 

Should you require more information regarding the application, please contact the 

undersigned at your convenience.  Thank you for your kind attention.  

 

Yours faithfully, 

 

Louis TSE 

Tai Wah Development Consultants Limited  

 

 

 

 

 

 

 

 

 

 

 
 

cc DPO/FSYLE, PlanD (Attn.: Mr. Gary LAM   email: gtllam@pland.gov.hk ) 

 (Attn.: Mr. Michael SO   email: mckso@pland.gov.hk  ) 

By Email 
 

30 April 2025 

Appendix Ia for RNTPC
Paper No. A/YL-NSW/346
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Response-to-Comment 

 
Proposed Temporary Warehouse (Excluding Dangerous Goods Godown) with Ancillary Facilities 

and Associate Filling of Land and Pond for a Period of 3 Years in “Other Specified Uses”  
annotated “Comprehensive Development to include Wetland Restoration Area” Zone, 

Various Lots in D.D. 104, Tai Sang Wai, Yuen Long, New Territories 
 

(Application No. A/YL-NSW/346) 
 
(i) The applicant would like to provide clarifications on the subject application.  Details are as follows: 
 

- The existing tree cluster within the application site (the Site) will be preserved and 
maintained by the applicant (Annex I and Plans 1 to 2).  No filling of land will be carried out 
at the existing tree cluster area (i.e. 2,524m2).  

 
(ii) A RtoC Table: 
 

Departmental Comments Applicant’s Responses 
1. Comments of the District Planning Officer/Fanling, Sheung Shui & Yuen Long East, Planning 

Department (DPO/FSYLE, PlanD) 
(Contact Person: Mr. Alexander MAK; Tel: 3168 4048) 

(a) Please submit sufficient information 
regarding the land status of the affected 
original brownfield site in NTM (such as STT 
and STW covering the site), including but 
not limited to the relationship between the 
applicant of relevant STT and STW (if any) 
and the on site brownfield operator. 
 

The concerned affected original business operator 
(i.e. Active Point Real Estate Investment Limited) is 
the existing sole operator at the Ngau Tam Mei site.   
The signed tenancy agreements with stamp 
certificate and electricity bills are provided for 
reference (Annexes II to III).  
 
The affected original business in Ngau Tam Mei is 
the subject of two Short Term Waiver (STW) 
applications (i.e. Nos. 5471 and 5472), which were 
approved by the Lands Department in January 2023 
(Annex IV).   
 
The applicant and the affected business operator 
co-signed a Memorandum of Understanding (MoU), 
authorising the applicant to submit the application 
on behalf of the affected business operator.  The 
MoU was submitted to the Town Planning Board 
together with the Supplementary Information on 
21.3.2025. 
 

(b) Please also reconfirm if the original 
brownfield site would be affected by the 
NOL development.   

The affected premises situates within an area 
indicated as ‘Integrated Medical Teaching and 
Research Hospital and Third Medical School’ on the 
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 Board Land Use Concept Plan in the development of 
Ngau Tam Mei New Development Area.  As the 
concerned land parcel is expected to be resumed 
and reverted to the Government in the near future, 
the applicant desperately needs to identify a 
suitable site for relocation in order to continue the 
business operation.  
 

(c) Please clarify the type of goods being stored 
at the affected premises in NTM and the 
intended goods to be stored in the 
application sites. 
 

The proposed development is intended for storage 
of miscellaneous goods (i.e. apparel, packaged food, 
footwear, electronic goods, furniture etc.).   No 
storage of dangerous goods will be allowed. 
 

(d) Please clarify if dangerous goods would be 
stored on the Site and if workshop or open 
storage activities will be carried out at the 
sites.   
 

Please be confirmed that there will not be any 
dangerous goods stored on the application site (the 
Site), nor any workshop or open storage activities 
would be carried out on the Site. 

(e) Please advise if you have any information 
regarding the known long-term planned 
development covering the sites. 
 

Although the sites fall within “OU(CDWRA)” zone, 
the sites currently do not fall within any known long-
term planned development programme. Therefore, 
approval of the current application on a temporary 
basis of 3 years would better utilise land parcels and 
would not jeopardise the long-term planning 
intention of the “OU(CDWRA)” zone. 
 

(f) Please advise if there is any commitment 
from the applicant to reinstate the Site to an 
amenity area upon the planning approval 
period. 
  

The applicant will reinstate the Site to an amenity 
area upon the planning approval period. 

(g) Please advise if there is any boundary 
fencing (including its height and materials) 
to encircle the for all four sites. 

2.5m high solid metal wall will be erected along the 
site boundary by the applicant to minimise potential 
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.  
Maintenance of the boundary fencing will be 
conducted by the applicant on a regular basis. 
 

(h) It is observed that there is significant 
increase in operation areas of the relocated 
sites under the current applications and the 
original brownfield operation site.  Please 
justify.  
 

The increase in operation areas is intended to 
provide additional space to alleviate the pressing 
demand for indoor storage space, as well as to 
support the local warehouse industry.  The increase 
in site area can offer an excellent opportunity to 
enhance the operational efficiency by providing 
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additional space for storage, which can impose a 
positive impact on the efficiency, competitiveness 
and growth of the logistic sectors, thereby 
contribute to the overall economic development 
Hong Kong.   
 
Furthermore, the substantial growth in online 
shopping has stimulated demand for local indoor 
storage space since the 2020s, the applicant had 
previously had plans on expanding the operation 
scale at the affected premises to alleviate the 
pressing demand for local storage spaces.  However, 
the land resumption plan from the Government had 
put the applicant’s business on hold.  The applicant 
has both stopped putting in new funds in 
developing the original premise; and could not 
confirm the scale and timeframe of repositioning 
one’ business operation.  Thus, the applicant would 
like to reposition ones’ business into the application 
site as early as possible to prevent any economic 
loss, as well as to pave way for the future land 
resumption from the Government.  The proposed 
scheme provides an excellent opportunity to 
support the applicant's original business expansion 
plan. 
 
Also, as the affected premises does not have 
enough spaces for vehicles to circulate within, the 
enlarged spaces of the Site could effectively provide 
spaces for circulation for container vehicles (CVs), as 
well as loading/unloading (L/UL) spaces for CVs so 
that no L/UL activities would occur outside the Site 
which might put passing vehicles and pedestrians in 
hazard. 
 
Besides, the proposed development would also 
support the transformation of brownfield 
operations in the New Territories.  The proposed 
warehouses 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. 
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Annex I 
Revised Application Form 

  



Form No. S16-III S16-III

6 

Proposed operating hours

 

 

(d) Any vehicular access to 

the site/subject building? 

  

Yes  
 
 
 
 
 
 
 
 
No  

 There is an existing access. (please indicate the street name, where 
appropriate)  

( ( )) 
 
............................................................................................................... 
 There is a proposed access. (please illustrate on plan and specify the width)

 
 

(e) Impacts of Development Proposal  
(If necessary, please use separate sheets to indicate the proposed measures to minimise possible adverse impacts or give 
justifications/reasons for not providing such measures. 

/ ) 

(i) Does the 
development 
proposal involve 
alteration of 
existing building? 

? 

Yes  
 
 
 
 
 
No  

 Please provide details   

 

(ii)  Does the 
development 
proposal involve 
the operation on the 
right? 

? 

Yes  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
No  

 (Please indicate on site plan the boundary of concerned land/pond(s), and particulars of stream 

diversion, the extent of filling of land/pond(s) and/or excavation of land) 

( /

) 

 Diversion of stream  

 Filling of pond  

Area of filling   sq.m  About  
Depth of filling   m  About  

 Filling of land  

Area of filling   sq.m  About  
Depth of filling   m  About  

 Excavation of land  

Area of excavation  sq.m  About  
Depth of excavation  m  About  

  

(iii) Would the 
development 
proposal cause any 
adverse impacts? 

 

 

On environment  
On traffic  
On water supply  
On drainage  
On slopes  
Affected by slopes  
Landscape Impact  
Tree Felling   
Visual Impact  
Others (Please Specify)  ( )  
________________________________ 
________________________________ 

Yes   
Yes   
Yes   
Yes   
Yes   
Yes   
Yes   
Yes   
Yes   
Yes   

No 
No 
No 
No 
No 
No 
No 
No 
No 
No 
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Annex II 
Tenancy Agreement 
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Annex III 
Electricity Bill 
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Annex IV 
Short Term Waiver  
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REVISED PLANS 
 

Plan 1 Layout Plan 
Plan 2 Plan Showing the Filling of Land and Pond Area of the Application Site 
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DATE

DWG NO.

DWG. TITLE

VER.

DRAWN BY

DATECHECKED BY

W E

NORTH

S

SITE LOCATION

DATEAPPROVED BY

1 : 1000 @ A4

MN

LAYOUT PLAN

002

APPLICATION SITE

PLANNING CONSULTANT

PLAN 1

LEGEND

APPLICATION SITE

STRUCTURE (ENCLOSED)

INGRESS / EGRESS

L/UL SPACE (CONTAINER VEHICLE)
CV

DEVELOPMENT PARAMETERS

APPLICATION SITE AREA : 19,493 m2 (ABOUT)
COVERED AREA : 9,187 m2 (ABOUT)
UNCOVERED AREA : 10,306m2 (ABOUT)

PLOT RATIO : 0.47 (ABOUT)
SITE COVERAGE : 47 % (ABOUT)

NO. OF STRUCTURE : 2
DOMESTIC GFA : N/A
NON-DOMESTIC GFA : 9,187 m2 (ABOUT)
TOTAL GFA : 9,187 m2 (ABOUT)

BUILDING HEIGHT : 6 m - 8.5 m (ABOUT)
NO. OF STOREY : 1

PARKING AND LOADING / UNLOADING PROVISIONS

NO. OF PRIVATE CAR PARKING SPACE : 10
DIMENSION OF PARKING SPACE : 5 m (L) x 2.5 m (W)

NO. OF L/UL SPACE FOR CONTAINER VEHICLE : 10
DIMENSION OF L/UL SPACE : 16 m (L) x 3.5 m (W)

STRUCTURE USE COVERED GROSS BUILDING 
AREA FLOOR AREA HEIGHT

B1 WAREHOUSE (EXCLUDING D.G.G.) 8,916 m2 (ABOUT) 8,916 m2 (ABOUT) 8.5 m (ABOUT)(1-STOREY)
SITE OFFICE, WASHROOM

B2 RAIN SHELTER FOR L/UL ACTIVITIES 271 m2 (ABOUT) 271 m2 (ABOUT) 6 m (ABOUT)(1-STOREY)

TOTAL 9,187 m2 (ABOUT) 9,187 m2 (ABOUT)

PARKING SPACE (PRIVATE CAR)
PC

STRUCTURE (CANOPY)

15.4.2025

VARIOUS LOTS IN D.D. 104, TAI
SANG WAI, YUEN LONG, NEW
TERRITORIES

PROPOSED TEMPORARY
WAREHOUSE (EXCLUDING
DANGEROUS GOODS GODOWN)
WITH ANCILLARY FACILITIES
AND ASSOCIATED FILLING OF
LAND AND POND FOR A PERIOD
OF 3 YEARS

TAI
WAH

DEVELOPMENT
CONSULTANTS
LIMITED



   4.8+

   4.6+

   4.6+

NO FILLING OF LAND WILL BE
CARRIED OUT AT THE EXISTING
TREE CLUSTER AREA

PROJECT

SCALE

DATE

DWG NO.

DWG. TITLE

VER.

DRAWN BY

DATEREVISED BY

W E

NORTH

S

SITE LOCATION

DATEAPPROVED BY

1 : 5000 / 2000 @ A4

MN

FILLING OF LAND AND POND

002

PLANNING CONSULTANT

PLAN 2

*SITE LEVELS ARE FOR REFERENCE ONLY.
EXACT SITE LEVELS ARE SUBJECT TO DETAILED SURVEY.

LEGEND

APPLICATION SITE

FILLING OF POND AREA

FILLING OF LAND AREA

APPLICATION SITE

APPLICATION SITE

PROPOSED FILLING OF LAND AND POND

APPLICATION SITE AREA : 19,493 m2 (ABOUT)
COVERED BY STRUCTURE : 9,187 m2 (ABOUT)

PROPOSED FILLING OF POND AREA : 9,470 m2 (ABOUT)
DEPTH OF POND FILLING : 0.5 m (ABOUT)

PROPOSED FILLING OF LAND AREA : 16,969 m2 (ABOUT)
DEPTH OF LAND FILLING AREA : NOT MORE THAN 0.2 m
PROPOSED SITE LEVEL : +4.6 mPD - +4.8 mPD (ABOUT)
MATERIAL OF LAND FILLING : CONCRETE
USE : PARKING AND LOADING / UNLOADING

 SPACE, SITE FORMATION OF STRUCTURE
 AND CIRCULATION AREA

THE REMAINING AREA (2,524 m2) WILL BE RESERVED AS LANDSCAPE BUFFER
AREA TO PRESERVE EXISTING TREES.

SITE LEVEL 4.8+

CONDITION OF THE APPLICATION SITE IN 1990

APPLICATION SITE AREA : 19,493 m2 (ABOUT)
DATE OF AERIAL PHOTO : 18/8/1990
AERIAL PHOTO NO. : A22172
SOURCE OF AERIAL PHOTO : LANDS DEPARTMENT

DETAILS OF POND
AREA OF POND : 9,470 m2 (ABOUT)
DEPTH OF POND : 0.5 m (ABOUT)

DETAILS OF SOILED GROUND
AREA OF SOILED GROUND : 10,023 m2 (ABOUT)

LEGEND

APPLICATION SITE

VARIOUS LOTS IN D.D. 104, TAI
SANG WAI, YUEN LONG, NEW
TERRITORIES

PROPOSED TEMPORARY
WAREHOUSE (EXCLUDING
DANGEROUS GOODS GODOWN)
WITH ANCILLARY FACILITIES
AND ASSOCIATED FILLING OF
LAND AND POND FOR A PERIOD
OF 3 YEARS

15.4.2025

TAI
WAH

DEVELOPMENT
CONSULTANTS
LIMITED

SOIL AREA (TO PRESERVE EXISTING TREES)
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Gary Tat Leung LAM/PLAND

寄件者: Louis Tse <louistse@r-riches.com.hk>
寄件⽇期 : 2025年04⽉30⽇星期三 16:54
收件者: tpbpd/PLAND
副本: Alexander Weng Yip MAK/PLAND; Gary Tat Leung LAM/PLAND; Michael Chi Kin

SO/PLAND; Anna Ka Yan TONG/PLAND; Bon Tang; Matthew Ng; Christian Chim;
Danny Ng; Grace Wong; Kevin Lam

主旨: [FI] S.16 Planning Application No. A/YL-NSW/346 - Further Information

類別: Internet Email

Dear Sir,

We write to submit further information to address departmental comments of the subject application. Details are as
follows:

1. Please be confirmed that the affected business premises in Ngau Tam Mei has vacated the site to facilitate
the impending government development project.

2. A site search has been conducted by the applicant to identify a suitable site for longer-term re-establishment
of the business.  After a lengthy site-searching process, the Site of the current application is identified for
relocation as it is relatively flat, in close proximity to the affected premises and easily accessible.

Should you require more information, please do not hesitate to contact me.  Thank you for your kind attention.

Kind Regards,

Louis TSE
Tai Wah Development Consultants Limited



Relevant Extracts of the Town Planning Board Guidelines for
Application for Developments within Deep Bay Area under Section 16 of the Town

Planning Ordinance
(TPB PG-No. 12C)

Wetland Buffer Area (WBA)

(a) The intention of the WBA is to protect the ecological integrity of the fish ponds and
wetland  within  the  Wetland Conservation Area (WCA) and  prevent  development  that
would  have  a negative off-site disturbance impact on the ecological value of fish ponds.

(b) Within the WBA, for development or redevelopment which requires planning permission,
an ecological impact assessment (EcoIA) would need to be submitted.  Some local and
minor uses (including temporary uses) are exempted from  the  requirement  of EcoIA.

(c) Applications for new open storage or port back-up uses within the WBA, whether
temporary or permanent, would normally not be allowed in view of the adverse
disturbances of such activities on birds, in particular for those uses involving filling of
contiguous ponds.  However, open storage or container back-up uses located close to the
Lok Ma Chau crossing and without involving pond filling might be sympathetically
considered by the Board in view of the genuine need to facilitate cross-boundary
movements of goods in the area.

Appendix II of RNTPC
Paper No. A/YL-NSW/346



Appendix A

List of Uses Exempted from Ecological Impact Assessment within the Wetland Buffer Area

For planning applications involving uses/development within the Wetland Buffer Area, the
following uses/development are exempted from the requirement of ecological impact
assessment as part of the submission to the Board :

- Temporary Uses
- Agricultural Use (except in SSSI Zone)
- Ancestral Hall
- Bank#
- Barbecue Spot
- Barber Shop#
- Beauty Parlour#
- Burial Ground
- Clinic/Polyclinic*
- Electricity Substation of single storey
- Government Refuse Collection Point^
- House (Alteration, modification and/or redevelopment to the existing building bulk only)
- New Territories Exempted Houses
- Off-Course Betting centre#
- On-farm Domestic Structure
- Photographic Studio#
- Playground/Playing Field in “V” and “R(D)” zones
- Police Post/Police Reporting Centre
- Post Office*
- Private Club#
- Public Convenience
- Public Library*
- Public Utility Installation (electricity mast, lamp pole, pipeline and telephone booth only)^
- Pumping Station of single storey
- Refreshment Kiosk
- Retail Shop#
- School*
- Showroom excluding Motor-vehicle Showroom#
- Shrine
- Social Welfare Facility*
- Tent Camping Site

Note:
# other than free-standing building
* other than free-standing building exceeding 3 storeys
^ not applicable to the “Other Specified Uses” annotated “Eco-lodge” zone on the Ma Tso Lung and Hoo Hok

Wai Outline Zoning Plan



A/YL-NSW/346

Previous s.16 Applications covering the Application Site

Rejected Applications

Application No. Use(s)/Development(s)

Date of Consideration
(Rural and New Town
Planning Committee

(RNTPC))

Rejection Reason(s)

A/YL-NSW/13#

Temporary open storage of
containers and vehicles for re-
export for a period of 12
months

23.8.1996 (1) – (4)

A/YL-NSW/22#
Temporary Loading/Unloading
and parking area for a period of
12 months

18.4.1997 (1) – (3), (5)

A/YL-NSW/302^
Temporary Container
Vehicles/Trailers Park for a
Period of 3 Years

26.8.2022 (6), (7)

# The Site was zoned “REC” at the time of consideration
^ The Site was zoned “OU(CDWRA)” at the time of consideration

Rejection Reasons:

(1) The proposed development is not in line with the planning intention of the “Recreation” zone
for the area which is to designate areas for developments restricted to recreational uses.
There is no strong justification in the submission to merit a departure from such planning
intention even on a temporary basis.

(2) The proposed development is not compatible with the nearby residential development at
Fairview Park.

(3) The proposed development is not in line with the Town Planning Board's ‘Guidelines for
Applications for Development within Deep Bay Buffer Zones’ in that there is no information
in the submission to demonstrate that the proposed development will not have adverse traffic
and environmental impacts on the surrounding areas.

(4) The approval of the application will set an undesirable precedent for other similar applications.
(5) The approval of the application will set an undesirable precedent for other similar applications,

the cumulative effect of which will further degrade the environment in the area
(6) The applied use is not in line with the planning intention of the “Other Specified Uses”

annotated “Comprehensive Development to include Wetland Restoration Area” zone which
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, and to phase out existing sporadic open storage and port back-up
uses on degraded wetlands. The applied use is incompatible with the rural character of the
surrounding area. There is no strong planning justification in the submission for a departure
from the planning intention, even on a temporary basis.

(7) The applied use is not in line with the Town Planning Board Guidelines for Application for
Open Storage and Port Back-up Uses (TPB PG-No. 13F) in that there is no previous planning
approval for the applied use and there are adverse departmental comments on environmental
aspect.

Appendix III of RNTPC
Paper No. A/YL-NSW/346



A/YL-NSW/346

Similar s.16 Applications within the “OU(CDWRA)” Zone
on the Nam Sang Wai Outline Zoning Plan in the Past Five Years

Approved Application

Application No. Use(s)/Development(s) Date of Consideration
(RNTPC)

A/YL-NSW/334

Proposed Temporary Warehouse (excluding
Dangerous Goods Godown) with Ancillary
Facilities for a Period of 3 Years and Associated
Filling of Land

11.4.2025



Appendix IV of RNTPC
Paper No. A/YL-NSW/346

Government Departments’ General Comments

1. Land Administration

Comments of the District Lands Officer/Yuen Long, Lands Department:

� no adverse comment on the application;

� the application site (the Site) comprises Old Schedule Agricultural Lot Nos. 3719 S.R
ss.1, 3719 S.R ss.2 S.A, 3719 S.R ss.2 RP, 3719 S.R ss.3, 3719 S.R ss.4 S.B, 3719 S.R
ss.4 S.C, 3719 S.R ss.4 S.D, 3719 S.R ss.4 S.E, 3719 S.R ss.4 RP and 3719 S.R RP in
D.D. 104 held under the Block Government Lease which contains the restriction that
no structures are allowed to be erected without the prior approval of the government;

� the private lot no. 3719 S.R ss.4 RP in D.D. 104 is covered by Short Term Waiver No.
4904 for the purpose of “Warehouse for general storage (excluding Dangerous goods
and ancillary use)”; and

� advisory comments are at Appendix V.

2. Traffic

Comments of the Commissioner for Transport:

� no adverse comment from traffic engineering perspective; and

� advisory comments are at Appendix V.

Comments of the Chief Highway Engineer/New Territories West, Highways Department
(HyD):

� no in principle objection to the application;

� adequate drainage measures shall be provided to prevent surface water running from
the application site (the Site) to the nearby public roads and drains; and

� advisory comments are at Appendix V.

3. Drainage

Comments of the Chief Engineer/Mainland North, Drainage Services Department:

� no objection in principle to the application from the public drainage perspective;

� should the application be approved, approval conditions should be stipulated in the
approval letter requiring the applicant:

(a) the submission of a drainage impact assessment before the commencement of any
construction works or operations including site formation/filling works to the
satisfaction of the Director of Drainage Services or of the Town Planning Board;
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(b) in relation to (a) above, the provision of drainage facilities before the
commencement of any operation to the satisfaction of the Director of Drainage
Services or of the Town Planning Board; and

(c) in relation to (b) above, the implemented drainage facilities shall be maintained at
all times during the planning approval period.

4. Fire Safety

Comments of the Director of Fire Services:

� no objection in principle to the application subject to the fire service installations being
provided to his satisfaction; and

� advisory comments are at Appendix V.

5. Building Matters

Comments of the Chief Building Surveyor/New Territories West, Buildings Department:

� no objection to the application;

� it is noted that two structures and associated filling of land and pond are proposed in the
application; and

� advisory comments are at Appendix V.

6. Landscape

Comments of the Chief Town Planner/Urban Design and Landscape, Planning Department:

� no adverse comment on the application from landscape planning perspective;

� according to the site photos taken, the Site is vacant and partly hard paved. Existing
trees of common species are observed along the western and northern site boundary.
Based on paragraph 3.8 of the Supplementary Statement, the existing trees will be
preserved. Significant adverse impact on the existing landscape resources within the
site arising from the proposed use is not anticipated; and

� based on the aerial photo, the Site is located in a miscellaneous rural fringe landscape
character comprising of ponds, open storage, temporary structures, scattered tree groups
and low rise residential building groups in the north of the site. The proposed use is not
entirely incompatible with surrounding landscape character of the “Other Specified
Uses” annotated “Comprehensive Development to include Wetland Restoration Area”
zone; and

� advisory comments are at Appendix V.
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7. District Officer’s Comments

Comments of the District Officer (Yuen Long), Home Affairs Department:

� no comment on the application; and

� his office has not received comment from locals upon close of consultation.

8. Other Departments

The following government departments have no objection to/no adverse comment on the
application and their advisory comments, if any, are in Appendix V:

� Director of Agricultural, Fisheries and Conservation;
� Director of Electrical and Mechanical Services;
� Project Manager (West), Civil Engineering and Development Department;
� Chief Engineer/Railway Development 1-1, Railway Development Office, HyD; and
� Chief Engineer/Construction, Water Supplies Department.



Appendix V of RNTPC
Paper No. A/YL-NSW/346

Recommended Advisory Clauses

(a) to resolve any land issues relating to the applied use with the concerned owner(s) at the
application site (the Site);

(b) failure to reinstate the application site (the Site) as required under the relevant approval
condition upon expiry of the planning permission might constitute an authorized
development under the Town Planning Ordinance and be subject to enforcement and
prosecution actions;

(c) the permission is given to the development/uses and structures under the application.  It
does not condone any other development/uses and structures which currently occur on
the Site but not covered by the application.  Immediate action should be taken to
discontinue such development/uses and remove such structures not covered by the
permission;

(d) to note the comments of the District Lands Officer/Yuen Long, Lands Department
(LandsD) that:

� the lot owner(s) shall apply to his office for a Short Term Waiver (STW) to permit the
structure(s) erected within the said private lot(s). The application(s) for STW will be
considered by the Government in its capacity as a landlord and there is no guarantee
that it will be approved.  The STW, if approved, will be subject to such terms and
conditions including the payment of waiver fee and administrative fee as considered
appropriate by LandsD.  Besides, given the proposed use is temporary in nature, only
erection of temporary structure(s) will be considered;

(e) to note the comments of the Commissioner for Transport that:

� the Site is connected to Kam Pok Road West via a section of a local access which is
not managed by Transport Department. The land status of the local access should be
clarified with LandsD. Moreover, the management and maintenance responsibilities
of the local access should be clarified with the relevant lands and maintenance
authorities accordingly; and

� no vehicle is allowed to queue back to or reverse onto/from public road at any time
during the planning approval period;

(f) to note the comments of the Chief Highway Engineer/New Territories West, Highways
Department (HyD) that:

� HyD shall not be responsible for the maintenance of the proposed access connecting
between the Site and Kam Pok Road West, including the local track; and

� adequate drainage measures should be provided to prevent surface water running from
the Site to nearby public roads and drains;

(g) to note the comments of the Director of Fire Services that:

� the applicant shall submit relevant layout plans incorporated with the proposed fire
service installations (FSIs) to his department for approval;
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� the applicant is also advised on the following points:

i. the layout plans should be drawn to scale and depicted with dimensions and
nature of occupancy; and

ii. the location of where the proposed FSIs to be installed should be clearly marked
on the layout plans; and

� if the proposed structure(s) is required to comply with the Buildings Ordinance (BO)
(Cap. 123), detailed fire safety requirements will be formulated upon receipt of formal
submission of general building plans;

(h) to note the comments of the Director of Environmental Protection that:

� the applicant shall follow the revised “Code of Practice on Handling the
Environmental Aspects of Temporary uses and Open Storage Sites” issued by the
Environmental Protection Department (EPD);

� the applicant shall follow the relevant guidelines and requirements in relevant
Professional Persons Environmental Consultative Committee Practice Notes
(ProPECCPNs), in particular the ProPECC PN 1/23 “Drainage Plans subject to
Comment by the EPD”;

� the applicant shall provide adequate supporting infrastructure/ facilities for proper
collection, treatment and disposal of waste / wastewater generated from the applied
use; and

� the applicant shall meet the statutory requirements under relevant environmental
legislation;

(i) to note the comments of the Chief Building Surveyor/New Territories West, Buildings
Department (BD) that:

� before any new building works (including containers/open sheds as temporary
buildings, demolition and land filling, etc.) are to be carried out on the Site, prior
approval and consent of the Building Authority (BA) should be obtained, otherwise
they are unauthorised building works (UBW) under the Buildings Ordinance (BO).
An Authorised Person should be appointed as the co-ordinator for the proposed
building works in accordance with the BO;

� the Site shall be provided with means of obtaining access thereto from a street and
emergency vehicular access in accordance with Regulations 5 and 41D of the Building
(Planning) Regulations (B(P)R) respectively;

� the Site does not abut on a specified street of not less than 4.5m wide and its permitted
development intensity shall be determined under Regulation 19(3) of the B(P)R at the
building plan submission stage;

� if the existing structures are erected on leased land without the approval of the BA,
they are UBW under the BO and should not be designed for any proposed use under
the application;

� for UBW erected on leased land, enforcement action may be taken by the BD to effect
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their removal in accordance with the prevailing enforcement policy against UBW as
and when necessary.  The granting of any planning approval should not be construed
as an acceptance of any existing building works or UBW on the Site under the BO;

� any temporary shelters or converted containers for office, storage, washroom or other
uses are considered as temporary buildings are subject to the control of Part VII of the
B(P)R; and

� detailed checking under the BO will be carried out at building plan submission stage.



Appendix VI for RNTPC
Paper No. A/YL-NSW/346
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