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Executive Summary 

 

1. The application site (the Site) is on Lot No. 2159 (Part) in D.D. 76 and adjoining Government 

Land, Wang Leng, Ping Che, New Territories. 

2. The site area is about 664.4 m2, including Government Land of about 527.6 m2. 

3. The Site falls within an area zoned “Open Storage” (“OS”) on the Approved Ping Che and Ta 

Kwu Ling Outline Zoning Plan (OZP) No. S/NE-TKL/14. 

4. The application is for renewal of planning approval for ‘Proposed Temporary Container Vehicle 

Repair Yard’ for a period of 3 years.  According to the Notes of the OZP, ‘Container Vehicle 

Repair Yard’ is a Column 2 use within the “OS” zone on the OZP requiring planning permission 

from the Town Planning Board (the Board), which may be permitted with or without conditions. 

5. A total of 3 temporary structures are provided for storerooms and open shed uses.  The gross 

floor area is about 394.1 m2. 

6. A total of 4 nos. of container vehicle repair space are provided at the Site. 

7. Operation hours are from 7 a.m. to 7 p.m. from Mondays to Saturdays.  No operation on 

Sundays and public holidays. 

8. The Site is the subject 7 approved applications for similar uses, of which all approval conditions 

were satisfactorily complied with by the applicant. 

9. Compared with the last approval, the applied use, development parameters and layout of the 

current renewal application remain unchanged. 

 

 

行政摘要 

 

1. 申請地點位於新界坪輋橫嶺丈量約份第 76約地段第 2159號（部分）和毗鄰政府土地。 

2. 申請地點的面積約 664.4平方米，包括約 527.6平方米的政府土地。 

3. 申請地點在《坪輋及打鼓嶺分區計劃大綱核准圖編號 S/NE-TKL/14》上劃為「露天貯物」

地帶。 

4. 規劃許可續期的申請用途為「擬議臨時貨櫃車修理場」，為期 3 年。根據有關分區計劃大

綱圖的《注釋》，「貨櫃車修理場」在大綱圖上的「露天貯物」地帶內屬於第二欄用途，

須向城市規劃委員會申請，可能在有附帶條件或無附帶條件下獲准。 

5. 申請地點提供 3個臨時構築物作儲物室及開放棚架用途，總樓面面積約 394.1平方米。 

6. 申請地點提供 4個貨櫃車修理空間。 

7. 營運時間為星期一至六上午 7時至下午 7時，星期日及公眾假期休息。 

8. 申請地點曾獲城市規劃委員會批給 7次規劃許可於申請地點作同類用途，申請人亦已完全

履行所有規劃許可附帶條件。 

9. 對比先前獲批的規劃許可，是次續期申請的用途、發展規模及佈局並無改變。 
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Planning Statement 

 

 

Introduction 

 

1. This Planning Statement is submitted to the Town Planning Board (“the Board”/“the TPB”) 

on behalf of Kam Hing Realty Resources Limited (“the Applicant”) in support of the planning 

application for the renewal of planning approval for ‘Proposed Temporary Container Vehicle 

Repair Yard’ for a period of 3 years (“the Development”) at Lot No. 2159 (Part) in D.D. 76, 

Wang Leng, Ping Che, New Territories (“the Site”) under Section 16 of the Town Planning 

Ordinance. 

 

 

Application Site (Plans 1 and 2) 

 

2. The Site comprises Lot No. 2159 (Part) in D.D. 76, Wang Leng, Ping Che, New Territories.  

It is accessible from Ping Che Road via a local access leading to the Site. 

 

3. The site area is about 664.4 m2, including Government Land of about 527.6 m2. 

 

4. The Site is the subject of a previous application No. A/NE-TKL/662 for the same applied use, 

submitted by the same applicant and approved by the Rural and New Town Planning 

Committee (“the Committee”) in 2021 for a period of 3 years, of which all approval 

conditions were satisfactorily complied with by the Applicant.  Compared with the previous 

approval, the applied use, development parameters and layout of the current application 

remain unchanged. 

 

 

Planning Context 

 

5. The Site falls within an area zoned “Open Storage” (“OS”) on the Approved Ping Che and Ta 

Kwu Ling Outline Zoning Plan (the “OZP”) No. S/NE-TKL/14. 

 

6. The planning intention of the “OS” zone is primarily for the provision of land for appropriate 

open storage uses and to regularise the already haphazard proliferation of open storage uses.  

It provides for the orderly development of land for open storage uses that cannot be 

accommodated in conventional godown premises. 

 

7. The applied use is a Column 2 use within the “OS” zone on the OZP which may be permitted 

with or without conditions by the Board. 

 

8. Provided that the Development is temporary in nature, renewal of planning approval on a 

temporary basis for a period of 3 years would not frustrate the long-term planning intention of 

the “OS” zone. 

 

 

 



Appendix I 

2/5 
W:\P10105 Wan Kwok Kang尹國根-中港汽車服務有限公司\TKLXXX_s16 renewal_March 2024 (applying)\P10105 Planning Statement.doc 

TPB Planning Guidelines 

 

9. The TPB Guidelines for ‘Renewal of Planning Approval and Extension of Time for 

Compliance with Planning Conditions for Temporary Use or Development’ (TPB PG-No. 

34D) and ‘Application for Open Storage and Port Back-up Uses under Section 16 of the 

Town Planning Ordinance’ (TPB PG-No. 13G) are relevant to the application. 

 

10. The application is in line with TPB PG-No. 34D in that there has been no material change in 

planning circumstances since the granting of the previous approval under application; all 

approval conditions of the previous approval were satisfactorily complied with; and the time 

period sought does not exceed the duration of the previous approval. 

 

11. With reference to TPB PG-No. 13G, ‘Container Vehicle Repair Yard’ use is defined as a port 

back-up use.  The Site falls within Category 1 area which is considered suitable for open 

storage and port back-up uses.  Favourable consideration will normally be given to 

applications within these areas. 

 

 

Development Parameters (Plans 3 and 4) 

 

12. The following table summarises the details of the structures on site: 

 

No. Use 
Floor Area 

(ab.) (m2) 

Covered Area 

(ab.) (m2) 

Height 

(ab.) (m) 

No. of 

Storeys 

1 Repair Workshop Open Shed 274.1* 334.1 6 1 

1a Container-converted storerooms 30/storey covered by 

structure 1 
5 2 

1b Container-converted storerooms 30/storey 

Total 394.1 334.1 

 
 

Plot Ratio Site Coverage 

0.59 50.3% 

* the overlapped area (120 m2) of structures 1a & 1b is excluded from structure 1 

 

13. Operation hours are from 7 a.m. to 7 p.m. from Mondays to Saturdays.  No operation on 

Sundays and public holidays. 

 

14. A total of 4 nos. of container vehicle repair space are provided at the Site.  All vehicle repair 

activities will be carried out beneath the open shed, which allows 4 container vehicles to be 

repaired at the same time. 

 

 

Previous Applications 

 

15. The Site, in part or in whole, is the subject of 7 previous applications approved by the 

Committee for various vehicle repairing workshop and warehouse uses submitted by the same 

applicant: 
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Application No. Applied Use 
Date of 

Approval 

A/NE-TKL/91 Heavy Vehicle Repair Workshop 11.9.1998 

A/NE-TKL/133 Heavy Vehicle Repair Workshop 

for a Temporary Period of 3 Years 

17.12.1999 

A/NE-TKL/165 Temporary Heavy Vehicle Repair Workshop 

for a Period of 3 Years 

3.8.2001 

A/NE-TKL/321 Warehouse and Container Vehicle Repair Yard 21.8.2009 

A/NE-TKL/387 Renewal of Planning Approval for Temporary 

Warehouse and Container Vehicle Repair Yard 

for a Period of 3 Years 

10.8.2012 

A/NE-TKL/584 Temporary Container Vehicle Repair Yard 

for a Period of 3 Years 

18.5.2018 

A/NE-TKL/662 Renewal of Planning Approval for Temporary 

Container Vehicle Repair Yard for a Period of 3 Years 

14.5.2021 

 

16. The previous applications were approved mainly on considerations that the development was 

in line with the planning intention of “OS” zone; complied with the then TPB PG-No. 13E/F; 

not incompatible with the surrounding land uses; previous approvals were granted; no adverse 

comments from relevant departments; and approval conditions were complied with. 

 

17. Given that the planning context of the adjacent areas has not been significantly altered, it is 

considered that the planning circumstances of the current application are relevant to the 

previous applications. 

 

18. The previous approval no. A/NE-TKL/662 for the same applied use submitted by the same 

applicant was approved by the Committee on 14.5.2021.  Compared with the previous 

approval, the applied use, development parameters and layout of the current application 

remain unchanged. 

 

 

Similar Applications 

 

19. There are 4 applications of similar uses approved by the Committee straddling the “OS” zone 

on the OZP: 

 

Application No. Applied Use 
Date of 

Approval 

A/NE-TKL/376 

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 
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A/NE-TKL/481 

Temporary Vehicle Repair Workshop for Lorry, Coach 

and Container Vehicle with Ancillary Office & Electricity 

Transformer Station for a Period of 3 Years 

17.10.2014 

A/NE-TKL/602 

Temporary Vehicle Repair Workshop for Lorry, Coach 

and Container Vehicle with Ancillary Office & Electricity 

Transformer Station for a Period of 3 Years 

19.10.2018 

A/NE-TKL/684 

Renewal of Planning Approval for Temporary Vehicle 

Repair Workshop for Lorry, Coach and Container 

Vehicle with Ancillary Office & Electricity Transformer 

Station for a Period of 3 Years 

24.9.2021 

 

20. The similar applications were approved by the Committee between 2011 and 2021 on 

considerations that they generally in line with the planning intention of “OS” zone; complied 

with the then TPB PG-No. 13E/F; compatible with the surrounding areas; subject of previous 

planning approvals; and the applicant complied with all approval conditions. 

 

21. Given that the planning context of the adjacent areas has not been significantly altered, it is 

considered that the planning circumstances of the application are relevant to the similar 

approved applications. 

 

 

No Adverse Impacts to the Surroundings 

 

Visual and Landscape 

 

22. The Development involves the erection of temporary structures.  The Site falls within the 

“OS” zone and the applied use is considered compatible with surrounding land uses which are 

mainly open storages, workshops and warehouses.  As such, adverse visual and landscape 

impacts to the surrounding areas should not be anticipated. 

 

23. Existing trees and landscape planting will continue to be maintained at all times (Plan 5). 

 

Environment 

 

24. The Applicant undertakes to follow the measures as set out in the ‘Code of Practice on 

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

the Environmental Protection Department in order to minimise any possible environmental 

nuisances, and to comply with all environmental protection/pollution control ordinances. 

 

25. No operation during nighttime, Sundays and public holidays are allowed within the Site.  

Potential adverse noise impacts to the surrounding areas are not anticipated under the 

restriction on operation hours. 
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Drainage 

 

26. The drainage works (Plan 6) were completed to the satisfaction of the Chief Engineer/ 

Mainland North, Drainage Services Department (CE/MN, DSD) on 20.12.2018 under 

previous application no. A/NE-TKL/584 (Annex 1a). 

 

27. The existing drainage facilities have been maintained in good conditions throughout the 

approval period of previous application nos. A/NE-TKL/584 & 662.  The latest condition 

record of the existing drainage facilities on site was accepted by CE/MN, DSD on 23.8.2022 

(Annex 1b). 

 

28. As mentioned in Sections 4 & 18 above, the applied use, development parameters and layout 

of the current application remain unchanged when compared with the previous application no. 

A/NE-TKL/662. 

 

Fire Safety 

 

29. The fire service installations (FSI) proposal (Plan 7) was accepted by the Director of Fire 

Services (D of FS) under previous application no. A/NE-TKL/662. The subsequent FSI 

implementation was accepted by D of FS on 22.3.2022 (Annex 2). 

 

30. The Applicant has requested relevant contractors for FSI inspection on site.  Valid FS251 

certificates will be submitted for the perusal of D of FS upon completion of the proper 

inspection. 

 

31. As mentioned in Sections 4 & 18 above, the applied use, development parameters and layout 

of the current application remain unchanged when compared with the previous application no. 

A/NE-TKL/662. 

 

Traffic 

 

32. The southern periphery of the Site adjoins the adjacent workshop owned by the Applicant. 

 

33. 4 nos. of container vehicle repair space are provided at the Site.  All vehicle repair activities 

will be carried out beneath the open shed, which allows 4 container vehicles to be repaired at 

the same time. 

 

34. The trip attraction and generation rates are approximately 1 to 2 trips per week.  The 

Development operates on an appointment basis, and it has not caused adverse traffic impacts 

to the adjacent areas and road network throughout the previous approval period. 

 

 

- End - 
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Further Information for Planning Application No. A/NE-TKL/751 

Response-to-Comment 

 

Comments from Lands Department received on 12.4.2024 

Contact person: Mr. M. F. LAI (Tel.: 2675 1745) 

I. Comments  Responses 

1. There are unauthorised structures on the 

private lot.  The lot owner should 

immediately rectify/regularise the lease 

breaches and this office reserves the rights 

to take necessary lease enforcement action 

against the breaches without further notice. 

 Noted.  The Applicant will rectify the irregularity 

by submitting a Short Term Waiver (STW) 

application to the Lands Department (LandsD) as 

soon as possible upon receiving relevant planning 

approval from the Board. 

2. Part of the application site is Government 

Land (GL) which has been occupied with 

unauthorised structures without permission. 

 Noted.  The Applicant will rectify the irregularity 

by submitting a Short Term Tenancy (STT) 

application to the LandsD as soon as possible upon 

receiving relevant planning approval from the Board. 

3. There are unauthorised structures within 

majority of the said private lot area, which 

is not covered by the subject planning 

application.  The low owner should 

immediately rectify/regularise the lease 

breaches and this office reserves the rights 

to take necessary lease enforcement action 

against the breaches without further notice. 

 The said portion of the private lot adjoining the Site 

is currently used as a warehouse (excluding 

dangerous goods).  According to the Notes of the 

Outline Zoning Plan (OZP), ‘Warehouse (excluding 

Dangerous Goods Godown)’ is a Column 1 use 

within the “Open Storage” (“OS”) zone, which is 

always permitted and does not require planning 

approval from the Board.  As such, it is not required 

to cover the said portion of the private lot in a 

planning application. 

 

Meanwhile, the Applicant has noted that the lease 

breaches should be rectified/regularised as soon as 

possible.  As such, STW Application will be 

submitted to the LandsD upon receiving relevant 

planning approval from the Board. 
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4. The GL adjoining the private lot has been 

fenced off and occupied with unauthorised 

structures without permission.  The GL 

occupied is not included in the application.  

Please clarify the extent of the application 

site with the applicant. 

 The GL adjoining the private lot is currently used as 

a warehouse (excluding dangerous goods).  

According to the Notes of the OZP, ‘Warehouse 

(excluding Dangerous Goods Godown)’ is a 

Column 1 use within the “OS” zone, which is always 

permitted and does not require planning approval 

from the Board.  As such, it is not required to 

include the said portion of GL in a planning 

application. 

 

Meanwhile, the Applicant has noted that the GL 

adjoining the private lot is being used without 

permission and such irregularity should be 

rectified/regularised as soon as possible.  As such, 

STT application will be submitted to LandsD upon 

receiving relevant planning approval from the Board. 

 

 

- END - 
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Further Information (2) for Planning Application No. A/NE-TKL/751 

Response-to-Comment 

 

Comments from Lands Department received on 16.4.2024 

Contact person: Mr. Ken HO (Tel.: 2675 1777) / Mr. Stephen LI (Tel.: 2675 1546) 

I. Comments  Responses 

1. Items 3 & 4 of the applicant's R-t-c dated 

15.4.2024 claimed that "the authorised 

structures within majority of the application lot 

and the adjoining GL are currently used as a 

warehouse (excluding dangerous goods). 

 

According to the Notes of the OZP, 

‘Warehouse (excluding Dangerous Goods 

Godown)’ is a Column 1 use within the “OS” 

zone, which is always permitted and does not 

require planning approval from the Board" 

which appears for PlanD's attention instead of 

LandsD. 

 The statement serves to clarify the extent of the 

application site as per the request in item 5 of 

LandsD’s comments “the following irregularities not 

covered by the subject planning application have 

been detected by this office... please clarity the extent 

of the application site” dated 12.4.2024. 

 

The existing developments within LandsD’s 

concerned area outside the application site (see 

Plan 8) are Column 1 uses within the “OS” zone, 

which are always permitted and do not require 

planning approval from the Board.  As such, the 

said irregularities detected by LandsD outside the 

application site were therefore not covered by the 

subject application.  Please refer to site photos 

enclosed in Appendix I. 

 

Concerning the STW/STT requirement of the Site 

and its adjoining land parcel, the Applicant 

submitted an STW/STT application to DLO/N on 

21.8.2018.  The Applicant thought that all required 

documents, including the layout plan and 

development parameters, had been already included 

in the planning application approved on 1.6.2018.  

Hence, the Applicant did not aware that he was 

required to submit further information to DLO/N. 

 

Besides, the clerical staff who oversaw the 

administrative matter had left the Applicant’s 

company in 2021.  Due to the miscommunication 

during the handover, the Applicant did not realise or 

might have missed some important information, 

including the STW/STT application.  Given its 

logistic nature, the Applicant’s business had gone 

through several difficult moments from 2020 to 2023 
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due to the prolonged pause for cross-border logistics 

traffic.  The logistic business was eventually shut 

down in 2022 whilst the warehouse and vehicle 

repair yard businesses are still struggling to survive. 

 

The Applicant reaffirms to undertake that he will 

submit STW and STT applications for the entire land 

parcel to DLO/N upon receiving relevant approval 

for the subject application. 

2. Site inspection conducted by staff of this office 

on 5.4.2024 revealed that the application lot 

and the adjoining GL are seem being used for 

the uses under the application instead of 

warehouse use.  Please clarify the correctness 

of the applicant’s responses before we could 

provide our comment on the F.I. 

 The existing developments outside the application 

site (see Plan 8) currently comprise a warehouse, a 

site office, a vehicle repair workshop and open 

storage of vehicle parts, which are Column 1 uses 

within the “OS” zone i.e. always permitted uses.  

No container vehicle repairing operations are carried 

out outside the application site. 

 

Please refer to site photos enclosed in Appendix I. 

 

 

Comments from Fire Services Department received on 16.4.2024 

Contact person: Mr. Herbert WAH (Tel.: 2733 5844) 

II. Comments  Responses 

1. Full set of valid FS251 covering all the FSIs 

implemented on the application site 

 Valid FS251 are enclosed in Appendix II. 

2. Statement/undertaking to confirm whether 

there is no change in the layout and proposed 

uses as compared with the previous 

application. 

 It is to confirm that the applied use, development 

parameters and layout of the current application 

remain unchanged as compared with the previous 

approval. 

 

 

- END - 
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Relevant Extracts of Town Planning Board Guidelines on
Application for Open Storage and Port Back-up Uses

(TPB PG-No. 13G)

1. On 14.4.2023, the Town Planning Board Guidelines for Application for Open Storage and Port
Back-up Uses under Section 16 of the Town Planning Ordinance (TPB PG-No. 13G) were
promulgated, which set out the following criteria for the various categories of area:

(a) Category 1 areas: favourable consideration will normally be given to applications within
these areas, subject to no major adverse departmental comments and local objections, or
the concerns of the departments and local residents can be addressed through the
implementation of approval conditions. Technical assessments should be submitted if the
proposed uses may cause significant environmental and traffic concerns;

(b) Category 2 areas: planning permission could be granted on a temporary basis up to a
maximum period of 3 years, subject to no adverse departmental comments and local
objections, or the concerns of the departments and local residents can be addressed
through the implementation of approval conditions. Technical assessments, where
appropriate, should be submitted to demonstrate that the proposed uses would not have
adverse drainage, traffic, visual, landscaping and environmental impacts on the
surrounding areas;

(c) Category 3 areas: applications would normally not be favourably considered unless the
applications are on sites with previous planning approvals (irrespective of whether the
application is submitted by the applicant of previous approval or a different applicant).
Sympathetic consideration may be given if genuine efforts have been demonstrated in
compliance with approval conditions of the previous planning applications and/or
relevant technical assessments/proposals have been included in the fresh applications, if
required, to demonstrate that the proposed uses would not generate adverse drainage,
traffic, visual, landscaping and environmental impacts on the surrounding areas.
Planning permission could be granted on a temporary basis up to a maximum period of 3
years, subject to no adverse departmental comments and local objections, or the concerns
of the departments and local residents can be addressed through the implementation of
approval conditions; and

(d) Category 4 areas: applications would normally be rejected except under exceptional
circumstances.  For applications on sites with previous planning approvals (irrespective
of whether the application is submitted by the applicant of previous approval or a
different applicant), and subject to no adverse departmental comments and local
objections, sympathetic consideration may be given if genuine efforts have been
demonstrated in compliance with approval conditions of the previous planning
applications and/or relevant technical assessments/proposals have been included in the
fresh applications, if required, to demonstrate that the proposed uses would not generate
adverse drainage, traffic, visual, landscaping and environmental impacts on the
surrounding areas.  The intention is however to encourage the phasing out of such non-
conforming uses as early as possible. Planning permission for a maximum period of 3
years may be allowed for an applicant to identify suitable sites for relocation. Application
for renewal of approval will be assessed on its individual merits



2. In assessing applications for open storage and port back-up uses, the other major relevant
assessment criteria are also summarized as follows:

(a) port back-up sites and those types of open storage generating adverse noise, air pollution,
visual intrusion and frequent heavy vehicle traffic should not be located adjacent to
sensitive receivers such as residential dwellings, hospitals, schools and other community
facilities;

(b) port back-up uses are major generators of traffic, with container trailer/tractor parks
generating the highest traffic per unit area.  In general, port back-up sites should have
good access to the strategic road network, or be accessed by means of purpose built roads;

(c) adequate screening of the sites through landscaping and/or fencing should be considered
where sites are located adjacent to public roads or are visible from surrounding residential
areas;

(d) there is a general presumption against conversion of active or good quality agricultural
land and fish ponds to other uses on an ad-hoc basis.  For flood prone areas or sites which
would obstruct natural drainage channels and overland flow, advice should be sought;
and

(e) for applications involving sites with previous planning approvals, should there be no
evidence to demonstrate that the applicants have made any genuine effort to comply with
the approval conditions of the previous planning applications, planning permission may
be refused, notwithstanding other criteria set out in the Guidelines are complied with
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Relevant Extracts of Town Planning Board Guidelines No. 34D on
‘Renewal of Planning Approval and Extension of Time for Compliance

with Planning Conditions for temporary Use or Development’
(TPB PG-No. 34D)

1. The relevant assessment criteria for assessing applications include:

(a) whether there has been any material change in planning circumstances since the previous
temporary approval was granted (such as a change in the planning policy/land-use zoning
for the area) or a change in the land uses of the surrounding areas;

(b) whether there are any adverse planning implications arising from the renewal of the
planning approval (such as pre-emption of planned permanent development);

(c) whether the planning conditions under previous approval have been complied with to the
satisfaction of relevant Government departments within the specified time limits;

(d) whether the approval period sought is reasonable; and

(e) any other relevant considerations.

2. Under normal circumstances, the approval period for renewal should not be longer than the
original validity period of the temporary approval. In general, the Board is unlikely to grant an
approval period exceeding three years unless there are strong justifications and the period is
allowed for under the relevant statutory plans.  Depending on the circumstances of each case,
the Board could determine the appropriate approval period, which may be shorter than the time
under request.
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Previous S.16 Applications

Approved Applications

Application No. Uses/Development Date of
Consideration

A/NE-TKL/91 Heavy Vehicle Repair Workshop
30.10.1998

(approved for a period
of 12 months)

A/NE-TKL/133 Heavy Vehicle Repair Workshop for a Temporary
Period of 3 Years

17.12.1999
(revoked on
17.3.2001)

A/NE-TKL/165 Temporary Heavy Vehicle Repair Workshop for a
Period of 3 Years 3.8.2001

A/NE-TKL/321 Warehouse and Container Vehicle Repair Yard 21.8.2009

A/NE-TKL/387
Renewal of Planning Approval for Temporary

“Warehouse and Container Vehicle Repair Yard” Use
for a Period of 3 Years

10.8.2012

A/NE-TKL/584 Temporary Container Vehicle Repair Yard for a
Period of 3 Years 18.5.2018

A/NE-TKL/662
Renewal of Planning Approval for Temporary

Container Vehicle Repair Yard for a Period of 3
Years

14.5.2021
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Similar S.16 Applications for Temporary Vehicle Repair Workshop
in the vicinity of the application site partly within the “Open Storage” zone

in the Ping Che and Ta Kwu Ling Area

Approved Application

Application No. Uses/ Development Date of
Consideration

A/NE-TKL/684

Renewal of Planning Approval for Temporary Vehicle Repair
Workshop for Lorry, Coach and Container Vehicle with

Ancillary Office & Electricity Transformer Station for a Period
of 3 Years until 19.10.2024

24.9.2021
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Government Departments’ General Comments

1. Traffic

Comments of the Commissioner for Transport (C for T):

� no comments on the subject application from the traffic engineering viewpoint provided that
the layout of the current planning renewal application is the same as the layout of the last
application approved by the Town Planning Board on 14.5.2021; and

� in response to Project Manager (North), North Development Office of Civil Engineering and
Development Department’s comment, as the renewal of the planning approval is just for three
years, it is unlikely to have any effect to the renewal of the current application from traffic
engineering point of view if the construction works/land acquisition in the proposed Northern
Metropolis Highway and the proposed Northeast New Territories Line do not fall within these
three years.

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

� no comment on the planning application; and

� the access road adjacent to the Site is not maintained by HyD.

Comments of the Chief Engineer/Rail Development Division 1-1, HyD (CE/RD1-1, HyD):

� no adverse comment on the application considering the temporary nature of vehicle parking
and repairing services of the application; and

� the Site may have interface with the Northeast New Territories Line (NENTL) mentioned in
the Hong Kong Major Transport Infrastructure Development Blueprint which was
promulgated by the Government in December.

2. Drainage

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

� he has no objection to the application from the public drainage point of view; and

� should the application be approved, conditions should be included to request the applicant to
submit a condition record of the existing drainage facilities implemented under planning
application No. A/NE-TKL/662 on the Site within 3 months from the date of commencement
of the renewed planning approval, and the existing drainage facilities should be properly
maintained at all times during the planning approval period and rectify if they are found
inadequate/ineffective during operation.

3. Agriculture

� considering that the previous application for the same use as the current application was
approved, he has no comment on the application for renewal of the planning approval from the



nature conservation point of view.

4. Project Interface

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

� it is noted that the temporary container vehicle repair yard on a 3-year basis 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 29.10.2021. 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, the applicant should be reminded that
subject to the land use planning in the P&E Study, the subject development, if approved, may
need to be vacated for the site formation works; and

� as the subject development is located near the proposed Northern Metropolis Highway and the
proposed Northeast New Territories Line, you may wish to consult TD and RDO as appropriate.
He has no further supplement if TD and HyD don't have any adverse comment.

5. Other Departments

� The following government departments have no objection to/comments on the application:

(a) Chief Engineer/Construction, Water Supplies Department (CE/C, WSD); and
(b) Director of Fire Services, Fire Services Department (D of FS).
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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) the application site comprises Old Schedule Agricultural Lot held under the Block
Government Lease which contains the restriction that no structures are allowed to be
erected without the prior approval of the Government.  No right of access via Government
Land (GL) is granted to the application site;

(ii) part of the application lot is covered by a MOT No. 37244 and LoA No. 4345 for erection
of agricultural structures.  His office reserves the rights to take enforcement action for
irregularities and cancel the MOT/LoA as appropriate;

(iii) the application site and its extensive adjoining area are already being used for the uses
under the application. Applications for Short Term Waiver (STW) and Short Term
Tenancy (STT) could not be processed in 2022 due to no response by the lot owner to
provide the required information;

(iv) the following irregularities covered by the subject planning application have been detected
by his office:

i. Unauthorized structures within the said private lot covered by the planning application

There are unauthorized structures on the private lot.  The lot owner should immediately
rectify/regularize the lease breaches and this office reserves the rights to take necessary
lease enforcement action against the breaches without further notice; and

ii. Unlawful occupation of GL adjoining the said private lot with unauthorized structures
covered by the planning application

80% of the application site is GL (about 527.6 m² as mentioned in the application form)
which has been illegally occupied with unauthorized structures without any permission.
Any occupation of GL without Government's prior approval is an offence under Cap.
28.  His office reserves the rights to take necessary land control action against the illegal
occupation of GL without further notice.

(v) the following irregularities not covered by the subject planning application have been
detected by his office:

i. Unauthorized structures within the said private lot not covered by the planning
application

There are extensive unauthorized structures forming part and parcel of the “container
vehicle repair yard” within majority of the said private lot area which is not covered by
the subject planning application.  The lot owner should immediately rectify/regularize
the lease breaches and his office reserves the rights to take necessary lease enforcement
action against the breaches without further notice; and
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ii. Unlawful occupation of GL not covered by the planning application

The GL (about 524 m2) adjoining the private lot has been fenced off and illegally
occupied with unauthorized structures without any permission. The GL being illegally
occupied is not included in the application. Please clarify the extent of the application
site with the applicant. Any occupation of GL without Government's prior approval is
an offence under Cap. 28. This office reserves the rights to take necessary land control
action against the illegal occupation of GL without further notice

(vi) the lot owner shall either (i) remove the unauthorized structures and cease the illegal
occupation of the GL immediately; or (ii) include the unauthorized structures and the
adjoining GL being illegally occupied in the subject planning application for the further
consideration by the relevant departments and, subject to the approval of the Town
Planning Board to the planning application which shall have reflected the rectification or
amendment as aforesaid required, apply to his office for STW and STT to permit the
structures erected and the| occupation of the GL.  The applications for STW and STT will
be considered by the Government in its capacity as a landlord and there is no guarantee
that they will be approved. The STW and STT, if approved, will be subject to such terms
and conditions including the payment of waiver fee/rent and administrative fee i.e. back
rent/fee since first occupation as considered appropriate to be imposed by LandsD.  In
addition, LandsD reserves the right to take enforcement action against the lot owner for
any breach of the lease conditions, including the| breaches already in existence or to be
detected at any point of time in future and land control action for any unlawful occupation
of GL; and

(vii) unless and until the unauthorized structures and the unlawful occupation of GL are duly
rectified by the lot owner or entirely included in the subject planning application, his office
objects to the application and it must be brought to the attention of the Board when they
consider the application.

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

(i) the latest “Code of Practice on Handling the Environmental Aspects of Temporary Uses
and Open Storage Sites” issued by EPD should be followed to minimise potential
environmental nuisance to the surrounding area;

(ii) adequate supporting infrastructure/facilities for proper collection, treatment and disposal
of waste/wastewater generated from the proposed use should be provided.  If septic tank
and soakaway system will be used in case of unavailability of public sewer, its design and
construction shall follow the requirements of EPD’s Practice Note for Professional Person
(ProPECC) PN 1/23 “Drainage Plans subject to Comment by the Environmental Protection
Department” including percolation test; and

(iii) it is the obligation of the applicant to meet the statutory requirements under relevant
pollution control ordinances.

(c) to note the comments of the Chief Highway Engineer/New Territories East, Highways
Department (HyD) that the access road adjacent to the Site is not maintained by HyD;
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(d) to note the comments of the Director of Fire Services (D of FS) that:

(i) please be advised that the installation/ maintenance/ modification/ repair work of fire
service installations (FSIs) shall be undertaken by a Registered Fire Service Installation
Contractor (RFSIC).  The RFSIC shall after completion of the installation/ maintenance/
modification/ repair work issue to the person on whose instruction the work was
undertaken a certificate (FS 251) and forward a copy of the certificate to the D of FS; and

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

(e) to note the comments of Chief Building Surveyor/New Territories West, Buildings Department
(CBS/NTW, BD) that if any new building works are proposed, the applicant’s attention is drawn
to the following points under the Buildings Ordinance (BO):

(i) the site shall be provide with means of obtaining access thereto from a street under the
Regulation 5 of the Building (Planning) Regulations (B(P)R) and emergency vehicular
access shall be provided under the Regulation 41D of the B(P)R;

(ii) the site is not abutting on a specified street having a width not less than 4.5m, the
development intensity shall be determined by the Building Authority under Regulation
19(3) of the B(P)R at building plan submission stage;

(iii) before any new building works are to be carried out on the application site, prior approval
and consent of the Building Authority (BA) should be obtained unless they are exempted
building works, designated exempted works or minor works commenced under the
simplified requirements under the BO. Otherwise they are Unauthorized Building Works
(UBW).  An Authorized Person (AP) should be appointed as the coordinator for the
proposed building works in accordance with the BO;

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

(v) the applicant’s attention is drawn to the provision under regulations 40 and 41 of the
Building (Standards of Sanitary Fitments, Plumbing, Drainage Works and Latrines)
Regulation in respect of disposal of foul water and surface water respectively; and

(vi) formal submission under the BO is required for any proposed new works, including any
temporary structures, drainage works, site formation works like filling of ponds and land
and site formation drainage works.  Detailed comments under BO on individual sites for
private developments such as permissible plot ratio, site coverage, emergency vehicular
access, private streets and /or access roads, barrier free access and facilities, compliance
with the sustainable building design guidelines, etc will be formulated at the formal
building plan submission stage;

(f) to note the comments of the Project Manager (North), North Development Office, Civil
Engineering and Development Department (PM(N), CEDD) that the Site 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, and the P&E Study already commenced on
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29.10.2021.  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 the applicant should be reminded that subject to the land use
planning in the P&E Study, the subject developments, if approved, may need to be vacated for
the site formation works; and

(g) to note the comments of the Chief Engineer/Rail Development 1-1, Highways Department
(CE/RD1-1, HyD) that the Site may have interface with the Northeast New Territories Line
mentioned in the Hong Kong Major Transport Infrastructure Development Blueprint which was
promulgated by the Government in December.
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