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4. Proposed Development 
 

4.1 Proposed PVP and Shop and Services 
As aforementioned, the Site benefits from its advantageous location in close 
proximity to HYWBCP, making it an ideal location for a PVP and shop and 
services. The key development parameters of the Proposed PVP and shop and 
services (retails) are summarized in Table 3 below: 

 

Table 3: Major Development Parameters 

Development Parameters Table 
Site Area Total: about 5,260.2 sq. m.  

(including about 5,192.4 sq. m. of Private Land 
(99%) and about 67.8 sq. m. of Government Land 
(1%))  

Gross Floor Area (GFA)  
(Non-domestic)  

Total: about 400 sq. m. 
1) Retails: about 366 sq. m. 
2) Lavatories: about 28 sq. m. 
3) Guard Room: about 6 sq. m. 

No. of structure Total 5 structures 
1) 1 structure for guard room 
2) 1 structure for lavatories, FSI Cabinet and 

retails 
3) 2 structures for retails  
4) 1 structure for retails and E&M facilities areas 
 
Remark: E&M facilities areas will take up a non-
accountable GFA of not exceeding 110 sq. m. (but 
103.8 sq. m. in the scheme) 

Building Height  Not more than 5.4m 
No. of Storeys 1 
Site Coverage Not exceeding 10% 
No. of parking spaces and 
loading/ unloading spaces 
 

94 private car parking spaces (2.5m x 5m) 
2 disabled car parking spaces (2.5m x 5m with a 
common loading/ unloading area of 1.2m width) 
1 loading/ unloading space of HGV (3.5m x 11m) 
1 loading/ unloading space of LGV (3.5m x 7m) 

Planter area about 73 sq. m. 
Operation hours PVP: 

24 hours a day and 7 days a week including public 
holidays 
 
Shop and Services (Retails): 
7 days a week including public holidays from 9am 
to 9pm 
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Executive Summary 

The Applicant, the registered land owner of Lot Nos. 35 RP, 36, 42 RP, 43, 44, 45 RP, 

59 RP and 64 S.B RP in D.D. 80, Lin Ma Hang Road, Ta Kwu Ling, New Territories, 

now seeks town planning permission from the Town Planning Board (TPB) for a 

proposed temporary public vehicle park (excluding container vehicle) and shop and 

services on a temporary basis of 5 years at the aforementioned site and government 

land (the proposed development). 

According to the approved Ta Kwu Ling North Outline Zoning Plan (OZP) No. S/NE-

TKLN/2 (the OZP), the proposed “Public Vehicle Park (excluding container vehicle)” 

and “Shop and Services” are a Column 2 use that require planning permission from 

the Town Planning Board. The proposed access road is always permitted under the 

OZP. There is no development restriction on the proposed development. 

Given the Heung Yuen Wai Boundary Control Point (HYWBCP) has been fully 

commissioned, the Applicant intends to provide car parking to serve the staff, visitors 

and cross-border travellers. Although the proposed development does not align with 

the planning intention of the “Recreation” (“REC”) zone, upon considering its scale and 

the aim to cater to the local community, granting temporary approval for a period of 

three years would not frustrate the long-term planning intention of the area. 

In due compliance with the prevailing town planning regulations, the Applicant 

proposes to develop the Site into an outdoor car parking with a total of 96 parking 

spaces, a total of 2 loading and unloading spaces and 5 single-storey structures which 

is in non-domestic nature. The proposed development is at a compatible development 

scale with its nearby car parking facilities. The proposed development and its layout 

should blend in harmoniously with its vicinity functionally and visually.  

The Applicant is well-noted that in the event that the planning permission is given, it is 

required to apply to the Lands Department for a temporary waiver to effect the 

proposed development and the right-of-way. 

The Proposed Development is fully justified in terms of planning considerations with 

various planning and design merits. Given the aforementioned justifications, the 

Applicant respectfully requests the TPB to approve the subject Application.  

 

  



行政摘要 

(聲明：此中文譯本僅供參考，如中文譯本和英文原文有差異時，應以英

文原文為準。) 

 

申請人為新界打鼓嶺蓮麻坑路丈量約份第80約地段第35號餘段、第36號、第42

號餘段、第43號、第44號、第45號餘段、第59號餘段及第64號B分段餘段的唯一

「現行土地擁有人」，現尋求城市規劃委員會（下稱城規會）的批准，擬議於

上述地點及毗鄰政府土地申請五年臨時許可作公眾停車場(貨櫃車除外)及商店及

服務行業 。 

 

根據打鼓嶺北分區計劃大綱核准圖編號S/NE-TKLN/2（下稱大綱核准圖），申請

地點劃作「康樂」地帶。擬議的「公眾停車場(貨櫃車除外)」和「商店及服務行

業」為第二欄用途，需要獲准城市規劃委員會的規劃許可。擬議行車通道於大

綱核准圖上是屬於經常准許的發展。擬議的用途均無發展限制。 

 

為協助香園圍邊境管制站全面啟用，申請人打算提供「公眾停車場(貨櫃車除外)」

服務，以滿足本地員工、訪客及香園圍邊境管制站的旅客的需求。雖然擬議的

開發不符合“康樂”的規劃意圖，但考慮到擬議發展項目的規模能為邊境管制

站員工、當地村民及旅客提供服務，臨時批准三年的申請規模不會影響該地區

的長期規劃意圖。 

 

以遵守現行的城市規劃規例，申請人擬將場地發展成一個可提供96個私人車位

及2個上落客貨車位的室外停車場，附以 5個單層結構的設施，均為非住宅性質。

擬議的發展項目與附近的私人停車場項目具有相稱的發展規模。擬議的發展項

目及其佈局能在功能上和視覺上與附近建築物和諧融合。 

 

申請人清楚地得悉，如果獲得規劃許可，則必須向地政總署申請臨時豁免書，

以實現擬議的發展和通行權。 

 
在各種規劃和設計優點的考慮而言，本發展計劃有充份理據獲得支持。鑑於上

述理由，申請人謹請城規會批准本主題申請。 
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1. Introduction 
 

1.1 Project Background 

DeSPACE (International) Limited and Lee & Leung Consulting Limited act on 

behalf of the Applicant, Bliss Achieve Limited to prepare and submit this Section 16 

Town Planning Application to the Town Planning Board (TPB) to seek planning 

permission for a proposed temporary public vehicle park (Excluding Container 

Vehicle) (PVP) and shop and services (the proposed development) on a temporary 

basis of 5 years on a site currently zoned as “Recreation” within the approved Ta 

Kwu Ling North Outline Zoning Plan No. S/NE-TKLN/2 (the OZP).  

According to the OZP, the proposed “Public Vehicle Park (excluding container 

vehicle)” and “Shop and Services” are Column 2 uses which require planning 

permission from the TPB. 

In accordance with the Notes of the OZP for temporary uses expected to be over 

3 years, the uses must conform to the zoned use. On the other hand, temporary 

uses expected to be 5 years or less of any land or building are always permitted as 

long as they comply with any other relevant legislation, the conditions of the 

government lease concerned and any other relevant legislation, the conditions of 

the government lease concerned and any other government requirements.  

The Applicant is the registered land owner of Lot Nos. 35 RP, 36, 42 RP, 43, 44, 

45 RP, 59 RP and 64 S.B RP in D.D. 80, Lin Ma Hang Road, Ta Kwu Ling, New 

Territories. The Site is currently largely vacant and overgrown with grass. In order 

to support the planned development of the Heung Yuen Wai Boundary Control 

Point (HYWBCP), the Applicant intends to provide a well-organized parking area 

with retails to serve the local needs of the work and to enhance the transport 

network of the local community. Furthermore, the TWO(2) ingress and egress 

points for vehicles and pedestrians to the Site will be located at Lot Nos. 64 S.B. 

RP and 59 RP in D.D. 80. Due to the humble scale and limited intensity of the 

proposed development, it will blend in harmoniously with its vicinity functionally and 

cause no adverse impacts to the surroundings.  

1.2 Structure of Report 

Section 2 gives a brief overview of the site’s context and history. Section 3 

presents the planning context of the Application Site. Section 4 contains a full 

description of the proposed development scheme. Planning and technical 

justifications for the scheme are elaborated in Section 5. Section 6 presents the 

concluding remarks and summarizes the grounds for approval of the Application. 
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2 Site Context 

 

2.1 Local Site Context 

The Application Site (or the Site) is currently accessible via local access of Lin Ma 

Hang Road. The subject Site, Lot Nos. 35 RP, 36, 42 RP, 43, 44, 45 RP, 59 RP 

and 64 S.B RP in D.D. 80, and adjoining Government Land, measure an area of 

about 5,260.2 square meters including 67.8 sq.m. of the Government land. 

General Site Conditions (Figure 1 & 2) 

The Site is in the north of New Territories North (NTN) Development Area and 

within a large “Agricultural” (“AGR”) Zone. It is observed with the following general 

site characteristics: - 

• It is largely vacant flat land with overgrown grasses. 

• It is accessible from Lin Ma Hang Road. 

• The surrounding area is natural and rural in character comprising fallow 
agricultural land in its vicinity.  

• There is a local road leading to a knoll to the north of the Site and the existing 
Tsung Yuen Ha village cluster is to its south across Lin Ma Hang Road. 

• The HYWBCP is located at the southwest of the Site and zoned as “Other 
Specific Uses” (“OU”), as well as the bus terminus, Heung Yuen Wai Fire 
Station and Heung Yuen Wai Operational Base. 

 

 

2.2 Surrounding Area of the Site 
 

The Site is partly within the potential extension area under the "Remaining Phase 

Development of the New Territories North (NTN) – Planning and Engineering 

Study for NTN New Town and Man Kam To" by the Civil Engineering and 

Development Department and Planning Department. The specific land use 

outcome for the Site has yet to be determined and is dependent on the completion 

of the study, tentatively scheduled for 2025 (Figure 1). 

 

To the north of the Site is the "Green Belt" (GB) zone, which does not impose any 

development restrictions on building height, plot ratio, or site coverage ratio. The 

primary planning intention of the GB zone is for defining the limits of urban and 

suburban development areas by natural features and to contain urban sprawl as 

well as to provide passive recreational outlets (Figure 1). 
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Lin Ma Heung Road, the nearest proper vehicle road, is located at the south of the 

Site. This road serves as the only access route to Lin Ma Hang Tsuen, located 

further east of the Site near the Macintosh Forts (Nam Hang). The widening of the 

Eastern Section of Lin Ma Heung Road between Tsung Yuen Ha and Lin Ma 

Hang is planned under "PWP Item No. 854TH", subject to the construction 

program determined by the Highways Department (Figure 1). 

 

To the further south of the Site is Tsung Yuen Ha Tsuen which is zoned “Village 

Type Development” (“V”). This zone is primarily intended for the development of 

Small Houses by indigenous villagers and is subject to BHR of 3 storeys 

(Figure 1). 

  

To the further southwest of the Site is the HYWBCP which is zoned “Other 

Specified Uses” (“OU”) that is primarily for the development of the boundary 

crossing facilities and related uses for the proposed Liantang / Heung Yuen Wai 

Boundary Crossing Point. The bus terminus of Ta Kwu Ling (Tsung Yuen Ha), 

Heung Yuen Wai Fire Station and Heung Yuen Wai Operational Base are also 

being covered in the “OU” zone (Figure 1). 

 

2.3 Lease 
 

 
The Site comprises private lots which are Old Schedule lots held under the Block 
Government Lease (demised for agricultural use) without any guaranteed right of 
access. Upon approval with/without conditions, the Applicant will submit a 
application for Short Term Waiver (STW) to cover all proposed development, 
structures and the right of access point(s). The ingress/egress point at Lot No. 64 
S.B RP may also be affected by the project namely "PWP Item No. 854TH-
Widening of Eastern Section of Lin Ma Hang Road between Tsung Yuen Ha and 
Lin Ma Hang". As the proposed temporary car parks are movable by nature, the 
Applicant is ready to make revision to the proposed development upon issue of the 
widening alignment. 
 

 

3. Town Planning Context 
 

3.1 Statutory Planning Requirements 

 

The Site is currently zoned “REC” on the OZP and the Applicant intends to use 

the Site for the purpose of temporary PVP and shop and services for a period of 5 

years. In accordance with the Notes of the OZP with regard to “REC” zone, its 

primary planning intention is for low-density recreational developments for the use 

of the general public. It encourages the development of active and/or passive 
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recreation and tourism/eco-tourism. Uses in support of the low-density recreational 

developments may be permitted subject to planning permission. In addition, 

“Public Vehicle Park (excluding container vehicle)” and “Shop and Services” uses 

fall into Column 2 uses that may be permitted with or without conditions on 

application to the TPB. The proposed access road is always permitted under the 

OZP.  Under the “REC” zone, there is no development restriction on height, plot 

ratio and site coverage ratio on the proposed use. 

In accordance with the Notes of the OZP for temporary uses (including the 

proposed PVP and “Shop and Services”) expected to be over 3 years, the uses 

must require permission from TPB in accordance with the terms of the Plan. It is 

essential to highlight that the proposed temporary uses are to better serve the 

local staff and visitors and would not frustrate the long-term planning intention of 

the area. 

 

3.2 Previous Planning Application and Similar Planning 

Application(s) within the subject Site 

 

The Site is the subject of a previous planning application (No. A/NE-TKLN/23) 

submitted by the same Applicant for a Temporary Place of Recreation, Sports or 

Culture (Parent-Child Play Area), Eating Place and Shop and Services. This 

application was approved by the Committee on 5.2.2021 for a period of 5 years. 

The approval was granted based on the consideration that the proposal would not 

frustrate the long-term planning intention of the "REC" zone and would not have 

adverse impacts on the surrounding areas. Also, such uses can consider 

supporting recreational development of the zone.  

 

3.3 Similar Planning Application(s) 

Table 1 presents two approved planning applications on a temporary basis that 

are located within the "REC" zone of the same OZP. These applications share 

similarities in terms of their temporary nature, proposed use (i.e. PVP), and 

location within the REC zone. These approvals were based on similar 

considerations as mentioned in Table 1 below. The circumstances surrounding 

these similar applications are largely applicable to the current application. 
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Table 1: Similar Approved Planning Applications for Temporary PVP in the “REC” 

zone under the Same OZP 

 

Case No. Addresses 

Zoning & 
Key 

Paramete
rs 

Applied Use Planning Justification 

1 

A/NE-
TKLN/33 
(24/4/2020) 
(Approved) 

Lot 381 S.B 
RP in D.D. 
78, Tsung 
Yuen Ha, Ta 
Kwu Ling 
North, New 
Territories 

Zoning 

V + REC 

 
Site Area 
2529.6 m2 
 
No. of CP 

69 

 

Proposed 
Temporary 
Car Park 
(Private Cars 
and Light 
Goods 
Vehicles) for 
a Period of 3 
Years 

While the applied use was not 
totally in line with the planning 
intention of the “Village Type 
Development” (“V”) zone, the 
proposed temporary car park 
was to serve the residents of 
the nearby village as well as 
possible parking demand for 
the operation of 
Liantang/Heung Yuen Wai 
Boundary Control Point. 
Approval of the application on a 
temporary basis for a period of 
three years would not frustrate 
the long-term planning 
intentions of the concerned 
zones. 

2 

A/NE-
TKLN/37 
(28/5/2021) 
(Approved) 

Lots 388 S.A, 
388 S.B, 388 
RP (Part) 
and 390 RP 
(Part) in D.D. 
78 and 
Adjoining 
Government 
Land, Tsung 
Yuen Ha, Ta 
Kwu Ling 
North, New 
Territories 

Zoning 
V + REC 
 
Site Area 
3776 m2 
 
No. of CP 
78 

Proposed 
Temporary 
Public 
Vehicle Park 
(Excluding 
Container 
Vehicle) for a 
Period of 3 
Years 

Although the approved 
application was not in line with 
the planning intention of the 
“Village Type Development” 
(“V”) zone, it could serve the 
needs of the local villagers as 
well as the possible parking 
demand arising from the 
operation of the Heung Yuen 
Wai Boundary Control Point. 
Approval of the application on a 
temporary basis for three years 
would not jeopardise the long-
term planning intention of the 
“V” zone. 

 

Table 2 presents six approved planning applications on a temporary basis that are 

situated in various OZPs starting from 2020. These applications showcase similar 

characteristics in terms of their temporary status and proposed use, although they 

are located in different OZPs. 

 

Table 2: Similar Approved Planning Applications for Temporary PVP in “REC” 

zone under different OZPs 

 
Case No. Addresses 

Zoning & 
Development 
Parameters 

Applied Use Planning Justification 

1 

A/YL-
PS/634 
(14/05/2021) 

Various 
Lots in 
D.D. 126, 

Zoning 

V + REC 

Proposed 
Temporary 
Public 

Although the proposed use is 
not entirely in line with the 
planning intentions of the 
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(Approved) Fung Ka 
Wai, Ping 
Shan, 
Yuen Long, 
New 
Territories 

 
Site Area 
5609 m2 
 
No. of CP 

93 

Vehicle Park 
for Private 
Car for a 
Period of 3 
Years 

“REC” and “V” zones, there is 
no known development 
programme for the Site in 
the “REC” zone and DLO/YL 
of LandsD advises that there is 
no Small House application 
approved or under processing 
within the Site in the “V” zone. 

2 

A/NE-
TK/688 
(06/11/2020) 
(Approved) 

Lots 1657 
(Part), 
1658 
(Part), 
1663 RP 
(Part) and 
1676 (Part) 
in D.D. 17, 
Ting Kok 
Village, Tai 
Po, New 
Territories 

Zoning 
REC 
 
Site Area 
1685.03 m2 
 
No. of CP 
22 

Temporary 
Public 
Vehicle Park 
(Private Cars 
Only) for a 
Period of 3 
Years 

There is one similar application 
for the same use within the 
same “REC” zone, which was 
approved with conditions by the 
Committee mainly on 
consideration that no adverse 
impacts will be caused to the 
surrounding areas. The 
planning circumstances of the 
current application are similar 
to this similar application. 

3 

A/NE-
TK/747 
(01/04/2022) 
(Approved) 

Lot 1604 
S.G RP in 
D.D. 17, Lo 
Tsz Tin 
Village, Tai 
Po, New 
Territories 

Zoning 
REC 
 
Site Area 
113.5 m2 
 
No. of CP 
4 

Proposed 
Public 
Vehicle Park 
(Private Cars 
Only) 

The circumstances for 
approving the previous 
application and these similar 
applications are largely 
applicable to the current 
application. Should the 
application be approved, it is 
recommended that a temporary 
approval for a period of 5 
years, instead of a permanent 
approval as sought by the 
applicant, should be allowed 
in order not to frustrate the 
planning intention of the 
“REC” zone in the long term. 

4 

A/NE-
TK/684 
(01/09/2020) 
(Approved) 

Lots 1604 
S.B and 
1604 S.C 
RP (Part) 
in D.D. 17, 
Lo Tsz Tin 
Village, Tai 
Po, New 
Territories 

Zoning 
V + REC 
 
Site Area 
741 m2 
 
No. of CP 
40 

Proposed 
Temporary 
Public 
Vehicle Park 
(Private Cars 
only) for a 
Period of 3 
Years 

The applied use is not entirely 
in line with the planning 
intentions of the “REC” and “V” 
zones which are primarily for 
the recreational developments 
for the use of the general public 
and for development of Small 
Houses by indigenous villagers 
respectively. Nevertheless, the 
applied use is to serve the 
visitors to the recreational 
facilities in the vicinity as 
well as the villagers nearby. 

5 

A/YL-
PS/661 
(24/06/2022) 
(Approved) 

Various 
lots in 
D.D.126, 
Ping Shan, 
Yuen Long, 
New 
Territories 

Zoning 
REC 
 
Site Area 
6621 m2 
 
No. of CP 
149 

Proposed 
Temporary 
Public 
Vehicle Park 
(Private 
Cars, Light 
Goods 
Vehicles and 
Light Buses) 
with Ancillary 
Facilities for 

C for T supports the 
application from traffic 
engineering viewpoint as it 
could meet public demand 
for car parking spaces. 
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a Period of 3 
Years 

6 

A/NE-
TK/741 
(18/02/2022) 
(Approved) 

Lot 1610 
RP in D.D. 
17, Lo Tsz 
Tin Village, 
Tai Po, 
New 
Territories 

Zoning 
REC 
 
Site Area 
438 m2 
 
No. of CP 
12 

Temporary 
Public 
Vehicle Park 
(Private Cars 
Only) for a 
Period of 3 
Years 

There are three similar 
applications approved in the 
vicinity of the Site, which were 
approved mainly on the 
considerations of not 
frustrating the long-term 
planning intention of the 
“REC” zone; and causing no 
adverse impacts on the 
surrounding areas. The 
circumstances of the subject 
application are similar to these 
approved applications. 

 

In summary, the above-mentioned planning applications were in line with the 

planning intention of the “REC” zone, the application on a temporary basis would 

not jeopardise the long-term planning intention of both zones. These cases 

demonstrated that the proposed PVP and shop and services could effectively 

meet the parking needs of the local community and visitors, especially of the 

potential demand from the HYWBCP. The proposed development is considered 

not incompatible with the surrounding development in terms of development scale, 

intensity, and temporary land use nature. There is also no known development 

programme for the Site in the “REC” zone. These justifications support the 

purpose of the Applicant’s proposed PVP. 

In particular, Transport Department is amicably invited to grant a support-in-

principle to the proposed development which is considered as a good planning 

gain to provide more public car parking spaces to meet the escalating public 

demand. It has been a public concern for insufficient public car parks since the 

grand opening of HYWBCP since 6 February 2023. 
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4. Proposed Development 
 

4.1 Proposed PVP and Shop and Services 
As aforementioned, the Site benefits from its advantageous location in close 
proximity to HYWBCP, making it an ideal location for a PVP and shop and 
services. The key development parameters of the Proposed PVP and shop and 
services (retails) are summarized in Table 3 below: 

 

Table 3: Major Development Parameters 

Development Parameters Table 
Site Area Total: about 5,260.2 sq. m.  

(including about 5,192.4 sq. m. of Private Land 
(99%) and about 67.8 sq. m. of Government Land 
(1%))  

Gross Floor Area (GFA)  
(Non-domestic)  

Total: about 400 sq. m. 
1) Retails: about 366 sq. m. 
2) Lavatories: about 28 sq. m. 
3) Guard Room: about 6 sq. m. 

No. of structure Total 5 structures 
1) 1 structure for guard room 
2) 1 structure for lavatories, FSI Cabinet and 

retails 
3) 2 structures for retails  
4) 1 structure for retails and E&M facilities areas 
 
Remark: E&M facilities areas will take up a non-
accountable GFA of not exceeding 110 sq. m. (but 
103.8 sq. m. in the scheme) 

Building Height  Not more than 5.4m 
No. of Storeys 1 
Site Coverage Not exceeding 10% 
No. of parking spaces and 
loading/ unloading spaces 
 

94 private car parking spaces (2.5m x 5m) 
2 disabled car parking spaces (2.5m x 5m with a 
common loading/ unloading area of 1.2m width) 
1 loading/ unloading space of HGV (3.5m x 11m) 
1 loading/ unloading space of LGV (3.5m x 7m) 

Planter area about 73 sq. m. 
Operation hours PVP: 

24 hours a day and 7 days a week including public 
holidays 
 
Shop and Services (Retails): 
7 days a week including public holidays from 9am 
to 9pm 
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4.2 Temporary PVP & Ancillary Office/Shop and Services 

To cater for the parking needs of staff and visitors in the vicinity of the proposed 

development, an outdoor temporary private vehicle park is planned for the 

majority of the Site. It will consist of 94 private car parking spaces, 2 disabled car 

parking space, 1 L/UL of HGV and 1 L/UL of LGV. Additionally, three single-storey 

structures will be provided next to the entrance of the Site and at the southern part 

of the Site for a proposed shop and services including supporting facilities such as 

lavatories, guard room, FSI cabinet and E&M facilities.  

 

4.3 Proposed Ingress and Egress 

 

The proposed access to the Site will traverse through a strip of unallocated 

Government land situated between Lin Ma Hang Road and the Site. As shown in 

Figure 3, 2 sections of new ingress and egress are proposed at Lot Nos. 64 S.B. 

RP and 59 RP in D.D. 80. Certain adjoining Government land is proposed to be 

included in light of the narrow lot configuration of the southern edge of the 

Lot No. 64 S.B. RP and the western edge of Lot No. 59 RP. 

There are 2 ingress/egress points recommended for the proposed development. 

Ingress/egress point (A) is located to the southern edge of the Site to link up Lin 

Ma Hang Road to the Site via a strip of government land. Ingress/egress point (B) 

is located at the western edge of the Site to link up an unnamed road with the Site 

via another strip of government land (Figure 3). 

 

5. Planning and Development Justifications 

 

5.1 Compliance with Surrounding Land Uses 

The proposed use, consisting of the building structures with a maximum height of 

5.4m with 1 storey (Figure 4), is compatible with the surrounding areas. These 

areas are predominantly characterized by abandoned farmland, village 

settlements, amenity areas, and cultivated farmland. It is worth noting that there 

have been recent approvals for PVPs in the area. The HYWBCP has been fully 

commissioned and has led to a significant increase in cross-border travel, 

particularly during weekends and public holidays. The parking spaces in the 

existing PVPs have been under-provided with long queuing time and possibly 

illegal on-street car parking. In this relation, apart from meeting some of the 

parking needs for local villagers/residents, the applied use could satisfy some of 

the parking demand for cross-boundary travelers. Transport Department is 

amicably invited to observe the recent surge of public vehicle park demand in the 

areas and kindly grant a support in-principle from traffic planning and 
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engineering perspective. As a matter of fact, the applied use can immediately 

meet the public demand of car parking spaces and the subject case can be 

favourably considered for cross-boundary parking facilities based on this valid 

individual planning merit. Furthermore, the proposed shop and services will also 

act as a passive recreational development for supporting the local workers, 

visitors and local residents. 

 

5.2 Meeting Pressing Local Parking Demand Arising from 

Heung Yuen Wai Boundary Control Point  

The Site is in very close proximity to HYWBCP which was recently opened by 

early 2023 for cross-border traveling. Although the Site is designated as a 

"Recreation" area, primarily intended to provide low-density recreational 

developments for the use of the general public, the temporary PVP on the Site can 

address some of the local parking demand arising from individuals traveling to the 

Mainland through the HYWBCP. This is due to the Site's convenient location, 

being within a 5-minute walking distance from the HYWBC. Furthermore, granting 

temporary approval for this application would not frustrate the long-term planning 

intention of the Recreational Zone. 

 

5.3 No Insurmountable Traffic Impacts 

Upon consideration of the scale of the proposed development, the Site is located 

further east of the HYWBCP which is away from the pick-up/drop-off areas of 

HYWBCP (i.e. the primary pick-up/drop-off areas can be accessed through Heung 

Yuen Wai Highway) (Figure 1) which shall not generate adverse traffic impact to 

the area. Furthermore, two ingress/egress points are proposed at Lot Nos. 64 S.B 

RP and 59 RP in D.D. 80 which will be able to cope with the traffic generated by 

the proposed development. 

 

5.4 No Insurmountable Visual Impacts 

With the view of the surroundings with the overall visual context of low to medium 

-rise development and in the vicinity of the Site, the proposed PVP and the shop 

and services are considered to be compliable without leading adverse visual 

impact on visual penetration of an open sky view, light penetration into the 

surrounding environment and visual openness. The greenery area is provided 

within the Site to keep the proposed use in compatible to the surrounding area. 

Moreover, the proposed development consists of only single-storey structures, 

ensuring that it does not cause any visual distractions for drivers, pedestrians, or 

villagers. 
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Given the scale of the development and site location, the proposed development 

shall not create any visual impact on all the key sensitive viewers in the 

surrounding areas.  

 

5.5 No Insurmountable Landscape Impacts 

The Site is largely vacant and overgrown with grasses of common species and an 

area of rural landscape character surrounded by temporary structures, village 

houses and vegetation. No significant landscape resources have been identified 

within the Site, indicating that the proposed development is unlikely to have a 

significant adverse landscape impact on the existing landscape. 

Since the Site is adjacent to the "GB" zone to its north, which is covered by trees, 

shrubs, and common species of herbaceous plants, the Applicant will adhere to 

good site practice to avoid disturbing the nearby natural habitat.   
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6. Conclusion  

This Section 16 Planning Application is submitted to seek planning permission for 

a proposed PVP and shop and services on a temporary basis of 5 years on a site 

currently zoned “Recreation” at Lot Nos. 35 RP, 36, 42 RP, 43, 44, 45 RP, 59 RP 

and 64 S.B RP in D.D. 80 and adjoining Government Land, Lin Ma Hang Road, 

Ta Kwu Ling, New Territories. 

 

This planning statement has demonstrated that the proposed development could 

provide a large amount of car parking spaces to support the transportation system 

of HYWBCP and the surrounding area. The proposed development is fully justified 

on the following grounds: - 

 

- A planning merit to providing car parking facilities to support HYWBCP and 

visitors; 

- Not incompatible land use nature, development scale and intensity; and 
- The proposed development on a temporary basis for a period of 5 years which 

would not frustrate the long-term planning intention of the subject “REC” zone. 

 

To conclude, the proposed development is fully justified in terms of planning 

considerations with various planning and design merits. In view of the above, 

members of the TPB are respectfully requested to favorably consider the present 

application in support of the proposed development of a temporary PVP and shop 

and services by the Applicant in Hong Kong. 
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Dear Sir/Madam, 

 
 
References are made to the emails dated 3 October 2023, 5 October 2023 and 12 October 2023 respectively 
from the Planning Department in relation to technical comments from various departments. 
 
In order to address the comments above, attached please find the response-to-comment table with the 
followings: - 
 
- Attachment 1: Replacement of S16 Application form (p.2 and p.14) 
- Attachment 2: Replacement of Supplementary Planning Statement (p.1 to 2 and p.8 to 10) and Replacement of 
Figures 1 to 4 
- Attachment 3: Traffic Consideration 
- Attachment 4: Proposed Layout of Transformer Room for Development at Lin Ma Hang Road, Pak Fu Shan 
 
Please note that the proposed site boundary has been revised due to the removal of ingress/ egress point (B) at 
Lot No. 59 RP in D.D. 80. 
 
We should be most grateful if you notify us of any queries on the application for our corresponding action in 
due course. 
 
Should there be any queries, please do not hesitate to contact Mr. Calton HEUNG at 2493-3626. Thank you. 
 
Best regards, 
Calton Heung 
 
DeSPACE (International) Limited(See attached file: Further Information for A_NE-

TKLN_68.pdf)  

Appendix Ib of RNTPC
Paper No. A/NE-TKLN/68A
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Date: 15th December 2023 

Secretary, Town Planning Board 

Page(s): 1 + 24 
BY HAND & EMAIL 

(tpbpd@pland.gov. hk) 

15/F, North Point Government Offices 

333 Java Road, North Point, Hong Kong 

Dear Sir/Madam, 
SECTION 16 APPLICATION 

TOWN PLANNING ORDINANCE (CHAPTER 131) 
********************************************************************************************************* 

APPLICATION FOR PROPOSED TEMPORARY PUBLIC VEHICLE PARK (EXCLUDING 
CONTAINER VEHICLE) AND SHOP AND SERVICES FOR A PERIOD OF FIVE YEARS 
IN "RECREATION" ZONE IN LOTS 35 RP, 36, 42 RP, 43, 44, 45 RP, 59 RP AND 64 S.B 
RP IN D.D. 80 AND ADJOINING GOVERNMENT LAND, TA KWU LING NORTH, NEW 

TERRITORIES 

Town Planning Application No. A/NE-TKLN/68 - Submission of Further Information 

References are made to the emails dated 3rd October 2023, 5th October 2023 and 
12th October 2023 respectively from the Planning Department in relation to technical comments 
from various departments. 

In order to address the comments above, attached please find the response-to­comment table 
and the following attachments: -

• Attachment 1: Replacement of S16 Application form (p.2 and p.14)
• Attachment 2: Replacement of Supplementary Planning Statement (p.1 to 2 and p.8 to 10)

and Replacement of Figures 1 to 4
• Attachment 3: Traffic Consideration
• Attachment 4: Proposed Layout of Transformer Room for Development at Lin Ma Hang

Road, Pak Fu Shan

Please note that the proposed site boundary has been revised due to the removal of ingress/ 
egress point (B) at Lot No. 59 RP in D.D. 80. 

We should be most grateful if you notify us of any queries on the application for our 
corresponding action in due course. 

Should there be any queries, please do not hesitate to contact Mr. Calton HEUNG at 2493-
3626 or the undersigned at 3590 6333. 

Yours faithfully, 
FOR AND ON BEHALF OF 
DeSPACE (INTERNATIONAL) LIMITED 

Greg Lam 

Suite 1601, 16/F, Tower II, Lippo Centre, Admiralty, Hong Kong Tel: (852) 24933626 Fax: (852) 35906233 
:ffi:*�jitJ :Jrr:p,C.,,�=� 16/F 1601 � �it: (852) 24933626 1'�:(852) 35906233 
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Proposed Temporary Public Vehicle Park (Excluding Container Vehicle) and Shop and Services for a Period of Five Years, Lots 35 RP,36o 42 RPn 43,44,45

RP, 59 RP and 64 S.B RP in D.D. 80 and Adjoining Government Land, Ta Kwu Ling North, New Territories (Application No. AAIE-TKLN/68)

According to the revised Figure 3 in Attachment 2, aroadkerb side is inserted

in front of the ingress/egress (A) to ensure pedestrian safety near the car park

(i.e. the Govemment Land "A"). The Applicant will apply for right of way of
the Government Land during land exchange stage if the planning application

is approved.

Noted.

Please refer to Attachment 3 for the traffic generation from and attraction to

their public car park and the traffic impact to the nearby road links and

junctions.

c) In connection to the above single track access which do not have any

proper footpath to demarcate the vehicles and pedestrians. The

applicant shall advise the provision and management of pedeshian

facilities to ensure pedestrian safety near their car park;

1. Commissioner for Transport (3.10.2023)

a) With the commissioning of passenger clearance in HYWBCP since

February 2023, the demand for cross-boundary parking has kept

increasing, especially during the weekends and holidays, when the

existing carparks were fully utilized. Therefore, there is a shortfall in

parking spaces in the area, and the proposed public vehicle park

which is located in close proximity to the BCP, can alleviate the

demand for parking spaces in the area.

b) The applicant should substantiate the traffrc generation from and

attraction to their public car park and the traffic impact to the nearby

road links and junctions, in particular whether there would be any

issue on the road capactty of the adjacent Lin Ma Hang Road, which

is now a single track access with traffic of both directions;

e I lorr



Please refer to the revised Figure 3 in Attachment 2 to show the new location

of loading/unloading spaces.

Please refer to the revised Figure 3 in Attachment 2 for showing the swept

path analysis for the goods vehicles.

According to the revised Figure 3 in Attachment 2, a folding gate is proposed

at the ingress/egress of the site with a width of about 3.5 meters during regular

operation for vehicular access.

d) The loading/unloading bays as shown on the schematic layout plan

appear too far from the proposed retails and other facilities. The

applicant shall ensure the adequacy of the loading/unloading spaces

for the retails and other facilities so provided by relating to the

number of goods vehicles visiting the subject site;

e) The applicant shall demonstrate the satisfactory maneuvering of the

goods vehicles entering and exiting the subject site, maneuvering

within the subject site and into/out of the parking and

loading/unloading spaces, preferably using the swept path analysis;

and

f) The applicant shall justifr the need of the proposed 14.1 meters for

vehicular access.

Noted.

The applied land use (shop and services) is only in small-scale and it is away

from the pick-up/ drop-off areas of HYWBCP (i.e. the primary pick-up/drop-

off areas can be accessed through Heung Yuen Wai Highway) (Figure 1)

which shall not generate adverse traffic impact to the area. Attachment 3

indicates that the existing traffic conditions will be able to cope with the traffic

generated by the proposed development.

2. Commissioner of Police (3.10.2023)

a) He has adverse comment on the application.

b) The applied land use (shop and services) is anticipated to cause

increased traffic flow that traffic impact assessment should be taken

into consideration.

e 2 lorr



The Traffic Consideration in Attachment 3 shows that the existing Lin Ma

Hang Road would be performing satisfactorily during the peak periods for the

Design Scenario. No adverse traffic impact is anticipated.

The area breakdown and the proposed layout of the "E&M Facilities Area"

are shown in the revised Figure 3 in Attachment 2 and Attachment 4

respectively.

Please note that the types of shop and services are subject to further review.

Please note that the loading/unloading bays are provided in support of the

proposed shop and services for 7 days a week including public holidays from

9am to 9pm.

c) The section of Lin Ma Hang Road connecting the concerned land is

a one-lane two-way road that appropriate measures of handling

contra-flow traffic should be provided to TD, Police, and other

relevant departments' consideration to ensure smooth local traffic.

a fthiaf 'T'n.rr- Dlonnor Dlonnina Tlanorfnonf (< n tnta o-rl1

12.10.2023\

a) As discussed, grateful if you could provide justification and details

for the "E&M Facilities Area" with an area of about 104.1 sqm.

b) Further to our email dated 5.10.2023, please provide additional

information regarding the proposed shop and services within the

designated Site:

i) Description of the shop and services, including but not

limited to the type of product to be sold, target customers.

iD Whether the loading/unloading bays are provided in support

of the proposed shop and services within the site, as well as

the timeframe for loading/unloading activities.
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Attachment 1

Replacement of S16 Application form (p.2 and
p.14)



l. The completed form and supporting documents (if any)
l5lF, North Point Government Offices, 333 Java Road,
+ # LrHtEtH*H! + ;E*{€&^s ft q++ + -# 

B! I{+
*EEll4trgfffE r 4E€ r )fl'#q!'

Form No. 516-I *f*H 516-I $ffi

For Official Use Onlv
ffi n E H fr 4fH

ApplicationNo.
+r€6ffiffi

Date Received
IITFUEFfi

should be sent to the Secretary Town Planning Board (the Board),
North Point. Hons Kons.
(.fHH) ' trJ.6i6jhf,)6+tr 333ffiJLfrEqNeE ls {Frrrifr

2. Please read the "Guidance Notes" before you fill in this form. The document can be downloaded from the
Board's website at It can also be obtained from the Secretariat of the Board at l5/F, North
Point Government orth Point, Hong Kong (Tel:

2231 s000) (178,
2231 4810 or 2231 4835), and the Planning

of the (Hotline North Point Government Offices, 333 Java
Sha Tin Government Wo Che Sha NewTenitories)

2231 483 223r s000) 333
Ht.A6E€

3. This form can be downloaded from the Board's website, and obtained from
ent. The form should be or

information or the afe
+-=,H^tHD)+rEFtfr4D/
Etr* .

1. Name of Applicant + ffi LW.&t&tH
(trMr. 5LE- tnMrs. Xu\ /trMisszJr{fl /!Ms.A'-L- l{Company'7}{ /!Organisation#
ffi)

Bliss Achieve Limited

2. Name of Authorised Agent (if appticable) dFffifE{tq L#.&t&tB ( tE EH )
(!Mr. fc*- tlMrs. *z! /trMissrJrffl /!Ms.l(t /CCompany/7^\fl /nOrganisationf#f# )

DeSPACE (International) Limited

2

3. Application Site + ffiflt#

(a) Full address / location I
demarcation district and lot
number (if applicable)

i+ffi tfr.\L,/ fuw/ *.aK (t &,
ffrF*9ffi6ffi (trEH)

Lot Nos. 35 RP, 36,42 RP, 43, 44,45 F.P,

59 RP and 64 S.B RP in D.D. 80 and

Adjoining Government Land, Ta Kwu Ling,
New Territories

(b) Site area and/or gross floor area

involved
)0ktu1rtuffiffi ffi &_,/Etffitg.ffiffi
fF

El3it" ur.uJtffiHfF
5,246.3- ."-'"- tq.m FizKdnbout ?!

g|c.or, floor area *F,fgffiffiffi flq .-..--.sq.rn Y}Xfebout *!

(c) Area of Govemment land included
(if any)

Ffi E,tfr*1WN:ttUHffi ( IfriH )
53.9 sq.m +IX ffibout R!

Parts 1.2 and 3 €1.€2F€3S4|



Gist of Application F;€ffiF
(Please provide details in both English and Chinese as far as possible. This part will be circulated to relevant
consultees, uploaded to the Town Planning Board's Website for browsing and free downloading by the public and
available at the Planning Enquiry Counters of the Planning Department for general information. )
(iF#EDxtrI&+IrHH " thgur)fl+g#ETtHBE;;4;A/\* . t#6frfr*F,etl4Fg6ERl*^ffifrH)sltH&
T# e m*q glJE*H EIJ-€F+6 --6tr{+ - fi + 47l.t " )
Application No.

+;F*ffiifr

(For official Use only) GEA^HItLtrfr)

Location/address

IilE,/IfutJL.
Lot Nos. 35 RP, 36, 42 RP, 43, 44,45 RP, 59 RP and 64 S.B RP

in D.D. 80 and Adjoining Government Land, Ta Kwu Ling,
New Territories

Site area
r&ffiffiffi 5,246.3

(includes Govemment land of € ffiE\.EI ItA fi.9

sq.m+EXffebout'!

sq.m +FX dnuout (!)

Plan

EFIj
Approved Ta Kwu Ling North Outline ZoningPlan
No. SA{E-TKLN/2

Zoning
tfrffi

Recreation

Applied use/
development

+-#ffi6/d+E
Proposed Temporary Public Vehicle Park (excluding container
vehicle) and Shop and Services for a Period of Five Years

:D Gross floor area
and/or plot ratio
*K{EHHffiK,/&
tfrffivt+

sq.m YITF Plot Ratio tfuffibLF

Domestic
{Tffi

n About 3!
n Not more than

T&*

nAbout *!
[Not more than

4?el{
Non-domestic
)FI+.H 400

fll'About k!
! Not more than

TtaW
0.076

ffiAbout *!
lNot more than

4*t*
:iD No. of block

fiE*f
Domestic

{+ffi

Non-domestic
,F{Tffi 5

Composite
.4,iAffizt

l4 For Form No. 5.16-I {+*ft€ 5.16-I S€H



Attachment 2

Replacement of Supplementary Planning
Statement (p.1 to 2 and p.8 to 10) and
Replacement of Figures 1 to 4



1. lntroduction

1.1 Project Background

DeSPACE (lnternational) Limited and Lee & Leung Consulting Limited act on
behalf of the Applicant, Bliss Achieve Limited to prepare and submit this Section 16

Town Planning Application to the Town Planning Board (TPB) to seek planning
permission for a proposed temporary public vehicle park (Excluding Container
Vehicle) (PVP) and shop and services (the proposed development) on a temporary
basis of 5 years on a site currently zoned as "Recreation" within the approved Ta
Kwu Ling North Outline Zoning Plan No. S/NE-TKLN 12 (the OZP).

According to the OZP, the proposed "Public Vehicle Park (excluding container
vehicle)" and "Shop and Services" are Column 2 uses which require planning
permission from the TPB.

ln accordance with the Notes of the OZP for temporary uses expected to be over
3 years, the uses must conform to the zoned use. On the other hand, temporary
uses expected to be 5 years or less of any land or building are always permitted as
long as they comply with any other relevant legislation, the conditions of the
government lease concerned and any other relevant legislation, the conditions of
the government lease concerned and any other government requirements.

The Applicant is the registered land owner of Lot Nos. 35 RP, 36, 42 RP, 43, 44,
45 RP, 59 RP and 64 S.B RP in D.D. 80, Lin Ma Hang Road, Ta Kwu Ling, New
Territories. The Site is currently largely vacant and overgrown with grass. ln order
to support the planned development of the Heung Yuen Wai Boundary Control
Point (HYWBCP), the Applicant intends to provide a well-organized parking area
with retails to serve the local needs of the work and to enhance the transport
network of the local community. Furthermore, the ONE(1) ingress and egress
points for vehicles and pedestrians to the Site will be located at Lot No. 64 S.B.
RP in D.D. 80. Due to the humble scale and limited intensity of the proposed
development, it will blend in harmoniously with its vicinity functionally and cause no
adverse impacts to the surroundings.

1.2 Structure of Report

Section 2 gives a brief overview of the site's context and history. Section 3
presents the planning context of the Application Site. Section 4 contains a full
description of the proposed development scheme. Planning and technical
justifications for the scheme are elaborated in Section 5. Section 6 presents the
concluding remarks and summarizes the grounds for approval of the Application.
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2 Site Gontext

2.1 Local Site Context

The Application Site (or the Site) is currently accessible via local access of Lin Ma

Hang Road. The subject Site, Lot Nos. 35 RP, 36, 42 RP, 43, 44, 45 RP, 59 RP

and 64 S.B RP in D.D. 80, and adjoining Government Land, measure an area of
about 5,246.3 square meters including 53.9 sq.m. of the Government land.

General Site Conditions {Fioure { & 2)

The Site is in the north of New Territories North (NTN) Development Area and

within a large "Agricultural" ("AGR") Zone. lt is observed with the following general

site characteristics: -

o lt is largely vacant flat land with overgrown grasses.

. lt is accessible from Lin Ma Hang Road.

. The surrounding area is natural and rural in character comprising fallow
agricultural land in its vicinity.

o There is a local road leading to a knoll to the north of the Site and the existing
Tsung Yuen Ha village cluster is to its south across Lin Ma Hang Road.

. The HYWBCP is located at the southwest of the Site and zoned as "Other
Specific Uses" ("OU"), as well as the bus terminus, Heung Yuen Wai Fire
Station and Heung Yuen Wai Operational Base.

2.2 Surrounding Area of the Site

The Site is partly within the potential extension area under the "Remaining Phase

Development of the New Territories North (NTN) - Planning and Engineering
Study for NTN New Town and Man Kam To" by the Civil Engineering and

Development Department and Planning Department. The specific land use

outcome for the Site has yet to be determined and is dependent on the completion
of the study, tentatively scheduled for 2O25 (Figure 1).

To the north of the Site is the "Green Belt" (GB) zone, which does not impose any

development restrictions on building height, plot ratio, or site coverage ratio. The
primary planning intention of the GB zone is for defining the limits of urban and

suburban development areas by natural features and to contain urban sprawl as

well as to provide passive recreational outlets (Figure 1).
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4. Proposed Development

4.1 Proposed PVP and Shop and Services

As aforementioned, the Site benefits from its advantageous location in close
proximity to HYWBCP, making it an ideal location for a PVP and shop and
services. The key development parameters of the Proposed PVP and shop and
services (retails) are summarized in Table 3 below:

Table 3: Major Development Parameters

Development Parameters Table
Site Area Total: about 5,246.3 sq. m.

(including about 5,192.4 sq. m. of Private Land
(99%) and about 53.9 sq. m. of Government Land
fio/o\\

Gross Floor Area (GFA)
(Non-domestic)

Total: about 400 sq. m.
1) Retails: about 366 sq. m.
2) Lavatories: about 28 sq. m.
3) Guard Room: about 6 sq. m

No. of structure Total 5 structures
1) 1 structure forguard room
2) 1 structure for lavatories, FSI Cabinet and

retails
3) 2 structures for retails
4) 1 structure for retails and E&M facilities areas

Remark: E&M facilities areas willtake up a non-
accountable GFA of not exceeding 110 sq. m. (but
104.1 sq. m. in the scheme)

Buildinq Heiqht Not more than 5.4m
No. of Storeys 1

Site Goveraqe Not exceeding 10%
No. of parking spaces and
loading/ unloading spaces

94 private car parking spaces (2.5m x 5m)
2 disabled car parking spaces (2.5m x 5m with a
common loading/ unloading area of 1.2m width)
1 loading/ unloading space of HGV (3.5m x 11m)
1 loadinq/ unloadinq space of LGV (3.5m x 7m)

Planter area about 73 sq. m
Operation hours PVP:

24 hours a day and 7 days a week including public
holidays

Shop and Services (Retails):
7 days a week including public holidays from 9am
to 9pm
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4.2 Temporary PVP & Ancillary Office/Shop and Services

To cater for the parking needs of staff and visitors in the vicinity of the proposed
development, an outdoor temporary private vehicle park is planned for the
majority of the Site. lt will consist of 94 private car parking spaces, 2 disabled car
parking space, 1 L/UL of HGV and 1 L/UL of LGV. Additionally, three single-storey
structures will be provided next to the entrance of the Site and at the southern part

of the Site for a proposed shop and services including supporting facilities such as
lavatories, guard room, FSI cabinet and E&M facilities.

4,3 Proposed lngress and Egress

The proposed access to the Site will traverse through a strip of unallocated
Government land situated between Lin Ma Hang Road and the Site. As shown in

Figure 3, 1 section of new ingress and egress are proposed at Lot No. 64 S.B. RP
in D.D. 80. Certain adjoining Government land is proposed to be included in

light of the narrow lot configuration of the southern edge of the Lot No. 64
S.B. RP.

There are 1 ingress/egress point recommended for the proposed development.
The lngress/egress point is located to the southern edge of the Site to link up
Lin Ma Hang Road to the Site via a strip of government land (Figure 3).

5. Planning and Development Justifications

5.1 Gompliance with Surrounding Land Uses

The proposed use, consisting of the building structures with a maximum height of
5.4m with 1 storey (Figure 4), is compatible with the surrounding areas. These
areas are predominantly characterized by abandoned farmland, village
settlements, amenity areas, and cultivated farmland. lt is worth noting that there
have been recent approvals for PVPs in the area. The HYWBCP has been fully
commissioned and has led to a significant increase in cross-border travel,
particularly during weekends and public holidays. The parking spaces in the
existing PVPs have been under-provided with long queuing time and possibly
illegal on-street car parking. ln this relation, apart from meeting some of the
parking needs for local villagers/residents, the applied use could satisfy some of
the parking demand for cross-boundary travelers. Transport Department is

amicably invited to observe the recent surge of public vehicle park demand in the
areas and kindly grant a support in-principle from traffic planning and
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engineering perspective. As a matter of fact, the applied use can immediately
meet the public demand of car parking spaces and the subject case can be
favourably considered for cross-boundary parking facilities based on this valid
individual planning merit. Furthermore, the proposed shop and services will also
act as a passive recreational development for supporting the local workers,
visitors and local residents.

5.2 Meeting Pressing Local Parking Demand Arising from
Heung Yuen Wai Boundary Control Point

The Site is in very close proximity to HYWBCP which was recently opened by

early 2O23 for cross-border traveling. Although the Site is designated as a

"Recreation" area, primarily intended to provide low-density recreational
developments for the use of the general public, the temporary PVP on the Site can
address some of the local parking demand arising from individuals traveling to the
Mainland through the HYWBCP. This is due to the Site's convenient location,
being within a S-minute walking distance from the HYWBC. Furthermore, granting
temporary approval for this application would not frustrate the long-term planning
intention of the Recreational Zone.

5.3 No Insurmountable Traffic lmpacts

Upon consideration of the scale of the proposed development, the Site is located
further east of the HYWBCP which is away from the pick-up/drop-off areas of
HYWBCP (i.e. the primary pick-up/drop-off areas can be accessed through Heung
Yuen Wai Highway) (Figure 1) which shall not generate adverse traffic impact to
the area. Furthermore, one ingress/egress point is proposed at Lot Nos. 64 S.B RP
in D.D. 80 which will be able to cope with the traffic generated by the proposed
development.

5.4 No lnsurmountable Visual lmpacts

With the view of the surroundings with the overall visual context of low to medium
-rise development and in the vicinity of the Site, the proposed PVP and the shop
and services are considered to be compliable without leading adverse visual
impact on visual penetration of an open sky view, light penetration into the
surrounding environment and visual openness. The greenery area is provided
within the Site to keep the proposed use in compatible to the surrounding area.
Moreover, the proposed development consists of only single-storey structures,
ensuring that it does not cause any visual distractions for drivers, pedestrians, or
villagers.
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SITE INFORMATION ,
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1 of 4 

TRAFFIC CONSIDERATION  

 

 

1. Operation Mode 

 

1.1 While the carpark is proposing flexible mode, it is anticipated that the proposed 

temporary vehicle park will not incur adverse traffic impact. With most of the end user 

would be cross-boundary travelers, they may park their cars in the Application site and 

stay in the Mainland for one day or more. 

 

1.2 To assess the existing traffic conditions, a vehicle count survey was conducted at the 

Lin Ma Hang Road from 8:00 AM to 7:00 PM on both 5th November 2023 (SUN). The 

AM Peak and PM Peak traffic flows are used. 

 

 

2. Development Traffic Generation and Attraction 

 

2.1 To assess the existing traffic conditions, a vehicle count survey was conducted at the 

one of the largest public vehicle park in the vicinity (A/NE-TKLN/33 and A/NE-

TKLN/37) also on 5th November 2023. The surveyed results are shown in Figure 1. 

 

Table 1 Derivation of the Tip Rates based on the Existing PVP 

 Public Vehicle Park 
Generation Attraction 

AM PM AM PM 

 
No. of 

Spaces 
Traffic flow (pcu) 

A/NE-TKLN/33 
54 CPS 

15 LGV 

36 63 32 34 A/NE-TKLN/37 
40 CPS 

38 LGV 

Combined Vehicle Park 
94 CPS 

53 LGV 

Trip rate (vehicles/hr/ parking space) 

 
= 36/147  

= 0.2449  

= 63/ 147  

= 0.4286 

= 32/ 147  

= 0.2177 

= 34/147 

= 0.2313 

Trips in (vehicles/hr) 

96 CPS (including 2 disable CP) 

1 LGV 

1 HGV 

 

= 0.2449 x 

98  

= 24 

= 0.4286 x 

98  

=42 

=0.2177 x 

98  

= 21 

=0.2313 x 

98  

= 23 
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Proposed Shop and Services 

(366 sq m. GFA) 

Generation Attraction 

AM PM AM PM 

Trip rate (pcu/hr/ 100 sqm GFA) 

 0.3307 0.3342 0.3839 0.4504 

Trip (pcu/hr) 

 

= 0.3307 x 

366 / 100 

= 1.2 

= 0.3342 x 

366 / 100 

= 1.2 

= 0.3839 x 

366 / 100 

= 1.4 

= 0.4504 x 

366 / 100 

= 1.6 

Total vehicle/hr (for conservative) 26 44 23 25 

(1) It is noted from vehicle count survey that the two sites have been operated as a whole, with its 

ingress and egress marked in Figure 1. 

 

 

3. Existing Traffic Capacity 

 

3.1 Table below summarizes the average link capacity estimates. The Volume to Capacity 

(V /C) ratio represents the proportion of road capacity used by traffic flow during peak 

hours. Higher V /C ratios for roads indicate greater use of road connection problems. 

AV/C ratio of 0.85 or less indicates that there is sufficient capacity available, and 

vehicles are not expected to experience significant queues and delays. 

 

Table 2 Link Assessment (V/C) of the Existing Lin Ma Hang Road 

No. Road Link (Direction) 
Link Capacity 

(veh/hr) 
Observed Flow V/C Ratio 

   AM PM AM PM 

L1 
L1 Lin Ma Hang Road 

(Eastbound) 
600(1) 111 66 0.185 0.11 

L2 
L1 Lin Ma Hang Road 

(Westbound) 
600(1) 26 67 0.043 0.112 

(1) According to the Note of Traffic Forecast Review (Western Section) dated March 2019, the 

design capacity of Lin Ma Hang Road is about 600 veh/hr 

(2) Growth rate from 2018 to 2032 is 1.018% p.a. 

Source: https;//www.legco.gov.hk/yr18-1 9/chinese/fc/pwsc/papers/pwsc20190213pwsc-157-1-c.pdf 

 

 

4. Traffic Assessment 

 

4.1 This application is seeking temporary permission for a period of 5 years only, which 

targets to commence by the early 2024. Thus, to estimate the worst case scenario, a 

growth factor will be applied to the end of this application, i.e., 2029, to demonstrate 

the traffic impact. 
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2029 Reference Flow = 2023 Observed Flow x (1 + 1.018 % )6 + Flows from 

Adjacent Applications 

 

2029 Design Flow = 2029 Reference Flow + Development Flow of this 

Application  

 

4.2 The followings (Table 3) are the adjacent planning applicants of which their 

operations are not yet commenced. The 2026 Reference flow would also need to 

consider those applications. 

 

Table 3  Development Parameters and Status of Adjacent Committed Developments 

Item Case No. Status Applied Use Provision 

1 

A/NE-TKLN/61 

 

(Lots 13, 14 RP and 17 

RP in D.D. 80 and 

Adjoining Government 

Land, Ta Kwu Ling 

North) 

Pending 

Proposed Temporary 

Public Vehicle Park 

(Excluding Container) 

for a Period of 5 Years 

 295 private cars 

 2 disabled 

 39 motorcycles 

 1 L/UL bay for 

shuttle bus space 

 40 sqm for 

ancillary office 

2 

A/NE-TKLN/70 

 

(Lot 66 S.B RP in D.D. 

80 and Adjoining 

Government Land, Ta 

Kwu Ling North) 

Approved with 

condition(s) on 

a temporary 

basis 

(27.10.2023) 

Proposed Temporary 

Public Vehicle Park 

(Private Cars Only) for a 

Period of 3 Years 

 11 private cars 

3 

A/NE-TKLN/67 

 

(Lot 63 S.B RP in D.D. 

80, Ta Kwu Ling North) 

Approved with 

condition(s) on 

a temporary 

basis 

(27.10.2023) 

Proposed Temporary 

Public Vehicle Park 

(Private Car Only) for a 

Period of 3 Years 

 18 private cars 

4 

A/NE-TKLN/57 

 

(Lots 377, 380 S.A, 380 

S.B, 380 S.C and 380 RP 

in D.D. 78 and Lot 61 

S.B RP in D.D. 80, 

Heung Yuen Wai, Ta Kwu 

Ling North) 

Approved with 

condition(s) on 

a temporary 

basis 

(22.9.2023) 

Proposed Temporary 

Public Vehicle Park 

(Private Cars Only) and 

Shop and Services with 

Ancillary Office for a 

Period of 3 Years 

 24 private cars 

 1 L/UL bay for 

LGV 

 204 sqm. for Shop 

and Services 

5 

A/NE-TKLN/58 

 

(Lot 65 S.B RP (Part) in 

D.D. 80, Heung Yuen 

Wai, Ta Kwu Ling North) 

Approved with 

condition(s) on 

a temporary 

basis 

(22.9.2023) 

Proposed Temporary 

Public Vehicle Park 

(Private Cars Only) and 

Shop and Services with 

Ancillary Office for a 

Period of 3 Years 

 26 private cars 

 1 L/UL bay for 

LGV 

 180 sqm. for Shop 

and Services 

Total 

 376 private cars 

 39 motorcycles 

 3 L/UL bays 

 424 sqm. for Shop, Services, and ancillary office 
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Table 4 Traffic Flows Due to the Adjacent Committed Developments 

 Public Vehicle Park 
Generation Attraction 

AM PM AM PM 

 No. of Spaces Traffic flow (pcu) 

 

Trip rate 

(vehicles/hr/ 

parking space) 

(Refer Table 1) 

0.2449  0.2177 0.4286 0.2313 

Combined Vehicle Park 

A/NE-TKLN/61 

A/NE-TKLN/70 

A/NE-TKLN/67 

A/NE-TKLN/57 

A/NE-TKLN/58 

376 CPS  

39 MC 

3 LGV 

= 0.2449 x 

418  

= 102 

= 0.4286 x 

418  

=179 

= 0.2177 x 

418  

= 91 

= 0.2313 x 

418  

= 97 

Proposed Shop, Services and Ancillary 

Office 

(424 sq m. GFA) 

Generation Attraction 

AM PM AM PM 

Trip rate (pcu/hr/ 100 sqm GFA) 

 0.3307 0.3342 0.3839 0.4504 

Trip (pcu/hr) 

 

= 0.3307 x 

424 / 100 

= 1.4 

= 0.3342 x 

424 / 100 

= 1.4 

= 0.3839 x 

424 / 100 

= 1.6 

= 0.4504 x 

424 / 100 

= 1.9 

Total vehicle/hr (for conservative) 104 181 93 99 

 

4.3 The link capacity assessment results under the 2026 design scenarios are summarised 

in table below: 

 

Table 5 Link Assessment (V/C) of the Existing Lin Ma Hang Road 

No. 
Road Link 

(Direction) 

Link 

Capacity 

(veh/hr) 

Reference Flow 

(veh/hr) 

 

2023 Observed Flow x 

(1 + 1.018 % )6 + Flows 

from Adjacent 

Applications 

Design Flow 

(veh/hr) 

 

2029 Reference Flow + 

Development Flow of 

this Application 

Design Flow 

V/C Ratio 

   AM PM AM PM AM PM 

L1 

Lin Ma Hang 

Road 

(Eastbound) 

600 222 251 248 295 0.413 0.492 

L2 

Lin Ma Hang 

Road 

(Westbound) 

600 121 170 144 195 0.24 0.325 

Notes: The design flow has also taken into account the traffic flow of adjacent site shown in Table 4 

 

4.4 As shown in Table 5 above, the capacity of the key road links would be performing 

satisfactorily during the peak periods for the Design Scenario. No adverse traffic 

impact is anticipated. 





Attachment 4

Proposed Layout of Transformer Room for
Development at Lin Ma Hang Road, Pak Fu
Shan
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William Shu Tai WONG/PLAND

 寄件者: Chi Chung Heung 
寄件日期: 2024年02月09日星期五 16:14
收件者: tpbpd/PLAND
副本:
主旨: Town Planning Application No. A/NE-TKLN/68– Submission of Further Information (2)
附件: Further Information (2) for A_NE-TKLN_68.pdf

類別: Internet Email

Dear Sir/Madam, 
 
References are made to the emails dated 15 January 2024, respectively from the Planning Department in 
relation to technical comments from various departments. 
 
In order to address the comments above, attached please find the response-to-comment table with the 
followings: - 

- Attachment 1: Replacement of S16 Application form (p.2, p.9 and p.14) 
- Attachment 2: Replacement of Supplementary Planning Statement (p.1 to 3 and p.8 to 10) and Replacement of 
Figures 2 to 4 
- Attachment 3: Traffic Consideration 
 
Please note that the proposed site boundary has been revised due to the relocation of proposed ingress/ egress 
point at Lot No. 59 RP in D.D. 80. 
 
We should be most grateful if you notify us of any queries on the application for our corresponding action in 
due course. 
 
Should there be any queries, please do not hesitate to contact Mr. Calton HEUNG at . Thank you. 
 
Best regards, 
Calton Heung 
 
DeSPACE (International) Limited 

Appendix Ic of RNTPC
Paper No. A/NE-TKLN/68A



[ll DeSPACE (lnternational) Limit€d

Date: 9th February 2024

Secretary, Town Planning Board

15/F, North Point Government Offices

333 Java Road, North Point, Hong Kong

Page(s): 1 + 22
BY EMAIL

(tpbpd@pland.gov.hk)

Dear Sir/Madam,
SECTION 16 APPLICATION

TOWN PLANNTNG ORDINANCE (CHAPTER 131)

AppLtcATtoN FoR pRoposED TEMPORARY PUBLTC VEHIGLE PARK (EXCLUDING
coNTAtNER VEHTCLE) AND SHOP AND SERVTCES FOR A PERIOD OF FIVE YEARS
lN "RECREATION" ZONE lN LOTS 35 RP, 36, 42 RP, 43, 4, 45 RP, 59 RP AND 64 S.B
RP IN D.D. 80 AND ADJOINING GOVERNMENT LAND, TA KWU LING NORTH, NEW

TERRITORIES

Town Planning Application No. A/NE-TKLN/68 - Submission of Further lnformation (2)

References are made to the emails dated 1Sth January 2024, respectively from the Planning
Department in relation to technical comments from various departments.

ln order to address the comments above, attached please find the response-to-comment table
and the following attachments: -

. Attachment 1: Replacement of 516 Application form (p.2, p.9 and p.14)

. Attachment 2: Replacement of Supplementary Planning Statement (p.1 to 3 and p.8 to 10)

and Replacement of Figures 2to 4
. Attachment 3: Traffic Consideration

Please note that the proposed site boundary has been revised due to the relocation of
proposed ingress/ egress point at Lot No. 59 RP in D.D. 80.

We should be most grateful if you notify us of any queries on the application for our
corresponding action in due course.

Should there be any queries, please do not hesitate to contact Mr. Calton HEUNG at2493-
3626 or the undersigned at 3590 6333.

Yours faithfully,
FOR AND ON BEHALF OF
DeSPAGE (INTERNATIONAL) LIMITED

Suite 1601, 16/F, Tower ll, Lippo Centre, Admiralty, Hong Kong Tel: (852) 24933626 Fax: (852) 35906233

6E+tErH+,1.ff:,8 16/F 1601 B Eifi: (852)24933626 1BF:(852)35906233
1 .:',

Greg Lam
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Proposed Temporary Public Vehicle Park (Excluding Container Vehicle) and Shop and Services for a Period of Five Years, Lots 35 RP, 36, 42 RP, 43, 44, 45 

RP, 59 RP and 64 S.B RP in D.D. 80 and Adjoining Government Land, Ta Kwu Ling North, New Territories (Application No. A/NE-TKLN/68) 

 

Departmental Comments (Email from Planning Department dated 15.1.2024) 

Departmental Comments Response 

1. Commissioner for Transport (15.1.2024)  

I have this major comment: 

Lin Ma Hang Road is a "Single Track Access Road", please advise and 

substantiate the design flows can comply with the relevant sections of 

TPDM, in particular section 3.11.3 as inserted here: 

“Whilst it has been found that a single track road when provided with 

adequate passing places can accommodate 2-way flows of 100 vehicles per 

hour, this should not be used as a design figure. This flow would only be 

acceptable as an isolated peak flow but not a regular daily occurrence. The 

normal daily 2-way traffic flow should not exceed 500 vehicles per day. The 

effect of long vehicles using the road should be considered when estimating 

traffic flows as they tend to reduce the capacity." 

We may offer further comments on the application after receiving the above 

information. 

Please note that the ingress/egress point is relocated from Lot No. 64 S.B RP 

to Lot No. 59 RP in D.D. 80. Additionally, 3 passing bays will be proposed 

along the road to improve the flow of traffic and enhance safety. 

 

Please refer to Attachment 3 for an indication of the traffic consideration of 

the unnamed road. 

 



 

 

 

 

 

 

 

Attachment 1 

Replacement of S16 Application form (p.2, p.9 

and p.14)  
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For Official Use Only
請 勿 填 寫 此 欄

Application No.
申請編號

Date Received
收到日期

1. The completed form and supporting documents (if any) should be sent to the Secretary, Town Planning Board (the Board),
15/F, North Point Government Offices, 333 Java Road, North Point, Hong Kong.
申請人須把填妥的申請表格及其他支持申請的文件 (倘有)，送交香港北角渣華道 333號北角政府合署 15樓城市
規劃委員會(下稱「委員會」)秘書收。

2. Please read the “Guidance Notes” carefully before you fill in this form.  The document can be downloaded from the
Board’s website at http://www.info.gov.hk/tpb/. It can also be obtained from the Secretariat of the Board at 15/F, North
Point Government Offices, 333 Java Road, North Point, Hong Kong (Tel: 2231 4810 or 2231 4835), and the Planning
Enquiry Counters of the Planning Department (Hotline: 2231 5000) (17/F, North Point Government Offices, 333 Java
Road, North Point, Hong Kong and 14/F, Sha Tin Government Offices, 1 Sheung Wo Che Road, Sha Tin, New Territories).
請先細閱《申請須知》的資料單張，然後填寫此表格。該份文件可從委員會的網頁下載  (網址：
http://www.info.gov.hk/tpb/)，亦可向委員會秘書處 (香港北角渣華道 333號北角政府合署 15樓 – 電話：2231 4810
或 2231 4835)及規劃署的規劃資料查詢處(熱線：2231 5000) (香港北角渣華道 333號北角政府合署 17樓及新界沙
田上禾輋路 1號沙田政府合署 14樓)索取。

3. This form can be downloaded from the Board's website, and obtained from the Secretariat of the Board and the Planning
Enquiry Counters of the Planning Department. The form should be typed or completed in block letters. The processing of
the application may be refused if the required information or the required copies are incomplete.
此表格可從委員會的網頁下載，亦可向委員會秘書處及規劃署的規劃資料查詢處索取。申請人須以打印方式或以
正楷填寫表格。如果申請人所提交的資料或文件副本不齊全，委員會可拒絕處理有關申請。

1. Name of Applicant 申請人姓名 /名稱

2. Name of Authorised Agent (if applicable) 獲授權代理人姓名 /名稱（如適用）

(£Mr. 先生 /£ Mrs. 夫人 /£Miss小姐 /£Ms. 女士 /£Company公司 /£Organisation機構 )

3. Application Site 申請地點

(a) Full address / location /
demarcation district and lot
number (if applicable)
詳細地址／地點／丈量約份及
地段號碼（如適用）

(b) Site area and/or gross floor area
involved
涉及的地盤面積及／或總樓面面
積

£Site area地盤面積   sq.m平方米£About約

£Gross floor area總樓面面積  sq.m平方米£About約

(c) Area of Government land included
(if any)
所包括的政府土地面積（倘有）

sq.m平方米£About約

Parts 1, 2 and 3 第 1、第 2及第 3部分

( £Mr. 先生 / £ Mrs. 夫人 / £Miss 小姐 / £Ms. 女士 / £Company 公司 / £Organisation 機
構 )

Bliss Achieve Limited

DeSPACE (International) Limited

Lot Nos.  35 RP, 36, 42 RP, 43, 44, 45 RP, 
59 RP and 64 S.B RP in D.D. 80 and 
Adjoining Government Land, Ta Kwu Ling, 
New Territories

5,260.2

67.8

400
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7. Anticipated Completion Time of the Development Proposal

擬議發展計劃的預計完成時間

Anticipated completion time (in month and year) of the development proposal (by phase (if any))  (e.g. June 2023)
擬議發展計劃預期完成的年份及月份 (分期 (倘有)) (例：2023年 6月)
(Separate anticipated completion times (in month and year) should be provided for the proposed public open space and
Government, institution or community facilities (if any))
(申請人須就擬議的公眾休憩用地及政府、機構或社區設施 (倘有) 提供個別擬議完成的年份及月份)

…………..…………………………………………………………………………………………………………
…………..…………………………………………………………………………………………………………
…………..…………………………………………………………………………………………………………
…………..…………………………………………………………………………………………………………

8. Vehicular Access Arrangement of the Development Proposal

擬議發展計劃的行車通道安排

Any vehicular access to the
site/subject building?
是否有車路通往地盤／有關

建築物？

Yes是

No否

□ There is an existing access. (please indicate the street name, where
appropriate)
有一條現有車路。(請註明車路名稱(如適用))

□ There is a proposed access. (please illustrate on plan and specify the width)
有一條擬議車路。（請在圖則顯示，並註明車路的闊度）

□

Any provision of parking space
for the proposed use(s)?
是否有為擬議用途提供停車
位？

Yes是

No否

□ (Please specify type(s) and number(s) and illustrate on plan)
請註明種類及數目並於圖則上顯示)
Private Car Parking Spaces 私家車車位
Motorcycle Parking Spaces 電單車車位
Light Goods Vehicle Parking Spaces 輕型貨車泊車位
Medium Goods Vehicle Parking Spaces 中型貨車泊車位
Heavy Goods Vehicle Parking Spaces 重型貨車泊車位
Others (Please Specify) 其他 (請列明)
_________________________________
_________________________________

□

_________
_________
_________
_________
_________
_________
_________
_________

Any provision of
loading/unloading space for the
proposed use(s)?
是否有為擬議用途提供上落客
貨車位？

Yes是

No否

□ (Please specify type(s) and number(s) and illustrate on plan)
請註明種類及數目並於圖則上顯示)
Taxi Spaces 的士車位
Coach Spaces 旅遊巴車位
Light Goods Vehicle Spaces 輕型貨車車位
Medium Goods Vehicle Spaces 中型貨車車位
Heavy Goods Vehicle Spaces 重型貨車車位
Others (Please Specify) 其他 (請列明)
_________________________________
_________________________________

□

_________
_________
_________
_________
_________
_________
_________
_________

Parts 7 and 8 第 7 及第 8部分

94

Disabled car parking spaces 2

1

1

May 2024…………..…………………………………………………………………………………………………………

A road at the western edge of the site …………..…………………………………………………………
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Gist of Application申請摘要

(Please provide details in both English and Chinese as far as possible.  This part will be circulated to relevant
consultees, uploaded to the Town Planning Board’s Website for browsing and free downloading by the public and
available at the Planning Enquiry Counters of the Planning Department for general information. )
(請盡量以英文及中文填寫。此部分將會發送予相關諮詢人士、上載至城市規劃委員會網頁供公眾免費瀏覽及
下載及於規劃署規劃資料查詢處供一般參閱。)
Application No.
申請編號

(For Official Use Only) (請勿填寫此欄)

Location/address
位置／地址

Site area
地盤面積

sq. m 平方米 £ About 約

(includes Government land of包括政府土地 sq. m 平方米 £ About 約)

Plan
圖則

Zoning
地帶

Applied use/
development
申請用途/發展

(i) Gross floor area
and/or plot ratio
總樓面面積及／或
地積比率

sq.m 平方米 Plot Ratio地積比率

Domestic
住用

£ About 約
£ Not more than
不多於

£About 約
£Not more than
不多於

Non-domestic
非住用

£ About 約
£ Not more than
不多於

£About 約
£Not more than
不多於

(ii) No. of block
幢數

Domestic
住用

Non-domestic
非住用

Composite
綜合用途

For Form No. S.16-I 供表格第 S.16-I號用

Proposed Temporary Public Vehicle Park (excluding container 
vehicle) and Shop and Services for a Period of Five Years

Lot Nos. 35 RP, 36, 42 RP, 43, 44, 45 RP, 59 RP and 64 S.B RP 
in D.D. 80 and Adjoining Government Land, Ta Kwu Ling, 
New Territories

5,260.2

Approved Ta Kwu Ling North Outline Zoning Plan 
No. S/NE-TKLN/2

Recreation

400 0.076

5

67.8
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1. lntroduction

1.1 Project Background

DeSPACE (lnternational) Limited and Lee & Leung Consulting Limited act on

behalf of the Applicant, Bliss Achieve Limited to prepare and submit this Section 16

Town Planning Application to the Town Planning Board (TPB) to seek planning
permission for a proposed temporary public vehicle park (Excluding Container
Vehicle) (PVP) and shop and services (the proposed development) on a temporary
basis of 5 years on a site currently zoned as "Recreation" within the approved Ta
Kwu Ling North Outline Zoning Plan No. S/NE-TKLN/2 (the OZP).

According to the OZP, the proposed "Public Vehicle Park (excluding container
vehicle)" and "Shop and Services" are Column 2 uses which require planning
permission from the TPB.

ln accordance with the Notes of the OZP for temporary uses expected to be over
3 years, the uses must conform to the zoned use. On the other hand, temporary
uses expected to be 5 years or less of any land or building are always permitted as

long as they comply with any other relevant legislation, the conditions of the
government lease concerned and any other relevant legislation, the conditions of
the government lease concerned and any other government requirements.

The Applicant is the registered land owner of Lot Nos. 35 RP, 36, 42 RP, 43, 44,
45 RP, 59 RP and 64 S.B RP in D.D. 80, Lin Ma Hang Road, Ta Kwu Ling, New
Territories. The Site is currently largely vacant and overgrown with grass. ln order
to support the planned development of the Heung Yuen Wai Boundary Control
Point (HYWBCP), the Applicant intends to provide a well-organized parking area
with retails to serve the local needs of the work and to enhance the transport
network of the local community. Furthermore, the ONE(1) ingress and

egress points for vehicles and pedestrians to the Site will be located at Lot No.

59 RP in D.D. 80. Due to the humble scale and limited intensity of the
proposed development, it will blend in harmoniously with its vicinity functionally and

cause no adverse impacts to the surroundings.

1.2 Structure of Report

Section 2 gives a brief overview of the site's context and history. Section 3

presents the planning context of the Application Site. Section 4 contains a full
description of the proposed development scheme. Planning and technical
justifications for the scheme are elaborated in Section 5. Section 6 presents the
concluding remarks and summarizes the grounds for approval of the Application.
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2 Site Context

2.1 Local Site Context

The Application Site (or the Site) is currently accessible via local access of Lin Ma

Hang Road. The subject Site, Lot Nos. 35 RP, 36, 42 RP, 43, 44, 45 RP, 59 RP

and 64 S.B RP in D.D. 80, and adjoining Government Land, measure an area of
about 5,260.2 square meters including 67.8 sq.m. of the Government land.

General Site Conditions (Figure I & 2)

The Site is in the north of New Territories North (NTN) Development Area and
within a large "Agricultural" ("AGR") Zone.lt is observed with the following general
site characteristics: -

. lt is largely vacant flat land with overgrown grasses.

o lt is accessible from Lin Ma Hang Road.

o The surrounding area is natural and rural in character comprising fallow
agricultural land in its vicinity.

. There is a local road leading to a knoll to the north of the Site and the existing
Tsung Yuen Ha village cluster is to its south across Lin Ma Hang Road.

. The HYWBCP is located at the southwest of the Site and zoned as "Other
Specific Uses" ("OU'), as well as the bus terminus, Heung Yuen Wai Fire
Station and Heung Yuen Wai Operational Base.

2.2 Surrounding Area of the Site

The Site is partly within the potential extension area under the "Remaining Phase
Development of the New Territories North (NTN) - Planning and Engineering
Study for NTN New Town and Man Kam To" by the Civil Engineering and
Development Department and Planning Department. The specific land use
outcome for the Site has yet to be determined and is dependent on the completion
of the study, tentatively scheduled for 2025 (Figure 1).

To the north of the Site is the "Green Belt" (GB) zone, which does not impose any
development restrictions on building height, plot ratio, or site coverage ratio. The
primary planning intention of the GB zone is for defining the limits of urban and
suburban development areas by natural features and to contain urban sprawl as
well as to provide passive recreational outlets (Figure 1).

Page | 2



Lin Ma Hang Road, the nearest proper vehicle road, is located at the south of the
Site. This road serves as the only access route to Lin Ma Hang Tsuen, located
further east of the Site near the Macintosh Forts (Nam Hang). The widening of the
Eastern Section of Lin Ma Hang Road between Tsung Yuen Ha and Lin Ma Hang
is planned under "PWP ltem No. 854TH", subject to the construction program

determined by the Highways Department (Figure 1).

To the further south of the Site is Tsung Yuen Ha Tsuen which is zoned "Village

Type Development" ("V"). This zone is primarily intended for the development of
Small Houses by indigenous villagers and is subject to BHR of 3 storeys
(Figure 1).

To the further southwest of the Site is the HYWBCP which is zoned "Other

Specifled Uses" ('OU") that is primarily for the development of the boundary
crossing facilities and related uses for the proposed Liantang / Heung Yuen Wai
Boundary Crossing Point. The bus terminus of Ta Kwu Ling (Tsung Yuen Ha),

Heung Yuen Wai Fire Station and Heung Yuen Wai Operational Base are also
being covered in the "OU" zone (Figure 1).

2.3 Lease

The Site comprises private lots which are Old Schedule lots held under the Block
Government Lease (demised for agricultural use) without any guaranteed right of
access. Upon approval with/without conditions, the Applicant will submit a
application for Short Term Waiver (STW to cover all proposed development,
structures and the right of access point(s).

3. Town Planning Context

3.1 StatutoryPlanningRequirements

The Site is currently zoned "REC" on the OZP and the Applicant intends to use
the Site for the purpose of temporary PVP and shop and services for a period of 5
years. ln accordance with the Notes of the OZP with regard to "REC" zone, its
primary planning intention is for low-density recreational developments for the use

of the general public. lt encourages the development of active and/or passive
recreation and tourism/eco-tourism. Uses in support of the low-density recreational
developments may be permitted subject to planning permission. ln addition,
"Public Vehicle Park (excluding container vehicle)" and "Shop and Services" uses
fall into Column 2 uses that may be permitted with or without conditions on
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4. Proposed Development

4.1 Proposed PVP and Shop and Services

As aforementioned, the Site benefits from its advantageous location in close
proximity to HYWBCP, making it an ideal location for a PVP and shop and

services. The key development parameters of the Proposed PVP and shop and

services (retails) are summarized in Table 3 below:

Table 3: Major Development Parameters

Development Param eters Table
Site Area Total. about 5,260.2 sq.m.

(including about 5,192.4 sq. m. of Private Land
(99%) and about 67.8 sq. m. of Government Land
(1%))

Gross Floor Area (GFA)
(Non-domestic)

Total: about 400 sq. m.
1) Retails: about366 sq. m.
2) Lavatories: about 28 sq. m.
3) Guard Room: about 6 sq. m

No. of structure Total 5 structures
1) 1 structure for guard room
2) 1 structure for lavatories, FSI Cabinet and

retails
3) 2 structures for retails
4) 1 structure for retails and E&M facilities areas

Remark: E&M facilities areas willtake up a non-
accountable GFA of not exceeding 110 sq. m. (but
104.1 sq. m. in the scheme)

Buildinq Heiqht Not more than 5.4m
No. of Storeys I
Site Coveraqe Not exceedinq 10%
No. of parking spaces and
loading/ unloading spaces

94 private car parking spaces (2.5m x 5m)
2 disabled car parking spaces (2.5m x 5m with a
common loading/ unloading area of 1.2m width)
1 loading/ unloading space of HGV (3.5m x 1 1m)
1 loadinq/ unloadinq space of LGV (3.5m x 7m)

Planter area about 73 sq. m
Operation hours PVP:

24 hours a day and 7 days a week including public
holidays

Shop and Services (Retails):
7 days a week including public holidays from 9am
to 9pm
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4.2 Temporary PVP & Ancillary Office/Shop and Services

To cater for the parking needs of staff and visitors in the vicinity of the proposed

development, an outdoor temporary private vehicle park is planned for the
majority of the Site. lt will consist of 94 private car parking spaces, 2 disabled car
parking space, 1 L/UL of HGV and 1 L/UL of LGV. Additionally, three single-storey
structures will be provided next to the entrance of the Site and at the southern part

of the Site for a proposed shop and services including supporting facilities such as

lavatories, guard room, FSI cabinet and E&M facilities.

4.3 Proposed lngress and Egress

The proposed access to the Site will traverse through a strip of unallocated
Government land situated between Lin Ma Hang Road and the Site. As shown in
Figure 3, 1 section of new ingress and egress are proposed at Lot No. 59 RP in
D.D. 80. Certain adjoining Government land is proposed to be included in
light of the narrow lot configuration of the western edge of the Lot No. 59

RP.

There are 1 ingress/egress point recommended for the proposed development.
The lngress/egress point is located to the western edge of the Site to link up

an unnamed road with the the Site via a strip of government land (Figure 3).

5. Planning and Development Justifications

5.1 Compliance with Surrounding Land Uses

The proposed use, consisting of the building structures with a maximum height of
5.4m with 1 storey (Figure 4), is compatible with the surrounding areas. These

areas are predominantly characterized by abandoned farmland, village
settlements, amenity areas, and cultivated farmland. lt is worth noting that there
have been recent approvals for PVPs in the area. The HYWBCP has been fully

commissioned and has led to a significant increase in cross-border travel,
particularly during weekends and public holidays. The parking spaces in the

existing PVPs have been under-provided with long queuing time and possibly

illegal on-street car parking. ln this relation, apart from meeting some of the
parking needs for local villagers/residents, the applied use could satisfy some of
the parking demand for cross-boundary travelers. Transport Department is

amicably invited to observe the recent surge of public vehicle park demand in the

areas and kindly grant a support in-principle from traffic planning and
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engineering perspective. As a matter of fact, the applied use can immediately
meet the public demand of car parking spaces and the subject case can be
favourably considered for cross-boundary parking facilities based on this valid
individual planning merit. Furthermore, the proposed shop and services will also
act as a passive recreational development for supporting the local workers,
visitors and local residents.

5.2 Meeting Pressing Local Parking Demand Arising from
Heung Yuen Wai Boundary Control Point

The Site is in very close proximity to HYWBCP which was recently opened by
early 2023 for cross-border traveling. Although the Site is designated as a
"Recreation" area, primarily intended to provide low-density recreational
developments for the use of the general public, the temporary PVP on the Site can
address some of the local parking demand arising from individuals traveling to the
Mainland through the HYWBCP. This is due to the Site's convenient location,
being within a S-minute walking distance from the HYWBC. Furthermore, granting
temporary approval for this application would not frustrate the long-term planning
intention of the Recreation al Zone.

5.3 No lnsurmountable Traffic lmpacts

Upon consideration of the scale of the proposed development, the Site is located
further east of the HYWBCP which is away from the pick-up/drop-off areas of
HYWBCP (i.e. the primary pick-up/drop-off areas can be accessed through Heung
Yuen Wai Highway) (Figure 1) which shall not generate adverse traffic impact to
the area. Furthermore, one ingress/egress point is proposed at Lot No. 59 RP in
D.D. 80 which will be able to cope with the traffic generated by the proposed
development.

5.4 No lnsurmountable Visual lmpacts

With the view of the surroundings with the overall visual context of low to medium
-rise development and in the vicinity of the Site, the proposed PVP and the shop
and services are considered to be compliable without leading adverse visual
impact on visual penetration of an open sky view, light penetration into the
surrounding environment and visual openness. The greenery area is provided
within the Site to keep the proposed use in compatible to the surrounding area.
Moreover, the proposed development consists of only single-storey structures,
ensuring that it does not cause any visual distractions for drivers, pedestrians, or
villagers.
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February 2024 
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New Territories 
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Application Site and Outline 
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TRAFFIC CONSIDERATION  

(February 2024) 

 

 

1. Operation Mode 

 

1.1 While the carpark is proposing flexible mode, it is anticipated that the proposed 

temporary vehicle park will not incur adverse traffic impact. With most of the end user 

would be cross-boundary travelers, they may park their cars in the Application site and 

stay in the Mainland for one day or more. 

 

1.2 The access to the development site is at the “Un-named Road” as shown in Figure 2. 

 

1.3 The “Unnamed Road” is operating as “one-lane-two-way”. To enhance the operation 

as“one-lane-two-way”, it is proposed to build some bays at the critical locations as 

shown in Figure 2. 

 

1.4 To assess the existing traffic conditions, a 24-hour vehicle count survey was 

conducted at the “Un-named Road” 4th February 2024 (SUN). The AM Peak and PM 

Peak traffic flows are used. The surveyed results are: 

 

 24-hr flow (2-way)    42 vehicles/day 

 

 Peak Hour Flow (2-way)   AM Peak = 8 vehicles/hour 

 

PM Peak = 8 vehicles/hour 

 

 Peak hour factor (= 8/42 x 100%) 19% 

 

 

2. Development Traffic Generation and Attraction 

 

2.1 To assess the existing traffic conditions, a vehicle count survey was conducted at the 

one of the largest public vehicle park in the vicinity (A/NE-TKLN/33 and A/NE-

TKLN/37) also on 5th November 2023. The surveyed results are shown in Figure 1. 
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Table 1 Derivation of the Tip Rates based on the Existing PVP 

 Public Vehicle Park 
AM PM 

Generation Attraction Generation Attraction 

 No. of Spaces Traffic flow (pcu) 

A/NE-

TKLN/33 

54 CPS 

15 LGV 

36 32 63 34 
A/NE-

TKLN/37 

40 CPS 

38 LGV 

Combined 

Vehicle Park 

94 CPS 

53 LGV 

Trip rate (vehicles/hr/ parking space) 

 
= 36/147  

= 0.2449  

= 32/ 147 

=0.2177  

= 63/ 147  

= 0.4286 

= 34/147 

= 0.2313 

Trips in (vehicles/hr) 

96 CPS (including 2 disable CP) 

1 LGV & 1 HGV 

 
= 0.2449 x 98  

= 24 

=0.2177 x 98 

= 21 

= 0.4286 x 98  

= 42 

=0.2313 x 98  

= 23 

Proposed 

Shop & 

Services 

(366 sq m. 

GFA) 

AM PM 

Generation Attraction Generation Attraction 

Trip rate (pcu/hr/ 100 sqm GFA) 

 0.3307 0.3839 0.3342 0.4504 

Trip (pcu/hr) 

 

= 0.3307 x 

366 / 100 / 1.2 

= 1.2 

= 0.3839 x 

366 / 100 

= 1.4 

= 0.3342 x 

366 / 100 

= 1.2 

= 0.4504 x 

366 / 100 

= 1.6 

Total pcu/hr 26 23 44 25 

Total vehicle/hr  

(for pcu factor of 1.2) 
22 19 37 21 

Total 2-way flow (veh/hr) 41 58 

Total 2-way flow (veh/day) 

(for peak hour factor of 19%) 
41 / 19% = 216 58 / 19% = 305 

(1) It is noted from vehicle count survey that the two sites have been operated as a whole, with its 

ingress and egress marked in Figure 2 

 

 

3. Existing Traffic Capacity 

 

3.1 The design flows of 500 veh/day and 100 veh/hr respectively as stipulated in Volume 

2 Section 3.11.3 of TPDM. 

 

 

4. Traffic Assessment 

 

4.1 Refer to the Note of Traffic Forecast Review (Western Section) dated March 2019, a 

Growth rate of 1.8% p.a. from 2018 to 2032 was adopted. The same growth rate is 

adopted here.  

(Source: https;//www.legco.gov.hk/yr18-1 9/chinese/fc/pwsc/papers/pwsc20190213pwsc-157-1-c.pdf) 
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4.2 This application is seeking temporary permission for a period of 5 years only, which 

targets to commence by 2024. Thus, to estimate the worst case scenario, a growth 

factor will be applied to the end of this application, i.e., 2029, to demonstrate the 

traffic impact. 

2029 Reference Flow = 2023 Observed Flow x (1.018 )5 + Flows from Adjacent 

Applications 

2029 Design Flow = 2029 Reference Flow + Development Flow of this Application  

 

4.3 The followings (Table 3) are the adjacent planning applicants of which their 

operations are not yet commenced.  

 

Table 3  Development Parameters and Status of Adjacent Committed Developments 

Item Case No. Status Applied Use Provision 

1 

A/NE-TKLN/61 

 

(Lots 13, 14 RP and 17 

RP in D.D. 80 and 

Adjoining Government 

Land, Ta Kwu Ling 

North) 

Pending 

Proposed Temporary 

Public Vehicle Park 

(Excluding Container) 

for a Period of 5 Years 

 295 private cars 

 2 disabled 

 39 motorcycles 

 1 L/UL bay for 

shuttle bus space 

 40 sqm for 

ancillary office 

2 

A/NE-TKLN/70 

 

(Lot 66 S.B RP in D.D. 

80 and Adjoining 

Government Land, Ta 

Kwu Ling North) 

Approved with 

condition(s) on 

a temporary 

basis 

(27.10.2023) 

Proposed Temporary 

Public Vehicle Park 

(Private Cars Only) for a 

Period of 3 Years 

 11 private cars 

3 

A/NE-TKLN/67 

 

(Lot 63 S.B RP in D.D. 

80, Ta Kwu Ling North) 

Approved with 

condition(s) on 

a temporary 

basis 

(27.10.2023) 

Proposed Temporary 

Public Vehicle Park 

(Private Car Only) for a 

Period of 3 Years 

 18 private cars 

4 

A/NE-TKLN/57 

 

(Lots 377, 380 S.A, 380 

S.B, 380 S.C and 380 RP 

in D.D. 78 and Lot 61 

S.B RP in D.D. 80, 

Heung Yuen Wai, Ta Kwu 

Ling North) 

Approved with 

condition(s) on 

a temporary 

basis 

(22.9.2023) 

Proposed Temporary 

Public Vehicle Park 

(Private Cars Only) and 

Shop and Services with 

Ancillary Office for a 

Period of 3 Years 

 24 private cars 

 1 L/UL bay for 

LGV 

 204 sqm. for Shop 

and Services 

5 

A/NE-TKLN/58 

 

(Lot 65 S.B RP (Part) in 

D.D. 80, Heung Yuen 

Wai, Ta Kwu Ling North) 

Approved with 

condition(s) on 

a temporary 

basis 

(22.9.2023) 

Proposed Temporary 

Public Vehicle Park 

(Private Cars Only) and 

Shop and Services with 

Ancillary Office for a 

Period of 3 Years 

 26 private cars 

 1 L/UL bay for 

LGV 

 180 sqm. for Shop 

and Services 

Total 

 376 private cars 

 39 motorcycles 

 3 L/UL bays 

 424 sqm. for Shop, Services, and ancillary office 



   

23113HK/2024.02.09 

4 of 4 

 

 

4.4 However, the traffic assessing those sites do not have to use the “Un-named” Road 

and hence do not need to be considered in this application. 

 

4.5 The link capacity assessment results under the 2029 design scenarios are summarised 

in table below: 

 

Table 5 Link Assessment (V/C) of the Existing Lin Ma Hang Road 

 

 Observed Flow 

Expected Reference Flow 

in 2029 

= 

Observed Flow x (1.018)5 

Max Expected Design 

Flow in 2029 

 24-hour Peak Hour 24-hour Peak Hour 24-hour Peak Hour 

Un-named 

Road 
42 8 46 9 410 78 

 

4.6 As shown in Table 5 above, with the proposed development, the maximum two-way 

traffic flows at the “Un-named Road” are estimated to be approx. 305 veh/day and 58 

veh/hr, which are below the design flows of 500 veh/day and 100 veh/hr respectively 

as stipulated in Volume 2 Section 3.11.3 of TPDM.  

 

4.7 No adverse traffic impact is anticipated. 
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1

William Shu Tai WONG/PLAND

 寄件者: Chi Chung Heung 
寄件日期: 2024年03月12日星期二 9:39
收件者: tpbpd/PLAND
副本: William Shu Tai WONG/PLAND; info@leeleung.com; Greg Lam
主旨: Re: Town Planning Application No. A/NE-TKLN/68– Submission of Further Information 

(3)
附件: Further Information (3) for A_NE-TKLN_68.pdf

類別: Internet Email

Dear Sir/ Madam, 
 
We would like to supersede the submission of Further Information as at 11 March 2024. Attached please find 
the response-to-comment table and relevant attachment for the captioned Section 16 Planning Application. 
 
We should be most grateful if you notify us of any queries on the application for our corresponding action in 
due course.  
 
Should there be any queries, please do not hesitate to contact Mr. Calton HEUNG at 2493-3626. Thank you. 
 
Best regards, 
Calton Heung 
 
DeSPACE (International) Limited 
 
Chi Chung Heung <caltondespace@gmail.com> 於 2024年 3月 11日 週一 下午 12:41寫道： 
Dear Sir/ Madam, 
 
References are made to the email dated 4 March 2024, respectively from the Planning Department in relation 
to technical comments from the Transport Department. 
 
In order to address the comments above, attached please find the response-to-comment table and relevant 
attachment. 
 
We should be most grateful if you notify us of any queries on the application for our corresponding action in 
due course.  
 
Should there be any queries, please do not hesitate to contact Mr. Calton HEUNG at 2493-3626. Thank you. 
 
Best regards, 
Calton Heung 
 
DeSPACE (International) Limited 

Appendix Id of RNTPC
Paper No. A/NE-TKLN/68A



[ll 0eSPACE (lnternational) Llmited

Date: 8th March 2024 Page(s): 1 + 2
BY EMAIL

(tpbpd@pland.gov.hk)

Secretary, Town Planning Board

15/F, North Point Government Offices

333 Java Road, North Point, Hong Kong

Dear Sir/Madam,

SECTION 16 APPLICATION
TOWN PLANNTNG ORDINANCE (CHAPTER 131)

AppLtcATtoN FoR PROPOSED TEMPORARY PUBLIC VEHICLE PARK (EXCLUDING

coNTAtNER VEHTCLE) AND SHOP AND SERVTCES FOR A PERIOD OF FIVE YEARS
lN ,,RECREATION" ZONE lN LOTS 35 RP, 36, 42 RP, 43, M, 45 RP, 59 RP AND 64 S.B

RP IN D.D. 80 AND ADJOINING GOVERNMENT LAND, TA KWU LING NORTH,
NEW TERRITORIES

Town Planning Application No. A/NE-TKLN/68 - Submission of Further lnformation (3)

References are made to the emails dated 4th March 2024, respectively from the Planning
Department in relation to technical comments from various departments.

ln order to address the comments above, attached please find the response-to-comment table
and relevant attachment.

We should be most grateful if you notiff us of any queries on the application for our
corresponding action in due course. Should there be any queries, please do not hesitate to
contact Mr. Calton HEUNG at2493-3626 or the undersigned at 3590 6333.

Yours faithfully,
FOR AND ON BEHALF OF
DeSPACE (INTERNATIONAL) LIMITED

Suite 1601, 16/F, Tower ll, Lippo Centre, Admiralty, Hong Kong Tel: (852) 24933626 Fax: (852) 35906233

6;6+eE/l €+,L.ff:lg 16/F 1601 E Ei6: (852) 24e33626 1€F:(852) 35e06233
I :i ,

Greg Lam
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Proposed Temporary Public Vehicle Park (Excluding Container Vehicle) and Shop and Services for a Period of Five Years, Lots 35 RP, 36, 42 RP, 43, 44, 45 

RP, 59 RP and 64 S.B RP in D.D. 80 and Adjoining Government Land, Ta Kwu Ling North, New Territories (Application No. A/NE-TKLN/68) 

Departmental Comments (Email from Planning Department dated 4.3.2024) 

Departmental Comments Response 

1. Commissioner for Transport (4.3.2024)

a. The proposed vehicular access between Lin Ma Hang Road and the

application site is not managed by TD.  The applicant should seek

comments/approvals from the responsible parties (particularly

LandsD on the land matters) to validate the feasibility for the

construction of 3 passing bays.

Noted. The Applicant will seek permission for land excavation on the 

Government land and other capable application if the planning application is 

approved, if required. 

b. The applicant should advise and demonstrate the proposed unnamed

road is adequate for vehicular access, including the road width,

lighting provision etc.

Please refer to Attachment 1 for indicating the proposed road width 

(including the passing bays) and the proposed light poles. The Applicant will 

ensure enough horizontal vertical clearance for the lanterns of road lights, 

subject to the implementation stage. 
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William Shu Tai WONG/PLAND

 寄件者: Chi Chung Heung <
寄件日期: 2024年03月22日星期五 11:06
收件者: William Shu Tai WONG/PLAND
副本:

主旨: Re: Town Planning Application No. A/NE-TKLN/68– Submission of Further Information 

(3)

類別: Internet Email

Dear William, 
 
Please note that the Applicant will be responsible for the construction, maintenance, and management of the 
proposed additional passing bays and road lights along the proposed access road. 
 
Should there be any queries, please do not hesitate to contact Mr. Calton HEUNG at 2493-3626. Thank you. 
 
Best regards, 
Calton Heung 
 
DeSPACE (International) Limited 
 
William Shu Tai WONG/PLAND <wstwong@pland.gov.hk> 於 2024年 3月 21日 週四 下午 6:57寫道： 

Dear Calton,  

  

Further to your submissions, grateful if you could advise the responsible party for the construction, 
maintenance, and management of the proposed additional passing bays and road lights along the proposed 
access road.  

  

Regards,  

William WONG 
ATP/N4, PlanD 
Tel: 2158 6164 

  

From: Chi Chung Heung <caltondespace@gmail.com>  
Sent: Tuesday, March 12, 2024 9:39 AM 

Appendix Ie of RNTPC
Paper No. A/NE-TKLN/68A
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1

William Shu Tai WONG/PLAND

 寄件者: Chi Chung Heung <
寄件日期: 2024年03月26日星期二 17:51
收件者: William Shu Tai WONG/PLAND
副本: info@leeleung.com; Greg Lam
主旨: Re: Town Planning Application No. A/NE-TKLN/68– Submission of Further Information 

(3)

類別: Internet Email

Dear William, 
 
As spoke with you this afternoon about the specifications of the proposed shop and services of the captioned 
planning application, please find our reply as follows: 
 
The convenience store will be proposed to support the local residents (i.e. Tsung Yuen Ha Tsuen) and visitors 
from the Heung Yuen Wai Boundary Control Point, subject to further review. 
 
 
 
Should there be any queries, please do not hesitate to contact Mr. Calton HEUNG at . Thank you. 
 
Best regards, 
Calton Heung 
 
DeSPACE (International) Limited 
 
 

Appendix If of RNTPC
Paper No. A/NE-TKLN/68A
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Previous S.16 Application

Approved Application

Application No. Uses/ Development Date of
Consideration

A/NE-TKLN/23
Proposed Temporary Place of Recreation, Sports or

Culture (Parent-Child Play Area), Eating Place, Shop and
Services for a Period of 5 Years

5.2.2021
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Similar S.16 Applications for Temporary Vehicle Park and Shop and Services
within/partly within the “Recreation” zone in the vicinity of the Application Site

in the Ta Kwu Ling North Area

Approved Application

Application No. Uses/ Development Date of
Consideration

A/NE-TKLN/33*1 Proposed Temporary Car Park (Private Cars and
Light Goods Vehicles) for a Period of 3 Years

24.4.2020

A/NE-TKLN/37
Proposed Temporary Public Vehicle Park (Excluding

Container Vehicle) for a Period of 3 Years
28.5.2021

A/NE-TKLN/39 Temporary Retail Shop, Canteen and Ancillary Office
for a Period of 3 Years

28.5.2021

A/NE-TKLN/40*2
Proposed Temporary Shop and Services

(Convenience Store) with Ancillary Site Office
for a Period of 3 Years

25.6.2021

A/NE-TKLN/53*1 Temporary Car Park (Private Cars and Light Goods
Vehicles) for a Period of 3 Years 23.6.2023

A/NE-TKLN/55 Proposed Temporary Shop and Services (Real Estate
Agency) with Ancillary Site Office for a Period of 3 Years 22.9.2023

A/NE-TKLN/57*2
Proposed Temporary Public Vehicle Park (Private Cars
Only) and Shop and Services (Convenience Store) for a

Period of 3 Years
22.9.2023



A/NE-TKLN/58
Proposed Temporary Public Vehicle Park (Private Cars
Only) and Shop and Services (Convenience Store) for a

Period of 3 Years
22.9.2023

A/NE-TKLN/67 Proposed Temporary Public Vehicle Park (Private Car
Only) for a Period of 3 Years 27.10.2023

A/NE-TKLN/70 Proposed Temporary Public Vehicle Park (Private Cars
Only) for a Period of 3 Years 27.10.2023

Remarks

*1: Application nos. A/NE-TKLN/33 & A/NE-TKLN/53 are at the same location.

*2: Application no. A/NE-TKLN/57 slightly involve in approved application no. A/NE-TKLN/40.
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Government Departments’ General Comments

1. Landscape

Comments of the Chief Town Planner/Urban Design and Landscape, Planning Department
(CTP/UD&L, PlanD):

� no objection to the application from landscape planning perspective;

� the Site is located in an area of rural inland plains landscape character comprising car parks,
vegetated areas and village houses. The proposed use is not incompatible with the planned
use in the proximity of the site; and

� the Site is partly vacant and partly covered by wild grass and self-seeded vegetation with
no sensitive landscape resources within the site. According to Schematic Layout Plan of the
Supplementary Planning Statement, some greenery areas within the site are proposed.
Significant adverse impact on the landscape character and existing landscape resources
within the site is not anticipated.

2. Traffic

Comments of the Chief Highway Engineer/New Territories East, Highways Department
(CHE/NTE, HyD);

� the proposed access arrangements and the Traffic Impact Assessments for the run-in/out at
Lin Ma Hang Road should be commented and approved by TD;

� the run-in/out should be designed and constructed in accordance with prevailing HyD
Standard Drawings to the satisfaction of HyD and TD; and

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

3. Drainage

Comments of the Chief Engineer/Mainland North, Drainage Services Department (CE/MN, DSD):

� no objection to the application from public drainage viewpoint; and

� should the application be approved, approval conditions should be imposed to request the
applicant to submit and implement a drainage proposal for the Site to ensure that it will not
cause adverse drainage impact to the adjacent area. The drainage facilities at the Site should
be properly maintained at all times during the planning approval period and rectify if they
are found inadequate/ineffective during operation.
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4. Nature Conservation

Comments of the Director of Agriculture, Fisheries and Conservation (DAFC):

� the Site is overgrown with grass, he has no comment on the subject application from nature
conservation perspective.

5. Fire Safety

Comments of the Director of Fire Services (D of FS):

� no in-principle objection to the proposal subject to fire service installations (FSIs) and water
supplies for firefighting being provided to the satisfaction of the D of FS.

6. Project Interface

Comments of the Project Manager (North), North Development Office, Civil Engineering and
Development Department (PM(N), CEDD):

� it is noted that the proposed Temporary Public Vehicle Park (Excluding Container Vehicle)
and Shop and Services on a 5-year basis (the subject development) is located within the
proposed New Territories North (NTN) New Town under the Planning and Engineering
(P&E) Study for NTN New Town and Man Kam To.  Please note that the P&E Study
already commenced on 29 Oct 2021 for completion in about 3 years. While the
implementation programme of NTN New Town will be formulated under the P&E Study,
the site formation works will likely commence soon after the completion of detailed design
in next stage.  Hence, please be reminded that subject to the land use planning in the P&E
Study, the subject development, if approved, may need to be vacated earlier for the site
formation works.

7. Other Departments

The following government departments have no comments on the applications:

(a) Commissioner for Police (C for P);

(b) Chief Engineer/Construction, Water Supplies Department (CE/C, WSD); and

(c) Chief Building Surveyor/New Territories West, Buildings Department (CBS/NTW, BD).
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Recommended Advisory Clauses

(a) to note the comments of the District Lands Officer/North, Lands Department (DLO/N, LandsD)
that:

(i) no consent is given for inclusion of GL for the proposed use. Any occupation of GL without
government’s prior approval is an offence. The applicant has to exclude the GL from the
Site. No agreement has been given to use the GL for vehicular access points. Direct grant
Short Term Tenancy (STT) to an individual/ adjoining lot owner has to obtain prior policy
support;

(ii) the proposed development will consist of five single-storey structures with total floor area
of about 400m2 for guard office, lavatories and retail uses (excluding FSI cabinet and E&M
facilities). The applicant should be reminded that the proposed ancillary facilities such as
FSI cabinet and E&M facilities, etc. are also accountable for built-over area for the Short
Term Wavier (STW) application; and

(iii) if the planning application is approved, the holder of STW No. 1653 will need to apply to
his office for modification of the STW conditions where appropriate. The application 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;

(b) to note the comments of the Chief Highway Engineer/New Territories East, Highways
Department (CHE/NTE, HyD) that the proposed run-in/run-out should be designed and
constructed in accordance with prevailing Highways Standard Drawings to the satisfaction of
HYDs and Transport Department.  Adequate drainage measures should be provided to prevent
surface water running from the Sites to the nearby public roads and drains;

(c) to note the comments of the Director of Environmental Protection (DEP) that the applicant should
follow relevant mitigation measures and requirements in the latest “Code of Practice on Handling
the Environmental Aspects of Temporary Uses and Open Storage Sites” issued by Environmental
Protection Department (EPD) to minimize any potential environmental nuisance;

(d) to note the comments of the Chief Engineer/Mainland North, Drainage Services Department
(CE/MN, DSD) that there is no public stormwater system in the vicinity of the Site. The applicant
should construct and maintain the proposed drainage works whether within or outside the lot
boundary by lot owner at their own expense. The Site is in an area where public sewage
connection is not available. EPD should be consulted regarding the sewage impact assessment
and sewage treatment/disposal facilities for the proposed development; and

(e) to note the comments of the Director of Fire Services (D of FS) that:

(i) in consideration of the design/nature of the proposal, fire service installations (FSIs) are
required.  The applicant is advised to submit relevant layout plans incorporated with the
proposed FSIs to FSD for approval.  In addition, the applicants should also be advised on
the following points:

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

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

(ii) the applicant is reminded that if the proposed structures are required to comply with the
Buildings Ordinance (BO) (Cap.123), detailed fire service requirements will be formulated
upon receipt of formal submission of general building plans;

(iii) if there is electric vehicle charging station involved, the applicants should make reference
to “Requirements for the Firemen’s Emergency Switch” issued by FSD;

(f) to note the comments of the Project Manager (North), North Development Office, Civil
Engineering and Development Department (PM(N), CEDD) that subject to the land use planning
in the Planning and Engineering Study for New Territories North New Town and Man Kam To,
the subject development, if approved, may need to be vacated earlier for the site formation works;

(g) to note the comments of the Commissioner of Police that comments from Road Management
Officer and Transport Department should be sought prior to the commencement of work;

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

(i) 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;

(ii) 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;

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

(iv) for UBW erected on leased land, enforcement action may be taken by the Buildings
Department to effect their removal in accordance with prevailing 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 application site under the BO;

(v) 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

(vi) detailed checking under the BO will be carried out at building plan submission stage;
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(i) to note the following comments of the Chief Engineer/Construction, Water Supplies Department
that:

(i) existing water mains inside the proposed site may be affected. The applicant is required to
either divert or protect the water mains found on site;

(ii) if diversion is required, existing water mains inside the proposed site areas are needed to be
diverted outside the proposed site to lie in Government land. A strip of land of minimum
1.5m in width should be provided for the diversion of existing water mains. The cost of
diversion of existing water mains upon request will have to be borne by the applicant; and
the applicant shall submit all the relevant proposal to WSD for consideration and agreement
before the works commence;

(iii) if diversion is not required, the following conditions shall apply:

- existing water mains are affected as indicated on the site plan and no development
which requires resiting of water mains will be allowed;

- details of site formation works shall be submitted to the Director of Water Supplies
for approval prior to commencement of works;

- no structures shall be built or materials stored within 1.5 metres from the centre
line(s) of water main(s) shown on the plan. Free access shall be made available at
all times for staff of the Director of Water Supplies or their contractor to carry out
construction, inspection, operation, maintenance and repair works;

- no trees or shrubs with penetrating roots may be planted within the Water Works
Reserve or in the vicinity of the water main(s) shown on the plan. No change of
existing site condition may be undertaken within the aforesaid area without the prior
agreement of the Director of Water Supplies. Rigid root barriers may be required
if the clear distance between the proposed tree and the pipe is 2.5m or less, and the
barrier must extend below the invert level of the pipe;

- no planting or obstruction of any kind except turfing shall be permitted within the
space of 1.5 metres around the cover of any valve or within a distance of 1 metre
from any hydrant outlet; and

- tree planting may be prohibited in the event that the Director of Water Supplies
considers that there is any likelihood of damage being caused to water mains.



Appendix VIa of RNTPC
Paper No. A/NE-TKLN/68A







Appendix VIb of RNTPC
Paper No. A/NE-TKLN/68B



2



3



4



5



6



7



8



9



10



11



12



13



14



15



16



17



18



19



20



21



22



Appendix VIc of RNTPC
Paper No. A/NE-TKLN/68A












	A_NE-TKLN_68 Appendix Ia_SI
	2023.09.04_1st SI_Revised Planning Statement
	1. 20230817 SUPPORTING PLANNING STATEMENT_cover page
	Slide 1

	Blank Page for S16 paper
	2. 20230817 LT Sites A S16_Planning Statement (Content & ES)
	3. 20230817 Aug 16 LT Site A S16_Planning Statement_AN (REC zone)
	4. 20230817 Figure 1 Location Plan
	5. 20230817 Figure 2 Application Site and OZP
	6. 20230823 Figure 3 Schematic Layout Plan
	Sheets and Views
	SK-01B


	7. 20230823 Figure 4 Schematic Elevation and Schematic Section
	Sheets and Views
	SK-02B



	A_NE-TKLN_68 Appendix Ib_SI2

	A_NE-TKLN_68 Appendix Ib_1st FI_20231218
	A_NE-TKLN_68 Appendix Ic_2nd FI 20240209
	Further Information (2) for A_NE-TKLN_68
	Further Information (2) for A_NE-TKLN_68_ss
	20240209 Cover Letter
	2. RtoC table for 15.1.2024
	20240209 Appendix (Flyer)
	Replacement pages - Form No. S.16-I_Feb 2022_Site A
	Replacement pages - Form No. S.16-I_Feb 2022_Site A P9
	Replacement pages - Form No. S.16-I_Feb 2022_Site A
	20240209 Appendix (Flyer)
	Planning Statement pages
	Replacement page - 5. 20240207 Figure 2 Application Site and OZP
	Revised Layout - REC Car Parking Site
	FIGURE 3_20240207_Drafted
	Sheets and Views
	FIGURE 3


	FIGURE 4_20240207_Drafted
	Sheets and Views
	FIGURE 4



	20240209 Appendix (Flyer)
	23113HK - Traffic Paper - Traffic Consideration - 2024.02.09
	ACFrOgCJ71hf81e82UzXGSElLigX4H0T2Eb_bM-7f1N1vthaQVNcwBm_PPSK3Ya9dJr5vEeIzZ1OVaIqkUL37y4enbMqoc4h0aNBqdmZw7Kk_gTUgBmRVMRPSEmjxY4Ohp8E6Q9XOYp6ymSuWkgY

	FIG 2 - PROPOSED PASSING BAYS 


	A_NE-TKLN_68 Appendix Id_3rd FI_20240312
	A_NE-TKLN_68 Appendix Ie_4th FI_20240322
	A_NE-TKLN_68 Appendix If_5th FI_20240326
	A_NE-TKLN_68 Appendix II_previous applications
	A_NE-TKLN_68 Appendix III_similar applications
	A_NE-TKLN_68 Appendix IV and V_v3
	A_NE-TKLN_68 Appendix IV and V_v3
	A_NE-TKLN_68 Appendix VIa_Public Comments (no comment)
	A_NE-TKLN_68_23 to 24
	A_NE-TKLN_68_25 to 26
	A_NE-TKLN_68_27
	A_NE-TKLN_68_23 to 24
	A_NE-TKLN_68_25 to 26
	A_NE-TKLN_68_27
	A_NE-TKLN_68_23 to 24
	A_NE-TKLN_68_25 to 26
	A_NE-TKLN_68_27

	A_NE-TKLN_68 Appendix VIb_Public Comments (support)
	A_NE-TKLN_68_23 to 24
	A_NE-TKLN_68_25 to 26
	A_NE-TKLN_68_27
	A_NE-TKLN_68_23 to 24
	A_NE-TKLN_68_25 to 26
	A_NE-TKLN_68_27
	A_NE-TKLN_68_23 to 24
	A_NE-TKLN_68_25 to 26
	A_NE-TKLN_68_27

	A_NE-TKLN_68 Appendix VIc_Public Comments (object)
	A_NE-TKLN_68_23 to 24
	A_NE-TKLN_68_25 to 26
	A_NE-TKLN_68_27
	A_NE-TKLN_68_23 to 24
	A_NE-TKLN_68_25 to 26
	A_NE-TKLN_68_27
	A_NE-TKLN_68_23 to 24
	A_NE-TKLN_68_25 to 26
	A_NE-TKLN_68_27




