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EXECUTIVE SUMMARY 

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

This Planning Statement is submitted to the Town Planning Board (“the Board”) in support of a Section 16 Application 

for Temporary Open Storage and Warehouse for Storage of Timber and Wooden Parts (“the Proposed Development”) 

for a Period of 3 Years at Lot 207 in D.D. 84, Ping Che, Ta Kwu Ling, N.T. (“the Application Site”). 

The Application Site is zoned “Agriculture” (“AGR”) under the Approved Ping Che and Ta Kwu Ling Outline Zoning Plan 

No. S/NE-TKL/14 (“the OZP”). As stipulated in the Notes of the OZP, the proposed uses of open storage and warehouse 

are neither Column 1 nor Column 2 uses. This subject application is therefore submitted to seek planning permission 

from the Board. 

The Application Site covers a total site area of about 1,649.1m2 directly accessed by Ping Ha Road or Kong Nga Po 

Road via an existing local track. The Proposed Development will comprise temporary structures of not more than 7m 

and non-domestic Gross Floor Area of about 450m2 including a warehouse and portable toilets. 1 parking space for 

privte cars and 1 loading and unloading bay for medium goods vehicles or heavy goods vehicles will be provided 

within the site. The operation hours of the Application Site are between 7:00am to 7:00pm from Mondays to Saturdays. 

There will be no operation on Sundays and public holidays. 

The suitability of the Subject Development has been fully demonstrated with justified planning criteria as follows: 

 Not contrary to the Town Planning Board Guideline No. 13F; 

 Compatible with the surrounding developments; 

 Site suitability for the Proposed Development; 

 Similar applications with planning permission given under the same OZP; 

 Proposed temporary use would not frustrate the long-term planning intention; and 

 No adverse landscape, traffic, environmental, drainage and sewerage impacts anticipated. 

On the basis of the above justifications, we sincerely wish that the Board can give favourable consideration to this 

application. 
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內容摘要 

(如內文與其英文版本有差異，則以英文版本為準) 

本規劃申請根據《城市規劃條例》第 16 條，懇請城市規劃委員會 (下稱「城規會」) 批准位於新界打鼓

嶺坪輋丈量約份第 84 約地段第 207 號，作臨時露天貯物及貨倉 (存放木材及木製品)，為期三年。 

申請地盤位於《 坪輋及打鼓嶺分區計劃大綱圖 S/NE-TKL/14》(下稱「大綱圖」) 上劃作「農業」地帶。

根據大綱圖對「農業」地帶的註釋，「露天貯物」及「貨倉」並不屬註釋中的第⼀欄或第二欄用途。申請

人遂向城規會遞交是次規劃申請。 

申請地盤面積約 1,649.1 平方米，可經現有車路直接通往坪輋路或缸瓦甫路。擬議發展涉嫌不多於 7 米

的臨時構築物，非住用樓面面積約 450 平方米，包括貨倉和廁所，並提供共 1 個私家車泊車位及 1 個中

型貨車或重型貨車上落客貨車位。擬議發展的營運時間為星期⼀⾄星期六上午 7 時⾄下午 7 時。星期日

及公衆假期不會運作。 

擬議發展有充分的理支持，包括以下規劃考量因素： 

 擬議發展的並不違反規劃指引編號 13 F； 

 擬議發展與周邊土地用途兼容； 

 地理位置適宜作擬議發展； 

 在同⼀大綱圖有同類已批准的規劃申請； 

 擬議發展屬臨時性質，不會影響⻑遠的規劃意向；及 

 擬議發展不會對附近地方構成不良的景觀、交通、環境、排水及排污影響。 

擬議發展符合所有的規劃考量因素，申請人懇請城規會委員給予考慮並批准是次規劃申請。 
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1. INTRODUCTION 

1.1 The Application  

1.1.1 We are commissioned by the Applicant to submit this planning application for Section 16 Application for 

Temporary Open Storage and Warehouse for Storage of Timber and Wooden Parts for a Period of 3 Years 

(“the Proposed Development”) at Lot 207 in D.D. 84, Ping Che, Ta Kwu Ling, N.T. (“the Application Site”). 

1.1.2 As stipulated in the Approved Ping Che and Ta Kwu Ling Outline Zoning Plan No. S/NE-TKL/14 (“the OZP”), 

the Application Site falls within “Agriculture” (“AGR”) zone. According to the Notes of the OZP, the proposed 

uses of open storage and warehouse are neither Column 1 nor Column 2 uses. This subject application is 

therefore submitted to seek planning permission from the Town Planning Board (“the TPB / Board”). 

1.2 Structure of the Planning Statement  

1.2.1 In support of the current planning application, this Planning Statement is divided into six chapters for the 

consideration of the Board members. 

1.2.2 Chapter 1 is the introduction above outlining the purpose of the application. Chapter 2 gives background 

details of the Application Site in terms of current site conditions and surrounding land-use characteristics. 

Chapter 3 provides an overview on the planning context of the Application Site. Chapter 4 discusses the 

development proposal and development considerations. Major justifications of the application are provided 

in Chapter 5 and Chapter 6 concludes this subject planning application. 
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2. THE APPLICATION SITE AND SURROUNDINGS 

2.1 Location and Existing Conditions 

2.1.1 Diagram 1 below shows the location of the Application Site, comprising a private lot (i.e. Lot 207 in D.D. 84). 

It is situated at Ping Che, Ta Kwun Ling, N.T., directly accessible via a local road branching off Ping Che Road 

towards Sha Tau Kok Road (Ma Mei Ha) or through Kong Nga Po Road towards Sheung Shui. 

 

Diagram 1 Location of the Application Site (Source: GeoInfo Map) 

 

2.1.2 The Application Site covers a total site area of about 1,649.1m2. It is currently hard paved and abutted by the 

fences of the adjoining lots to its north, its south and its southeast.  

2.1.3 With reference to the TPB Guideline for ‘Application for Open Storage and Port Back-up uses under Section 

16 of the Town Planning Ordinance (TPB PG No. 13F)’, the Application Site falls within a Category 2 Area 

which is deemed to be places “mostly without clear planning intention or fixed development programme; 

areas to be affected by major upcoming infrastructural projects; areas within or close to clusters of open 

storage, port back-up or other types of brownfield sites which are regarded as “existing uses” under the Town 

Planning Ordinance and/or subject of previous planning approvals.” 

2.2 Surrounding Land-use Characteristics 

2.2.1 The surrounding area of the Application Site is generally rural in nature. It is sitting in an intermix of open 

storage yards and temporary structures of mostly warehouse and workshop uses. These temporary uses 

extend along the existing local track towards both ends (i.e. Kong Nga Po Road or Ping Che Road).  

LEGEND: 

Application Site 
(For identification only) 
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2.2.2 The site is bounded by warehouse/storage uses to the north, south and southeast.  

 

Diagram 2 Surrounding Site Conditions 

 

2.2.3 The Application Site is abutted by an existing local track to the northwest. To the further northwest of the site, 

across the existing local track, are some agricultural activities in operation. Yet, these sites with agricultural 

activities share different site contexts with the Application Site. Under the TPB PG No. 13F, the Application 

Site falls within Category 2 area, which is “mostly without clear planning intention or fixed development 

programme; … areas within or close to clusters of open storage, port back-up or other types of brownfield 

sites which are regarded as “existing uses” under the Town Planning Ordinance and/or subject of previous 

planning approvals”. Whereas the active agricultural activities fall within Category 3 areas.  

 

APPLICATION SITE 
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3. PLANNING CONTEXT 

3.1 Statutory Planning Context 

3.1.1 The Application Site is zoned “AGR” on the Approved Ping Che and Ta Kwu Ling OZP No. S/NE-TKL/14. The 

planning intention of this zone is primarily to retain and safeguard good quality agricultural land/farm/fish 

ponds for agricultural purposes. It is also intended to retain fallow arable land with good potential for 

rehabilitation for cultivation and other agricultural purposes. 

3.1.2 Furthermore, the site falls within Category 2 area under the TPB PG No. 13F, that is areas “mostly without 

clear planning intention or fixed development programme; areas to be affected by major upcoming 

infrastructural projects; areas within or close to clusters of open storage, port back-up or other types of 

brownfield sites which are regarded as “existing uses” under the Town Planning Ordinance and/or subject of 

previous planning approvals.”  

3.2 Planning History of the Application Site 

3.2.1 There is no previous planning application at the Application site.  

3.3 Similar Approved Applications under the Same OZP 

3.3.1 Between the years of 2010 and 2021, there are 26 approved planning applications for open storage within 

“AGR” under the same OZP, as listed in Table 1 below. Amongst the 26 similar applications, 9 of which are 

renewal of existing open storage. The applied open storages mainly include items for building materials, 

construction equipment and machineries etc. 

Table 1 Similar Applications with Planning Permission 

 

No. Application 
No. 

Applied Use TPB Decision Date 
(Approved with Conditions 

on a temporary basis) 

1. A/NE-TKL/334 Renewal of Planning Approval for Temporary Open Storage of 
Building Materials for a Period of 3 Years 

05/03/2010  

2. A/NE-TKL/342 Temporary Open Storage of Construction Equipment for a Period of 
3 Years 

10/09/2010 

3. A/NE-TKL/345 Temporary Furniture Repair Workshop, Covered and Open Storage 
of Metal and Steel Materials, Machine Accessories, Machinery and 
Equipment for Electronic Components with Ancillary Office, 
Electricity Transformer Room and Lavatory for a Period of 3 Years 

01/04/2011 

4. A/NE-TKL/376 Proposed Temporary Vehicle Repair Workshop for Lorry and 
Container Vehicle, Furniture Repair Workshop, Open Storage of 
Metal and Steel Materials, Machine Accessories, Machinery and 
Equipment for Electronic Components with Ancillary Office, 
Electricity Transformer Station and Lavatory for a Period of 3 Years 

18/11/2011 

5. A/NE-TKL/377 Renewal of Planning Approval for Temporary Open Storage of 
Construction Materials under Application No. A/NE-TKL/311 for a 
Period of 3 Years until 9.12.2014 

06/12/2011 

6. A/NE-TKL/388 Temporary Open Storage of Metals and Tools and Containers (for 
Office and Storage of Tools) for a Period of 3 Years 

07/09/2012 

7. A/NE-TKL/390 Temporary Open Storage and Storage of Goods (Aerial Working 
Platform and Elevating Platform) for a Period of 3 Years 

21/09/2012 
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No. Application 
No. 

Applied Use TPB Decision Date 
(Approved with Conditions 

on a temporary basis) 

8. A/NE-TKL/443 Temporary Open Storage of Construction Equipment for a Period of 
3 Years 

27/09/2013 

9. A/NE-TKL/454 Proposed Temporary Open Storage of Construction Materials and 
Equipment with Ancillary Storage of Construction Equipment and 
Tools and Site Office for a Period of 3 Years 

22/11/2013 

10. A/NE-TKL/460 Temporary Open Storage of Construction Materials for a Period of 3 
Years 

13/12/2013 

11. A/NE-TKL/490 Renewal of Planning Approval for Temporary Open Storage of 
Construction Materials for a Period of 3 Years 

28/11/2014 

12. A/NE-TKL/515 Renewal of Planning Permission for Temporary "Open Storage of 
Metals and Tools and Containers (for Office and Storage of Tools)" 
for a Period of 3 Years 

21/08/2015 

13. A/NE-TKL/539 Proposed Temporary Open Storage (Construction Material) for a 
Period of 3 Years 

28/10/2016 

14. A/NE-TKL/553 Temporary Open Storage of Construction Equipment and Materials 
for a Period of 3 Years 

14/10/2016 

15. A/NE-TKL/555 
  

Temporary Open Storage of Construction Materials, Equipment and 
Machineries with Ancillary Storage of Construction Equipment, 
Machineries, Tools and Site Office for a Period of 3 Years 

25/08/2017 

16. A/NE-TKL/564 Proposed Temporary Open Storage of Waste Paper, Waste Plastics 
and Waste Metal Cans for Recycling and Workshop for Recycling 
for a Period of 3 Years 

04/05/2018 

17. A/NE-TKL/567 Proposed Temporary Curtain Wall Testing Centre, Ancillary Office 
and Open Storage of Materials for a Period of 3 Years 

10/11/2017 

18. A/NE-TKL/585 Temporary Open Storage of Construction Materials for a Period of 3 
Years 

03/08/2018 

19. A/NE-TKL/595 Renewal of Planning Approval for Temporary "Open Storage of 
Metals and Tools and Containers (for Office and Storage of Tools)" 
for a Period of 3 Years 

06/07/2018 

20. A/NE-TKL/621 Proposed Temporary Open Storage of Construction Materials for a 
Period of 3 Years 

18/09/2020 

21. A/NE-TKL/622 Renewal of Planning Approval for Temporary Open Storage of 
Construction Equipment and Materials for a Period of 3 Years 

06/09/2019 

22. A/NE-TKL/642 Renewal of Planning Approval for Temporary Open Storage of 
Construction Materials, Equipment and Machineries with Ancillary 
Storage of Construction Equipment, Machineries, Tools and Site 
Office for a Period of 3 Years 

15/09/2020 

23. A/NE-TKL/655 Proposed Temporary Warehouse and Open Storage of Construction 
Materials for a Period of 3 Years 

28/05/2021 

24. A/NE-TKL/671 
  

Temporary Open Storage of Waste Paper, Waste Plastics and Waste 
Metal Cans for Recycling and Workshop for Recycling for a Period 
of 3 Years 

09/07/2021 

25. A/NE-TKL/672 Renewal of Planning Approval for Temporary Open Storage of 
Metals and Tools and Containers (for Office and Storage of Tools) 
for a Period of 3 Years 

09/07/2021 

26. A/NE-TKL/674 Renewal of Planning Approval for Temporary Open Storage of 
Construction Materials for a Period of 3 Years 

23/07/2021 
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4. THE DEVELOPMENT PROPOSAL 

4.1 Layout Plan 

4.1.1 As shown in Figures 1– Layout Plan, the Proposed Development comprises the open storage portion 

(about 50% of the site area) and the warehouse portion with provision of portable toilets. 1 parking space for 

private cars and 1 loading/unloading bay for Medium Goods Vehicles (“MGV”) or Heavy Goods Vehicles 

(“HGV”) will be provided for operational needs. The key development parameters are tabulated in Table 2 

below. 

Table 2   Key Development Parameters 

Proposed Development 

Site Area About 1,649m2 

Total Gross Floor Area (GFA) 
Warehouse 

Portable Toilet 

About 452m2 

About 450m2 
About 2m2 

Building Height Not more than 7m (1-2 storeys) 

Site Coverage About 27% 

No. of Temporary Structures 2 

No. of Parking Spaces 
Private Car (5.0 x 2.5m) 

 
1 

No. of Loading/unloading Spaces 
MGV/HGV (11.0 x 3.5m) 

 
1 

4.1.2 The overall height of the proposed temporary structures is proposed to be less than 7m such that they will 

blend in with the existing environment.  

4.2 Operational Arrangement  

4.2.1 The Proposed Development will operate from 7:00am to 7:00pm from Mondays to Saturdays, there will be no 

operation on Sundays and public holidays). In general, it is solely for storage of timber and wooden parts (e.g. 

wooden doors), clean and quiet in nature. There will be no workshop-related activity within the Application 

Site at all times. 

4.2.2 There will be not more than 5 working staffs on-site. Considering the business nature and operational needs, 

only 2 daily round trips to the Application Site is expected. 

4.3 Landscape Consideration 

4.3.1 There are no existing trees within the boundary of the Application Site. Two planting areas for 4 nos. of new 

trees are placed within the site as shown in Figure 2.  

4.4 Drainage Consideration 

4.4.1 As-built drainage facilities within the Application Site are shown in Figure 3. Subject to the satisfaction of 

Drainage Services Department, the existing drainage facilities will be maintained in-situ. 
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4.5 Sewerage Consideration 

4.5.1 A temporary portable toilet will be provided within the site. Proper collection and disposal of effluent generated, 

and maintenance of hygienic condition of the portable toilet would be arranged on a regular basis by the 

Applicant. 

4.6 Traffic Consideration 

4.6.1 The application site can be accessed by either Ping Che Road or Kong Nga Po Road via an existing local 

access.  

4.6.2 Drawing on Applicant’s experience, there will be not more than 2 round trips per day and their staff will be 

taking the company vehicle to/from the site. Given the nature of the proposed development to be storage only, 

there will be no visitors to the Application Site. In any case, all vehicles heading to the site will contact 

the on-site staff to make prior arrangement on parking and/or loading/unloading spaces so as to 

ensure no queuing of vehicles outside the site.  

4.6.3 To meet operational needs, 1 parking space for private car and 1 loading/unloading space for MGV/HGV are 

provided within the site. Under the current layout - Figure 1, there is an existing access gate setback from the 

local track to allow vehicular accessibility. As demonstrated in Figure 4, sufficient manoeuvring space is 

allowed within the site. 
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5. PLANNING JUSTIFICATIONS 

5.1 Not Contrary to the TPB Guideline No. 13F 

5.1.1 The subject application is intended for open storage use about 50% of the site area. According to the 

Guidelines for Application for Open Storage and Port Backup Uses (TPB PG-No. 13F), which gives an 

overview of the appropriate sites for open storage, port back-up and rural industrial uses, the application site 

falls within the Category 2 area. Approval on a temporary basis might be given, provided that no adverse 

impact is to be posed to the vicinity.  

5.1.2 In any case, the Applicant will comply with the “Code of Practice on Handling Environmental Aspects of Open 

Storage and Temporary Uses”; and departmental concerns, if any, can be addressed through the 

implementation of the approval conditions. 

5.2 Compatible with the Surrounding Developments 

5.2.1 The adjacent land uses of the Application Site are rural in nature, predominantly mixed with open storage 

yards, temporary structures of warehouses/industrial use, active/inactive agricultural land and vacant/unused 

land. Given the Application Site sitting within the clusters of the said uses, the Proposed Development is 

considered compatible with the surrounding land uses. 

5.2.2 In terms of development scale and building height, under the current layout, the temporary structures of not 

more than 7m is not incompatible with the surroundings. 

5.3 Site Suitability for the Proposed Use 

5.3.1 In recognition of the land demand for open storage, including a “reception area” for the affected open storage 

operations making way for the Kwu Tung North and Fanling North New Development Areas, the TPB 

designated “Open Storage”, “Other Specified Uses” annotated “Port Back-up Uses” and “Industrial (Group D)” 

zones in appropriate areas on statutory plans over the years. These areas include Ping Che and Ta Kwu Ling 

area1. Echoing that, as illustrate in the TPB PG No. 13F, the Application Site falls within the Category 2 area. 

5.3.2 In terms of site accessibility, there is an existing local track abutting the Application Site, providing a direct 

vehicular access to/from the Site, conveniently connecting between Ping Che Road and Kong Nga Po Road.  

5.4 Similar Applications within the Same “AGR” Zone under the Same OZP 

5.4.1 There are similar applications for temporary open storage within the "AGR" zone under the same OZP which    

had been granted planning permission on a temporary basis.  

5.4.2 As mentioned in Section 3.3, there are 26 approved planning applications for open storage within “AGR” 

under the same OZP, 9 of which are renewal of existing open storage. The applied open storages mainly 

include items for building materials, construction equipment and machineries etc. From that, it appears that 

the approvals demonstrate the Boards’ in-principle acceptability of the applied use. More importantly, its 

approval will not be setting an undesirable precedent. 

 
1 DevB, Jan 2017 – “Legislative Council Panel on Development – Overview of Land Supply”  

[:https://www.legco.gov.hk/yr16-17/english/panels/dev/papers/dev20170124cb1-461-1-e.pdf] 
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5.5 Proposed Temporary Uses Would Not Frustrate the Long-Term Planning Intention 

5.5.1 The Proposed Development is proposed temporary use. Such temporary structures can be assembled and 

remove over short period of time. Thus the development will not adversely affect the permanent visual quality 

of the adjacent developments but on the other hand, it could meet the local needs for proposed uses.  

5.5.2 Currently, there is no known development programme for the subject “AGR” zone. It is considered that approval 

of this subject application on a temporary basis of 3 years will not frustrate the long-term planning intention 

of the subject "AGR" zone. 

5.6 No Adverse Landscape, Traffic, Environmental, Drainage and Sewerage Impacts Anticipated 

Traffic 

5.6.1 Given the business nature (i.e. storage for timber and wooden parts), the estimated trip generation is expected 

to be about 2 daily round trips, which its potential traffic impact shall be deemed negligible. Adverse traffic 

impact is not anticipated.  

Landscape/Visual 

5.6.2 As the structure will be of temporary steel structure, the proposed development can be assembled and remove 

in a relatively short period of time. Thus, the development will not adversely affect the permanent view and 

visual quality of the adjacent buildings but on the other hand, it would coincide with the existing ambience 

and business around the area. 

Environmental 

5.6.3 Considering the nature and scale of the Proposed Development, no adverse environmental impacts, e.g. noise, 

air quality nor dust nuisance, will be resulted. Furthermore, no residential development identified within 200m 

from the Application Site. 

5.6.4 As-built drainage facilities are available on-site. Stormwater from the Application Site would be collected via 

the as-built surface U-channel and discharged to the existing catchpit along the local track. 

5.6.5 Proper collection and disposal of effluent generated, and maintenance of hygienic condition of the portable 

toilet would be arranged on a regular basis by the Applicant. No significant drainage and sewerage impacts 

will be resulted. 
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6. CONCLUSION  

6.1.1 This Planning Statement is submitted to the Town Planning Board in support of the Proposed Temporary Open 

Storage and Warehouse for Storage of Timber and Wooden Parts for a Period of 3 Years at Lot 207 in D.D. 

84, Ta Kwu Ling, N.T.  

6.1.2 As detailed in the previous chapters, the Subject Development is well justified on the grounds that: 

 Not contrary to the Town Planning Board Guideline No. 13F; 

 Compatible with the surrounding developments; 

 Site suitability for the Proposed Development; 

 Similar applications with planning permission given under the same OZP; 

 Proposed temporary use would not frustrate the long-term planning intention; and 

 No adverse landscape, traffic, environmental, drainage and sewerage impacts anticipated. 

6.1.3 In view of the above and the detailed planning justifications in this Planning Statement, we respectfully request 

the Board Members to give favourable consideration for this planning application. 

 

January 2022 

PlanPlus Consultancy Limited 
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